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City of Tacoma
Planning Commission
AGENDA
MEETING:

Regular Meeting and Public Hearing

TIME:

Wednesday, June 15, 2016
(Meeting begins at 4:00 p.m. / Public Hearing begins at 5:00 p.m.)

LOCATION: Council Chambers, Tacoma Municipal Building, 1st Floor
747 Market Street, Tacoma, WA 98402

NOTE:
Location Change
(not in Room 16)

A. Call to Order and Quorum Call
B. Approval of Agenda and Minutes of June 1, 2016
C. Public Comments (up to three minutes per speaker; must be pertaining to items on the agenda, except the
public hearing item and the item that had a public hearing recently.)

D. Discussion Items
1. 2016 Annual Amendment
Complete the review process and make a recommendation to the City Council.
(See “Agenda Item D-1”; Stephen Atkinson, 591-5531, satkinson@cityoftacoma.org)

2. (5:00 p.m.) Public Hearing – Capital Facilities Program 2017-2022
Receive oral testimony and keep the record open through June 17, 2016 to receive written
comments.
(Staff contact: Christina Watts, 591-5861, cwatts@cityoftacoma.org)

3. Capital Facilities Program 2017-2022
Review public comments received to date and consider potential modifications to the proposal.
(Staff contact: Lihuang Wung, 591-5682, lwung@cityoftacoma.org)

E. Communication Items & Other Business
(1) Infrastructure, Planning and Sustainability Committee meeting, June 22, 2016, 4:30 p.m., Room 16;
agenda includes: Unified Development Code Update, and other items to be determined.
(2) Planning Commission meeting, July 6, 2016, 4:00 p.m., Room 16; agenda includes: Capital Facilities
Program 2017-2022, and Tacoma Mall Neighborhood Subarea Plan.

F. Adjournment

The City of Tacoma does not discriminate on the basis of disability in any of its programs, activities, or services. To request this information in an alternative format
or to request a reasonable accommodation, please contact the Planning and Development Services Department at (253) 591-5056 (voice) or (253) 591-5820 (TTY).
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City of Tacoma

Planning Commission

Chris Beale, Chair
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MINUTES (Draft)
TIME:

Wednesday, June 1, 2016, 4:00 p.m.

PLACE:

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

PRESENT:

Stephen Wamback (Vice-Chair), Jeff McInnis, Meredith Neal, Anna Petersen,
Brett Santhuff, Dorian Waller

ABSENT:

Chris Beale (Chair), Scott Winship

A. CALL TO ORDER AND QUORUM CALL
Vice-Chair Wamback called the meeting to order at 4:03 p.m. A quorum was declared.
B. APPROVAL OF AGENDA AND MINUTES OF JUNE 1, 2016
The agenda was approved.
The minutes of the regular meeting on May 18, 2016 were reviewed and approved as submitted.
C. PUBLIC COMMENTS
No members of the public came forward to provide comments.
D. DISCUSSION ITEMS
1. 2016 Annual Amendment
Stephen Atkinson, Planning Services Division, provided a review of the public comments received
through the public hearing process and potential modifications to the proposed amendment package. Mr.
Atkinson reported that 17 people testified at the public hearings and 38 written comments had been
received. He noted that most of the comments received had been about proposed area-wide rezones.
Lihuang Wung, Planning Services Division, noted that all of the oral testimony and written comments
received had been provided to Commissioners in the agenda packet.
For Wireless Communications Facilities, Mr. Wung noted that only one comment had been received. Mr.
Atkinson reviewed that the comment received concerned past permitting and enforcement regarding the
Bates communication facility, though it was not specific to any of the proposed amendments. Mr. Wung
commented that as there were no comments specific to the amendment, staff was recommending to
forward the proposal as presented to the City Council.
Short Term Rentals were discussed. Mr. Wung noted that no comments had been received regarding the
proposed amendments. He reported that after discussion with internal staff there were a number of minor
modifications recommended for consideration including the definition of short term rentals, the Use Table,
the requirement for registration and inspections, and for nonconforming uses.
Mr. Wung reported that for the definition of short term rental, staff had recommended revisions including
requiring that the dwelling be owner occupied for the rental of individual rooms; that an entire dwelling
could only be rented to a family as defined in Tacoma Municipal Code; and removal of a reference to
lodging being provided for compensation. Jana Magoon, Planning Manager, commented that they were
recommending adding language specifying that an entire dwelling could only be rented to a family, as
defined in the Tacoma Municipal Code (which included up to six unrelated individuals), due to concerns
that an absentee owner might rent to a large number of people. Commissioner Neal asked if the definition
747 Market Street, Room 345 ❚Tacoma, WA 98402 ❚(253) 591-5682 ❚FAX (253) 591-5433
http://www.cityoftacoma.org/planning

Planning Commission Minutes – Regular Meeting, Wednesday, June 1, 2016

Page 2

of owner occupied would have a time specification. Mr. Wung reviewed the development standards
section clarified that for rental of the entire dwelling, the dwelling must be owner occupied for a minimum
of 6 months per year.
The use table was discussed. Mr. Wung reported that staff was now recommending requiring conditional
use permits (CUP) only for situations where they are required outright for a short term rental, rather than
requiring an additional permit for accessory activities. Ms. Magoon commented that they don’t typically
see accessory uses with short term rentals. Vice-Chair Wamback noted that for RCX they had gone from
permitting outright to requiring a CUP for 3-9 rooms on the use table. Mr. Wung commented that they
wanted more review authority as the zoning was more residential in character. Commissioner Santhuff
asked if having a dedicated onsite caretaker would satisfy the owner occupancy requirement. Mr. Wung
responded that they could allow a provision in the administrative portion. Commissioner Neal asked if
they could remove the 6 month owner occupancy requirement for the rental of entire dwellings.
Ms. Magoon reported that staff was recommending removal of the requirement for registration and
inspections with applicants required instead to “self-certify”. She commented that it would put the
responsibility on the owner to operate a safe facility without over regulating. Ms. Magoon added that with
the reduction in oversight there was no longer a need to have anything specific in the code related to
nonconforming uses. She noted that owners would still need to get a business license and that the selfcertification requirement would be part of the application process.
Code Cleanups were discussed. Mr. Atkinson reviewed that while no comments had been received
regarding code cleanups, the Department of Ecology had recommended adding “or as amended” in the
Wetland Rating System to prevent future conflicts in the code. He reported that they would be proposing
a change to the notification requirement from 400 feet to a minimum of 800 feet for area wide rezones.
For site specific rezones, they would make an assessment of the impact and use that as a basis for the
notification. Mr. Atkinson reported that the Legal Department had recommended creating a reasonable
accommodation agreement for ADUs. The transitional buffer standard would address a situation where a
continuous buffer from a Transitional Zone would not allow a driveway in an alley. The proposed code
cleanup would be to replace the term “continuous” and find another way to frame the buffer standard or
provide an exception for driveways. The usable yard space calculation and critical areas cleanup would
address an issue where a lot with a critical area had the entire lot counted for the usable yard space
calculation, while the critical area buffer could not be used to meet the usable yard space requirement.
The proposal was to take the buffer for critical areas out of the calculation.
Future Land Use Implementation was discussed. For the Nob Hill area, Mr. Atkinson reported that there
had been only one comment from a property owner who requested to rezone their property to Warehouse
Residential. He commented that the WR zoning was intended for areas with older industrial warehouses
to encourage reuse and that Nob Hill was predominantly residential. He noted that the property owner’s
concern about the proposed Downtown Residential zoning was due to the requirement to go through the
design review and TDR program if they wished to use the developable height in that part of Downtown.
Commissioner Santhuff noted that he was concerned about the open space bluffs and that he had hoped
that they would include a recommendation to target some acquisition in the area to preserve open space
and habitat. Vice-Chair Wamback suggested including a statement in the final report on the preservation
of the open space in Nob Hill.
For the Franke Tobey Jones area, Mr. Atkinson reported that there had been multiple comments including
concerns expressed about the potential change to the character of the neighborhood. He reviewed that
when they created the new Land Use Designations, one of the areas where there were conflicts between
the zoning and the land use intensities was with the PRDs. Mr. Atkinson reported that Franke Tobey
Jones was a PRD that had not been incorporated into the designation map and that the proposed change
would give it the same recognition that had been given to other PRDs in the City. He added that Franke
Tobey Jones would be applying for a site specific rezone and a site modification under their PRD for the
R-3 and R-4 areas, both of which would require notification. Commissioner McInnis asked if the neighbors
were aware of the master plan for the site. Mr. Atkinson responded that a site plan had been approved in
the PRD, which is what the proposed expansion was seeking to modify. Vice-Chair Wamback clarified
that that amendment was a change to the land use designation and not the zoning.
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For the North 33 and Pearl area, Mr. Atkinson reviewed that the initial proposal was to rezone to an R3
th
transitional zone between the single family residences on North Shirley and 35 and to rezone to R4L for
the Bates property, the two parcels owned by Bruce Arneklev, and the True Vine Community Church. He
reviewed that concerns included how they would be assessing the impacts and conducting the
environmental review. He commented that while there are things that they review at this stage, it does not
go to the same level of detail they would have when looking at a specific project. Another concern, loss of
tree canopy and habitat, was already likely to happen in the current zoning unless critical areas were
present, though there was a probable wetland and steep slopes that would limit development potential.
rd
For concerns relating to traffic, Mr. Atkinson reported that they would look at the intersections of 33 and
th
37 for any development proposal to consider whether signals were needed or more dispersion would be
appropriate. For concerns about property values, Mr. Atkinson commented that the tax assessor data had
been based on the existing use and not the development potential of the site. Mr. Atkinson reported that
the proposed modification to the proposal was to keep the northern portion of the Bates location zoned Rrd
2 and confine development potential along 33 . Commissioner Neal asked if splitting the zoning of the
Bates location would negatively impact the property, which was likely to be sold at some point to a single
developer. Mr. Atkinson responded that R-4L multifamily was more likely to use the full 35 feet of
development height and the concern was potentially having multifamily in an area that might create
privacy issues. Vice-Chair Wamback asked if part of the recommendation should be to lower the intensity
during the next amendment cycle since the Comprehensive Plan called for the area to have low intensity
multifamily. Mr. Atkinson responded that the area was designated as Parks and Open Space which was
written so that it could be applied to any zone. Vice-Chair Wamback commented that given the likely
challenges associated with traffic, the lack of comment from the institutional property owner, and the
unique characteristics of the hillside that he would encourage more consideration on whether there were
any unique factors that they needed further discussion. Commissioner McInnis commented that he’d like
to see the eastern parcel remain R-2. Mr. Atkinson agreed to return with two different configurations for
the next meeting.
nd

For the South Alaska and 72 area, Mr. Atkinson reviewed that comments had included some supportive
comments from property owners and general concerns about the execution. He reported that the staff
recommendation was to hold off on rezoning the single family area to C-1 for the time being to consider
whether it was the appropriate zoning. Staff was still recommending proceeding with the C-1 to C-2 split
parcel rezones. Mr. Atkinson commented that staff would continue a community dialogue about the
nd
appropriate zoning for South Alaska from the intersection at 72 to the driveway of the WinCo Foods.
Vice-Chair Wamback asked why the area had not been identified as a potential mixed-use center, adding
that the area had struggled to maintain a permanent retail mix that was both self-contained and
supportive of the neighborhood. He commented that they should think bigger picture and consider an
area wide study of the area. Mr. Atkinson responded that as part of the next work program they would
look at which design standards from their centers should apply in these areas.
The Cheney Stadium area was discussed. Mr. Atkinson reported that there had been additional concern
voiced at the Central Neighborhood Council meeting focused on the unintended consequences for what
might be allowed in C2 such as billboards and fast food. There was also a strong public sentiment that
there should be a heightened notification and outreach effort for any change in use at those sites, which
would not be required should the zoning change to C2. The staff recommendation was to withhold the
current proposal and address the need for more public notification, while accommodating the appropriate
uses without opening the area up too broadly. He suggested that a Park and Recreation or Institutional
zoning overlay might be more appropriate. Vice-Chair Wamback suggested that the City, Metro Parks,
and the Tacoma School District should jointly partner for a formal community based master plan for a
unified strategy from Snake Lake to Orchard. Commissioner Santhuff requested that they include the
boundary of the notification zone on future maps.
Multifamily Design Standards were discussed. Mr. Atkinson reviewed that there had been one comment
in support from Forterra. Noting comments from neighbors concerned about tree canopy loss from
development, Mr. Atkinson commented that they would need to put tree canopy requirements in place to
help mitigate some of that tree loss. Modifications included specific language on window design, internal
access roads that are more like a public street, and flexibility for façade transparency standards.
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2. Planning Commission Rules and Regulations
Mr. Wung facilitated a discussion to consider amending the Bylaws concerning the timing for the
nomination and election of officers. He reviewed that nominations and elections used to be held in
December before being moved to June to avoid occurring in the middle of the Annual Amendment
process. He reported that the nominations and elections currently occur while the membership is in
transition. Mr. Wung noted that this created a scenario where the current officers might be uncertain
about their reappointment and outgoing commissioners would be asked to vote for officers they will not be
working with. Commissioners concurred with moving the nomination and election of officers to the first
week in September.
Commissioner Neal motioned to accept the proposal to change the wording to the first meeting in
September or at the Commission’s discretion. Commissioner Petersen seconded. The motion was
approved unanimously.
E. COMMUNICATION ITEMS & OTHER BUSINESS
Mr. Wung provided the following updates:
• Christine Cooley, Chair of the Sustainable Tacoma Commission, was present at the meeting.
• Commissioner Erickson had decided to resign from the Commission on Friday, May 27.
• The City Council had adopted marijuana regulations on Tuesday, May 24, based primarily on the
Commission’s recommendations. Mr. Wung reviewed where the adopted ordinance had differed
from the recommendations of the Planning Commission. He noted that the Council had
expressed appreciation for the work of the Commission throughout the process.
F. ADJOURNMENT
At 6:11 p.m., the meeting of the Planning Commission was concluded.

Agenda Item
D-1

City of Tacoma
Planning and Development Services
To:

Planning Commission

From:

Stephen Atkinson, Planning Services Division

Subject:

2016 Annual Amendment

Date of Meeting:

April 20, 2016

Date of Memo:

April 13, 2016

At the next meeting on June 15, the Commission is expected to complete the review of the 2016
Annual Amendment and consider making a recommendation to the City Council. Attached for
the Commission’s review is the Draft Findings of Fact and Recommendations Report that
documents the Commission’s review process and deliberations of the 2016 Annual Amendment.
Also attached is a Draft Letter of Recommendation to be used for transmitting the report to the
City Council.
Note that the Findings of Fact and Recommendations Report includes a number of exhibits
showing the proposed amendments to the Comprehensive Plan and/or the Land Use
Regulatory Code. To save the printing cost, not all the exhibits are included in this June 15th
draft version of the report; only those exhibits that contain modifications to the proposed
amendments that were distributed for public review in April are included.
One of the exhibits included is Exhibit A-1 pertaining to the proposed N 33rd and Pearl area-wide
rezone and land use designation amendment. This is in response to the Commission’s request
made at the last meeting on June 1, 2016 to prepare an alternative rezone proposal for the
Commission to consider.
If you have any questions, please contact me at 591-5531 or satkinson@cityoftacoma.org.

Attachments
1: Draft Letter of Recommendation
2: Draft Findings and Recommendations Report
c:

Peter Huffman, Director
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City of Tacoma
Planning Commission
June 15, 2016
The Honorable Mayor and City Council
City of Tacoma
747 Market Street, Suite 1200
Tacoma, WA 98402
RE:

2016 Annual Amendment

Honorable Mayor and Members of the City Council,

AF

Specifically, we recommend that the City Council:

T

On behalf of the Tacoma Planning Commission, I am forwarding our recommendations on the Proposed
Amendments to the Comprehensive Plan and the Land Use Regulatory Code for 2016 (the “2016 Annual
Amendment”). Enclosed is the “Planning Commission’s Findings and Recommendations Report, June
15, 2016” that summarizes the proposed amendments, the public review process, and the Planning
Commission’s deliberations.

•

Adopt the proposed area-wide rezones as described herein;

•

Adopt the Future Land Use Map amendment for the Franke Tobey Jones site;

•

Postpone the adoption of the proposed area-wide rezone for Alaska and S 72 St. and to
continue with further community dialogue to develop a land use and design strategy for this area;

•

Postpone the adoption of the proposed area-wide rezone for Cheney Stadium, Foss High School
and Heidelberg Park and instead partner with Metro Parks Tacoma, the Tacoma School District,
the Tacoma Rainiers, and the Central Neighborhood Council to explore the development of a
Master Plan for this area and an institutional zone or overlay zone;

•

Adopt the proposed multi-family residential design and development standards to ensure new
development is better implementing the policies of the Comprehensive Plan;

•

Adopt the proposed code amendments and design standards to achieve consistency with recent
FCC rule changes pertaining to wireless communication facilities;

•

Adopt the proposed code amendments for short-term rentals to establish a clear, predictable, and
reasonable regulatory approach for these uses; and

•

Adopt various clean-up amendments to the Land Use Regulatory Code.

D
R

nd

The Planning Commission believes the proposed 2016 Annual Amendment will help achieve the City’s
strategic goals for a safe, clean and attractive community and a diverse, productive and sustainable
economy. Furthermore, we respectfully request the City Council consider giving greater priority to the
acquisition of remaining open space corridors within the Downtown and the Nob Hill neighborhood, to
retain these important natural features alongside planned development.

Sincerely,

CHRIS BEALE, Chair
Tacoma Planning Commission
Enclosure
Planning and Development Services Department, 747 Market Street, Room 345, Tacoma, WA 98402
(253) 591-5056 / www.CityofTacoma.org/Planning

2016 ANNUAL AMENDMENT
TO THE COMPREHENSIVE PLAN AND LAND USE REGULATORY CODE
TACOMA PLANNING COMMISSION
FINDINGS OF FACT AND RECOMMENDATIONS
June 15, 2016

A. SUBJECT:
“2016 Annual Amendment” – Proposed Amendments to the Comprehensive Plan and the Land Use
Regulatory Code for 2016.

B. SUMMARY OF PROPOSED AMENDMENTS:
The 2016 Annual Amendment package includes the following five (5) subjects:

1. Future Land Use
ImplementationPhase 1

Plan & Code
Amendment

2. Multifamily
District Design
Standards

Implement phase 1 of a multi-year effort to implement the
Future Land Use Map of the Comprehensive Plan by
evaluating inconsistencies between the Comprehensive Plan
and the Zoning map and to rectify the inconsistencies.

Code
Amendment

Review and amend the development standards for the
multifamily residential zoning districts to ensure consistency
with Comprehensive Plan policies pertaining to street and
pedestrian orientation, connectivity, building design, site
layout, and off-site transitions.

Code
Amendment

Evaluate the code in response to recent Federal legislation
that identified wireless facilities as important basic
infrastructure and to make sure local jurisdictions don’t put
these facilities through any unnecessary or punitive processes.

D
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3. Wireless
Communication
Facilities

DESCRIPTION OF PROPOSED AMENDMENT

T

PLAN / CODE
AMENDMENT

AF

APPLICATION

4. Short Term
Rentals

5. Code Cleanup

Code
Amendment

Amend the Tacoma Municipal Code to clarify regulations in
support of short term rentals. The goal is to clearly delineate
regulations specific to the growing short term rental market.
Specifically, the regulations will address concerns related to
life-safety and residential compatibility.

Code
Amendment

Minor code amendments to improve consistency with and
better implement the intent of the Comprehensive Plan. This
year, the code cleanups are proposed for Tacoma Municipal
Code, Title 1: Administration and Personnel, Chapter 13.05:
Land Use Permit Procedures, Chapter 13.06: Zoning, and
Chapter 13.10: Shoreline Master Program.

C. FINDINGS OF FACT:
1. Comprehensive Plan and Development Regulations – The Comprehensive Plan, adopted in 1993
by Ordinance No. 25360 and amended by ordinance once every year thereafter, is Tacoma's
comprehensive plan as required by the State Growth Management Act (GMA) and consists of several
plan and program elements. As the City's official statement concerning future growth and
development, the Comprehensive Plan sets forth goals, policies and strategies for the health, welfare
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and quality of life of Tacoma’s residents. The Land Use Regulatory Code, Title 13 of the Tacoma
Municipal Code (TMC), is the key regulatory mechanism that supports the Comprehensive Plan.
2. Planning Mandates and Guidelines – GMA requires that any amendments to the Comprehensive
Plan and/or development regulations conform to the requirements of the Act, and that all proposed
amendments, with certain limited exceptions, shall be considered concurrently so that the cumulative
effect of the various changes can be ascertained. Proposed amendments to the Comprehensive Plan
and/or development regulations must also be consistent with the following State, regional and local
planning mandates and guidelines:
The State Growth Management Act (GMA);

•

The State Environment Policy Act (SEPA);

•

VISION 2040, the Growth Management, Environmental, Economic, and Transportation Strategy
for the Central Puget Sound Region;

•

Transportation 2040, the action plan for transportation in the Central Puget Sound Region;

•

The Countywide Planning Policies for Pierce County;

•

The City Council’s guiding principles for planning the future growth: (1) to protect neighborhoods,
(2) to protect critical areas, (3) to protect port, industrial and manufacturing uses, and (4) to
increase densities in the downtown and neighborhood business districts (Resolution No. 37070,
December 19, 2006); and

•

TMC 13.02 concerning the procedures and criteria for amending the Comprehensive Plan and
development regulations and for area-wide zoning reclassifications.

AF
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•
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3. Receipt and Review of Applications – Eleven applications (including one private application) were
submitted to the Planning Commission by the deadline of August 1, 2014 for consideration as part of
the 2015 Annual Amendment. The Commission conducted an assessment of the applications in
August-September 2014, pursuant to TMC 13.02.045.E, and approved the Assessment Report on
September 17, 2014. Technical analyses of the applications were conducted in the subsequent
months. In March 2015, another private application was submitted, but was denied by the
Commission, while the intent of the application was being addressed in one of the 11 applications. In
July 2015, the 11 applications were repackaged into five subjects, as described above, and forwarded
into the public hearing process in August-September 2015.
The table below depicts the schedule and timeline for the review of the applications:
Date

November 4, 2015

December 9, 2015

January – June 2016
January 6, 2016

Actions

Planning Commission review of Planning Work Program for 20162017, including the 2016 Annual Amendment Package
Infrastructure, Planning and Sustainability Committee review of
Planning Work Program for 2016-2017
Public Outreach (including community workshops, meetings with
Neighborhood Councils and stakeholders, and correspondence
and online communications)
Planning Commission review and approval of the Assessment
Report that contains scope of work, key issues, and schedule

February – April 2016

Planning Commission review of various proposed amendments

February 24, 2016

Infrastructure, Planning and Sustainability Committee review

April 6, 2016

Planning Commission releasing proposal package for public
review and setting a public hearing date
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April 26, 2016
April 27, 2016
May 4, 2016
May 11, 2016
May 18, 2016
June 1, 2016
June 15, 2016

City Council Study Session – Review 2016 Annual Amendment
Package prior to Planning Commission’s public hearing
Community Informational Session
Planning Commission Public Hearing (keeping the hearing record
open through May 25 to accept written comments)
Infrastructure, Planning and Sustainability Committee review
Planning Commission Public Hearing (keeping the hearing record
open through May 25 to accept written comments)
Planning Commission review public comments and consideration
of modifications to the proposal
Planning Commission recommendations to the City Council

AF
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4. Public Notification and Outreach Process:
(a) A Planning Manager’s Letter to the Community was widely distributed to various interested entities
on January 11, 2016, informing the community of the status and schedule of the 2016 Annual
Amendment, a summary of the applications being considered by the Planning Commission, and
how to obtain more information, make inquiries or provide comments and feedback.
(b) In mid-February a public notice was sent to all taxpayers within one of 8 designated area-wide
rezone study areas and to those taxpayers within 400’ to 800’ of the area boundary. This noticed
identified specific areas under review and the potential area-wide rezone options being
considered. Notice was sent to approximately 1300 residents.
(c) Public hearings were set for May 4 and May 18, 2016, and the record was kept open through May
25, 2016 to receive written comments. Staff also held an informational session on April 27, 2016
for citizens to learn more about the proposed amendments and to ask questions.
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(d) The notice of the Public Hearing and the Informational Session was disseminated widely in April
and May as described below:
•

Public Hearing Notice/Pamphlet – A notice and informational pamphlet announcing the public
hearing on May 4 and the community informational session on April 27 was distributed to the
City Council, Neighborhood Councils, business district associations, civic organizations,
environmental groups, the development community, the Puyallup Tribal Nation, adjacent
jurisdictions, major employers and institutions, City and State departments, the Tacoma
Public Library, and other known stakeholders and interested entities. The notice was also
mailed to property owners within and within 800 – 1200 feet of a proposed area-wide rezone.
Notices were sent to approximately 2400 taxpayers.

•

Public Hearing Notice/Postcard – A postcard notice announcing a second public hearing on
May 18 was distributed to the City Council, Neighborhood Councils, business district
associations, civic organizations, environmental groups, the development community, the
Puyallup Tribal Nation, adjacent jurisdictions, major employers and institutions, City and State
departments, the Tacoma Public Library, and other known stakeholders and interested
entities. The notice was also mailed to property owners within and within 800 – 1200 feet of a
proposed area-wide rezone. Notices were sent to approximately 2400 taxpayers.

•

Public Notice Signs – Pursuant to TMC 13.02.057, public notice signs were installed in the
areas associated with the proposed area-wide rezones.

•

Library – The public hearing notice and the Executive Summary Packet of the Public Review
Document were forwarded to the Tacoma Public Library to be available for patrons’ review at
all eight branches.
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•

News Media – An advertisement was placed in The News Tribune on April 18, 2016; a legal
notice regarding the environmental determination was placed in the Tacoma Dailey Index on
April 18, 2016; a public announcement was broadcast on TV Tacoma from April 25 to May 18,
2016; and an e-mail news release, “Tacoma News”, was issued through the City’s Media and
Communications Office on April 25, 2016 and again on May 11, 2016.

•

60-Day Notices – A “Notice of Intent to Adopt Amendment 60 Days Prior to Adoption” was
sent to the State Department of Commerce (per RCW 36.70A.106), and Joint Base LewisMcChord (per RCW 36.70A.530(4)). A similar notice was also sent to the City of Tacoma
Attorney’s Office, requesting legal review on whether the City Council’s adoption of the
proposed amendments might result in an unconstitutional taking of private property (per RCW
36.70A.370).

•

Website – The public hearing notice and all information associated with the 2016 Annual
Amendment are posted on the Planning Services Division’s website at
www.cityoftacoma.org/Planning, and linked to either “2016 Annual Amendment”.

(e) Environmental Review – Pursuant to Washington Administrative Code (WAC) 197-11 and

AF
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Tacoma's SEPA procedures, a Preliminary Determination of Environmental Nonsignificance
was issued on April 8, 2016 (SEPA File Number LU16-0076), based upon a review of an
environmental checklist. One comment, from the Department of Ecology, was received on
the environmental determination suggesting the City develop future policies for the
Comprehensive Plan pertaining to the Smelter Plume and to consider project-level
conditions related to soil conditions from the Smelter Plume. Staff is taking the comments
under advisement but no changes were made to the proposed amendments as a result of
the comments. The preliminary determination became final on June 1, 2016.

D
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(a) Public Review Document – The complete text of the proposed amendments, the associated
staff analyses, the DNS and the environmental checklist, and relevant background information
were compiled into the “Comprehensive Plan and Land Use Regulatory Code – Proposed
Amendments for 2016 / Public Review Document / Prepared for Planning Commission Public
Hearing, May 4, 2016” document (hereinafter referred to as the “Public Review Document”). The
Public Review Document was made available for public review on the Planning Division website
and at the office of the Planning and Development Services Department. Its availability was also
announced to appropriate entities that had received the public hearing notice.

5. Public Hearing Comments and Responses:
(a) At the public hearings on May 4 and May 18, 17 people testified. By the close of the comment
period on May 25, 2016, 38 letters and e-mails were received.

(b) Staff provided the Commission with the public comments received and initial staff responses and
recommendations. The Commission reviewed the comments and staff recommendations on June
1, 2016 and concurred with most of staff’s suggested revisions, and provided additional
modifications. The Commission provided final modifications to the 2016 Annual Amendment
Package on June 15, 2016. In summary, the Commission determined that additional
modifications be made to the 2016 Annual Amendment Package, as described in the subsequent
sections below, i.e., sections (c) through (g).
(c) Concerning the Future Land Use Map Implementation: Staff provided the Commission with a
summary of community concerns over the notification process, concerns over the impacts of the
proposed rezones on property values, concerns over the impacts on habitat, tree canopy, traffic,
air quality, and safety, concerns with the concentration of multi-family residential development,
and concerns over the rate of neighborhood change. Staff provided responses to these general
concerns and recommended modifications to the proposed rezones which the Planning
Commission accepted. Staff also noted comments in support of the proposed rezones where
applicable and requests from property owners to be included in the proposal. The modifications
are noted as applicable below.
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Nob Hill, South Downtown.
o One comment received. Staff proposed no modifications to the rezone.

•

McKinley Police Substation in the McKinley Neighborhood Center.
o No comments received. Staff proposed no modifications to the rezone.

•

N 33rd and Pearl St.
o Multiple comments received, primarily in opposition to the proposed rezone, but with
several property owners in support. Staff recommended several modifications to the
proposed rezone to ensure greater compatibility with the overall neighborhood and
adjacent single family residential streets and to limit the overall allowed density.

•

North of Tacoma Community College to 6th Ave.
o No comments received. Staff proposed no modifications to the rezone.

•

S Alaska and 72nd St.
o Multiple comments received, primarily in opposition to the proposed rezone, but with
several property owners in support. Staff recommended denial of the proposed area-wide
rezone as currently constituted with a secondary recommendation to continue a
nd
community conversation on the future land use and zoning from S 72 Street, along
Alaska St. to the driveway into the Winco parking lot, and to bring back a new proposal as
part of the next amendment process.

•

South Tacoma Industrial Zones
o No comments received. Staff proposed no modifications to the rezone.

•

Cheney Stadium and Foss High School
o Staff received several comments and recommended denial of the proposed area-wide
rezone as currently constituted with a secondary recommendation to explore an
institutional zoning district or overlay to better address the use, development and
notification issues unique to large public facilities.

AF

T

•

D
R

(d) Concerning the Multi-family Design Standard Amendments: One comment was received in
support of the amendments. Staff recommended and the Commission accepted several minor
amendments, such as an inclusion of window design standards and adjustments to façade
transparency requirements, usable open space and building coverage.
(e) Concerning the Wireless Communication Facility Amendments: No comments received and staff
recommended the proposal with no further modifications.
(f) Concerning the Short Term Rental Amendments: No public comments were received. However,
input from other departments resulted in some changes to the Planning Commission
recommendations. Planning Commission has decided to put forth minimum regulations. The
primary purpose of regulations is to provide clarity and to set forth minimum standards related to
life safety. Short term rentals are limited to no more than 9 guest rooms. As an alternative, the
entire dwelling may be rented. Generally, short term rentals with less than 3 guest rooms and
rental of the entire dwelling will be permitted in all districts, except industrial districts. As the
number of guest rooms increase, the allowed locations is more restricted. The owner must occupy
the dwelling when renting rooms. In the case of rental of an entire dwelling, there are no owneroccupancy restrictions.

(g) Concerning the Code Cleanup Amendments: No comments received. Staff recommended and
Commission accepted, several further modifications:
•

Revising the land use designation change and area-wide notice requirements from 400’ to
1000’ and amending notification requirements for site rezones of public facility sites and
environmental review. The Commission further directed staff to include a map of the area
of notice as part of future land use designation and area-wide rezone applications.
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•

Revising reasonable accommodation standards to require an Accommodation
Agreement, instead of a Concomitant Zoning Agreement, and to require a ADU
Agreement to be recorded with the Auditor’s office, instead of requiring notice on title.

•

Rectifying a conflict between land use buffering requirements and driveway access
requirements.

•

Revising the usable yard space calculation to exclude areas that are within a critical area
and/or buffer.

D. CONCLUSIONS:
1. Concerning the Future Land Use Map Implementation, the Planning Commission concludes that the
proposed amendments are consistent with the goals and policies of the Growth Management Act,
advances the regional growth strategy established in VISION 2040, and are consistent with Pierce
County Countywide Planning Policies.

T

The following is a summary of the Commission’s conclusions pertaining to each proposed area-wide
rezone:

AF

Nob Hill, South Downtown
• The Commission concludes that the area-wide rezone would rectify an inconsistency between the
current policies of the One Tacoma Plan and the existing zoning district for this neighborhood.
The zoning change would also bring this neighborhood into conformity with the current design and
development standards for the Downtown Center and enhance the compatibility of the area with
the planned uses and development patterns of the Downtown.
McKinley Police Substation in the McKinley Neighborhood Center
• The Commission concludes that the area-wide rezone would address a longstanding
inconsistency in the zoning district boundaries and promote the re-use of the site in a way that will
enhance the overall quality of the neighborhood.

D
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Franke Tobey Jones, on N. Vassault St.
• The Commission concludes that the land use designation change is consistent with the way other
Planned Residential Developments were represented in the Comprehensive Plan and that the
amendment will appropriately resolve a conflict between the Future Land Use map and the zoning
districts.
N 33rd and Pearl St.
• The Commission concludes that the area-wide rezone would follow established land use patterns
in the area, correct an inconsistency between the Plan and the Zoning and respond to the housing
demands in the area, while respecting the single family context of the surrounding neighborhood
streets.
North of Tacoma Community College to 6th Ave.
• The Commission concludes that the area-wide rezone would follow the changing land use
patterns in this area, from a site of civic organizations to more intensive multi-family residential
neighborhood. The rezone would create potential for significant investment in expanding housing
options and to improve the overall quality of the neighborhood.

S Alaska and 72nd St.
• The Commission concludes that the area may be appropriate for additional commercial and multifamily development that would enhance the recreation and user experience of the Lake and park
while facilitating more housing options in an area well served with commercial activity, recreation,
and transit. The Commission further concludes that the specific proposals warrant greater study
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and community dialogue and should not proceed until the commercial zoning districts have been
re-evaluated and updated to better reflect the City’s adopted policies.
South Tacoma Industrial Zones
• The Commission concludes that the area-wide rezones would address long standing
discrepancies between the One Tacoma Plan and the zoning in this area as well as resolve split
zoned parcels. Further, the proposed rezone would not significantly change the intent or character
of the area, but would better reflect the current uses and land use patterns of the area. The
boundaries of the Manufacturing and Industrial Center would not be impacted.
Cheney Stadium and Foss High School
• The Commission concludes that the area-wide rezone would establish a zoning district consistent
with the scale of the destination facilities. However, the Commission further concludes that the
proposed C-2 General Commercial Zoning district would allow commercial uses that are
inappropriate for the site and that the current public notice requirements are appropriate and
should be retained, given the public nature of the site.

T

2. Concerning the Multi-family Design Standards, the Planning Commission concludes that the
amendments address gaps within the current land use regulations, improve the design outcomes for
multi-family residential development,

AF

3. Concerning Wireless Communication Facilities, the Planning Commission concludes that the proposal
will comply with rules adopted by the Federal Communications Commission in October 2014 and
meet the community’s goals for urban design and aesthetics concerning wireless communication
facilities.
4. Concerning Short Term Rentals, the Planning Commission concludes that the proposed amendments
will ensure that a clear and predictable regulatory structure is in place to reasonably accommodate
short-term rentals in a manner sensitive to the context of the City’s residential neighborhoods.

D
R

5. Concerning the Code Cleanup amendments, the Planning Commission concludes that the proposal to
amend various sections of the Land Use Regulatory Code will make necessary changes to address
inconsistencies, correct minor errors, and provide additional clarity to support the effective
administration of the Land Use Regulatory Code and the policies of the Comprehensive Plan.
6. The Planning Commission further concludes that the 2016 Annual Amendment Package is consistent
with the State Growth Management Act and the regional VISION 2040, will benefit the City as a whole,
will not adversely affect the City’s public facilities and services, and is in the best interests of the public
health, safety and welfare of the citizens of Tacoma.

E. RECOMMENDATIONS:

The Planning Commission recommends that the City Council adopt the Proposed Amendments to the
Comprehensive Plan and the Land Use Regulatory Code for 2015, as described below:

1. Future Land Use Map Implementation:
The Commission makes the following recommendations pertaining to area-wide rezones and
amendments to the Future Land Use Map of the Comprehensive Plan (“One Tacoma”), as
documented in Exhibit A:
Nob Hill, South Downtown
• The Commission recommends adoption of the proposed rezone and further recommends that the
remaining green belt, identified in the Comprehensive Plan as an Open Space Corridor, be given
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priority for acquisition and/or other regulatory and incentive based measures to protect and
preserve one of the last remaining green belts in Downtown.
McKinley Police Substation in the McKinley Neighborhood Center
• The Commission recommends adoption of the proposed rezone.
Franke Tobey Jones, on N. Vassault St.
• The Commission recommends adoption of the proposed amendment to the Future Land Use Map
of the Comprehensive Plan.
N 33rd and Pearl St.
• The Commission recommends adoption of the modified area-wide rezone and amendment to the
Future Land Use Map of the Comprehensive Plan.

T

North of Tacoma Community College to 6th Ave.
• The Commission recommends adoption of the area-wide rezone and amendments to the Future
Land Use Map of the Comprehensive Plan.

AF

S Alaska and 72nd St.
• The Commission recommends POSTPONEMENT of the area-wide rezone and further
recommends that staff continue to outreach with the community around Wapato Lake and to
develop an alternative area-wide rezone proposal concomitant with updates to the Commercial
Zoning Districts as part of the next Planning Commission work program.
South Tacoma Industrial Zones
• The Commission concludes that the area-wide rezones would address long standing
discrepancies between the One Tacoma Plan and the zoning in this area as well as resolve split
zoned parcels. Further, the proposed rezone would not significantly change the intent or character
of the area, but would better reflect the current uses and land use patterns of the area. The
boundaries of the Manufacturing and Industrial Center would not be impacted.

D
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Cheney Stadium and Foss High School
• The Commission recommends POSTPONEMENT of the area-wide rezone and further
recommends that staff evaluate the efficacy of an Institutional Zone or Overlay as a means of
providing for enhanced notification and appropriate use flexibility for large public uses and
development sites. The Commission further recommends that the City engage with Metro Parks
Tacoma, the Tacoma School district, Tacoma Rainiers, and the Central Neighborhood Council to
discuss the long term future of this area and to explore the development of a guiding Master Plan.

2. Multi-family Design Standards:

The Commission recommends that the City Council adopt proposed amendments to TMC 13.06, as
shown in Exhibit B.

3. Wireless Communication Facilities:

The Planning Commission recommends that the City Council adopt proposed amendments to TMC
13.06, as shown in Exhibit C.
4. Short-term Rentals:
The Planning Commission recommends that the City Council adopt proposed amendments to TMC
TMC 13.06, as shown in Exhibit D.
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5. Plan and Code Cleanups:
The Planning Commission recommends that the City Council adopt proposed amendments to TMC
Title 1 – Administration and Personnel, Title 13 – Land Use Regulatory Code, and the Comprehensive
Plan as shown in Exhibit E.
Furthermore, the Commission recommends that the City of Tacoma develop a future proposal for
implementing standards that will better conserve areas identified as Open Space Corridors in the
Comprehensive Plan, and to prioritize the remaining greenbelts within the Downtown, particularly in the
Nob Hill neighborhood, for future acquisition.
Lastly, the Commission recommends that the City of Tacoma develop a proposal for an Institutional
zoning district or overlay zone to better address the unique use, design, and notification needs associated
with large institutional campuses, including schools, hospitals, and destination recreation facilities.
F. EXHIBITS:
Exhibits are organized in the following sections:

T

Section A. Future Land Use Implementation
• Planning Commission Recommendation Summary
• Exhibit A: Proposed Area-wide Rezones and Comprehensive Plan Future Land Use Map
Amendment.

AF

Section B. Multi-family Design Standards
• Planning Commission Recommendation Summary
• Exhibit B: Proposed Amendments to TMC 13.06

Section C. Wireless Communication Facilities
• Planning Commission Recommendation Summary
• Exhibit C: Proposed Amendments to TMC 13.06

D
R

Section D. Short-Term Rentals
• Planning Commission Recommendation Summary
• Exhibit D: Proposed Amendments to TMC 13.06

Section E. Code Cleanups
• Planning Commission Recommendation Summary
• Exhibit E: Proposed Amendments to Title 1, Title 13, and the Comprehensive Plan
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Exhibit A-1: N 33rd and Pearl Proposed Area Wide Rezone

N 33rd and Pearl Area-wide Rezone Alternatives
Option 1: R-4L Rezone, removing R-3 transition zone

Option 2: R-3 Rezone along N 33rd

Exhibit B-1 Development Residential Development Regulation Table
New text changes identified in blue text, underline and strikethrough
Tacoma Municipal Code
R-1

R-2

R-2SRD

HMR-SRD

R-3

Minimum Average Lot Width –
Standard Lots

50

50

50

50

50

Single-family Small Lots –
Minimum Average Lot Width

45

35

35

35

30

Minimum Lot Frontage

25

25

25

25

25

R-4-L

R-4

R-5

50

50

50

25

25

25

25

25

25

Lot Measurements (in feet)

16 for townhouse dwellings;
32 for two-family dwellings

The minimum lot frontage requirement does not apply to townhouse dwellings.
Pipestem lots which only serve one single-family dwelling are not required to meet the minimum lot frontage requirements,
provided the access easement or lot extension to such pipestem lot has a minimum width of 10 feet.
Small Lots – Exceptions to
Minimum Average Lot Width

Reductions to minimum lot width, as shown above, may be allowed pursuant to Section 13.06.145.
Small lot exceptions are not applicable to pipestem lots.

Lot Building Coverage (percentage)
Maximum lot building coverage,
percent of lot

-

-

-

-50

50

65

-85 65

-

-

-

-

10

14

18

22

35

35

35

35

35

35

60

150

-

Minimum Density (units per gross acre)

Max. Height Limits (in feet)
Main Buildings
Accessory Buildings
Exceptions

Setbacks (in feet)

Minimum Front Setback, except
where Build-to Area is required

(Revised 12/2015)

15-feet
Buildings within a View Sensitive Overlay district are subject to the additional height restrictions contained in 13.06.555.
Certain specified uses and structures are allowed to extend above height limits, per Section 13.06.602.
Single-family Small Lot development on lots with an average width between 40 and 50 feet: Maximum height is 30 feet.
Single-family Small Lot development on lots with an average width of less than 40 feet: Maximum height is 25 feet.
These residential setback requirements are designed to provide yard areas that help to minimize impacts between neighboring
uses, allow space for recreational activities, allow access to light and air, serve as filtration areas for storm water run-off,
provide a level of privacy and comfort, provide emergency and utility access around and into buildings, provide public view
corridors, create a pleasing, rhythmic streetscape, promote consistency with existing development patterns, and promote the
desired character of residential neighborhoods.
Certain conditional uses may require different minimum setbacks. See Section 13.06.640.
25

20

20

20

20

13-86

20

15

10

City Clerk’s Office
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Tacoma Municipal Code

Build-to area for lots located on a
designated pedestrian street.

R-1

R-2

R-2SRD

HMR-SRD

-

-

-

-

R-3

R-4-L

R-4

R-5

At least 50% of pedestrian street frontages must have structures located between 5
and 20 feet from the lot line abutting the pedestrian street right-of-way.
Exception: porches, entries, landscaping and transition areas may be located within
5’ of the lot line abutting the pedestrian street right-of-way.

Townhouse Dwelling Minimum
Front Setback

Vehicular Doors Facing the front
property Line
Pipestem Lot Setback

City Clerk’s Office

For townhouse dwellings, the minimum front yard setback shall apply only along the front property line of the development,
and not to property lines internal to the development. For additional townhouse development requirements, see Section
13.06.100.G.
Vehicular doors that face the front property line, where such property line abuts a public street or private road, shall be
setback a minimum of 20 feet from the front property line or private road easement.
Pipestem lots shall provide the required front setback along one of the property lines that abut or are nearest to the
accessway/lot extension. The accessway/lot extension shall not be included when measuring the setback. The front yard
setback will determine the orientation of the other required setbacks.

13-87

(Revised 12/2015)
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Tacoma Municipal Code
R-1
Front Setback Averaging

(Revised 12/2015)

R-2

R-2SRD

HMR-SRD

R-3

R-4-L

R-4

R-5

For residential uses, the minimum front yard setback shall be either the minimum front setback required for the zoning
district in which it is located (as noted above) or the average of the front yard setbacks provided by the structures on either
side, whichever is less.

13-88
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Tacoma Municipal Code
R-1

R-2

R-2SRD

HMR-SRD

R-3

R-4-L

R-4

R-5

(1) Where a side property line abuts the rear property line of an adjacent corner lot (see example below), the front yard
setback for the main building shall be either the average of the adjacent side and front setbacks provided by the structures on
either side, or the minimum front yard setback required for the zoning district in which it is located, whichever is less.

(2) For properties where one side abuts an undeveloped lot, a street or an alley, the setback shall be equal to that provided by
the one abutting house.
(3) In no case shall averaging be construed to require a greater setback than the standard minimum setback required by the
regulations of the district.
Minimum Side Setback
(Interior Lots)

7.5

5

5

5

5

5

5

5 ft. for buildings less than
6 stories
Each side yard setback
shall be increased 1-ft. in
width for each story, or
part thereof, above 6
stories.

City Clerk’s Office
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Tacoma Municipal Code
R-1
Townhouse Dwelling Minimum
Side Setback

Minimum Side Setback
(Corner Lots)

Minimum Rear Setback

Townhouse Dwelling Minimum
Rear Setback

(Revised 12/2015)

R-2

R-2SRD

HMR-SRD

R-3

R-4-L

R-4

R-5

For townhouse dwellings, the minimum side yard setback shall apply only along the side property lines of the development,
and not to property lines internal to the development. For additional townhouse development requirements, see Section
13.06.100.G.
On corner lots, the side yard setback regulations shall be the same as for interior lots, except where the rear lot line of a
corner lot abuts the side lot line of a lot in the rear (see example below). In this case, there shall be a side yard setback on the
street-side of such corner lot of not less than one-half of the front yard setback provided on the lot in the rear, but such side
yard setback need not exceed half the standard front yard setback requirement for the district. In no case, however shall the
side yard setback be less than five feet.

25

25

25

25

25

20

25
20 ft. for
mobile home
parks

20

For townhouse dwellings, the minimum rear yard setback shall apply only along the rear property line of the development,
and not to property lines internal to the development. For additional townhouse development requirements, see Section
13.06.100.G.
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Tacoma Municipal Code
R-1

R-2

R-2SRD

HMR-SRD

R-3

R-4-L

R-4

R-5

Additional Residential Development Standards
Minimum Usable Yard Space

1. Single family dwellings. All lots shall provide a contiguous rear or side usable yard space equivalent to at least 10% of the lot size. This usable yard space
shall meet all of the following standards:
• Have no dimension less than 15-feet, except for lots that are less than 3500 SF, where the minimum dimension shall be no less than 12 feet
• Not include structures, parking, alley or driveway spaces or required critical area buffers
• Not be located in the front yard

21. Duplexes and Triplexes. At least 200 400 square feet of private yard space is required for each dwelling unit. Required yard space could include a
combination of front porches, private or shared rear yards, balconies, or rooftop decks. Vehicular access areas and required walkways and buffers shall not
count as yard space and front yard areas may not be counted towards this requirement, except for those yard areas set back beyond the minimum
requirement.

3.. Townhouse Development. At least 200 square feet of private yard space and 100 square feet of common yard space is required for each townhouse.
Private yard space could include a combination of private front or rear yard space, porches, balconies, rooftop decks, or shared common yard space amongst
groups of townhouses. Vehicular access areas and required walkways and buffers shall not count as yard space. Common yard space may be provided as
described for multi-family residential development in 4. Below.

City Clerk’s Office
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Tacoma Municipal Code
R-1

R-2

R-2SRD

HMR-SRD

R-3

R-4-L

R-4

R-5

43. Multi-Family. At least 150 square feet of yard space is required for each dwelling unit 25% of the lot area shall be required as usable yard space. .
Required setback and buffer areas, vehicular access areas and required walkways and buffers shall not count towards the yard space
requirement. Critical areas and their buffer areas shall be excluded from the lot size calculation. A minimum of 35% of the yard space shall
be provided in common. The remainder can be provided as private or common yard space, through any combination of the following types
of areas/features:
a.
Common Yard Space. This includes landscaped courtyards or decks, front porches, community gardens with pathways, children’s play areas, or other
multi-purpose outdoor recreational and/or green spaces. Requirements for common yard spaces include the following:
(1) No dimension shall be less than fifteen feet in width (except for front porches).
(2) Spaces shall be visible from multiple dwelling units and positioned near pedestrian activity.
(3) Spaces shall feature paths, landscaping, seating, lighting and other pedestrian amenities to make the area more functional and enjoyable.
(4) Individual entries shall be provided onto common yard space from adjacent ground floor residential units, where applicable.
(5) Space should be oriented to receive direct sunlight for part of the day, facing east, west, or (preferably) south, when possible.
(6) Common yard space shall be open to the sky, except for clear atrium roofs and shared porches. In addition, 25% of the common yard space may
be covered, but not enclosed.
(7) Shared porches qualify as common yard space provided no dimension is less than eight feet.
b. Interior recreational space. Interior recreational space includes swimming pools, exercise rooms, and other recreation spaces that are located within the
primary structure or as an accessory structure. Interior recreational spaces may be used to meet up to 25% of the overall yard space requirement.
c. Private balconies, porches, decks, patios or yards. To qualify as yard space, such spaces shall be at least 50 square feet, with no dimension less than five
feet.
d. Rooftop decks may be used to meet the yard space requirements. To qualify, rooftop decks must meet the following
standards:
(1) Must be accessible to all dwelling units. No more than 50% of the rooftop deck may be used to meet private yard space requirements.
(2) Must include amenities such as seating areas and landscaping.
(3) Must feature hard surfacing appropriate to encourage residential use.
(4) Must include lighting for residents’ safety.
(5) No dimension shall be less than 15 feet in width.

Shared rooftop deck example.

Balconies are a good source of private open
space.

(Revised 12/2015)

Above: Common open space examples
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Tacoma Municipal Code

Tree Canopy, percentage of
lot

R-1

R-2

R-2SRD

HMR-SRD

R-3

R-4-L

R-4

R-5

-

-

-

-

30

30

20

15

Calculations may include the canopy coverage from trees located on the lot or from street
trees planted in the abutting right-of-way that overhang. Tree canopy provided as a result of
other landscaping requirements of this Chapter may be used to fulfill this requirement. Tree
canopy shall be calculated and provided in accordance with the standards in Section
13.06.502.C General Landscaping Requirements applicable to all required landscaping.
Trees may be located within private or common usable yard space. Tree retention credits
from Section 13.06.502.D may be applied.

Vehicular Access and Parking

All on-site parking for dwellings and buildings other than dwellings shall be located in the rear portion of the lot and shall not
be accessed from the front if suitable access to the rear is available, such as an abutting right-of-way that is or can practicably
be developed. If access is not practicably available to the rear yard or not practicably limited only to the rear and sides (such
as for institutional and other large uses), subject to determination by the City Engineer, then vehicular access to the front may
be developed. However, in all cases such access and parking shall be limited to the minimum necessary and in no case shall
driveway and/or parking areas exceed a total of 50 percent of the front yard or 50 percent of a corner street side yard. In the
case of Small Lots, see the additional provisions of Section 13.06.145.

Main Building Orientation

All dwellings shall maintain primary orientation to the adjacent street or right-of-way and not toward the alley or rear of the
site, unless otherwise determined by the Director. The building elevation facing the street or right-of-way shall not contain
elements commonly associated with a rear elevation appearance.
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Exhibit B-2 Commercial District Development Regulations
New text edits are shown in blue underline and strikethrough
Tacoma Municipal Code

Minimum Lot
Area

Minimum Lot
Width
Maximum LotBuilding
Coverage (percent of
lot)

Minimum Front
Setback
Minimum
Side Setback
Minimum
Rear Setback
Maximum Setback from
Designated Streets

Maximum Height
Limit

Maximum Floor Area

Minimum Usable Yard

City Clerk’s Office

T

C-1

C-2

PDB

0 non-residential;
1,500 square feet per
residential unit Minimum
residential lot size in
accordance with the R-4L
District

0 non-residential;
1,500 square feet per
residential unit Minimum
residential lot size in
accordance with the R-4L
District
0

0 non-residential;
1,000 square feet per
residential unit Minimum
residential lot size in
accordance with the R-4
District
0

0 non-residential;
1,500 square feet per
residential unit Minimum
residential lot size in
accordance with the R-4
District
0

0

None non-residential;
None non-residential;
None non-residential;
None non-residential;
50 for multi-family
50 for multi-family
65 for multi-family
65 for multi-family
residential development.
residential development.
residential development.
residential development.
Residential maximum
Residential maximum
Residential maximum
Residential maximum
building coverage in
building coverage in
building coverage in
building coverage in
accordance with the R-4L
accordance with the R-4L
accordance with the R-4
accordance with the R-4
District
District
District
District
In all districts listed above, 0 feet, unless abutting a residential zoning, then equal to the residential zoning district for the first
100 feet from that side. Maximum setbacks (Section 13.06.200.E) supersede this requirement where applicable.
Animal sales and service: shall be setback from residential uses or residential zoning district boundaries at least 20 feet.
In all districts listed above, 0 feet, unless created by requirements in Section 13.06.502.
Animal sales and service: shall be setback from residential uses or residential zoning district boundaries at least 20 feet.
In all districts listed above, 0 feet, unless created by requirements in Section 13.06.502.
Animal sales and service: shall be setback from residential uses or residential zoning district boundaries at least 20 feet.
See Section 13.06.200.E for application with any district listed above
on designated segments of North 30th Street and 6th Avenue.
Multi-family residential located on designated pedestrian streets.
In addition to the standards nin 13.06.200.E at least 50% of pedestrian street frontages must have residential structures
located between 5 and 20 feet from the lot line abutting the pedestrian street right-of-way.
Exception: porches, entries, landscaping and transition areas may be located within 5 feet of the lot line abutting the
pedestrian street right-of-way.
35 feet
35 feet
45 feet
45 feet
Height will be measured consistent with Building Code, Height of Building, unless a View Sensitive Overlay District
applies.
Height may be further restricted in View-Sensitive Overlay Districts, per Section 13.06.555.
Certain specified uses and structures are allowed to extend above height limits, per Section 13.06.602.
20,000 square feet per
30,000 square feet per
45,000 square feet per
7,000 square feet per
building
building
business for retail uses,
business for eating and
unless approved with a
drinking, retail and personal
conditional use permit. See
services uses
Section 13.06.640.J.
Minimum usable yard space shall be provided in accordance with the residential building type requirements in 13.06.100.D.

13-117
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Exhibit B-2 Commercial District Development Regulations

Tacoma Municipal Code
Space – for residential
development
1. Single family dwellings. All lots shall provide a contiguous rear or side usable yard space equivalent to at least 10% of the lot size. This
usable yard space shall meet all of the following standards:
• Have no dimension less than 15-feet, except for lots that are less than 3500 SF, where the minimum dimension shall be no less than 12
feet
• Not include structures, parking, alley or driveway spaces or required critical area buffers
• Not be located in the front yard
2. Duplexes and Triplexes. At least 200 square feet of private yard space is required for each dwelling unit. Required yard space could
include a combination of front porches, private or shared rear yards, balconies, or rooftop decks. Vehicular access areas and required
walkways and buffers shall not count as yard space and front yard areas may not be counted towards this requirement, except for those yard
areas set back beyond the minimum requirement.
3. Townhouse Development. At least 200 square feet of private yard space is required for each townhouse. Required yard space could
include a combination of private front or rear yard space, porches, balconies, rooftop decks, or shared common yard space amongst groups
of townhouses. Vehicular access areas and required walkways and buffers shall not count as yard space.
4. Multi-Family. At least 150 square feet of yard space is required for each dwelling unit. Required setback and buffer areas, vehicular
access areas and required walkways and buffers shall not count towards the yard space requirement. A minimum of 35% of the yard space
shall be provided in common. The remainder can be provided as private or common yard space, through any combination of the following
types of areas/features:
a.
Common Yard space. This includes landscaped courtyards or decks, front porches, community gardens with pathways, children’s play
areas, or other multi-purpose recreational and/or green spaces. Requirements for common yard spaces include the following:
(1) No dimension shall be less than fifteen feet in width (except for front porches).
(2) Spaces shall be visible from multiple dwelling units and positioned near pedestrian activity.
(3) Spaces shall feature paths, landscaping, seating, lighting and other pedestrian amenities to make the area more functional and
enjoyable.
(4) Individual entries shall be provided onto common yard space from adjacent ground floor residential units, where applicable.
(5) Space should be oriented to receive direct sunlight for part of the day, facing east, west, or (preferably) south, when possible.
(6) Common yard space shall be open to the sky, except for clear atrium roofs and shared porches. 25% of the common open space
may be covered, but not enclosed.
(7) Shared porches qualify as common yard space provided no dimension is less than eight feet.
b. Private balconies, porches, decks, patios or yards. To qualify as yard space, such spaces shall be at least 50 square feet, with no
dimension less than five feet.
c.
Rooftop decks, To qualify, rooftop decks must meet the following
standards:
(1) Must be accessible to all dwelling units.
(2) Must include amenities such as seating areas and landscaping.
(3) Must feature hard surfacing appropriate to encourage residential use.
(4) Must include lighting for residents’ safety.
(5) No dimension shall be less than 15 feet in width.

Tree Canopy Coverage
for residential uses
(percent of lot)
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25 30

25 30

25 20

25 20

Calculations may include the canopy coverage from trees located on the lot or from street trees planted in the abutting right-of-way that
overhang. Tree canopy provided as a result of other landscaping requirements of this Chapter may be used to fulfill this requirement. Tree
canopy shall be calculated and provided in accordance with the standards in Section 13.06.502.C General Landscaping Requirements
applicable to all required landscaping. Trees may be located within private or common usable yard space. Tree retention credits from Section
13.06.502.D may be applied.

13-118

City Clerk’s Office

Exhibit B-3 Multi-family Building Design, Full Section

Tacoma Municipal Code
9M. X-District Fencing, Retaining Wall and Utility Standards. The following requirements apply to all development in any X-District, unless specifically
exempted.
Purpose: They are following standards are intended to provide for thoughtful placement and design of utilities, mechanical equipment, service areas and fences to
mitigate visual impact on public views, general community aesthetics and residential privacy.
a1. Utility
screening

(1)a. Rooftop. All rooftop mechanical for new construction shall be screened with an architectural element such as a high parapet, a stepped or sloped roof form or an
equivalent architectural feature which is at least as high as the equipment being screened. Fencing is not acceptable. The intent of the screening is to make the
rooftop equipment minimally visible from public rights-of-way within 125 feet of the building, provided said rights-of-way are below the roof level of the
building. In those instances where the rights-of-way within 125 feet of the building are above the roof level of the building, the mechanical equipment should be
the same color as the roof to make the equipment less visible. Limited flexibility in this standard is allowed to ensure that the function of the HVAC equipment is
not compromised by the screening requirement.
(2)b.
All ground level. Utility meters, electrical conduit, and other service utility apparatus shall be located and/or designed to minimize their visibility from the
street and other pedestrian areas. If such elements are mounted in a location visible from the street, common open space or pedestrian plaza, internal pedestrian
pathway, customer parking lots (alleys are excluded), or shared internal access roads for residential uses, they shall be screened with vegetation or by
architectural features. All landscape screening shall provide 50 percent screening at the time of planting and 100 percent screening within 3 years of planting.
Items that exceed 4 feet in height must use an opaque fence or structure to screen the element. Limited flexibility in this standard is allowed to ensure that the
function of the utility equipment is not compromised by the screening requirement.
(3)c. Service, loading, and garbage areas. Developments shall provide a designated area for service elements (refuse and disposal). Such elements shall be sited along
the alley, where available. Where there is no alley available, service elements shall be located and/or screened to minimize the negative visual, noise, odor, and
physical impacts.

b2. Fencing
type
limitation

(1)a. Chain link fencing, with or without slats, is prohibited for required screening.
(2)b.
Barbed or razor wire. The use of barbed or razor wire is limited to those areas not visible to a public street or to an adjacent residential use.
(3)c. Chain link. Chain link or similar wire fencing is prohibited between the front of a building and a public street, except for wetland preservation and recreation
uses.
(4)d.
Electrified. The use of electrified fencing is prohibited in all zoning districts.
(5)e. The maximum height of free-standing walls, fences, or hedges between any public street and building shall be 3 feet. Exception: Decorative fences up to 8 feet in
height may be allowed between a public street and any residential use provided the portion of the fence between 3 and 7 feet above grade is at least 50 percent
transparent and features a planting strip at least 5 feet wide with Type C or D landscaping to soften the view of the fence and contribute to the pedestrian
environment. Fences required by the Washington State Liquor Control Board shall also be exempt from the maximum height limitation, provided any portion of
the fence between 3 and 7 feet above grade is at least 50 percent transparent.
(6)f. Fences along alleys are allowed provided fences greater than 3 feet in height are at least 20% transparent between 3 and 7 feet above grade. If no transparency is
provided, the maximum height of such fence shall be 3 feet.

c3. Retaining Walls.
a. Retaining walls located adjacent to public street rights-of-way shall be terraced such that individual sections are no greater than 4 feet in height. Bench areas between retaining wall
sections shall be planted with Type C or D landscaping to soften the view of the wall and contribute to the pedestrian environment.

D. Multi-family Residential Minimum Design Standards
1. Applicability: The following requirements apply to multi-family residential developments in all districts, except, see
Section 13.06.501.C Mixed-Use District Minimum Design Standards for X-District requirements. Multi-family residential
development with commercial ground floor uses are subject to the requirements of 13.06.501.B Commercial District
Minimum Design Standards.
2. Mass Reduction Standards.
Purpose: The following standards are intended to help reduce the apparent mass of structures and achieve a more human scale environment by providing physical
breaks in the building volume that reduce large, flat, geometrical planes on any given building elevation.
a. Size to
choice ratio for
2 below
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(1). Buildings under 7,000 square feet of floor area are not required to provide mass reduction.
(2). Buildings from 7,000 square feet of floor area to 30,000 square feet of floor area shall provide at least one mass reduction feature.
(3). Buildings over 30,000 square feet of floor area shall provide at least two mass reduction features.
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b. Mass
reduction
choices

(1). Upper story setback. An 8 feet minimum setback for stories above the second story for elevations facing the street or parking lots over 20 stalls.
This requirement applies to a maximum of 2 elevations.
(2). Wall modulation. Maximum 100 feet of wall without modulation, then a minimum 2 feet deep and 15 feet wide offset of the wall and
foundation line on each elevation facing the street, parking lots over 20 stalls, or residential uses.
(3). Plaza. A plaza of at least 800 square feet or 5 percent of building floor area, whichever is greater shall be located within 50 feet of and visible to
the primary public entrance; and contain a minimum of a bench or other seating, tree, planter, fountain, kiosk, bike rack, or art work for each
200 square feet of plaza area. Plaza contents may count toward other requirements when meeting the required criteria. Walkways do not count
as plazas. Plazas shall not be used for storage. Required parking stalls may be omitted to the minimum necessary if needed to provide the plaza.
Where public seating is provided, it shall utilize designs that discourage long-term loitering or sleeping, such as dividers or individual seating
furniture. Plazas may be permeable pavement or pavers where feasible. Low Impact Development vegetated stormwater features may be used
for up to 30% of the plaza requirement where feasible.

Example of the use of roofline modulation tied to vertical
modulation and the use of color.
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3. Roofline Standards.
Purpose: These following standards are intended to ensure that roofline is addressed as an integral part of building design to avoid flat, unadorned rooflines that can
result in an industrial appearing, monotonous skyline. Roofline features are also intended to further reduce apparent building volume and further enhance features
associated with residential and human scale development.
a. Roofline
Choices (All
buildings shall
use one or more
of the roofline
options)

City Clerk’s Office

(1). Sloped roof. Use of a roof form with a pitch no flatter than 5/12. Rounded, gambrel, and/or mansard forms may be averaged.
(2). Modulated roof. Use of features, which are a minimum of 2 feet in height, such as a terracing parapet, multiple peaks, jogged ridge lines, dormers, etc., with a
maximum of 100 feet uninterrupted roofline between roof modulation elements. Modulation elements shall equal a minimum of at least 15 percent of the
roofline on each elevation. The maximum shall be 50 feet of uninterrupted roofline along the eave between roof modulation elements in C-1 Districts and on
sides facing residential uses or districts. Roof forms with a pitch flatter than 5/12 are permitted with this option; provided, the appropriate modulation is
incorporated.
(3). Corniced roof*. A cornice of two parts with the top projecting at least 6 inches from the face of the building and at least 2 inches further from the face of the
building than the bottom part of the cornice. The height of the cornice shall be at least 12 inches high for buildings 10 feet or less in height; 18 inches for
buildings greater than 10 feet and less than 30 feet in height; and 24 inches for buildings 30 feet and greater in height. Cornices shall not project over property
lines, except where permitted on property lines abutting public right-of-way.
(4). Canopy Exemption. Fueling station canopies, drive-through canopies, or similar canopies are exempt from roofline requirements.
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4. Windows and Openings Transparency
Purpose: These requirements are intended to increase public visibility for public safety, to provide visual interest to pedestrians that helps to encourage
pedestrian mobility, to provide a visual connection between the living area of the residence and the street, and to provide architectural detailing and variety to
building elevations on each story.
a. Street level

(1). Front, side, or corner side exterior walls facing designated pedestrian streets shall have transparent windows or openings equal to at least 35-45 percent of the
ground level wall area. Rough openings are used to calculate this requirement. This standard shall apply on a maximum of 2 such building elevations. The
requirement shall be reduced to 15 percent of the ground level wall area in instances where the application of this standard is not possible due to steep grades and
the correlating location of the floor plates of the building. Rough openings are used to calculate this requirement. Windows in garage doors do not count toward
meeting this standard, but windows in garage walls do count toward meeting this standard. To count toward meeting this standard a door must be facing the
street property line.
(2). The “ground level wall area” is defined as the area between 2 feet and 8 feet above the adjacent finished grade.

b. Transparency

(1). Vertical façade surfaces facing a street shall incorporate transparent doors and windows equal to at least 15% of all vertical façade surfaces. Vertical façade
surfaces facing alleys, courtyards, plazas, and surface parking lots shall incorporate transparent doors and windows equal to at least 10% of all vertical façade
surfaces. Rough openings are used to calculate this requirement. Windows in garage doors do not count toward meeting this standard, but windows in garage
walls do count toward meeting this standard.

e5. Window/Trim Detailing. Building façades shall employ techniques to recess or project individual windows or groupings of windows above the ground floor at least two inches from
the surrounding façade or incorporate window trim at least four inches wide surrounding the windows. Windows on façades that face the rear property line or alleys are exempt from
this standard.
Examples:
Recessed window OK
Projected window OK
Window with trim OK
Unacceptable

(Revised 12/2015)
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5. Façade Surface Standards.
Purpose: The following standards are intended to help reduce the apparent mass of structures and achieve a more human scale environment by providing visual breaks
at more frequent intervals to the building volume that reduce large, flat, geometrical planes on any given building elevation, especially at the first story. The choices are
also intended to encourage variety in the selection of façade materials and/or treatment and to encourage more active consideration of the surrounding setting.
a. Blank wall limitation

(1). Unscreened, flat, blank walls on the first story more than 25 feet in width are prohibited facing a public street and/or highway right-of-way,
residential zone, or parking lot. These walls shall use modulation, windows, openings, landscaping, or architectural relief such as visibly different
textured material to achieve the required visual break. The visual break shall be at least 1 foot in width. Items provided for other requirements
may satisfy this requirement as appropriate. Stored or displayed merchandise, pipes, conduit, utility boxes, air vents, and/or similar equipment do
not count toward this requirement.

c.

(1)
(2)

All residential buildings and
residential portions of
mixed-use buildings shall
include at least three of the
following articulation
features at intervals of no
more than 30 feet along all
façades facing a street,
common open space, or
common parking areas.
Buildings that have 60 feet
or less of frontage on the
street or façade width
facing the common open
space or common parking
area are exempt from this
standard. Buildings that
employ brick as the siding
material on a majority of
the subject façade are
required to only provide
two of the articulation
features instead of three.

(3)

(4)
(5)

Repeating distinctive window patterns at intervals less than the required interval.
Vertical building modulation. Minimum depth and width of modulation is 2 feet and 4 feet, respectively, if tied to a change in
building material/siding style and/or roofline modulation as defined in Section 13.06.501.I Otherwise, minimum depth and width of
modulation is 10 and 15 feet, respectively. Balconies may not be used to meet modulation option unless they are recessed or projected
from the façade at least 18 inches.
Horizontal modulation (upper level step-backs). To qualify for this measure, the minimum horizontal modulation shall be 5 feet and
the treatment must be used in increments at no greater than the articulation interval or provided along more than 75 percent of the
façade
Roofline modulation as defined in Section 13.06.501.I
Vertical articulation of the façade. This refers to design treatments that provide a clear delineation of the building’s top, middle and
bottom.
(a) Top features may include a sloped roofline or strong cornice line as defined in Section 13.06.501.I. For façades utilizing upper
level stepbacks, the “top” design treatment may be applied to the top of the front vertical plane of the building or the top of the
building where it is set back from the building’s front vertical wall (provided the top of the building is visible from the centerline
of the adjacent street).
(b) Middle features: provide consistent articulation of middle floors with windows, balconies, exterior materials, modulation, and
detailing
(c) Bottom: provide a distinctive ground floor or lower floors design that contrasts with other floors through the use of both
contrasting window design/configuration and contrasting exterior materials
(d) Façade reduction elements including balconies and bay windows may project into street rights-of-way, where allowed by the
Public Works Department, but not into alley rights-of-way

Above: Residential building articulation at 30-foot or less intervals.
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b. Façade variety

(2). Buildings with under 2,000 square feet of floor area are exempt from the variety requirement.
(3). Buildings with 2,000 square feet of floor area up to 30,000 square feet of floor area shall use at least 2 different materials, textures, or patterns on
each building elevation.
(4). Buildings with over 30,000 square feet of floor area shall use at least 3 different materials, textures, or patterns on each building elevation.
(5). For purposes of this requirement, each material, texture, or pattern must cover a minimum of 10 percent of each building elevation. Glass does not
count toward this requirement. Different texture or pattern shall be visibly different from adjacent public right-of-way or parking area.

c. Building face orientation

(1). The building elevation(s) facing street or highway public rights-of-way shall be a front, side, or corner side and shall not contain elements
commonly associated with a rear elevation appearance, such as loading docks, utility meters, and/or dumpsters.
(2). This requirement applies to a maximum of 2 building elevations on any given building.

6. Pedestrian Standards.
Purpose: These requirements are intended to enhance pedestrian mobility and safety by providing increased circulation, decreasing walking distances required to enter
large developments, and providing walkways partially shielded from rain and/or snow.
a. Entrances

(1). Buildings meeting the “build-to area” for designated pedestrian streets shall provide at least 1 entrance within 8 feet of the longest street-facing wall of the
building.
(a) The entrance must face the street or be at an angle of up to 45 degrees from the street.
(b) The entrance may open onto a porch. The porch must have a minimum dimension of 4 feet by 6 feet; have a roof that is no more than 12 feet above the floor of
the porch; and be at least 30 percent solid. If at least 30 percent of the porch is covered with a solid roof, the rest may be covered with an open material, such as a
trellis.
(c) Buildings that have a shared main entrance must use the shared entrance to fulfill the requirements of this standard.

b. Weather
Protection

(1). Buildings meeting the maximum setback for designated pedestrian streets shall provide weather protection above a minimum of 25 percent of the length of
hard surfaced, public or private walkways and/or plazas along façades containing building entries or facing public street frontage.
(a) Weather protection may be composed of awnings, canopies, arcades, overhangs, marquees, or similar architectural features. It is required to cover only
hard surfaced areas intended for pedestrian use and not areas such as landscaping.
(a) Weather protection must cover at least 5 feet of the width of the public or private sidewalk and/or walkway, but may be indented as necessary to
accommodate street trees, street lights, bay windows, or similar building accessories to not less than 3 feet in width.
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c. Transition areas

(1). Residential buildings meeting the “build-to” requirements along designated pedestrian streets shall provide a transition area between the public right-of-way
and the ground floor dwelling units.
(a) Transitions can be accomplished through grade changes that elevate the ground floor units and main entry or through landscaping and other design elements,
such as plazas, artwork, fountains, bioswales, or other amenities.
(b) Fences, walls, and gateways may be used to provide some visual separation of private residences, but not to hide the transition area.
(c) Fences over 3’ in height must be transparent and cannot exceed 5’ in height.
(d) The transition area may be used to meet usable yard space requirements.
(e) Parking may not be used as a feature of the transition area.

Examples: The above examples use trees and landscaping, elevation changes, transparent fencing, and arbors to create an effective transition between public and
private spaces.
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8. Fencing and Utilities.
Purpose: The following standards are intended to minimize visibility of utilities, mechanical equipment, and service areas to mitigate visual impact on residential
privacy, public views, and general community aesthetics.
a. Utility
screening

(1).Rooftop. All rooftop mechanical equipment for new construction shall be screened with an architectural element such as a high parapet, a stepped or sloped roof
form or an equivalent architectural feature which is at least as high as the
equipment being screened. Fencing is not acceptable. The intent of the
screening is to make the rooftop equipment minimally visible from public
rights-of-way within 125 feet of the building, provided said rights-of-way are
below the roof level of the building. In those instances where the rights-of-way
within 125 feet of the building are above the roof level of the building, the
mechanical equipment should be the same color as the roof to make the
equipment less visible. Limited flexibility in this standard is allowed to ensure
that the function of the HVAC equipment is not compromised by the screening
requirement.
(2).All ground level. Mechanical or utility equipment, loading areas, dumpsters and
other utility apparatus shall be located and/or designed to minimize their
visibility from the street, including highways, and other pedestrian areas and
residences. screened from adjacent public street right-of-way, including
highways, or residential uses. If such elements are mounted in a location visible
from the street, common open space or pedestrian plaza, internal pedestrian
pathway, , or shared internal access roads for residential uses, they shall be
screened with vegetation or by architectural features. Items that exceed 4 feet in
height must use fencing, structure, or other form of screening, except landscaping. Items that do not exceed 4 feet above ground level may be screened with
landscaped screening. All landscape screening should provide 50 percent screening at the time of planting and 100 percent screening within 3 years of planting.
Limited flexibility in this standard is allowed to ensure that the function of the utility equipment is not compromised by the screening requirement.
(3).Chain link fencing, with or without slats, is prohibited for required screening.

Well-designed service enclosure example.
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Landscaping helps to minimize the negative
visual impacts of utility meters.
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Exposed utility meters like this will not
be allowed where visible from common
open spaces, streets or pedestrian areas.
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b. Fencing type
limitation
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(1).Barbed or razor wire. The use of barbed or razor wire is limited to those areas not visible to a public street or to an adjacent residential use.
(2).Chain link. Chain link or similar wire fencing is prohibited between the front of a building and a public street, except for wetland preservation and recreation uses.
(3).Electrified. The use of electrified fencing is prohibited in all zoning districts.
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13.06.512 Pedestrian and bicycle support standards.
A. General Applicability.
1. Application. The pedestrian and bicycle support standards apply to all new development and alterations that,
within a two-year period, exceed 50 percent of the value of existing development or structures, as determined by
the Building Code, unless specifically exempted herein. The standards do not apply to remodels that do not change
the exterior form of the building. However, if a project involves both exterior and interior improvements, then the
project valuation shall include both exterior and interior improvements. No alteration shall increase the level of
nonconformity or create new nonconformities to these standards.
2. Standards. Each item of this section shall be addressed individually. Exceptions and exemptions noted for
specific development situations apply only to the item noted.
3. Super regional malls. Additions to super regional malls which add less than 10,000 square feet of floor area shall
be exempt from these standards. Larger additions shall meet the requirements of this table at a ratio of at least 1 to
3 for the entire mall site (in the same manner described above, under subsection 3), except that additions of an
anchor tenant or 140,000 or more square ft. shall require full provision of these requirements for the entire mall
site.
4. Temporary. Temporary structures are exempt from the standards of this section.
5. Residential or Mixed-Use. Residential structures of 4 dwelling units or fewer only need to comply with the
standards of subsection B, below. Mixed-use structures shall comply with all of the standards.
6. Parks, recreation and open space uses shall meet the standards of this table, except as specifically exempted
below.
7. Historic. In any conflict between these standards and those applied by the Tacoma Landmarks Preservation
Commission, the standards of the commission shall prevail.
8. Fractions. Any requirement resulting in a fraction when applied shall be rounded up or down to the nearest
whole number.
B. Walkways Bicycle and Pedestrian Connections (Illustrated). To support transportation choices,
including walking, the following standards shall be met to assist pedestrian safety, comfort, and mobility,
including access to uses from public ways and access from parking areas. The pedestrian and bicycle
standards encourage a safe, direct, attractive, and usable multimodal circulation system in all
developments. They ensure a direct pedestrian connection between abutting streets and buildings on the
development site, and between buildings and other activities within the site. In addition, they provide for
connections between adjacent sites, where feasible.
1.

Internal Access Roads. Interior access roads in multi-building developments shall be designed to look and function like
public streets. This includes planting strips and street trees on both sides, sidewalks on one or both sides, and
perpendicular or parallel parking on one or both sides.

2.

1. DirectConnection between streets and entrances. A direct walkway shall be provided between all customer and/or
public entrances and the nearest public sidewalk. For residential dwellings, the required walkway shall be provided
between the front entrance and the nearest public sidewalk, or where no sidewalk exists, the nearest public street rightof-way.Generally there must be a connection between one main entrance of each building on the site and the adjacent
street. The route may not be more than 20 feet longer or 120 percent of the straight line distance, whichever is less.
Where there is more than one street frontage, an additional connection, which does not have to be a straight line
connection, is required between each of the other streets and a pedestrian entrance of each building.
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3. Minimum connection frequency. Additional walkways are required when
needed to provide at least one connection to the public sidewalk for each 150
feet of street frontage or every three parking aisles, whichever is less.
Walkways shall be located to provide the shortest practical route from the
public sidewalk or walkway network to customer and/or public building
entrances. This standard does not apply to residential uses containing 4 or
fewer dwelling units.
Parks and recreation uses (excluding passive open space), or portions thereof,
which are undeveloped with buildings, shall provide a minimum of one
walkway, and an additional walkway for each additional improved street
frontage greater than 500 feet in length (unless topography, critical areas or
public safety issues preclude reasonable provision of such additional
accesses).

3.

Route directness.
Connections to streets shall be designed and located to facilitate direct travel to all bus stops, transit
stations/centers, schools, public bicycle facilities, trails, or shared-use paths in proximity of the development site.

4.

Internal system. On sites larger than 10,000 square feet, an internal pedestrian connection system must be provided. The
system must connect all main entrances on the site that are more than 20 feet from the street, and provide connections to
other areas of the site, such as parking areas, bicycle parking, recreational areas, common outdoor areas, and any
pedestrian amenities

(Revised 12/2015)

13-208

City Clerk’s Office

Exhibit B-3 Pedestrian and bicycle support standards

Tacoma Municipal Code
2. Multiple use sites. Shopping centers and sites with multiple uses shall provide a walkway network along building façades
and through the parking lot that provides pedestrian circulation within the development and that links all customer and/or
public building entrances to the public sidewalk. Facility Design.
Lighting and landscaping. For walkways that are longer than 25 feet, trees shall be provided adjacent to the walkways at a
rate equivalent to the linear requirements for street trees in 13.06.502.C,io of 3 per 100 feet and pedestrian-scaled lighting
shall be provided at a ratio of 2 per 100 feet. For example, a 50-foot long walkway would require 2 trees and 1 pedestrianscaled light while a 90-foot long walkway would require 3 trees and 2 pedestrian-scaled lights. Trees shall be planted a
minimum of 10 feet from pedestrian light standards or parking lot light standards.
Size and materials.
Required walkways must be hard-surfaced and at least 5 feet wide, excluding vehicular overhang, except for
walkways accessing less than 4 residential dwelling units, where the minimum width shall be 4 feet. When more
than one walkway is required, at least one walkway must be 10 feet wide. Permeable pavement surfaces are
encouraged where feasible.
Where the system crosses driveways, parking areas, and loading areas, the system must be clearly identifiable,
through the use of elevation changes, speed bumps, a different paving material, or other similar method. Striping
does not meet this requirement. Elevation changes and speed bumps must be at least 4 inches high.
Where the system is parallel and adjacent to an auto travel lane, the system must be a raised path or be separated
from the auto travel lane by a raised curb, bollards, landscaping or other physical barrier. If a raised path is used it
must be at least 4 inches high and the ends of the raised portions must be equipped with curb ramps. Bollard
spacing must be no further apart than 5 feet on center.
Internal pathways shall be separated from structures at least 3 feet by landscaping, except where adjacent to a
storefront façade or where other design treatments are included on or adjacent to the wall that add visual interest at
the pedestrian scale. Examples include the use of a trellis with vine plants, sculptural, mosaic, bas-relief artwork, or
other decorative wall treatments.

Above left and center: Parking lot pathway examples. Above right: Separate walkway from structures with at least 3’ of
landscaping.

Bicycle facilities. At least one driveway and travel lane on site shall be designed to accommodate bicycles in accordance with
the Public Works Design Manual. Where a 10’ walkway is provided, it may be used as a shared-use path for both
pedestrians and bicyclists. The route shall include signage to direct bicyclists to on-site bicycle parking facilities.
Weather protection.
Weather protection shall be provided for at least one main entrance for each building for a minimum of 25 percent
of the length of hard surfaced, public or private walkways and/or plazas along façades containing customer and/or
public building entries or facing public street frontage.
Weather protection may be composed of awnings, canopies, arcades, overhangs, marquees, or similar architectural
features. It is required to cover only hard surfaced areas intended for pedestrian use and not areas such as
landscaping.
Weather protection must cover at least 5 feet of the width of the public or private sidewalk and/or walkway, but
may be indented as necessary to accommodate street trees, street lights, bay windows, or similar building
accessories to not less than 3 feet in width.

City Clerk’s Office
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Chapter 13.06
ZONING
13.06.100
13.06.100.B.1
13.06.100.B.2
13.06.100.B.3
13.06.100.B.4
13.06.100.B.5
13.06.100.B.6
13.06.100.B.7
13.06.100.B.8
13.06.105
13.06.110
13.06.115
13.06.118
13.06.120
13.06.125
13.06.130
13.06.135
13.06.140
13.06.145
13.06.150
13.06.155
13.06.160
13.06.200
13.06.200.A
13.06.200.B
13.06.200.B.1
13.06.200.B.2
13.06.200.B.3
13.06.200.B.4
13.06.200.B.5
13.06.200.C
13.06.200.D
13.06.200.E
13.06.200.F
13.06.300
13.06.300.A
13.06.300.B
13.06.300.B.1
13.06.300.B.2
13.06.300.B.3
13.06.300.B.4
13.06.300.B.5
13.06.300.B.6
13.06.300.B.7
13.06.300.B.8
13.06.300.C
13.06.300.D
13.06.300.E
13.06.300.F
13.06.300.G
13.06.300.H

Residential Districts.
R-1 Single-Family Dwelling District.
R-2 Single-Family Dwelling District.
R-2 SRD Residential Special Review District.
HMR-SRD Historic Mixed Residential Special Review District.
R-3 Two-Family Dwelling District.
R-4-L Low-Density Multiple Family Dwelling District.
R-4 Multiple-Family Dwelling District.
R-5 Multiple-Family Dwelling District.
Repealed.
Repealed.
Repealed.
Repealed.
Repealed.
Repealed.
Repealed.
Repealed.
PRD Planned Residential Development District.
Small-lot single-family residential development.
Accessory dwelling units.
Day care centers.
Cottage Housing.
Commercial Districts.
District purposes.
Districts established.
T Transitional District.
C-1 General Neighborhood Commercial District.
C-2 General Community Commercial District.
HM Hospital Medical District.
PDB Planned Development Business District.
Land use requirements.
Building envelope standards.
Maximum setback standards on designated streets.
Common requirements.
Mixed-Use Center Districts.
District purposes.
Districts established.
NCX Neighborhood Commercial Mixed-Use District.
CCX Community Commercial Mixed-Use District.
UCX Urban Center Mixed-Use District.
RCX Residential Commercial Mixed-Use District.
CIX Commercial Industrial Mixed Use District.
NRX Neighborhood Residential Mixed-Use District.
URX Urban Residential Mixed-Use District
HMX Hospital Medical Mixed-Use District
Applicability and pedestrian streets designated.
Land use requirements.
Building envelope standards.
Maximum setback standards.
Residential X-District Yard Space Standards.
Common requirements.
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13.06.400
13.06.400.A
13.06.400.B
13.06.400.B.1
13.06.400.B.2
13.06.400.B.3
13.06.400.B.4
13.06.400.C
13.06.400.D
13.06.410
13.06.420
13.06.430
13.06.500
13.06.501
13.06.502
13.06.503
13.06.510
13.06.511
13.06.512
13.06.513
13.06.520
13.06.521
13.06.522
13.06.525
13.06.530
13.06.535
13.06.540
13.06.545
13.06.550
13.06.555
13.06.560
13.06.565
13.06.570
13.06.575
13.06.600
13.06.601
13.06.602
13.06.603
13.06.605
13.06.610
13.06.620
13.06.625
13.06.630
13.06.635
13.06.640
13.06.645
13.06.650
13.06.655
13.06.700

Industrial Districts.
Industrial district purposes.
Districts established.
M-1 Light Industrial District.
M-2 Heavy Industrial District.
PMI Port Maritime & Industrial District.
ST-M/IC South Tacoma Manufacturing/Industrial Overlay District.
Land use requirements.
Building envelope standards.
Repealed.
Repealed.
Repealed.
Requirements in all preceding districts.
Building design standards.
Landscaping and buffering standards.
Residential transition standards.
Off-street parking and storage areas.
Transit support facilities.
Pedestrian and bicycle support standards.
Drive-throughs.
Signs.
General sign regulations.
District sign regulations.
Adult uses.
Juvenile community facilities.
Special needs housing.
Surface mining.
Wireless communication facilities.
Work release centers.
View-Sensitive Overlay District.
Parks, recreation and open space.
Marijuana Businesses.
Live/Work and Work/Live.
Shor-term rental.
Zoning code administration − General purposes.
Public Facility Sites − Development Regulation Agreements Authorized.
General restrictions.
Mineral resource lands.
Interpretation and application.
Repealed.
Severability.
Repealed.
Nonconforming parcels/uses/structures.
Temporary use.
Conditional use permit.
Variances.
Application for rezone of property.
Amendments to the zoning regulations.
Definitions and illustrations.

***
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13.06.100 Residential Districts.
C. Land use requirements.
1. Applicability. The following tables compose the land use regulations for all districts of Section 13.06.100. All portions of
13.06.100 and applicable portions of 13.06.500 apply to all new development of any land use variety, including additions, and
remodels, in all districts in Section 13.06.100, unless explicit exceptions or modifications are noted. The requirements of
Section 13.06.100.A through Section 13.06.100.C are not eligible for variances. When portions of this section are in conflict
with other portions of Chapter 13.06, the more restrictive shall apply. For individually designated properties listed on the
Tacoma Register of Historic Places, and for contributing buildings within Historic Special Review Districts, where there is a
conflict between the regulations of this chapter and historic guidelines and standards, the historic guidelines and standards shall
prevail pursuant to TMC 13.05.046.
2. Use requirements. The following use table designates all permitted, limited, and prohibited uses in the districts listed. Use
classifications not listed in this section or provided for in Section 13.06.500 are prohibited, unless permitted via Section
13.05.030.E.
3. Use table abbreviations.
P = Permitted use in this district.
TU = Temporary Uses allowed in this district subject to specified provisions and consistent with the criteria and
procedures of Section 13.06.635.
CU = Conditional use in this district. Requires conditional use permit, consistent with the criteria and procedures of
Section 13.06.640.
N = Prohibited use in this district.
4. District use table. (see next page for table)
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Uses

R-1

R-2

R-2SRD

HMRSRD

R-3

R-4-L

R-4

R-5

1

Additional Regulations

Accessory uses and
buildings

P

P

P

P

P

P

P

P

Subject to additional requirements contained in Section
13.06.100.F

Adult family home

P

P

P

P

P

P

P

P

Subject to additional requirements contained in Section
13.06.535

Juvenile community facility

CU

CU

CU

CU

CU

CU

CU

CU

Subject to additional requirements contained in Section
13.06.530.

Live/Work

N

N

N

N

N

N

N

N

Lodging house

N

P

P

P

P

P

P/CU

P/CU

Marijuana processor

N

N

N

N

N

N

N

N

Marijuana producer

N

N

N

N

N

N

N

N

Seasonal sales

TU

TU

TU

TU

TU

TU

TU

TU

Self-storage

N

N

N

N

N

N

N

N

Short-term rental (1-2 guest
rooms)

P/CU

P/CU

P/CU

P/CU

P/CU

P/CU

P/CU

P/CU

***

For R-2, R-2SRD, and HMR-SRD lodging is limited to
one guest room only, provided such use shall not be in
connection with a foster home for children or foster
home for adults which may otherwise be authorized.
For R-3 and R-4-L, lodging is limited to two guest
rooms, provided such use shall not be in connection with
a foster home for children, a foster home for adults, or
lodging which may otherwise be authorized.
For R-4 and R-5, lodging is limited to two guest rooms,
provided that lodging with for more than two guest
rooms may be allowed subject to the approval of a
conditional use permit.

***

2016 Annual Amendment – Short-Term Rentals Code Amendments
Draft Code Amendments (4-6-16)

Subject to additional requirements contained in Section
13.06.635.

Subject to additional requirements contained in Sections
13.06.575 and 13.06.150.
A Conditional Use Permit is required if the short-term
rental is proposed to include accessory activities such as
wedding, retirement parties, corporate events, etc.
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Uses

R-1

R-2

R-2SRD

HMRSRD

R-3

R-4-L

R-4

R-5

1

Additional Regulations

Short-term rental (3-9 guest
rooms)

N

N

N

N

CU

CU

CU

CU

Subject to additional requirements contained in Sections
13.06.575 and 13.06.150.
For R-3, R-4-L, R-4 and R-5, a Conditional Use Permit
is required.

Short-term rental (entire
dwelling)

P/CU

P/CU

P/CU

P/CU

P/CU

P/CU

P/CU

P/CU

Subject to additional requirements contained in Section
13.06.575 and 13.06.150.
A Conditional Use Permit is required if the short-term
rental is proposed to include accessory activities such as
wedding, retirement parties, corporate events, etc., or if
the short-term rental is not owner occupied.

Staffed residential home

P

P

P

P

P

P

P

P

Subject to additional requirements contained in Section
13.06.535.

Student housing

CU

CU

CU

CU

CU

CU

CU

CU

***
Footnotes:
1

2

For historic structures and sites, certain uses that are otherwise prohibited may be allowed, subject to the approval of a conditional use permit. See Section 13.06.640.F for additional details,
limitations and requirements.
Certain land uses, including two-family, townhouse, cottage housing, and Detached Accessory Dwelling Units in certain districts, are subject to the provisions of the Residential Infill Pilot
Program. See Section 13.05.115.

***
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H. Common requirements. To streamline the Zoning Code, certain requirements common to all districts are consolidated
under Sections 13.06.500 and 13.06.600. These requirements apply to Section 13.06.100 by reference:
13.06.501
13.06.502
13.06.510
13.06.511
13.06.512
13.06.520
13.06.575
13.06.602

Building design standards.
Landscaping and buffering standards.
Off-street parking and storage areas.
Transit support facilities.
Pedestrian and bicycle support standards.
Signs.
Short-term rental.
General restrictions (contains certain common provisions applicable to all districts, such as general limitations
and exceptions regarding height limits, yards, setbacks and lot area).

***
13.06.150 Accessory dwelling units.
C. Requirements. The creation of an ADU shall be subject to the following requirements, which shall not be subject to
variance.
1. Number. One ADU shall be allowed per residential lot as a subordinate use in conjunction with any new or existing singlefamily detached dwelling in the City of Tacoma.
2. Occupancy. The maximum number of occupants in an ADU shall be 4 persons. Maximum occupancy may be further
limited by the Minimum Building and Structures Code in Title 2.
3. Composition. The ADU shall include facilities for cooking, living, sanitation, and sleeping.
4. Ownership. The property owner (i.e., title holder or contract purchaser) must maintain his or her occupancy in the main
building or the ADU. Owners shall record a notice on title which attests to their occupancy and attests that, at no time, shall
they receive rent for the owner-occupied unit. Falsely attesting owner-residency shall be a misdemeanor subject to a fine not
to exceed $5,000, including all statutory costs, assessments, and fees. In addition, ADUs shall not be subdivided or otherwise
segregated in ownership from the main building.
5. Parking. No off-street parking is required for the ADU. If additional ADU parking is provided, such parking shall be
located in the rear portion of the lot and shall not be accessed from the front if suitable access to the rear is available, such as
an abutting right-of-way that is or can practicably be developed. If access is not practicably available to the rear yard, subject
to determination by the City Engineer, then vehicular access to the front may be developed subject to the limitations in Section
13.06.510.A.6.
6. Home occupations. Home occupations shall be allowed, subject to existing regulations. However, if both the main building
and the ADU contain home occupations, only one of the two is permitted to receive customers on the premises.
7. Short-term rental. The use of an ADU as a short-term rental shall be allowed, subject to compliance with Sections
13.06.150 and 13.06.575.
78. Legalization of Nonconforming ADUs. Nonconforming ADUs existing prior to the enactment of these requirements may
be found to be legal if the property owner applied for an ADU permit prior to December 31, 1995, and brings the unit up to
Minimum Housing Code standards. After January 1, 1996, owners of illegal ADUs shall be guilty of a misdemeanor and,
upon conviction thereof, subject to a fine not to exceed $1,000, including all statutory costs, assessments, and fees, plus $75
per day after notice of the violation has been made. All owners of illegal ADUs shall also be required to either legalize the
unit or remove it.

***
13.06.200 Commercial Districts.
C. Land use requirements.
1. Applicability. The following tables compose the land use regulations for all districts of Section 13.06.200. All portions of
Section 13.06.200 and applicable portions of Section 13.06.500 apply to all new development of any land use variety,
2016 Annual Amendment – Short-Term Rentals Code Amendments
Draft Code Amendments (4-6-16)
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including additions and remodels, in all districts in Section 13.06.200, unless explicit exceptions or modifications are noted.
The requirements of Section 13.06.200.A through Section 13.06.200.C are not eligible for variance. When portions of this
section are in conflict with other portions of Chapter 13.06, the more restrictive shall apply.
2. Use requirements. The following use table designates all permitted, limited, and prohibited uses in the districts listed. Use
classifications not listed in this section or provided for in Section 13.06.500 are prohibited, unless permitted via
Section 13.05.030.E. Certain street level use restrictions may apply; see Section 13.06.200.C.4 below.
[See next page for table.]
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Tacoma Municipal Code
3. Use table abbreviations.
P
CU
TU
N

=
=
=
=

Permitted use in this district.
Conditional use in this district. Requires conditional use permit, consistent with the criteria and procedures of Section 13.06.640.
Temporary Uses allowed in this district subject to specified provisions and consistent with the criteria and procedures of Section 13.06.635.
Prohibited use in this district.

4. District use table.
C-1

1

T

Adult family home
Adult retail and entertainment

P

P

P

P

N

N

N

N

Juvenile community facility
Live/Work

N
P

N
P

N
P

N
P

Lodging house

P

P

P

P

Marijuana processor

N

N

N

N

Marijuana producer

N

N

N

N

TU
N

TU
N

TU
P

TU
P

P

P

P

P

Subject to Section 13.06.635.
Any other use of the facility shall be consistent with this section. See specific requirements in
Section 13.06.503.B.
Subject to additional requirements contained in Section 13.06.575 and 13.06.150.

P

P

P

P

Subject to additional requirements contained in Section 13.06.575 and 13.06.150.

Short-term rental (entire
dwelling)

P/CU

P/CU

P/CU

P/CU

Staffed residential home
Student housing

P
P

P
P

P
P

P
P

C-2

PDB

2, 3

Uses

Additional Regulations

(also see footnotes at bottom of table)

See definition for bed limit.
Prohibited except as provided for in Section 13.06.525.

***
Prohibited except as provided for in Section 13.06.530.
Projects incorporating live/work in new construction shall contain no more than 20 live/work
units.
Subject to additional requirements contained in Section 13.06.570.

***
Seasonal sales
Self-storage
Short-term rental (1-2 guest
rooms)
Short-term rental (3-9 guest
rooms)

Subject to additional requirements contained in Section 13.06.575 and 13.06.150.
A Conditional Use Permit is required for the rental of an entire dwelling that is not owner
occupied.
See Section 13.06.535. See definition for bed limit.

***
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Tacoma Municipal Code
Uses

T

C-1

C-2

1

PDB

2, 3

Additional Regulations

(also see footnotes at bottom of table)

Footnotes:
1.

Designated Pedestrian Streets − For segments here noted, additional use limitations apply to areas within C-2 Commercial District zoning to ensure continuation of development
patterns in certain areas that enhance opportunities for pedestrian-based commerce.
th

2.
3.

North 30 Street from 200 feet east of the Starr Street centerline to 190 feet west of the Steele Street centerline: street level uses are limited to retail, personal services, eating and
drinking, and customer service offices.
For historic structures and sites, certain uses that are otherwise prohibited may be allowed, subject to the approval of a conditional use permit. See Section 13.06.640.F for
additional details, limitations and requirements.
Commercial shipping containers shall not be an allowed type of accessory building in any commercial zoning district. Such storage containers may be allowed as a temporary
use, subject to the limitations and standards in Section 13.06.635.

***
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Tacoma Municipal Code

F. Common requirements. To streamline the Zoning Code, certain requirements common to all districts are consolidated under
Sections 13.06.500 and 13.06.600. These requirements apply to Section 13.06.200 by reference.
Refer to Section 13.06.500 for the following requirements in Section 13.06.200 districts:
13.06.501
13.06.502
13.06.503
13.06.510
13.06.511
13.06.512
13.06.520
13.06.575
13.06.602

Building design standards.
Landscaping and buffering standards.
Residential transition standards.
Off-street parking and storage areas.
Transit support facilities.
Pedestrian and bicycle support standards.
Signs.
Short-term rental.
General restrictions (contains certain common provisions applicable to all districts, such as general limitations
and exceptions regarding height limits, yards, setbacks and lot area)

***
13.06.300 Mixed-Use Center Districts.
D. Land use requirements.
1. Use requirements. The following use table designates all permitted, limited, and prohibited uses in the districts listed. Use
classifications not listed in this section or provided for in Section 13.06.500 are prohibited, unless permitted via
Section 13.05.030.E.
2. Use table abbreviations.
P =
CU =
TU =
N =

Permitted use in this district.
Conditional use in this district. Requires conditional use permit, consistent with the criteria and
procedures of Section 13.06.640.
Temporary use consistent with Section 13.06.635.
Prohibited use in this district.
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Tacoma Municipal Code

3. District use table.
1

3, 4, 5

Uses

NCX

CCX

UCX

RCX

CIX

HMX

URX

NRX

Additional Regulations
table)

Adult family home

P

P

P

P

P

P

P

P

Adult retail and
entertainment

N

N

N

N

N

N

N

N

Subject to additional requirements contained in Section 13.06.535.
See definition for bed limit. Prohibited at street level along
2
designated pedestrian streets in NCX. Not subject to minimum
densities found in Section 13.06.300.E.
Prohibited, except as provided for in Section 13.06.525.

Juvenile
community facility

P

P

P

P/CU

P

N

P/CU

CU

Live/Work

P

P

P

P

P

P

P

P

Lodging house

P

P

P

P

P

P

P

CU

Marijuana
processor
Marijuana
producer

N

N

N

N

P

N

N

N

In NCX and CCX Districts, prohibited at street level along
2
frontage of designated core pedestrian streets. See
Section 13.06.530 for additional information about size limitations
and permitting requirements.
Projects incorporating live/work in new construction shall contain
no more than 20 live/work units.
Subject to additional requirements contained in Section 13.06.570.
Prohibited at street level along frontage of designated core
2
pedestrian streets in NCX and CCX Districts.
See additional requirements contained in Section 13.06.565

N

N

N

N

P

N

N

N

See additional requirements contained in Section 13.06.565

Seasonal sales
Self-storage

TU
N

TU
P

TU
P

TU
N

TU
P

TU
N

TU
N

TU
N

Short-term rental
(1-2 guest rooms)

P

P

P

P/CU

P

P

P

P/CU

Subject to Section 13.06.635.
See specific requirements in Section 13.06.503.B. In NCX and
CCX Districts, prohibited at street level along frontage of
2
designated core pedestrian streets.
Prohibited at street level along frontage of designated core
pedestrian streets in NCX and CCX Districts.2
Subject to additional requirements contained in Section 13.06.575
and 13.06.150.
For RCX and NRX, a Conditional Use Permit is required if the
short-term rental is proposed to include accessory activities such as
wedding, retirement parties, corporate events, etc.

(also see footnotes at bottom of

***

***
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Tacoma Municipal Code

1

3, 4, 5

Uses

NCX

CCX

UCX

RCX

CIX

HMX

URX

NRX

Additional Regulations
table)

Short-term rental
(3-9 guest rooms)

P

P

P

PCU

P

P

P

CU

Short-term rental
(entire dwelling)

P/CU

P/CU

P/CU

P/CU

P/CU

P/CU

P/CU

P/CU

Staffed residential
home

P

P

P

P

P

P

P

P

Student housing

P

P

P

P

P

P

P

N

Prohibited at street level along frontage of designated core
pedestrian streets in NCX and CCX Districts.2
Subject to additional requirements contained in Section 13.06.575
and 13.06.150.
For RCX and NRX, short-term rental of three to nine guest rooms is
subject to the approval of a conditional use permit.
Prohibited at street level along frontage of designated core
pedestrian streets in NCX and CCX Districts.2
Subject to additional requirements contained in Section 13.06.575
and 13.06.150.
A Conditional Use Permit is required if the short-term rental is not
owner occupied.
For RCX and NRX, a Conditional Use Permit is also required if
the short-term rental is proposed to include accessory activities
such as wedding, retirement parties, corporate events, etc.
See Section 13.06.535. See definition for bed limit. Prohibited at
street level along designated core pedestrian streets in NCX and
2
CCX Districts. Not subject to minimum densities found in
Section 13.06.300.E.
Prohibited at street level along frontage of designated core
2
pedestrian streets in NCX and CCX Districts.

(also see footnotes at bottom of

***
Footnotes:
1. The floor area of any development in RCX must be at least 75 percent residential, unless otherwise noted.
2. For uses that are restricted from locating at street-level along designated pedestrian or core pedestrian streets, the following limited exception is provided. Entrances, lobbies,
management offices, and similar common facilities that provide access to and service a restricted use that is located above and/or behind street-level uses shall be allowed, as
long as they occupy no more than 50-percent or 75 feet, whichever is less, of the site’s street-level frontage on the designated pedestrian or core pedestrian street. See Section
13.06.300.C. for the list of designated pedestrian and core pedestrian streets.
3. For historic structures and sites, certain uses that are otherwise prohibited may be allowed, subject to the approval of a conditional use permit. See Section 13.06.640.F for
additional details, limitations and requirements.
4. Commercial shipping containers shall not be an allowed type of accessory building in any mixed-use zoning district. Such storage containers may be allowed as a temporary
use, subject to the limitations and standards in Section 13.06.635.
5. Additional restrictions on the location of parking in mixed-use zoning districts are contained in the parking regulations – see Section 13.06.510.A.1 Table 2

***
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Tacoma Municipal Code

H. Common requirements. To streamline the Zoning Code, certain requirements common to all districts are
consolidated under Sections 13.06.500 and 13.06.600. These requirements apply to Section 13.06.300 by reference.
Refer to Section 13.06.500 for the following requirements for development in Mixed-Use Center Districts:
13.06.501
13.06.502
13.06.503
13.06.510
13.06.511
13.06.512
13.06.520
13.06.575
13.06.602

Building design standards.
Landscaping and buffering standards.
Residential transition standards.
Off-street parking and storage areas.
Transit support facilities.
Pedestrian and bicycle support standards.
Signs.
Short-term rental.
General restrictions (contains certain common provisions applicable to all districts, such as general
limitations and exceptions regarding height limits, yards, setbacks and lot area)

***
13.06.400 Industrial Districts.
13.06.400.C
Land use requirements.
1. Applicability. The following tables compose the land use regulations for all districts of Section 13.06.400. All
portions of Section 13.06.400 and applicable portions of Section 13.06.500 apply to all new development of any
land use variety, including additions and remodels. Explicit exceptions or modifications are noted. When portions of
this section are in conflict with other portions of Chapter 13.06, the more restrictive shall apply.
2. Use Requirements. The following use table designates all permitted, limited, and prohibited uses in the districts
listed.
Use classifications not listed in this section or provided for in Section 13.06.500 are prohibited, unless permitted via
Section 13.05.030.E.
3. Use table abbreviations.
P
=
Permitted use in this district.
CU
=
Conditional use in this district. Requires conditional use permit consistent with the criteria and
procedures of Section 13.06.640.
TU
=
Temporary Uses allowed in this district subject to specified provisions and consistent with the criteria
and procedures of Section 13.06.635.
N
=
Prohibited use in this district.
4. District use table.
Uses

M-1

M-2

PMI

1

Additional Regulations

Adult family home

P/N*

N

N

In M-1 districts, permitted only within residential or
institutional buildings in existence on December 31, 2008, the
effective date of adoption of this provision, or when located
within a mixed-use building where a minimum of 1/3 of the
building is devoted to industrial or commercial use.
*Not permitted within the South Tacoma M/IC Overlay
District
See Section 13.06.535.

Adult retail and
entertainment

P

P

P

Subject to development standards contained in
Section 13.06.525.
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Uses

M-1

M-2

PMI

1

Additional Regulations

***
Juvenile community
facility

P/N*

P/N*

P

See Section 13.06.530 for resident limits and additional
regulations.
*Not permitted within the South Tacoma M/IC Overlay
District.

Live/Work

P

N

N

Projects incorporating live/work in new construction shall
contain no more than 20 live/work units.
Subject to additional requirements contained in Section
13.06.570.

Lodging house

P/N*

N

N

Marijuana processor

P

P

P

In M-1 districts, permitted only within residential or
institutional buildings in existence on December 31, 2008, the
effective date of adoption of this provision, or when located
within a mixed-use building where a minimum of 1/3 of the
building is devoted to industrial or commercial use.
*Not permitted within the South Tacoma M/IC Overlay
District.
See additional requirements contained in Section 13.06.565

Marijuana producer

P

P

P

See additional requirements contained in Section 13.06.565

Seasonal sales

TU

TU

TU

Subject to development standards contained in Section
13.06.635.

Self-storage

P

P

P

See specific requirements in Section 13.06.503.B.

Short-term rental

N

N

N

Staffed residential home

P/N*

N

N

***

In M-1 districts, permitted only within residential or
institutional buildings in existence on December 31, 2008, the
effective date of adoption of this provision, or when located
within a mixed-use building where a minimum of 1/3 of the
building is devoted to industrial or commercial use.
*Not permitted within the South Tacoma M/IC Overlay District.
See Section 13.06.535.

Student housing

P/N*

N

N

In M-1 districts, permitted only within residential or
institutional buildings in existence on December 31, 2008, the
effective date of adoption of this provision, or when located
within a mixed-use building where a minimum of 1/3 of the
building is devoted to industrial or commercial use.
*Not permitted within the South Tacoma M/IC Overlay
District.

***
Footnotes:
1. For historic structures and sites, certain uses that are otherwise prohibited may be allowed, subject to the approval of a
conditional use permit. See Section 13.06.640.F for additional details, limitations and requirements.

***
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13.06.500 Requirements in all preceding districts.
Applicability. The regulations of this section are applicable in all zoning districts, with exceptions only as noted.
Regulations may refer to districts by class of districts, for example Districts or Industrial Districts, this means that all
districts carrying the designated prefix or suffix are required to meet the given regulation. Overlay districts are
combined with an underlying zoning district and supplement the regulations of that district. Overlay districts only
apply to land carrying the overlay district designation.

***
13.06.575 Short-term rental.
A. Purpose. The purpose of this section is to support entrepreneurship by providing residents with an opportunity to
use their homes to engage in small-scale business activities; to support tourism; to make efficient use of structures;
and to provide safe alternative forms of lodging; and to protect neighborhood character. This is accomplished by
establishing criteria and standards to ensure that short-term rentals are operated in a safe manner with conducted in
a manner that is clearly secondary and incidental to the primary use of the property as residential, with proper
oversight by the owner, and do not significantly alter the exterior of the property or affect the residential character of
the neighborhood.
B. Criteria and sStandards.
1. Registration and inspections. The owner of the property for short-term rentals must register with the City of
Tacoma’sDepartment mandatory inspectionIn addition, t$150.00 to cover annual inspection.
21. Owner occupancy. For short-term rentals that involve rental of individual guest rooms within a dwelling, the
property must be owner occupied during rental. For short-term rentals that include rental of the entire dwelling, the
dwelling must be owner occupied a minimum of six months a year, unless allowed by a Conditional Use Permit.
32. Safety sign. There must be a clearly printed sign inside the door of each rental guest room with the locations of
fire extinguishers, gas shut-off valves, fire exits, and/or pull fire alarm.
3. The home shall be equipped with functioning smoke detectors and carbon monoxide detectors.
3. Occupancy. Maximum occupancy shall be dictated by the Minimum Building and Structures Code.
E. Nonconforming short-term rentals. Existing short-term rentals have six months from date of ordinance to register
(including paying applicable fees). Continuation of the short-term rental will be subject to compliance with
minimum life safety codes. Except for life safety standards, if an existing short-term rental is determined to be
nonconforming to any of the above standards, and provided the short-term rental is registered within six months, the
short-term rental will be designated nonconforming. To demonstrate an existing short-term rental, owner must
provide documentation such as rental records. There will be a $300.00 one-time fee for a nonconforming letter (to
cover research and administration time).

***
13.06.640 Conditional use permit.

***
I. Uses in Historic Structures. A conditional use permit for the reuse of a historic structure and/or site for one of the
below listed uses (where not otherwise allowed by the underlying zoning) shall be authorized only if it can be found
to be consistent with all of the following criteria. This provision shall be limited to only those structures and sites
that are individually-listed on the Tacoma Register of Historic Places. In granting such a conditional use permit the
Director or Hearing Examiner may attach thereto such conditions regarding the location, character, orientation,
layout, access and other features of the proposed development as may be deemed necessary to ensure consistency
with the intent of the TMC and Comprehensive Plan and ensure that use of the building and site will be compatible
with the existing, historic attributes of the building and site and surrounding uses.
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1. The use shall be consistent with the goals and policies of the Comprehensive Plan, any adopted neighborhood or
community plans, and applicable ordinances of the City of Tacoma.
2. 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 use permit:
a. 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.
b. 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.
c. The adequacy of landscaping, screening, yard setbacks, open spaces, or other development characteristics
necessary to mitigate the impact of the use upon neighboring properties.
3. The proposed re-use shall promote the preservation and/or restoration of the designated historic structure(s) on the
site.
4. The proposed reuse and design of any modifications to the historic structure(s) and site shall be approved by the
Landmarks Preservation Commission.
5. The proposed use shall be limited to one of the following:
Art/craft production

Assembly facilities

Continuing care retirement
community

Cultural institutions

Extended care facility

Group housing

Intermediate care facility

Lodging houseShort-term rental

Multi-family dwellings

Offices offering professional dental,
medical, legal or design services

Offices for charitable, philanthropic or
community service organizations where it can be
shown that there is limited contact with the
general public

Personal services

Retirement home

Retail, only as an incidental use to one or more of
the other listed uses

***
13.06.700 Definitions and illustrations.

***
Live/work. A dwelling or sleeping unit in which up to 50 percent of the space includes a commercial business use.
The business owner lives in the residential space.
Loading space. An off-street space, having a paved surface, within a building or on the same lot with a building, for
the temporary parking of a commercial vehicle or truck while loading or unloading merchandise or materials and
which has direct access to a street or alley.
Lodging house. A building with not more than nine guest rooms where lodging or lodging and boarding is provided
for compensation. This use, which includes bed and breakfasts, is often operated in conjunction with and within a
single-family detached dwelling.
Lot. A designated parcel, tract, or area of land established by plat, subdivision, or as otherwise created by legal
action.
Lot, corner. A lot abutting upon two or more streets at their intersection.

***
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Setback line. A line within a lot parallel to a corresponding lot property line, which is established to govern the
location of buildings, structures, or uses. Where no minimum front, side, corner side, or rear yard setbacks are
specified, the setback line shall be coterminous with the corresponding lot line.
Shopping center. A unified grouping of two or more commercial establishments, such as retail, eating and drinking,
office, and personal service uses, which are located on a single site with common/shared parking facilities. Shopping
centers may occupy a single structure or separate structures that are physically or functionally related, but
establishments with accessory uses, such as a grocery store with an accessory coffee shop, are not, by themselves,
considered a shopping center. A shopping center may include pads for future buildings.
Short-term rental. The rental of not more than nine guest rooms within an owner occupied dwelling, or the rental of
an entire dwelling to a family, as defined in TMC 13.06.700, for less than thirty days at a time, where lodging or
lodging and boarding is provided for compensation. This use includes bed and breakfast, but does not include home
exchange (“home swapping”) or units in a multifamily development reserved for guest(s) of the residents.
Shrub. Any woody perennial plant that is generally less than fifteen feet in height at maturity.
Sign. Any materials placed or constructed, or light projected, that (a) convey a message or image, and (b) are used to
inform or attract the attention of the public, but not including any lawful display of merchandise. Some examples of
“signs” include placards, A-boards, posters, murals, diagrams, banners, flags, billboards, or projected slides, images
or holograms. The applicability of the term “sign” does not depend on the content of the message or image
conveyed.

***
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A. Wetland Classification
1. Wetlands shall be classified Category I, II, III, and IV, in accordance with the criteria from the 2014 Washington
State Wetlands Rating System for Western Washington, Washington Department of Ecology publication No. 14-06029, published October 2014, or as amended.
2. Category I wetlands are those that 1) represent a unique or rare wetland type; or 2) are more sensitive to
disturbance than most wetlands; or 3) are relatively undisturbed and contain ecological attributes that are impossible
to replace within a human lifetime; or 4) provide a high level of functions. Category I wetlands include the
following types of wetlands: Estuarine wetlands, Natural Heritage wetlands, Bogs, Mature and Old-growth Forested
wetlands; wetlands that perform many functions very well and that score 23-27 points in the 2014 Washington
Wetlands Rating System for Western Washington.
3. Category II wetlands are those that are difficult to replace, and provide high levels of some functions. These
wetlands occur more commonly than Category I wetlands, but still need a relatively high level of protection.
Category II wetlands include the following types of wetlands: Estuarine wetlands, and wetlands that perform
functions well and score between 20-22 points.
4. Category III wetlands are those that perform functions moderately well and score between 16-19 points. These
wetlands have generally been disturbed in some way and are often less diverse or more isolated from other natural
resources in the landscape than Category II.
5. Category IV wetlands are those that have the lowest levels of functions, between 9 and 15 points,and are often
heavily disturbed. These are wetlands that may be replaced, and in some cases may be improved.
6. In addition, wetlands that require special protection and are not included in the general rating system shall be
rated according to the guidelines for the specific characteristic being evaluated. The special characteristics that
should be taken into consideration are as follows:
a. The wetland has been documented as a habitat for any Federally -listed Threatened or Endangered plant or animal
species. In this case, “documented” means the wetland is on the appropriate state or federal database.
b. The wetland has been documented as a habitat for State- listed Threatened or Endangered plant or animal species.
In this case “documented” means the wetland is on the appropriate state database.
c. The wetland contains individuals of Priority Species listed by the WDFW for the State.
d. The wetland has been identified as a Wetland of Local Significance.
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R-1

R-2

R-2SRD

HMR-SRD

R-3

R-4-L

R-4

R-5

Additional Residential Development Standards
Minimum Usable Yard Space

1. Single family dwellings. All lots shall provide a contiguous rear or side usable yard space equivalent to at least 10% of the lot size. This usable yard space
shall meet all of the following standards:
• Have no dimension less than 15-feet, except for lots that are less than 3500 SF, where the minimum dimension shall be no less than 12 feet
• Not include structures, parking, alley or driveway spaces or required critical area buffers
• Not be located in the front yard
Critical Area Exception: Where the lot contains identified critical areas and/or buffers, said critical areas and/or buffers shall be excluded from the lot size
calculation for determining the usable yard space required on site.
21. Duplexes and Triplexes. At least 200 square feet of private yard space is required for each dwelling unit. Required yard space could include a
combination of front porches, private or shared rear yards, balconies, or rooftop decks. Vehicular access areas and required walkways and buffers shall not
count as yard space and front yard areas may not be counted towards this requirement, except for those yard areas set back beyond the minimum
requirement.
3.. Townhouse Development. At least 200 square feet of private yard space is required for each townhouse. Required yard space could include a combination
of private front or rear yard space, porches, balconies, rooftop decks, or shared common yard space amongst groups of townhouses. Vehicular access areas
and required walkways and buffers shall not count as yard space.

43. Multi-Family. At least 150 square feet of yard space is required for each dwelling unit. Required setback and buffer areas, vehicular access areas and
required walkways and buffers shall not count towards the yard space requirement. A minimum of 35% of the yard space shall be provided
in common. The remainder can be provided as private or common yard space, through any combination of the following types of
areas/features:
a.
Common Yard space. This includes landscaped courtyards or decks, front porches, community gardens with pathways, children’s play areas, or other
multi-purpose recreational and/or green spaces. Requirements for common yard spaces include the following:
(1) No dimension shall be less than fifteen feet in width (except for front porches).
(2) Spaces shall be visible from multiple dwelling units and positioned near pedestrian activity.
(3) Spaces shall feature paths, landscaping, seating, lighting and other pedestrian amenities to make the area more functional and enjoyable.
(4) Individual entries shall be provided onto common yard space from adjacent ground floor residential units, where applicable.
(5) Space should be oriented to receive direct sunlight for part of the day, facing east, west, or (preferably) south, when possible.
(6) Common yard space shall be open to the sky, except for clear atrium roofs and shared porches. 25% of the common open space may be covered,
but not enclosed.
(7) Shared porches qualify as common yard space provided no dimension is less than eight feet.
b. Private balconies, porches, decks, patios or yards. To qualify as yard space, such spaces shall be at least 50 square feet, with no dimension less than
five feet.
c.
Rooftop decks, To qualify, rooftop decks must meet the following
standards:
(1) Must be accessible to all dwelling units.
(2) Must include amenities such as seating areas and landscaping.
(3) Must feature hard surfacing appropriate to encourage residential use.
(4) Must include lighting for residents’ safety.
(5) No dimension shall be less than 15 feet in width.

Tree Canopy, percentage of

City Clerk’s Office

-

-

-

30

-

13-91

30

20

15
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Landscaping Buffers: Landscaping buffers are intended to function as a substantial vegetative screening providing physical and visual separation
between dissimilar districts in order to soften visual and aesthetic impacts. Buffers also provide the aesthetic and environmental benefits of vegetation.
Exceptions:
(1) When there is a 20 foot vertical grade difference between a development site that is located across the street or alley or is abutting R-District property, no
Landscape buffers are required along the affected property line if such grade difference is demonstrated to provide comparable protection.
(2) When the development site is across an arterial street or highway from the R-District property being screened, it is not required to provide a Landscape buffer
along the affected property line abutting the arterial street or highway.
(3) The Director may waive the requirement for a screening if equivalent screening is provided by existing parks, parkways, recreation areas, or by topography or
other natural conditions.
(4) The Director may waive the requirement for a screening if the R-District property being screened is in long-term use for a purpose other than residential, and
which would not be negatively impacted by adjacency to a more intensive use.
(5) The continuous landscaping buffer may be interrupted to the minimum extent necessary to accommodate driveway and walkway access to and from the
property.
• A continuous planting area that has a minimum width of 15 feet shall be provided on the property, along the boundary with the
More intensive district
R-District.
abutting an R-District
property
• Where the property required to provide a buffer is 150 feet or less in depth, measured perpendicularly from the residential parcel,
the buffer can be reduced to the minimum 10-foot wide buffer listed below.
• A continuous planting area that has a minimum width of 7 feet shall be provided on the property, across from the R-District.
More intensive district
across the street or alley
• In cases where there is a demonstrated site constraint, the minimum buffer width may be reduced to a minimum 4 feet, with the
from R-District property
integration of a continuous site-obscuring vegetated fence or wall.
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13.05.030 Director Decision Making Authority.
A. Authority. The Director shall have the authority to act upon the following matters:
1. Interpretation, enforcement, and administration of the City’s land use regulatory codes as prescribed in this title,
including the approval of equivalencies for projects wherein the deviation from code is not substantial and there are
alternatives provided that achieve the intent of the code by providing equal or superior results in terms of quantity,
quality, location and/or function;
2. Applications for conditional use permits;
3. Applications for site plan approvals;
4. Applications for minor variances and variances;
5. Applications for preliminary and final plats as outlined in Chapter 13.04, Platting;
6. Applications for Wetland/Stream/FWHCA Development Permits, Wetland/Stream/FWHCA Verifications, and
Wetland/Stream/FWHCA Minor Development Permits as outlined in Chapter 13.11;
7. Applications for Shoreline Management Substantial Development Permits/conditional use/ variances as outlined
in Chapter 13.10;
8. Modifications or revisions to any of the above approvals;
9. Approval of landscape plans;
10. Extension of time limitations;
11. Application for permitted use classification for those uses not specifically classified;
12. Boundary line adjustments, binding site plans, and short plats;
13. Approval of building or development permits requiring Land Use Code and Environmental Code compliance.
B. Interpretation and Application of Land Use Regulatory Code. In interpreting and applying the provisions of the
Land Use Regulatory Code, the provisions shall be held to be the minimum requirements for the promotion of the
public safety, health, morals or general welfare. It is not intended by this code to interfere with or abrogate or annul
any easements, covenants or agreements between parties. Where this code imposes a greater restriction upon the use
of buildings or premises or upon the heights of buildings or requires larger yards or setbacks and open spaces than
are required in other ordinances, codes, regulations, easements, covenants or agreements, the provisions of this code
shall govern. An interpretation shall be utilized where the factual basis to make a determination is unusually
complex or there is some problem with the veracity of the facts; where the applicable code provision(s) is
ambiguous or its application to the facts unclear; or in those instances where a person applying for a license or
permit disagrees with a staff determination made on the application. Requests for interpretation of the provisions of
the Land Use Regulatory Code shall be processed in accordance with the requirements of Section 13.05.040.
C. Permitted Uses − Uses Not Specifically Classified. In addition to the authorized permitted uses for the districts as
set forth in this title, any other use not elsewhere specifically classified may be permitted upon a finding by the
Director that such use will be in conformity with the authorized permitted uses of the district in which the use is
requested. Notification of the decision shall be made by publication in a newspaper of general circulation.
D. Reasonable Accommodation. Any person claiming to have a handicap, or someone acting on his or her behalf,
who wishes to be excused from an otherwise applicable requirement of this Land Use Code under the Fair Housing
Amendments Act of 1988, 42 USC § 3604(f)(3)(b), or the Washington Law Against Discrimination, Chapter 49.60
RCW, must provide the Director with verifiable documentation of handicap eligibility and need for accommodation.
The Director shall act promptly on the request for accommodation. If handicap eligibility and need for
accommodation are demonstrated, the Director shall approve an accommodation, which may include granting an
exception to the provisions of this Code.
1. Purpose. This section provides a procedure for requests for reasonable accommodations made by persons with
disabilities, their representative or any entity, when the application of a land use regulation acts as a barrier to fair
housing opportunities.
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2. Application. Requests for reasonable accommodation shall be submitted in the form of a letter to the
Development Services Division of the Planning and Development Services Department and shall include the
following:
a. The applicant’s name, address, and telephone number;
b. Address of the property for which the request is being made;
c. The current use of the property;
d. The basis for the claim that the individual is considered disabled under the fair housing laws: identification and
description of the disability which is the basis for the request for accommodation, including current, written medical
certification and description of disability and its effects on the person’s medical, physical or mental limitations;
e. The code provision, regulation or policy from which reasonable accommodation is being requested, including all
applicable material necessary to reach a decision regarding the need for and reasonableness of the accommodation,
such as drawings, pictures, plans, correspondence or any other background information relevant to the request;
f. The type of accommodation being sought and why the reasonable accommodation is necessary to make the
specific property accessible to the individual; and
g. Other supportive information deemed necessary by the Department to facilitate proper consideration of the
request, consistent with the Acts.
3. No application fee shall apply to a request for reasonable accommodation (unless the request is being made
concurrently with an application for some other Land Use discretionary permit, in which case the applicant shall pay
only the required application fee for that other discretionary permit).
4. Review Authority and Review Procedure.
a. Review Authority. Requests for reasonable accommodation shall be reviewed by the Director, or his/her designee.
b. Other Review Authority. Requests for reasonable accommodation submitted for concurrent review with another
Land Use discretionary application shall be reviewed by the authority reviewing the discretionary land use
application; further, a reasonable accommodation cannot waive a requirement for a Conditional Use Permit when
otherwise required or result in approval of uses otherwise prohibited by the City’s land use and zoning regulations.
c. Review Procedure. The Director, or his/her designee, shall either grant, grant with conditions, or deny a request
for reasonable accommodation in accordance with 13.05.030.F.5 (Findings and Decision).
d. The Director may require an Accommodation Agreement Concomitant Zoning Agreement (CZA) be recorded
with the Pierce County Auditor to provide notice and ensure conditions of approval are met. The City will be
responsible for creating the CZA Accommodation Agreement and will provide it to the applicant. The CZA
Accommodation Agreement must be recorded prior to issuance of Certificate of Occupancy or Certificate of
Completion for the associated building permit;
e. A notice of the Director’s decision will be mailed to all property owners/taxpayers located within 100 feet of the
site where the accommodation is requested.
5. Findings and Decision. The written decision to grant or deny a request for reasonable accommodation will be
consistent with the Acts and shall be based on consideration of the following factors, with or without conditions:
a. The requested accommodation is necessary to make specific housing available to a disabled person;
b. The housing will be used by a disabled person;
c. The requested accommodation would not require a fundamental alteration in the nature of a City program or law,
including land use and zoning; and
d. The requested accommodation would not impose an undue financial or administrative burden on the City;
6. Reasonable Conditions. In granting a request for reasonable accommodation, the reviewing authority may further
impose conditions of approval that are deemed reasonable and necessary to ensure that the reasonable
accommodation would comply with the findings required under 13.05.030.F.5 above, such as removal of the
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improvements, where removal would not constitute an unreasonable financial burden and when the need for which
the accommodation was granted no longer exists.
(Ord. 28180 Ex. C; passed Oct. 15, 2013: Ord. 28157 Ex. E; passed Jun. 25, 2013: Ord. 28109 Ex. O; passed Dec. 4,
2012: Ord. 28077 Ex. B; passed Jun. 12, 2012: Ord. 28070 Ex. A; passed May 8, 2012: Ord. 27893 Ex. A; passed
Jun. 15, 2010: Ord. 27813 Ex. C; passed Jun. 30, 2009: Ord. 27728 Ex. A; passed Jul. 1, 2008: Ord. 27539 § 1;
passed Oct. 31, 2006: Ord. 27466 § 35; passed Jan. 17, 2006: Ord. 27431 § 7; passed Nov. 15, 2005: Ord. 27245
§ 3; passed Jun. 22, 2004: Ord. 27017 § 5; passed Dec. 3, 2002: Ord. 26195 § 2; passed Jan. 27, 1998: Ord. 25852
§ 1; passed Feb. 27, 1996)

13.06.150 Accessory dwelling units.
A. Intent. Accessory dwelling units (hereinafter referred to as “ADUs”) are intended to:
1. Provide homeowners with a means of providing for companionship and security.
2. Add affordable units to the existing housing supply.
3. Make housing units within the City available to moderate income people.
4. Provide an increased choice of housing that responds to changing needs, lifestyles (e.g., young families, retired),
and modern development technology.
5. Protect neighborhood stability, property values, and the single-family residential appearance by ensuring that
ADUs are installed in a compatible manner under the conditions of this section.
6. Increase density in order to better utilize existing infrastructure and community resources and to support public
transit and neighborhood retail and commercial services.
B. Procedures. Any property owner seeking to establish an ADU in the City of Tacoma shall apply for approval in
accordance with the following procedures:
1. Application. Prior to installation of an ADU, the property owner shall apply for an ADU permit with Planning and
Development Services. A complete application shall include a properly completed application form, floor and
structural plans for modification, and fees as prescribed in subsection B.2 below.
2. Fees. Fees shall be required in accordance with Section 2.09.020. Upon sale of the property, a new owner shall be
required to sign a new affidavit and to register the ADU, paying the applicable fee in accordance with
Section 2.09.020.
3. Notice on titleAccessory dwelling unit agreement. The owner of any property containing an ADU shall record
with the Pierce County Auditor a notice on title an accessory dwelling unit agreement forof the ADU. Such notice
agreement shall be in a form as specified by Planning and Development Services, and shall include as a minimum:
(a) the legal description of the property which has been permitted for the ADU; (b) affirmation that the owner shall
occupy either the main building or the ADU, and agrees to all requirements provided in subsection C.; and (c) the
conditions necessary to apply the restrictions and limitations contained in this section. The property owner shall
submit proof that the notice on title accessory dwelling unit agreement has been recorded prior to issuance of an
ADU permit by Planning and Development Services. The notice on title accessory dwelling unit agreement shall run
with the land as long as the ADU is maintained on the property. The property owner may, at any time, apply to
Planning and Development Services for a termination of the notice on title. Such termination shall be granted upon
proof that the ADU no longer exists on the property.
4. Permit. Upon receipt of a complete application, application fees, proof of recorded notice on title an accessory
dwelling unit agreement for, and approval of any necessary building or other construction permits, an ADU permit
shall be issued.
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13.02.057 Notice for public hearings.
A. The Department shall give public/legal notice of the subject, time and place of the Planning Commission, or its
advisory committee, public hearings in a newspaper of general circulation in the City of Tacoma prior to the hearing
date. The Department shall provide notice of Commission public hearings on proposed amendments to the
Comprehensive Plan and development regulations to adjacent jurisdictions, other local and state government
agencies, Puyallup Tribal Nation, the applicable current neighborhood council board members pursuant to TMC
1.45, neighborhood business districts pursuant to TMC 1.47, and other individuals or organizations identified by the
Department as either affected or likely to be interested.
B. For Comprehensive Plan land use designation changes, area-wide zoning reclassifications, and interim zoning of
an area-wide nature, the Department shall ensure that a special notice of public hearing is mailed to all property
taxpayers, as indicated in the records of the Pierce County Assessor, within, and within 400 1000 feet of, the
subject area.
C. For a proposed amendment to the Comprehensive Plan land use designations or area-wide zoning classifications
within a focused geographic area, the Department shall require that a public information sign(s), provided by the
Department, is posted in the affected area at least 14 calendar days prior to the Planning Commission public hearing.
The sign shall be erected at a location or locations as determined by the Department, and shall remain on site until
final decision is made by the City Council on the proposed amendment. The applicant shall check the sign(s)
periodically in order to make sure that the sign(s) remains up and in a readable condition. The sign shall contain, at a
minimum, the name of the applicant, a description and location of the proposed amendment, and where additional
information may be obtained.
D. The City Clerk shall give public notice of the subject, time and place of public hearings for actions by the City
Council in a newspaper of general circulation in the City of Tacoma prior to the hearing date.
(Ord. 28336 Ex. C; passed Dec. 1, 2015: Ord. 28157 Ex. C; passed Jun. 25, 2013: Ord. 27813 Ex. A; passed Jun. 30,
2009: Ord. 27172 § 12; passed Dec. 16, 2003)
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Table H − Notice, Comment and Expiration for Land Use Permits
Preapplication Notice:
Meeting
Distance

Notice:
Newspaper

Notice:
Post Site

Comment
Period

Decision

Hearing City
Require Council
d

Expiration
of Permit

Interpretation of
code

Recommended

For general
application

Yes

14 days

Director

No

No

None

Uses not
specifically
classified
Boundary line
adjustment
Binding site plan
Environmental
SEPA DNS/EIS

Recommended

100 feet
for site
specific
400 feet

Yes

Yes

30 days

Director

No

No

None

Required

No

No

No

No

Director

No

No

5 years

Required
Optional

No
Same as
case type

No
Yes for
EISNo

No
Same as
case type

Director
Director

No
No

No
No

5 years
None

Environmental
Impact Statement
(EIS)

Required for
scoping, DEIS
and FEIS

1000 feet

No
Yes if no
hearing
required
Yes

Yes for
EIS

Minimum
30 days

Director

No

None

Variance, height of
main structure
Open space
classification
Plats 10+ lots

Required

400 feet

No

Yes

30 days

Director

No,
unless
part of
associat
ed
action.
Public
scoping
meeting
(s)
required
.
1
No

No

5 years

Required

400 feet

No

Yes

2

Yes

Yes

None

Required

Yes

Yes

Final Plat

5 years

Required

Yes

Yes

Yes

None

Shoreline/CUP/
variance

Required

No;
Yes for
public
facility site
No

21 days
2
SEPA
21 days
2
SEPA

Yes

Rezones

400 1000
feet
400 feet;
1000 feet
for public
facility site
400 feet

Hearing
Examiner
Hearing
Examiner
Hearing
Examiner

Yes

30 days

Director

No

No

2 years/
maximum 6

Short plat (2-4 lots)
Short plat (5-9 lots)

Required
Required

No
400 feet

No
No

No
Yes

No
14 days

Director
Director

No

5 years

No

No
No

5

Director

No

No

5 years

5

Director

No

No

5 years

2

Director

Yes

No

10 years

2

Hearing
Examiner
Director

Yes

No

5 years

No

No

5 years

Director

No

No

5 years

Permit Type

No

Yes

5

Site approval

Optional

400 feet

Conditional use

Required

Yes

30 days

Conditional use,
master plan
Conditional use,
large-scale retail
Conditional Use,
Minor Modification
Conditional Use,
Major Modification

Required

400 feet;
No
1000 feet
for
developme
nt sites
over 1 acre
1,000 feet Yes

Yes

30 days

Required

1,000 feet

Yes

Yes

30 days

Optional

No

No

No

No

Required

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

No

Yes

14 days

30 days

5

1

1

3
3

6

3
6

5 years

4
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Temporary
Homeless Camp
Permit
Minor Variance

Required

400 feet

Optional

100 feet
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Yes

Yes

14 days

Director

No

No

1 year

No

No

14 days

Director

No

1

No

5 years

1

No

5 years

No

5 years*

No

5 years*

No

5 years

Variance

Optional

100 feet

No

Yes

14 days

Director

Wetland/Stream/
FWHCA
development
permits
Wetland/Stream/
FWHCA Minor
Development
Permits
Wetland/Stream/
FWHCA
verification

Required

400 feet

No

Yes

30 days

Director

No
1
No

Required

100 feet

No

Yes

14 days

Director

No

Required

100 feet

No

Yes

14 days

Director

No

1

1
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One Tacoma

Engagement, Administration + Implementation

Capital Improvements

.

All capital improvements undertaken by the City must be consistent with
the Comprehensive Plan, including those for public facilities and services.
This ensures that the City provides adequate public services and that
the City’s infrastructure supports the land use pattern envisioned in the
Comprehensive Plan.
Functional Plans
Functional plans are detailed plans for facilities and services in the City.
Tacoma’s Comprehensive Plan provides overarching guidance for the
City’s many other plans, including the Economic Development Strategic
Framework, Human Services Strategic Plan, Environmental Action Plan,
Urban Forest Manual, Surface Water Manual, Public Works Design
Manual, and Tacoma Public Utilities system plans. These plans must be
consistent with the Comprehensive Plan. As such, implementation of
functional plans supports implementation of the Comprehensive Plan.
Some functional plans, such as the Shoreline Master Program and
Capital Facilities Program are also formal elements of the
Comprehensive Plan and subject to the rules and procedures governing
that Plan.
The plans of non-City entities that provide services in the City should also
be coordinated with the Comprehensive Plan. Such plans include the
Tacoma-Pierce County Health Department (TPCHD) Healthy Community
Strategy, Tacoma School District’s Strategic Plan, Metro Parks’ Green Vision
2030, TPCHD’s Community Health Improvement Plan and Pierce Transit’s
Destination 2040.
Subarea Plans
The Comprehensive Plan provides citywide guidance future land use,
transportation and other infrastructure needs. For smaller geographic
areas, subarea planning allows for a more detailed consideration of
specific goals, needs and interests within a specified area. The adoption
and incorporation of subarea plans into the Comprehensive Plan adds
greater detail, guidance and predictability to future development. Recent
examples of subarea planning in Tacoma includes the South Downtown,
Hilltop, and North Downtown subarea plans. Future subarea planning in
the City’s mixed-use centers would help focus priorities and actions needed
to achieve the future vision for each of these areas.
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Agenda Item
D-2

City of Tacoma
Planning and Development Services
To:

Planning Commission

From:

Stephen Atkinson, Planning Services Division

Subject:

Public Hearing – Capital Facilities Program Proposed Project List

Date of Meeting:

April 20, 2016

Date of Memo:

April 13, 2016

Attached for the Planning Commission’s information is a staff report related to the scheduled
public hearing on the 2017-2022 Proposed Project List for the Capital Facilities Program. The
Capital Facilities Program identifies and describes projects that are proposed for funding during
the 2017-2022 timeframe. Proposed projects must be consistent with and implement the
policies of the City of Tacoma Comprehensive Plan, One Tacoma. The new projects vary in
sizes, are located citywide, and fall into the following categories: Community Development,
Cultural Facilities, General Government Municipal Facilities, Libraries, Local Improvement
Districts, Parks and Open Space, Public Safety, Solid Waste, Surface Water, Tacoma Power,
Tacoma Rail, Tacoma Water, Transportation, and Wastewater.
The Capital Facilities Program is an element of the Comprehensive Plan. It provides a bridge
between the City’s long term plan and the budget process but does not appropriate funds. The
Capital Facilities Program for 2017-2022 is being amended pursuant to the State Growth
Management Act’s requirements (RCW 36.70A.130), and will be considered and adopted by the
City Council in November 2016 concurrently with the 2017-2018 Biennial Budget.
To review the current Capital Facilities Program for 2017-2022, please visit the Office of
Management and Budget’s website, at the following address:
http://www.cityoftacoma.org/government/city_departments/office_of_management_and_budget/
2015_2020_capital_facilities_program_plan/
If you have any questions, please contact me at 591-5531 or satkinson@cityoftacoma.org.
Attachment
c:

Peter Huffman, Director

747 Market Street, Room 345 ❚ Tacoma, WA 98402 ❚ (253) 591-5030 ❚ FAX (253) 591-5433 ❚ www.cityoftacoma.org

Capital Facilities Program
2017-2022 Proposed Project List
Staff Report

TACOMA PLANNING COMMISSION PUBLIC HEARING
June 15, 2016
A.

PURPOSE:
Consistent with the Growth Management Act (GMA), Comprehensive Plan, and Tacoma
Municipal Code (TMC), the purpose of this hearing is to:

B.

•

Ensure early and continuous public participation in the development and review of the
2016 update to the Capital Facilities Program [RCW 36.70A.140];

•

Obtain Planning Commission review of capital budgets and expenditures for public
facilities and services for conformity with the Comprehensive Plan [TMC 13.02.040(F)];
and

•

Seek Planning Commission recommendation to the City Council for adoption of the
2017-2022 Capital Facilities Program concurrently with the 2017-2018 Biennium Budget
[TMC 13.02.045(B)(4)].

BACKGROUND:
Each year, proposed amendments to the Comprehensive Plan are considered by the Planning
Commission and the City Council. The Growth Management Act, with few exceptions, requires
that all proposed Plan amendments be reviewed concurrently and no more frequently than once
each year [RCW 36.70A.130 (2) (a)]. This is usually referred to as the “annual amendment”
whereby individual Comprehensive Plan amendments are considered together. An exception is
the amendment of the Capital Facilities Program of the Comprehensive Plan, which may be
adopted separate from other proposed amendments to the Comprehensive Plan if it occurs
concurrently with the adoption or amendment of the City’s budget [RCW 36.70A.130 (2)(a)(iv)].

C.

CAPITAL FACILITIES PROGRAM AMENDMENT PROCESS:
The 2017-2022 Capital Facilities Program covers a six-year planning period and is updated
biennially to meet requirements of the Growth Management Act and to reflect ongoing project
changes and additions. The update to the Capital Facilities Program is prepared by the Office of
Management and Budget in conjunction with the Planning and Development Services
Department based on submissions from City departments.
Planning Commission criteria allow for an amendment to the Comprehensive Plan when it is
determined that City of Tacoma needs have changed. All proposed amendments are subject to
the requirements of Chapter 13.02 of the Tacoma Municipal Code, the State Environmental
Policy Act and the Growth Management Act. All amendments to the Comprehensive Plan
receive review by the Planning Commission and public hearing(s) are held to receive citizen
comment. After further review, the Commission makes a recommendation to the City Council.
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The Council will review the proposed amendment, hold a public hearing, and make modifications
as may be necessary, and adopt or decline the proposed changes.

D.

SUMMARY OF PROPOSAL:
The proposal would update the six-year Capital Facilities Program (CFP) project list for 20172022. The Capital Facilities Program identifies and describes projects that are proposed for
funding during the 2017-2022 timeframe. The Capital Facilities Program is an element of the
Comprehensive Plan. Proposed projects must be consistent with and implement the policies of the
City of Tacoma Comprehensive Plan, One Tacoma. It provides a bridge between the City’s long
term plan and the budget process but does not appropriate funds. The Capital Facilities Program
for 2017-2022 is being amended pursuant to the State Growth Management Act’s requirements
(RCW 36.70A.130), and will be considered and adopted by the City Council in November 2016
concurrently with the 2017-2018 Biennial Budget.
The proposed projects vary in sizes, are located citywide, and fall into the following categories:
Community Development, Cultural Facilities, General Government Municipal Facilities,
Libraries, Local Improvement Districts, Parks and Open Space, Public Safety, Solid Waste,
Surface Water, Tacoma Power, Tacoma Rail, Tacoma Water, Transportation, and Wastewater.
The proposed projects have been evaluated for consistency with the Comprehensive Plan and
grouped into tiers based on the overall responsiveness of the project to prioritization criteria
identified in the Comprehensive Plan. These criteria include:
a) Addresses a public health or safety concern
b) Is needed to correct existing public facility and services deficiencies or replace key facilities
that are currently in use and are at risk of failing
c) Aligns with Tacoma 2025
d) Is required or mandated by law
e) Has a high level of public support
f) Is financially responsible, for instance by leveraging grant funding or other non-City funding
sources, reducing operating costs, avoiding future costs, or by having a sustainable impact on
the operating budget
g) Reduces greenhouse gas emissions or supports the adaptation to climate change
h) The project improves the equitable access to public facilities and services
i) The project is located within a designated center and is intended to stimulate or respond to
growth and development within the designated centers
j) The project is located on a corridor serving a center or within a designated 20-minute
neighborhood
The CFP can be viewed by visiting the Office of Management and Budget’s website
at: http://www.cityoftacoma.org/government/city_departments/office_of_management_and_budg
et/2015_2020_capital_facilities_program_plan/.

E.

GENERAL INFORMATION:
1.
Environmental Evaluation
The City of Tacoma has made a preliminary determination that this project does not have a
probable significant adverse impact on the environment and has issued a preliminary
Determination of Nonsignificance after review of an environmental checklist, a copy of which is
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available upon request. Comments on the preliminary determination must be submitted by 5:00
p.m. on Friday, June 17, 2016. The Responsible Official will reconsider the DNS based on timely
comments and may retain, modify, or, if significant adverse impacts are likely, withdraw the
DNS. Unless modified by the City, this determination will become final on June 24, 2016.
2.

Notification

More than 230 notices announcing the public hearing were mailed to interested parties including
state agencies, neighborhood councils and business district representatives, adjacent jurisdictions,
civic groups and agencies, major employers in the Tacoma area, the news media, and City of
Tacoma internal staff. An e-mail notice was sent to more than 360 recipients that are on the
Planning Commission’s distribution list. An advertisement on the public hearing was published
in the Tacoma News Tribune on May 23, 2016. A legal notice regarding the environmental
determination was published in the Tacoma Dailey Index on May 23, 2016. A “Notice of Intent
to Adopt Amendment 60 Days Prior to Adoption” was sent to the State Department of Commerce
(per RCW 36.70A.106) and to Joint Base Lewis-McChord.

F.

ATTACHMENT
1. Capital Facilities Program Proposed Project List, Public Review Document Prepared for
Planning Commission Public Hearing, June 15, 2016.

G.

RECOMMENDATION:
Staff recommends that the Planning Commission accept all oral and written testimony and hold
the record open until June 17, 2016 and that the Commission evaluate all testimony and
comments received prior to making a recommendation to the City Council.

3

Agenda Item
D-3

City of Tacoma
Planning and Development Services
To:

Planning Commission

From:

Stephen Atkinson, Planning Services Division

Subject:

Capital Facilities Program Review

Date of Meeting:

April 20, 2016

Date of Memo:

April 13, 2016

After the conclusion of the public hearing on the Capital Facilities Program Proposed Project
List for 2017-2022, staff will lead a brief discussion with the Commission to guide the
development of the Draft Findings and Recommendations report that the Commission will
consider on July 6, 2016.
Staff will present several recommendation options for the Commission to consider. Discussion
may include general staff and Commission recommendations on the update process, document
layout, project ranking, project narratives, and/or findings related to specific projects.
If you have any questions, please contact me at 591-5531 or satkinson@cityoftacoma.org.
Attachment
c:

Peter Huffman, Director

747 Market Street, Room 345 ❚ Tacoma, WA 98402 ❚ (253) 591-5030 ❚ FAX (253) 591-5433 ❚ www.cityoftacoma.org

Agenda Item
E-1

City of Tacoma
Planning and Development Services
To:

Planning Commission

From:

Lihuang Wung, Planning Services Division

Subject:

Development Projects Report

Date of Meeting:

April 20, 2016

Date of Memo:

April 13, 2016

Attached for the Planning Commission’s information is the Development Projects Report that
lists out, by Council Districts, permit-seeking projects of estimated value at $100,000 or more as
contained on the Planning and Development Services Department’s database as of March 2016.
At a previous meeting on February 17, 2016, we provided an update of the building and land
use permitting activity for year 2015. Included in the presentation was a project list similar to the
attached report. The Commission requested that staff continues to provide such “snap-shot”
information on a periodic basis.
If you have any questions, please contact me at 591-5682 or lwung@cityoftacoma.org.
Attachment
c:

Peter Huffman, Director

747 Market Street, Room 345 ❚ Tacoma, WA 98402 ❚ (253) 591-5030 ❚ FAX (253) 591-5433 ❚ www.cityoftacoma.org

Planning and Development Services Department
PROJECTS ESTIMATED AT $100,000 VALUATION OR MORE

District 1
Total Projects
Total Valuation

6
$50,885,000.00

6510 Expansion - 6510 6TH Ave
Pre-Application

Comments Sent
as of
03/07/2016
$535,000.00

2,000 SF addition to existing bank building. Reduce parking from 60 parking stalls to 50
parking stalls with two options.
1.
2.

West addition with use of the building to remain a bank use.
South addition with use of building to change of use to retail/auto supplies.

Applicant is in feasibility and would like to understand building and site requirements
associated with the addition and possible change of use.
Required for meeting:
Building
Site Development
Provide comments via Accela only:
Traffic
Fire
Land Use
PRE16-0058

4.27 Doggie Daycare - 6802 6TH Ave
Pre-Application

Meeting Scheduled
as of
03/17/2016
$1,500,000.00

New 6000 to 70000 sf building for doggie daycare. See attached Project Memo for full
scope. Primary question is whether the existing storm drainage is sufficient or if they will
have to connect to 6th Ave.
PRE16-0074

Round Table Pizza - 2629 N PEARL St
Pre-Application

Meeting Scheduled
as of
03/21/2016
$350,000.00

Change of occupancy, tenant improvement.
PRE16-0109

- 4961 Main St
Site Development

Pending Intake Screening
as of
03/25/2016
$400,000.00

Site grading, utility installation, and retaining wall installation associated with Point Ruston
Building 3A, outside the shoreline. See attached Cover Letter for more information.
SDEV16-0020
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Planning and Development Services Department
PROJECTS ESTIMATED AT $100,000 VALUATION OR MORE

District 1
Total Projects
Total Valuation

6
$50,885,000.00

Waterfront Phase I - 5400 N PEARL St
Site Development

Plan Review in Process
as of
03/14/2016
$48,000,000.00

Waterfront Phase 1 development includes utilities relocation, connection and extension
(power, sewer, water, and communications), grading, surface improvements, planting site
lighting, stormwater design, site amenities and furnishings, relocation and restoration of
existing parking and access to the Tacoma Yacht Club facilities (buildings, parking lots,
and gangway connections), new plaza pavilion building (to include restrooms and flex-use
space), gatehouse building, and replacement of existing TYC storage buildings. Areas to
include the peninsula, TYC parking lots (including Lot A), entry road off of Yacht Club
Road, the boat-trailer parking lot, trail and pedestrian bridge over N. Pearl St to Point
Defiance, and Point Defiance Lot B and Trolley Lane, former SAMI building site, former
go-carts site at the triangle, and existing MPT greenhouse building locations. This phase
includes coordination and work associated with the EPA's armoring and capping scope of
work at the peninsula.
Project Area: The project area is defined by the east edge of Pearl st and its entrance to
the south, the peninsula to the north, and to the pedestrian connection to Pt Ruston
promenade to the East. The phase of work will contain two distinct geographic areas and
include 1) The Peninsula and 2) The Triangle (new boat-trailer and public parking lot).
SDEV16-0015

St Charles Church & School - Offsite Improvements - 7112 S 12TH St
Work Order

Plan Review in Process
as of
03/25/2016
$100,000.00

Submitting offsite work order plans for review.
WO16-0010

District 2
Total Projects
Total Valuation

12
$48,894,200.00

Ratko Residence - 2712 N 30TH St
Pre-Application

Comments Provided
as of
03/16/2016
$450,000.00

Ratko Residence
PRE16-0088

Interfor Simpson Site - 733 E 11TH St
Pre-Application

Meeting Scheduled
as of
01/27/2016
$10,000,000.00

Demolition of existing building(s) for new warehouse redevelopment. Requires shoreline
permit.
PRE16-0006
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Planning and Development Services Department
PROJECTS ESTIMATED AT $100,000 VALUATION OR MORE

District 2
Total Projects
Total Valuation

12
$48,894,200.00

Targa - 2628 MARINE VIEW Dr
Pre-Application

Meeting Scheduled
as of
02/02/2016
$150,000.00

Storage of a variety of petroleum, petroleum products, and renewable fuels
PRE16-0009

Coaching for new SFD - 1801 65TH Ave
Pre-Application

Meeting Scheduled
as of
03/14/2016
$170,000.00

New SFD access questions, potential for officially approved accessway
PRE16-0092

Foss Maritime Clean-up - 313 E F St
Site Development

Missing Required Documents
as of
02/29/2016
$499,200.00

Environmental clean-up action conducted under the Washington State Department of
Ecology Voluntary Cleanup Program, which will include excavation of soil containing
concentration of petroleum hydrocarbons and or/ metals from three discrete locations on
the property for disposal at a regional subtitle D landfill.
Approximately 1,800 cubic yards of contaminated soil will be removed for landfill disposal.
Work will be performed using excavator (trackhoe) methods, except in areas near utilities
or critical substructures which will be vacuum excavated. Soil will be direct loaded into
dump trucks and hauled to LRI landfill in Pierce County. If short-term stockpiling of soil is
necessary, the stockpiled soil will be contained using with plastic sheeting. Any stormwater
runoff from the site boundaries will be handled using the on-site stormwater treatment
system.
Following the excavation of contaminated soil areas will be backfilled with a combination of
controlled-density fill and imported backfill. Imported backfill material will be placed in 2 foot
lifts and compacted to 90% of the modified proctor (ASTM 1557). The surface of each area
will be restored with 6" of crushed surfacing top course, beneath a layer of asphalt or
concrete pavement as appropriate.
SDEV16-0012

- 102 S 26TH St
Pre-Application

Pending Intake Screening
as of
03/18/2016
$624,000.00

PRE16-0129
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Planning and Development Services Department
PROJECTS ESTIMATED AT $100,000 VALUATION OR MORE

District 2
Total Projects
Total Valuation

12
$48,894,200.00

- 429 ST HELENS Ave
Pre-Application

Pending Intake Screening
as of
03/24/2016
$30,000,000.00

PRE16-0140

- 12 N TACOMA Ave
Pre-Application

Pending Intake Screening
as of
03/25/2016
$100,000.00

PRE16-0143

- 901 BROADWAY
Pre-Application

Pending Intake Screening
as of
03/28/2016
$1,500,000.00

PRE16-0146

- 565 BROADWAY
Site Development

Plan Review in Process
as of
03/17/2016
$260,000.00

The onsite work consists of minor grading, sidewalk and pedestrian ramp construction,
utility connections, grease interceptor installation, roof drain connections, and retaining wall
construction (separate building permit also required)
SDEV16-0019

- 940 MARKET St
Work Order

Revisons Required
as of
03/14/2016
$141,000.00

This project will remove 18 large street trees, remove and replace approximately 530
square yards of concrete sidewalk, 370 feet of concrete traffic curb, 165 square yards of
asphalt roadway (adjacent to curb) and 50 feet of concrete curb and gutter due to sidewalk
and curb damage done by tree roots. The project will install 19 new street trees in new tree
wells.
WO16-0014

- 302 S 9TH St
Pre-Application

Waiting for Information
as of
03/21/2016
$5,000,000.00

PRE16-0112
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Planning and Development Services Department
PROJECTS ESTIMATED AT $100,000 VALUATION OR MORE

District 3
Total Projects
Total Valuation

11
$72,130,000.00

Berg Medical Office Building - 3610 S 17TH St
Pre-Application

Comments Provided
as of
03/14/2016
$1,500,000.00

Scoping for demolishing existing dwelling and constructing new medical office building,
2-story, 45 ft height.
PRE16-0026

Foss HS Field Lighting - 2112 S TYLER ST
Pre-Application

Comments Provided
as of
03/15/2016
$580,000.00

Scoping for athletic field lighting system for the football field/track. Requires modification to
conditional use permit.
PRE16-0023

MLK Mixed-Use - 1009 MARTIN LUTHER KING JR
Pre-Application

Comments Provided
as of
03/25/2016
$40,000,000.00

Scoping for 240 residential units, 9-story building, 3 levels of parking, ground floor
restaurant and retail
PRE16-0082

St Vincent de Paul - 4009 S 56TH St
Pre-Application

Comments Provided
as of
03/28/2016
$6,000,000.00

Building alterations
PRE16-0080

Self-Storage Facility - 2702 S UNION Ave
Pre-Application

Comments Sent
as of
03/07/2016
$7,000,000.00

Proposed self-storage facility.
Applicant is proposing a new self storage facility along S Union Ave. Access to come off of
Union. Currently in due diligence phase (ends March 10) so they want to discuss site
improvements and traffic concerns.
Required:
Site Development
Traffic
Comments provided in Accela only:
Building
Land Use
Fire
PRE16-0036
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Planning and Development Services Department
PROJECTS ESTIMATED AT $100,000 VALUATION OR MORE

District 3
Total Projects
Total Valuation

11
$72,130,000.00

Tacoma Firs Golf Course - 4504 S TYLER St
Pre-Application

Complete Application
as of
03/21/2016
$3,400,000.00

Building addition and parking lot modifications.
PRE16-0132

Johnstone Supply Expansion - 2140 TACOMA AVE
Pre-Application

Meeting Scheduled
as of
01/27/2016
$500,000.00

Addition to existing Johnstone Supply building to provide additional retail space and
associated storage space, doorways would be provided to allow indoor access between the
existing and expansion.
PRE16-0007

3.31 19th and Orchard Apartments - 1502 S Orchard St 000
Pre-Application

Meeting Scheduled
as of
03/02/2016
$12,000,000.00

121 Unit Multi-Family Apartment. This is a modification to previously approved Rezone.
•
Applicant would like to discuss on site requirements and utility connections to the site
and confirm internal circulation and access is acceptable.
•
Do they have a Contact name and number for gas main that runs across the north
property line.
•
Will a separate design/submittal be required for lane restriping at the north leg of the
Orchard Street/SR16 on ramp.
•
Use of pervious concrete along the western edge of the site with in the proposed
parking area.
•
Please review the Orchard Street restriping, bike cycle path, and sidewalk location for
consistency with the HE decision.
•
Can you have someone verify if the "cast in place" concrete wall, that will be
constructed as part of the Detention Pond, can be built within the building setback line?
The current site plan shows the face 10' from the property line along the east side, the
architectural site plan indicates a 20' building setback. I want to verify this will not be an
issue.
PRE16-0066

South 38th Street Starbucks - 2630 S 38TH St
Pre-Application

Meeting Scheduled
as of
03/21/2016
$750,000.00

Demolish existing restaurant building for new coffee drive-through, associated parking and
landscaping.
PRE16-0069
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Planning and Development Services Department
PROJECTS ESTIMATED AT $100,000 VALUATION OR MORE

District 3
Total Projects
Total Valuation

11
$72,130,000.00

St Nicholas Building Alterations - 1523 YAKIMA Ave
Pre-Application

Meeting Scheduled
as of
03/21/2016
$250,000.00

Minor Alterations
PRE16-0124

- 2302 S G St
Pre-Application

Pending Intake Screening
as of
03/24/2016
$150,000.00

PRE16-0141

District 4
Total Projects
Total Valuation

8
$21,940,000.00

Kissler 32nd St Apts - 624 E 32ND St
Pre-Application

Comments Provided
as of
03/15/2016
$1,200,000.00

Scoping for multifamily development.
PRE16-0031

Mary Lyon ES - 101 E 46TH St
Pre-Application

Meeting Scheduled
as of
02/12/2016
$18,000,000.00

Complete demolition of existing building and removing portables
Potential for major modification CUP
Construct new 2-3 story school building, may be up to 45’ height if allowed through
variance
Potential employee parking under the building
Demolishing existing single-family house and garage that is owned by TPS for potential
drop/off parking area
PRE16-0035

Retail Building - 1424 E 72ND St
Pre-Application

Meeting Scheduled
as of
02/22/2016
$350,000.00

Scoping for new retail building.
PRE16-0033
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Planning and Development Services Department
PROJECTS ESTIMATED AT $100,000 VALUATION OR MORE

District 4
Total Projects
Total Valuation

8
$21,940,000.00

- 1312 E 57TH St
Work Order

Plan Review in Process
as of
03/02/2016
$150,000.00

Construct approximately 1,478 LF of East 57th Street from East M Street to East N Street.
Construct approx. 212 LF of new cement concrete sidewalk with conc. curb and gutter and
landscape strip on the south side of 57th street along the property frontage. Construct 4
cement concrete driveway entrances for the four existing lots being developed. Construct
351 LF of new water main within 57th St East. Construct 4 new water services.
WO16-0017

- 1419 E 47TH St
Work Order

Plan Review in Process
as of
03/02/2016
$1,500,000.00

Construct Pad sites, public roads, curbs, sidewalks, alleys and associated utilities to serve
46 single-family dwellings.
WO16-0016

- 1832 E 29TH St
ROW Construction

Revision Review in Process
as of
03/24/2016
$500,000.00

Construction of a new roundabout in E 29th St connecting 29th street east and west, Bay
St from I5 to the north and E 30th St from the south.
RCON16-0049

ADA pedestrian improvements for Lighthouse Senior Center - 5016 A ST
Site Development

Revisons Required
as of
03/21/2016
$120,000.00

ADA pedestrian improvements for Lighthouse Senior Center
SDEV16-0006

- 5016 A ST
Work Order

Revisons Required
as of
03/21/2016
$120,000.00

ADA pedestrian improvements for Lighthouse Senior Center
WO16-0009

District 5
Total Projects
Total Valuation

1
$1,000,000.00
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Planning and Development Services Department
PROJECTS ESTIMATED AT $100,000 VALUATION OR MORE

District 5
Total Projects
Total Valuation

1
$1,000,000.00

Aspen Lane Short Plat - 896 S 86TH St
Pre-Application

Comments Provided
as of
03/25/2016
$1,000,000.00

Administrative Short Plat - 3 Lots
PRE16-0032
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