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PIERCE COUNTY     

Office of the County Council      

      

February 25, 2021 

Mayor Victoria Woodards 

City of Tacoma 

747 Market Street, 

Tacoma, WA 98402 

 

RE: Support of Home in Tacoma 

 

Dear Mayor Woodards:  

 

The Pierce County Council and County Executive are pleased support the Home in Tacoma Project.  

The Tacoma Planning Commission’s work to directly engage with your citizens regarding housing needs, 
housing trends and changes to neighborhoods is a great example of how local government can face the 
challenges associated with housing affordability in our community.  Providing various affordable housing 
options, increasing housing for the “missing middle” and encouraging the housing development industry to 
supply various housing choices within established city neighborhoods is an ambitious yet very worthy goal. 

Pierce County is delighted to see Tacoma pursuing this innovative work as it demonstrates a commitment to the 
Puget Sound Regional Council’s Regional Growth Strategy and the partnership with the county and smaller 
cities and towns in achieving regional planning objectives.  

The county’s recently adopted Centers and Corridors plan has established a framework for focusing housing 
supply along the high-capacity transit corridors that tie into the Tacoma system.  Lessons learned from the city’s 
experience in your Home in Tacoma Project will greatly benefit the County Council in establishing policies to 
implement residential infill and to integrate more housing options in mixed use neighborhoods in its 
unincorporated urban areas. 

Pierce County applauds the city’s efforts and looks forward to working together as we take on the challenge 
associated with the critical housing shortage in our region.  Please count us as a partner as we work together to 
integrate housing, transportation, jobs and the quality of life services our region deserves.  We are ready to roll 
up our sleeves with you.  

Sincerely,  

 

 

 

Derek M. Young, Chair 

Council District 7 

 

 

 

 

Dave Morell, Vice Chair 

Council District 1 

 

 

Bruce F Dammeier 

County Executive 

 

 

 

 

Marty Campbell, Executive Pro-Tempore 

Council District 5 



 

 

 

 

 

 

Hans Zeiger, Councilmember 

Council District 2 

 

 

 

 

 

 

Amy Cruver, Councilmember 

Council District 3 

 

 

 

 

 

 

 

 

 

 

 

 

 

Ryan Mello, Councilmember 

Council District 4 

 

 

 

 

 

 

Jani Hitchen, Councilmember 

Council District 6 

 

 

 

 

 

 

 

cc: Tacoma City Councilmembers 

 Elizabeth Pauli, City Manager, City of Tacoma  

Peter Huffman, Planning and Development Services Director, City of Tacoma 

Brian Boudet, Planning Manager, City of Tacoma 

Elliott Barnett, Senior Planner, City of Tacoma 
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City of Tacoma 
Fire Department 

 
February 5, 2021 
 
Elliott Barnett 
Senior Planner 
Planning and Development Services Department 
 
Subject: Home in Tacoma 
 
Mr. Barnett, 
 
Thank you for the presentation and opportunity to provide feedback regarding the City of 
Tacoma’s affordable housing action strategy initiative - Home in Tacoma. 
 
Tacoma Fire Department (TFD) provides multiple emergency response services to Tacoma with 
emergency medical services (EMS) and fire suppression/protection services being the most 
commonly utilized. Our deployment system is currently at maximum capacity while the request 
for services continues to rise at a level significantly outpacing new resources being added to 
mitigate these additional needs of the community. 
 
TFD understands the need for more affordable housing and fully supports the additional steps 
underway to assist in this goal. As you emphasized, the Home in Tacoma proposal is a dramatic 
and significant shift in current land use and zoning regulations, and therefore, as a critical public 
emergency service provider, we must fully consider the unintended impacts this proposal may 
have on our services and develop approaches to mitigate them. 
 
We are providing the following initial high-level comments and feedback in writing to better 
assist the project team as you review the impacts to TFD’s service delivery model based on the 
Home in Tacoma proposal. 
 

• Home in Tacoma will significantly increase the population density and increase the 
demand for emergency services.  

o Currently, TFD’s per capita incident rate is about 200 incidents per 1,000 
population. Our response system is already at capacity and in need of additional 
resources. 

o TFD requests that an adequate funding mechanism be implemented and enacted 
as part of the Home in Tacoma initiative to strategically mitigate the impacts on 
TFD’s emergency response services. Additional fire stations, apparatus, and 
funding for personnel will be necessary to adequately address the corresponding 
increase in emergency call response. Without additional funding, the effectiveness 
and efficiency of our system will continue to erode resulting in increased response 
times. 
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• Home in Tacoma will increase the use of personal motor vehicles as the population rises 
and result in increased on-street parking and traffic congestion that will impede timely 
emergency response. 

o Timely emergency response is critical to life safety and property protection as 
every second counts.  

o The proposed infill of mid-scale housing types such as two and three family 
attached housing and low-scale multifamily dwellings without off-street parking 
will make timely emergency response challenging. Side streets, and especially 
narrow ones throughout the City’s residential neighborhoods, are already 
congested and will become more so if the parking issues are not addressed. 
Though still challenging, there is usually some open parking spaces on residential 
streets for vehicles to pull over and merge to TFD response vehicles when 
responding with lights and sirens. Once all parking spaces are full beyond design 
capacity, these open parking spaces are lost and will impact the capability of large 
emergency response vehicles to adequately and safely navigate the City’s narrow 
streets when responding to calls. 

o TFD recommends careful consideration be taken to determine which areas should 
be considered for proposed population density increases. For example, we 
recommend Home in Tacoma target areas along established mass transit routes, 
along streets with adequate and ample parking capacity, and along streets that are 
wide enough to have two-way emergency response vehicles under full parking 
scenarios. 

• Home in Tacoma is a broad initiative that impacts many different areas of Tacoma. It is, 
quite frankly, difficult for TFD to predict the actual impacts to the many residential 
neighborhoods in Tacoma and how that may or may not impact the delivery of our 
services to those individuals who count on us the most. 

o TFD recommends a multi-phased implementation approach that will allow TFD 
to proactively plan and adjust to targeted population changes in specific regions of 
the city.  

o To support this recommendation further, TFD highly recommends that a Standard 
of Cover (SOC) study be completed that takes into consideration the proposed 
Home in Tacoma land use and zoning regulation changes. The SOC is a vital 
planning document in the fire service industry that helps guide fire administrators 
through this type of change process. 

• TFD requests that some consideration and research be taken through the Home in 
Tacoma process that could spur some positive public-private partnership outcomes. One 
option could involve allowing development incentives for private developers to provide 
essential emergency facility space (e.g., fire stations, police substations, etc.) within the 
mixed-use space of their proposed developments. This would provide a long-term anchor 
tenant while also providing a much needed public fire station space for TFD. This 
solution would also mitigate the inevitable difficulty for the City of trying to locate, 
acquire and develop property within or near the newly developed area to establish 
emergency response facilities that could effectively serve the additional population. 
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This type of solution has been successful in other urban service areas across the nation. 
We value partnership and this could result in a win-win result for all. 

 
We thank you again for engaging TFD in the planning process and we look forward to working 
with you on the items identified herein. Please contact me directly if you have any questions.  
 
 
Sincerely,  
 
 
 
Toryono Green 
Fire Chief 
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City of Tacoma 
Environmental Services Department 
 
 

 
TO: Brian Boudet, Division Manager, Planning and Development Services 
 Elliott Barnett, Senior Planner, Planning and Development Services 
   
FROM:  Michael P. Slevin III, P.E., Environmental Services Director        
   
SUBJECT:  Home in Tacoma Project Response 
 
DATE: February 26, 2021 

 
 
The Home in Tacoma proposal is part of the City’s Affordable Housing Action Strategy, with the intent 
to increase housing supply and affordable housing options.  This proposal would change the current 
single-family land use designation to two new land use designations: low-scale residential and mid-
scale residential, increasing the intensity of land use for all of Tacoma, with the potential to significantly 
increase the demand on public infrastructure, specifically utilities and open spaces.  
 
The Growth Management Act (GMA) requires cities to develop and adapt their comprehensive plans 
to appropriately plan for concentrated urban growth to reduce sprawl, while protecting the 
environment.  Of specific interest to the Environmental Services Department, under the GMA cities 
are directed to plan for utility demands (including future capacity) as well as designate natural resource 
lands and identify steps to preserve them.  RCW 36.70A.070 (Comprehensive Plans - Mandatory 
Elements) requires: elements to be included in the comprehensive plan, of specific concern to 
Environmental Services is: 

• (1) A land use element… Where applicable, the land use element shall review drainage, 
flooding, and stormwater runoff in the area and nearby jurisdictions and provide guidance for 
corrective actions to mitigate or cleanse those discharges that pollute waters of the state, 
including Puget Sound or waters entering Puget Sound. 

• (4) A utilities element consisting of the general location, proposed location, and capacity of all 
existing and proposed utilities, including, but not limited to, electrical lines, telecommunication 
lines, and natural gas lines. 

• (8) A park and recreation element that implements, and is consistent with, the capital facilities 
plan element as it relates to park and recreation facilities. The element shall include: (a) 
Estimates of park and recreation demand for at least a ten-year period; (b) an evaluation of 
facilities and service needs; and (c) an evaluation of intergovernmental coordination 
opportunities to provide regional approaches for meeting park and recreational demand 

 
This memorandum is intended to address the request for the Environmental Services Department to 
provide consultation for the SEPA process, specifically to identify issues and concerns, and actions 
needed to address them. 
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1. Wastewater 
 

Potential Impacts due to Zoning Changes: 
Due to the Citywide proposed zoning changes, the wastewater utility would need to perform the 
following to ensure capacity for the proposed growth: 

• Evaluate the Central Wastewater Treatment Plant capacity 
• Evaluate the collection system for the Central Treatment Plant 
• Evaluate Pump Stations within the Central Treatment Plant tributary area 
• Evaluate the North End Wastewater Treatment Plant capacity 
• Evaluate the collection system for the North End Treatment Plant 
• Evaluate Pump Stations within the North End Treatment Plant tributary area 
• Evaluate the collection system served by Pierce County Chambers Bay Treatment Plant 
• Evaluate Pump Stations within area serviced by Pierce County Chambers Bay Treatment Plant 
• Evaluate impacts to the inter-local agreement with Pierce County 

The collection system was sized for single-family home use in many neighborhoods around Tacoma.  
Increased density may require upsizing many of the 500 miles of underground sewer pipes and 
upsizing many of the existing 48 sewer pump stations.  In addition to evaluating the impact to the 
existing infrastructure, the utility would also need evaluate the financial impacts of addressing any 
required capacity improvements.  This could result in: 

• Higher utility rates 
• Implementation of a System Development Charge 

 
These additional costs could affect the goal of affordable housing. 
 
2. Solid Waste  

 
• Accessibility will be an issue for collection of solid waste containers.  Collection system design 

standards need to be included in this plan otherwise there will be service impacts to the 
customers.  With increased number of vehicles in the neighborhoods, this will impede service 
efficiency, negatively impact customer service and create unsafe collection environment for 
drivers and pedestrians. 

• Alley improvements will be required in some cases. 
• Unsightly curb appeal resulting from more containers left out on the curb. 
• Inadequate number of storage locations and enclosures for solid waste containers. 
• Requires an additional plan review and approval process. 
• Collection routing and billing impacts.  Moving customers from residential to commercial 

status.  Updating accounts, service levels and changes to minimum service. 
• Increased carbon footprint and neighborhood impacts.  Weekly collection will contribute to 

traffic and noise complaints in the residential neighborhoods. 
• Requires changes to TMC 12.09 – Definitions, Residential and Commercial customer 

designations, potential language for shared services. 
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3. Stormwater 

• Polices and codes developed for the Home in Tacoma Project should be consistent with the 
City of Tacoma Stormwater Management Manual, Tacoma Municipal Code 12.08 and the 
Right-of-Way Design Manual. 

• Incentives, if utilized, should be designed to not only promote specific housing types but, where 
possible, to encourage the use of low impact development as the preferred and commonly 
used approach for stormwater management. 

• Impervious surface limits should be considered for affected zoning types.  If impervious surface 
limitations are not enacted, on-site stormwater management including the use of low impact 
development on-site management best management practices may be determined infeasible 
on more sites due to lack of available space.  Modeling should be conducted to ensure the 
current stormwater system has the capacity to manage additional runoff from the increase of 
impervious areas.  Climate scenarios show storm intensities increasing overtime.  This in 
combination with additional impervious areas could increase the risk of localized flooding. 

• Changes to lot setback requirements for structures may also effect the feasibility of onsite 
management and low impact development best management practices.  Environmental 
Services would like to be included in discussion regarding changes to lot setbacks. 

• Policies should encourage retention of existing low impact development mitigation best 
management practices (BMPs) unless those BMPs are replaced with equivalent BMPs either 
on the project site or in a regional facility. 

 
4. Open Space and Urban Forestry 

 
The GMA requires cities to designate natural resource lands, including those related to forestry, critical 
areas, and open space, and identify specific steps to preserve them.  The City has taken steps 
towards this effort, specifically through the adoption of the Urban Forest Policy Element of the 
Comprehensive Plan (2010), the Environmental Action Plan (2016), and the urban Forest 
Management Plan (2019), where trees and open spaces are designated as critical infrastructure, and 
essential to the health of our community. 

The City of Tacoma continues to have the lowest assessed tree canopy in the Puget Sound 
Region, and has poorer access to community open space than our neighboring communities.  
These impacts are disproportionately felt in our low-opportunity neighborhoods, with some census 
blocks having as little as 2% tree canopy cover.  With the projected density increase from the Home 
in Tacoma proposal, a further decline in tree canopy, open space access, and plantable space will 
result if there are not appropriate measures in place to protect or enhance our natural resources. 
 

• Polices and codes developed for the Home in Tacoma Project should be consistent with the 
Urban Forest Management Plan (2019) and Urban Forest Manual (2014). 

• With increased density and allowance for more units through infill development, we would 
expect to see more surface area of residential lots to be covered with impervious surface 
(buildings, driveways, and other amenities), which would result in: 

o Removal of existing trees and greenspaces to accommodate for new infrastructure; 
o less opportunities for future Low Impact Development (LID), including tree planting; 
o an increase in stormwater runoff; 
o an increase in the urban heat island effect; and 
o less carbon sequestration and pollutant removal from green infrastructure. 

• Mature Tree Loss - The most detrimental impact to tree canopy comes from the removal of 
existing mature trees, most frequently seen during the development or redevelopment 
process.  Tacoma currently does not have any tree protections outside of regulated critical 
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areas, and by increasing the rate of development, we would expect to see an increase in the 
removal of existing mature trees, unless regulatory protections are in place. 

• Health Impacts to Underserved Neighborhoods - Tacoma’s historically underserved 
neighborhoods have a drastically lower than the City average green space tree canopy.  
Analysis has concluded that we already cannot meet the Council adopted 30% tree canopy in 
these underserved neighborhoods, due to impervious land availability.  Urban heat is directly 
correlated to green space/tree canopy and impervious surface. Further increasing impervious 
surfaces in these neighborhoods would have more severe negative health consequences in 
these already health-burdened neighborhoods. 

• Reduced Potential to Increase Tree Canopy - Currently, 46% of the City is zoned as single 
family residential (SFR), an area of the City that does not have tree planting requirements or 
tree protection (outside of regulated critical areas).  In SFR zoned areas, there is a current tree 
canopy of 17% (goal of 30%).  An analysis looked at current impervious and pervious surface 
coverage across the City, and what would be feasible to convert to tree canopy, known as 
“potential tree planting area”.  Currently, these SFR zoned areas have a 16% potential planting 
area.  Out of all of the other land uses combined, the potential planting area in Single Family 
makes up for 57% of the total potential planting area available within the City. If SFR zoned 
areas significantly increase in impermeable lot coverage, we will not only see a loss in existing 
tree canopy, but we will remove the potential to increase tree canopy in the future. 

• The City should model the potential impacts to impervious surface/land cover change for the 
Home In Tacoma proposal, and consider regulatory approaches to preserve and enhance our 
natural resources in compliance with the GMA and Council adopted policy to enhance our 
urban forest asset.  This should include adequate tree protections for right-of-way trees as well 
as a consideration for protection of private property trees of significance.  This should also 
include professional capacity to assist with plan review, inspections, enforcement, and 
standards development to ensure the community has adequate resources to be successful in 
preserving and enhancing tree canopy. 

• Any planned up zoning should exclude areas currently designated as critical areas, or Fish 
and Wildlife Habitat Conservation Areas.  These areas are intended to be low density and 
preserved to comply with the requirements of the GMA. 

• The City should plan to reassess its tree canopy coverage in 2030, and at regular intervals in 
the future, in order to determine if the increase in density is having a significant negative impact 
on tree canopy. 

 
If you have questions regarding these comments and conditions, please contact John Burk at 
jburk@cityoftacoma.org or 253.502.2161. 
 
 
 
 

mailto:jburk@cityoftacoma.org


 

 

 

 

March 2, 2021 
 

Larry Harala  
Senior Planner 
City of Tacoma – Planning & Development Services 
747 Market Street, Room 345, Tacoma, WA  98402 
 
RE: Home in Tacoma Project 

Metro Parks Tacoma appreciates the opportunity to provide comments on the initial planning work being 
conducted by the City of Tacoma to encourage Diverse Housing Types (Missing Middle Housing) under the Home 
in Tacoma Project as part of the city’s Affordable Housing Action Strategy. 

At a time where it is increasing clear that partnerships between governmental agencies is key to advancing the 
livability, affordability and equitable delivery of service to the Tacoma community, Metro Parks is happy to not 
only be the provider of parks and recreation services, but a key collaborator with the city on all matters related to 
community development and quality of life.  

As such we are happy to participate and provide feedback on this program, and are pleased to provide the 
following comments on the initial work, with the understanding that there will be future opportunities for more 
detailed review and comment as plans evolve and are moved through formal adoption processes. 

We encourage the City’s efforts to be in alignment and in coordination with regional growth and housing 
strategies that have been developed including Puget Sound Regional Council’s Vision 2050.   

MPT acknowledges the goals imbedded in the Home in Tacoma Project to provide a range of housing options 
through smart, managed growth, making optimal use of pre-developed areas of the city while preserving and 
enhancing the qualities of the neighborhoods and natural environment that makes Tacoma unique. Well-designed 
walkable communities are known to contribute to the overall health, wellness and social cohesion of communities 
while creating greater efficiencies in the areas of public transportation, provision of utility services and other 
health and safety benefits.  As such we urge utmost attention be paid to the design of the built environment, and 
similarly the preservation and creation of parks and natural areas, and that infill development not displace or 
crowd green space, but rather create a diversity of healthy and attractive green space that feels welcoming to the 
entire community.   

In general, many of the infill development strategies proposed in the Home in Tacoma Project are consistent with 
many existing MPT policies, goals and objectives that emphasize equity in community development. MPT seeks to 



 

extend its influence beyond the traditional provision of parks and recreation services by collaborating with the cith 
and other partners in the development and management of  open space and active transportation opportunities 
to benefit the public. MPT recommends that consideration for parks, open space and multi-modal connective 
corridors are given high priority in the further evolution of the Home in Tacoma Project. The following are just a 
few examples of MPT policies that support a thoughtful infill housing program and its potential direct and indirect 
community benefits: 

2018 MPT Strategic Plan 

• Section 2.3 speaks to MPT’s strategic interest in “having a large role in creating a walkable, vibrant 
community” through active participation and leadership in the areas of active transportation and equity. 

• Section P2. Identify and eliminate barriers that perpetuate racial, economic and gender inequality and 
provide opportunity and advancement for all District residents. 

o Adopt a 10-minute walk level of service standard for MPT. 

• Section P4. Expand MPT’s presence in our community to address physical, cognitive, and behavioral 
health needs and priorities, reduce health disparities and improve the Tacoma community’s health. 

o Incorporate “Health in All Policies” approaches to address social determinants of health, the key 
drivers of health outcomes and inequities. 

• Section P5. Assume a key leadership role in the City of Tacoma’s multi-modal transportation efforts to 
provide city-wide connections in order to increase access to MPT parks and facilities. 

o Adopt and move toward the Tacoma Mobility Plan of, “Promote healthy lifestyles by offering 
improved opportunities for active living for people of all abilities through the development of 
robust pedestrian, bicycle, and transit networks, including bikeways, sidewalks, and linear parks. 

• Section C2. Build urban resilience. Increase the capacity of individuals, communities, institutions, 
businesses, and systems within Tacoma to survive, adapt, and grow no matter what kinds of chronic 
stresses and acute shocks they experience. 

o Implement, where feasible, recommendations from the City of Tacoma Climate Change Resiliency 
Study (5/16), including recommendations regarding the built environment, natural systems, and 
social systems. 

MPT looks specifically to the One Tacoma Comprehensive Plan – Urban Form Element for policy alignment. Policy 
UF-1.3 is of particular note as it seeks to “Promote the development of compact, complete and connected 
neighborhoods where residents have easy, convenient access to many of the places and services they use daily 
including grocery stores, restaurants, schools and parks, that support a variety of transportation options, and 
which are characterized by a vibrant mix of commercial and residential uses within an easy walk of home”. 

To the extent that the Home in Tacoma Project can provide concrete and visible progress toward these policy 
objective MPT is committed to collaboration with the City of Tacoma to bring this vision to fruition.Of final note, 
the City and Metro Parks Tacoma jointly facilitate a routine forum to coordinate intergovernmental issues and 
initiatives- the Interagency Coordinating Committee (ICC)- and we recommend that this forum be used to 



 

coordinate this significant planning endeavor between our respective organizations.  Additionally, the parties have 
worked to develop a set of operational protocols (Operational Protocols for Shared Work- December 2019) 
including the following: 

• Protocol 8 : Actively engage and participate in joint planning efforts  -MPT and COT commit to actively 
participate in joint planning projects as invited to do so by the lead entity.   

 
MPT appreciates the growing sprit of creative collaboration with the City of Tacoma through the work at the policy 
level through the ICC and at the leadership and staff level.  The work under the Home in Tacoma Project provides 
yet another opportunity to achieve our collective vision a greener more vibrant and equitable city. 

 

Thank you, 

 

Marty Stump 
Chief Planning Officer, Metro Parks Tacoma 

 



 

 
 

 

 
 
March 2, 2021 
 
 
Larry Harala, Senior Planner 
City of Tacoma - Planning & Development Services 
747 Market Street, Suite 345 
Tacoma, WA 98402 
 
Subject:  Home in Tacoma Affordable Housing Action Strategy 
 
Dear Larry:  
 

Thank you for inviting Pierce Transit to participate in the City of Tacoma’s new Home in 
Tacoma Affordable Housing Action Strategy. After meeting with your team of stakeholders and 
planning partners initially, along with reviewing the strategy’s goals and objectives, Pierce 
Transit would like to offer the following comments or suggestions: 
 

• The proposed changes are consistent with our plans since any new infill housing proposed 
under the AHAS that increases densities, especially within ¼-mile of transit routes, will help 
raise the demand for more frequent transit, operating for more hours of the day (e.g., early 
mornings, late nights, and weekends). 
 

• If the changes were to occur, it would not affect either of the two Destination 2040 
documents (i.e., the original LRP of 2016 and the Update of 2020) since those documents 
have already been finalized and adopted by our Board of Commissioners. However, Pierce 
Transit will most certainly use the information provided by the Home in Tacoma project as 
it begins to analyze the S. 19th Street and S. Tacoma Way corridors for Bus Rapid Transit 
under the comprehensive Stream BRT System Expansion Study, to commence in summer 
2021. 
 

• Impacts could vary within different Tacoma neighborhoods, but only regarding the level or 
type of bus service offered. That is, Pierce Transit would either ramp up the current fixed 
route service (an easier or more flexible and lower cost option) or offer completely new Bus 
Rapid Transit service (a much longer, more involved, and higher cost option), as is currently 
in design for the Pacific Avenue/SR 7 corridor (i.e., Pierce Transit’s inaugural Stream BRT 
route). 
 

• In order to meet our long-term goals and objectives as an agency, additional operating 
revenues would be needed. The Destination 2040 LRP Update provides detailed information 



 

on the funding that would be needed to ramp up or expand current fixed route service, as 
well as add four new BRT routes, including two more serving Tacoma residents. All 
scenarios within the LRP Update assume voters were to approve the additional 3/10 of 1 
percent sales tax allowed in Pierce County’s Public Transportation Benefit Area (PTBA) that 
funds Pierce Transit. 
 

• While there are no immediately obvious barriers to implementation, the agency would want 
to see any infill redevelopment or new small-scale housing project’s construction begin 
before committing to providing a higher level of transit service. Another factor to ensure 
transit’s success is to plan for Complete Streets around these new infill development 
projects. As you know, transit works best on streets conducive to walking and bicycling that 
provide safe and direct access to transit stations or stops. We would therefore encourage 
City staff to consider requiring new transit supportive development standards to the Code 
initially, then conducting a traffic impact study and transportation concurrency 
determination before issuing a permit for additional housing (e.g., adding an Accessory 
Dwelling Unit) or more units (e.g., a multi-story apartment or condominium building) on 
existing parcels. 
 

• There are distinctions between transit routes that should be considered in determining land 
use. Pierce Transit’s three trunk routes (1, 2, and 3) operating within the City of Tacoma 
serve the highest density corridors, connect Regional Growth Centers, or both. To align with 
these proposed land use changes, the current Route 1 is being redesigned as the agency’s 
inaugural Bus Rapid Transit corridor: Pacific Avenue/SR 7 from downtown Tacoma to 
Spanaway, with revenue service planned to begin in 2024.  In addition, the agency will soon 
be evaluating the existing Routes 2 and 3, to determine which should become the second 
BRT corridor in the Stream system. Offering three frequent and reliable Bus Rapid Transit 
routes in Tacoma would perfectly complement areas of higher density housing, along with 
the variety of multi-family housing types being proposed under the AHAS. 

 

• These policies closely align with Pierce Transit’s long-term plans. Any changes in land use 
from low density single-family housing to higher density multi-family housing, especially if it 
were built with affordable or below market rate units included in the mix, would ideally 
increase the demand for more frequent and reliable transit routes. 
 

• From Pierce Transit’s perspective, Medium-Scale Residential seems the most likely scenario 
to be implemented, but the wide buffers proposal (at 1/4-mile) would generate more transit 
demand as well. One option would be for the City to gradually roll out these land use 
changes, such a starting with the Centers, Corridors, and Bus Routes concept before utilizing 
designated buffers to determine the areas of higher housing densities and mixes of housing 
types. 
 

• One final recommendation: The areas targeted for early implementation of the AHAS 
should also closely align with the Growth Strategy outlined in the PSRC’s Vision 2050 Plan 



 

for BRT corridors within the City of Tacoma. The Regional Transit System Map is presented 
as Figure 31 on page 128 of Vision 2050, as adopted by the MPO on October 29, 2020. 

 
 
In closing, Pierce Transit is excited to coordinate with the City of Tacoma in this unique and timely 
opportunity. Anyone following the local or national news understands that the demand for housing 
in the city is at an all-time high. It is therefore welcoming to learn that the City has a realistic approach 
to creating housing opportunities for those at all income levels through inclusionary zoning and 
allowances for smaller homes on underutilized parcels, including identifying the “missing middle.”  
 
Our role as the local transit provider is to directly support residential infill development projects by 
creating a safe, frequent, fast, and reliable bus system that works for the greatest number of residents. 
The continued equity, health, and access to opportunity for all are at the forefront of the work we do 
collectively as urban planners.  
 
Please let us know how we can continue to support the City of Tacoma in this noble effort, going 
forward. 
 
 
Darin L. Stavish, AICP 
Principal Planner 
 
DLS 
 
  
 
cc:  Elliott Barnett, City of Tacoma – Senior Planner 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



(1) WAC 296-45-045 – Referencing ANSI Standard C2 – National Electrical Safety Code 
WAC 296-24-960 (6) – Working on or near exposed energized parts 
WAC 296-155-428 (1)(e) – General Requirements – Protection of Employees 
WAC 296-155-53408 Power Line Safety (Cranes/Derricks) 

 

DATE: March 1, 2021 

TO: Home in Tacoma Review Team 

FROM: Megan Cammarano, Tacoma Power 

SUBJECT: Home in Tacoma Potential Impacts 
 
 

 
Tacoma Power has identified the following potential impacts to its infrastructure, 
as well as its suggested steps to avoid otherwise untenable impacts. 
 
Setbacks or Undergrounding 
 
The majority of the Home in Tacoma area of focus has existing overhead 
electrical distribution and, in some cases, electrical transmission. New policies 
must account for required clearances from electrical infrastructure. 

 A 14’ horizontal, 18’ vertical building clearance from overhead distribution 
lines is required. If rezoning changes footprint or height of buildings within 
a parcel, these clearances must still be adhered to, in keeping with state 
and national standards.1 

 Transmission lines require significantly larger clearances depending on 
the voltage level. 

 Tacoma Power’s design practices prohibit permanent structures under all 
lines.  

 Distribution systems can be relocated underground.  The design of the 
underground system is very specific to the location and will likely extend 
beyond the limits of the parcel(s).  Development would bear the cost of the 
relocation. 

 The relocation of overhead and underground systems is expensive and 
complicated. It often requires duct bank systems and additional padmount 
switching around the perimeter of the project and into higher density road 
and sidewalk areas. New underground infrastructure must coexist and find 
space among other existing buried utilities, making future maintenance of 
existing and new utilities difficult. If maintenance in an area is too complex, 
undergrounding line infrastructure will not be possible. 

 
  

 
MEMORANDUM 



 
 

Alley Vacations 
 

 Rezoning that includes vacation of alleys should be avoided in cases 
where power infrastructure exists within the alley. 

 
Existing Capacity Limits 
 
After reviewing the provided growth projection data, the following impacts are 
likely to result from a change to rezoning. 
 

 Local service transformer upgrades 
o Placement of transformer or service boxes may be required within 

developing parcels, reducing possible building footprint. 
 Distribution line capacity upgrades and/or extensions to accommodate 

new services 
 New lines or substations to address increased load 

 
These results are not drastically different from typical local area load growth and are, 
therefore, not a major source of concern. 
 
Impacts to Other Customers 
 

 Repurposing of parcels may result in alterations to the existing services of 
adjacent customers. These alterations may include easements, relocation, and/or 
conversion to underground. Developers will bear the cost of changes to the 
system. 

 Alterations to existing services and replacement of service transformers will 
mean temporary outages while the work is completed. 

 New generation resources and transmission capacity upgrades will be costly and 
will affect electrical rates for all customers. 

 



 

DATE:  March 1, 2021 
TO:  Larry Harala & Elliott Barnett, Planning & Development Services, City of Tacoma 
FROM:  Ryan Cox, Customer Experience, Tacoma Water 
SUBJECT: Home in Tacoma, Potential Impacts for SEPA  
 
Tacoma Water has identified the following impacts to its infrastructure and compiled the 
following comments for consideration. Above all, Tacoma’s water supply can support this land 
use change in the short and long term. 
 
IMPACT BY INCREASED GROWTH: 
The biggest impact of the proposal is the potential increase growth in older parts of the Water 
system that will result in: 
• Increased Demand: If land use result in the sought changes, there will be an increase in 

customers in the oldest parts of the system. It is unclear if this will increase Maximum 
Day / Peak Hour Demand. We could consult other purveyors, such as Seattle on their 
experience. The average day demand will certainly increase; however, that is not 
currently an issue from a system planning perspective. 

• 8” Mains to Support Higher Fire Flows: Middle-housing style homes can have higher 
than minimum fire flows (as well as closer hydrant spacing requirements). We often 
replace older 6” mains with “like” in single family residential zone areas. In areas within 
the proposed buffers, we will likely need to standardize to 8” mains to support a higher 
fire flows. Additionally, areas with lower available fire flows (high elevation, less looping, 
etc.) may also need to go to 8” replacements.  

• Funding to address cumulative impacts: Most small lot developments will not require 
water main improvements. However, over time the small lot additions can cumulatively 
impact on the system. At that point, the slim profit margins to complete the small lot 
improvements may not be enough to construct the required water main improvements. 
So this highlights the need for future evaluations on Water system planning focusing on 
development impacts and equitable customer rates and charges.  

• Developers may have to install a new fire hydrant at their cost. Tacoma Water installs 
on a Time and Material basis if the current spacing in the residential zone is not 
adequate for their project.  

 
SYSTEM DEVELOPMENT CHARGE (SDC): 
While the proposal intends to increase density in Tacoma, this will unlikely have a significant 
impact on SDCs. We’ll evaluate the SDC model with data from the consultants when available. 
• SDC Structure: With a potential increase in mixed use buildings, creating a new charge 

to blend the residential and commercial charge could be a possibility. 



 

• Deferments or Waivers as incentives for affordability developments: This was discussed 
a few years ago regarding ADUs. If there is interest, we could revisit this topic and the 
mechanics behind how it could work.  

 
UTILITY SETBACKS AND WATER STANDARDS: 
• There is an increased desire at the state legislative level for each living unit and tenant 

to have access to their own water meter data. For the smaller units that is practical with 
individual Tacoma Water meters. For the higher level units, that’s likely more efficiently 
accomplished with a private vendor meter on private property side plumbing. 

• Serving multiple dwelling units with one water meter is acceptable on one parcel. The 
water meter account must stay in the landlords name in this situation. Only if each unit 
has a separate meter can the account be placed in tenants’ name.   

• Adding the new water service lines and meters for the infill areas may have challenges 
to maintain our standard separation requirements around existing and new structures 
in the ROW. We usually see challenges with utility separation requirements from dry 
underground utilities, side sewers, private irrigation sprinkler systems, and trees.  

• We strongly prefer locating the water meters and vaults outside of paved areas 
(driveways/sidewalks). This has increased challenges with maintenance and the renewal 
cost are much higher when it includes concrete restoration. 

• This is typically unavoidable in downtown developments and may also be the case in the 
medium scale (upper end of missing middle housing types) on the corridors where there 
is only sidewalk between property edge/edge of building and the curb. More discussions 
are required with Traffic and ES staff on locating water meter vaults that will satisfy 
each stakeholder requirements to create a safe and enjoyable space in the ROW while 
providing the necessary utility services to the buildings.   

• When we are unable to achieve these separations or locate the meter box in unpaved 
surfaces, the alternative is to bring the utility facilities onto the private property which 
requires easements.  Easements have challenges to manage, particularly when 
customers encroach into them with expensive landscape, fences, sheds, etc. This also 
encumbers the property and may reduce the # of units that the property can yield. 

• There are increased maintenance costs to Tacoma Water for meters & boxes located in 
paved surfaces and when other nonstandard installations exist. These situations occur 
when we are pressured by developers for the sake of economic development to keep 
construction costs to a minimum and field conditions have limited options and 
constraints. We must responsibly manage the Water infrastructure with the long range 
vision of 100 years or more.  Making sure we hold tight to standards, easements and 
preferred locations helps to minimize the long term costs of owning and operating that 
infrastructure and likely greatly exceeds the cost of the install itself.  We must evaluate 



 

the long term tradeoffs when trying to help save a few hundred to a few thousand 
dollars for a developer. 

 
PAVEMENT AND ROW RESTORATION: 
The paving cost is sometimes a surprising line item to the new water service cost for the 
developer. Public Works decides the limits for the paving cuts for new water main taps and 
service line installations. The infill may create situations where there are multiple street cuts for 
new sewer & water connections on the same block that require the developer to incorporate 
adjacent patches from previous infill projects. 
• Developers pay Tacoma Water for these paving restoration costs with the new water 

service construction costs and ideally the paving costs are recoverable with our fixed fee 
construction cost structure.  

• For extraordinary paving costs where the fixed fee cost structure is not adequate, the 
alternatives are for the developer/contractor to use the Work Order process or by 
paying Tacoma Water actuals on a Time and Materials basis.  

• Street moratoriums may delay the infill projects or require much larger paving limits and 
costs to developer  

• City ES began charging a new permit fee for ROW restoration inspection in 2020. This 
fee, and other potential new ones, are collected by Tacoma Water and charged to the 
developer. 

 
FIRE PROTECTION: 
From Chris Seaman (Fire), 3 or more units require a fire sprinkler systems. This increases the 
construction and utility service cost for developers and tenants.  
• For the developers, this increases the building construction costs to design and install 

this protection system.  
• All fire sprinkler systems require a backflow device installed after the water meter. 

Developer to pay for installation and testing. Owner to pay for testing and maintenance.    
• For Developer, SDC will increase proportional to the size of the fire/domestic 

combination meters.  
• For the tenants/landlords, having a dedicated fire service or fire/domestic combination 

meter will have higher monthly standby charges. 
• Currently, we do not offer a 1” fire/domestic combination meter. Should this size option 

be a common solution for the middle housing building units, we would have to update 
the ordinance.  

 
 
 



 

OTHER: 
Should the South Tacoma Groundwater Protection District be evaluated as an exclusion area to 
the higher density? Further evaluation required. 
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