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AGENDA 

MEETING: Regular Meeting (virtual) 

TIME: Wednesday, November 4, 2020, 5:00 p.m. 

Zoom Info: Link: https://us02web.zoom.us/j/81829216980  
 Dial-in: +1 253 215 8782 
 ID: 818 2921 6980 

 

A. Call to Order and Quorum Call 

B. Approval of Agenda and Minutes (October 21, 2020) 

C. Public Comments  
 Written comments only; e-mailed to planning@cityoftacoma.org. 

 No comment will be accepted on Discussion Item D-1, a recent Public Hearing item.  

 Comments on Discussion Item D-2 are due by 4:00 p.m., on the meeting day. 

D. Discussion Items  

1. 2020 Annual Amendment Package – Recommendation  

 Description: Review and approve draft Letter of Recommendation and draft Findings of Fact 
and Recommendations Report 

 Action: Recommendation to the City Council 

 Staff Contact: Stephen Atkinson (satkinson@cityoftacoma.org) 

2. Urban Design Studio – Workshop 

 Description: Discussion of key aspects of the Urban Design Program, such as goals, targets, 
timeline, key themes, major topics, design guidelines, operations and outcomes.  

 Action: Comment and Guidance 

 Staff Contact: Mesa Sherriff (msherriff@cityoftacoma.org) 

E. Upcoming Meetings (Tentative Agendas) 

(1) November 18, 2020: 

 Tideflats Non-Interim Regulations (Scope of Work) 

 Home In Tacoma (Workshop) 

(2) December 2, 2020: 

 Transportation Master Plan Update 

 Urban Design Studio 

 Home In Tacoma 

 2020 Year in Review 

(3) December 16, 2020 (potential cancellation) 

 

http://www.cityoftacoma.org/Planning
https://us02web.zoom.us/j/81829216980
mailto:planning@cityoftacoma.org
mailto:satkinson@cityoftacoma.org
mailto:msherriff@cityoftacoma.org


 
Planning Commission Agenda – Wednesday, November 4, 2020 Page 2 

 

 

F. Communication Items 

(1) Ordinance No. 28696 Tideflats Interim and Non-Interim Regulations (See “Agenda Item F-1”) 

(2) Ordinance No. 28695 Infill Pilot Program 2.0 and Home In Tacoma (See “Agenda Item F-2”) 

(3) Status Reports by Commissioners – TOD Advisory Group, Housing Equity Task Force 

(4) Debrief of Infrastructure, Planning and Sustainability Committee meeting on October 28, 2020, 
concerning Planning Commission Annual Report 2019-2020 and Work Program 2020-2022 

(5) The Infrastructure, Planning and Sustainability Committee’s meeting on November 11, 2020 has 
been canceled. 

G. Adjournment 
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MINUTES (DRAFT) 

 
TIME: Wednesday, October 21, 2020, 5:00 p.m. 

PRESENT (virtually): Anna Petersen (Chair), Jeff McInnis (Vice-Chair), Ryan Givens, David Horne, 
Christopher Karnes, Brett Santhuff, Andrew Strobel 

ABSENT: Carolyn Edmonds, Alyssa Torrez 

A. CALL TO ORDER AND QUORUM CALL 

Chair Petersen called the meeting to order at 5:01 p.m. A quorum was declared. 

B. APPROVAL OF AGENDA AND MINUTES 

The agenda for the meeting was approved. The minutes for the October 7, 2020, meeting were approved 
as submitted. 

C. PUBLIC COMMENTS 

Public comments were not accepted at the meeting. No written comments had been submitted previously 
as directed in the agenda notice. 

D. DISCUSSION ITEMS 

1. Environmental and Climate Action Planning Update 

Kristin Lynett, Office of Environmental Policy and Sustainability, reviewed the five-year Environmental 
Action Plan (EAP) adopted in 2016, along with its highlights and lowlights. An overview of the Climate 
Emergency Resolution adopted by the City Council in December 2019 was also provided to explain how it 
would be incorporated into the upcoming environmental and climate justice planning. Ms. Lynett went on 
to present the scope of work for the update plan between September 2020 and September 2021 featuring 
both technical and community engagement elements, the plan phases, and the draft guiding principles. 

In response to Commissioner Givens’ question regarding helpful Land Use policy for the EAP, Ms. Lynett 
explained that transportation was the largest factor of carbon emission; policies pertaining to density and 
job creation that de-emphasize use of automobiles would be valuable. Commissioner Karnes asked about 
incorporating the EAP into the municipal Comprehensive Plan, and exploring carbon sequestration 
methods. Commissioner Strobel made a number of suggestions for the updated EAP. Chair Petersen would 
like the plan to be more proactive rather than reactive, and consider joining forces with other bodies in the 
region to make bigger impact.  

2. 2020 Annual Amendment Package - Debriefing 

Stephen Atkinson, Planning Services Division, reviewed the amendment process and the schedule for the 
next steps. This meeting served as a debriefing for the Public Hearing on October 7, 2020; and the 
Commission would be casting preliminary votes on whether to recommend the three (3) applications to the 
City Council for adoption. At the next meeting on November 4, 2020, the Commission would finalize their 
recommendation by approving the Findings of Fact and Recommendations Report and the Letter of 
Recommendation. 

http://www.cityoftacoma.org/Planning
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Larry Harala, Planning Services Division, presented a breakdown of this debriefing and proceeded to 
reviewing the “Heidelberg-Davis Site – Land Use Designation Change” application. He acknowledged that 
public comments received were primarily in opposition of the proposal.  

Vice-Chair McInnis was concerned that the Land Use designation change would lead to a major loss of 
public space and potentially something undesirable in the future. He suggested including a requirement for 
public space in the future development of the site if the proposal was adopted. Commissioner Givens had 
concerns about the lack of text amendment to support the intended use of the designation and the 
incompatibility of the R-2 residential zoning in the area. He would like to suspend the discussion for further 
study to be done or until a master plan for proper rezoning could be put together. Commissioner Strobel 
raised a procedural question about extending this proposal into the 2021 annual amendment process. While 
Commissioner Santhuff would like to see development at the site and in the general area, he shared the 
concerns for loss of public space and uncertainty of what would be developed there. Chair Petersen 
commented she also had mixed feelings about the proposal. Metro Parks’ application had indicated that 
the baseball field was not well utilized due to drainage issues. Furthermore, the site was fenced and gated; 
so while being a public space, it was not truly accessible to the public.  

In response to the Commission’s inquiry, Debbie Terwilleger, Metro Parks, explained that the baseball field 
had seen an increased use by elementary sport teams. She also mentioned the Letter of Intent approved 
by the City of Tacoma and Metro Parks before the outbreak of COVID-19. Brian Boudet, Planning Division 
Manager, asked about Metro Parks’ plan for relocation or replacement of the facilities at the park.  

Vice-Chair McInnis was supportive of moving the proposal forward with a recommendation for a master 
plan. Commissioners Givens and Strobel concurred. Commissioner Horne commented in opposition of the 
proposal. Vice-Chair McInnis made a motion to forward the Comprehensive Plan amendment for the 
Heidelberg-Davis Site and associated properties onto the City Council, with a recommendation for adoption. 
Commissioner Strobel seconded the motion. It passed with six (6) supporting votes and one (1) opposing 
vote from Commissioner Horne. 

The meeting was recessed at 6:32 p.m. and resumed at 6:37 p.m. 

Mr. Harala provided an overview of the “View Sensitive Overlay District – Height Limit Change” application. 
There were approximately 70 comments received on the subject, mostly in support from the Narrowmoor 
neighborhood and some with suggested modifications. In response to public comments, Mr. Harala 
presented two (2) modifications to the proposal for the Commission’s consideration – one would remove 
Node 4 entirely and the other would exclude 5 lots in Node 2 from the consideration for height limit reduction 
from 25 to 20 feet.  

Chair Petersen was opposed to approving this proposal, stating that she did not find it justified or equitable. 
Commissioners Strobel and Givens agreed with Chair Petersen and noted additional issues to reinforce 
their argument. Commissioner Santhuff acknowledged the Narrowmoor neighborhood for bringing the 
application forward and recognized that there was strong support to move forward the proposal in the 
comments received. He also mentioned the request to regulate vegetation from the public comments. 
Ultimately, Commissioner Santhuff expressed support for the proposal. Referring to Commissioner 
Santhuff’s comment on vegetation and the City’s consideration for tree canopy as well as environmental 
stewardship, Commissioner Karnes came to an opposite conclusion to not forward the proposal onto the 
City Council. Vice-Chair McInnis agreed with Commissioner Santhuff’s reasoning that the proposal should 
be considered for its strong support from the community; there was also the advantage of tax revenues 
generated from view properties. Commissioner Givens inquired about the possibility of applying the 20-foot 
overlay to only the uphill side of the area.  

Commissioner Strobel made a motion to move forward the View Sensitive Overlay District – Height Limit 
Change to the City Council as “Not Recommended for Adoption.” Commissioner Karnes seconded the 
motion. It passed with five (5) votes in favor and two (2) votes in opposition (from Vice-Chair McInnis and 
Commissioner Santhuff).  
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Regarding the “Minor Plan and Code Amendments” application, Commissioner Strobel abstained from the 
discussion, because he had contributed to drafting one of the proposals contained in the application 
pertaining to the acknowledgement of the Puyallup Tribe of Indians. Lihuang Wung, Planning Services 
Division, reported to the Commission that no comments had been received in respect to this application. 
He reviewed the proposed amendments, noting a modification to Issue #31 “Nonconforming Rights Re-
establishment” based on a request previously made by Commissioner Givens. The Commission accepted 
the modification. Vice-Chair McInnis moved to forward the application, as modified, to the City Council for 
adoption. Commissioner Givens seconded the motion. It passed with six (6) votes in favor and one (1) 
abstained. 

E. TOPICS OF THE UPCOMING MEETING  

1) Agenda for November 4, 2020 meeting includes:  

• 2020 Annual Amendment (Recommendations) 

• Urban Design Studio (Workshop)  

2) Agenda for November 18, 2020 meeting includes: 

• Home In Tacoma Project (Workshop) 

F. COMMUNICATION ITEMS 

1) Mr. Boudet reported to the Commission of the following: 

• On October 13, 2020, the City Council renewed the six-month Tideflats Interim Regulations 
Extension. They also adopted an amendment requesting the Planning Commission to study 
and make recommendations for non-interim regulations by April 2021. 

• The City Council also adopted the Infill Pilot Program 2.0 on October 13, 2020. They doubled 
the size of the program, and provided directions to the Planning Commission to speed up and 
increase the scope of the Home In Tacoma project. 

2) Lihuang Wung, Planning Services Division, informed the Commission that Sound Transit had 
extended their deadline for the Tacoma Dome Link Extension Project Online Open House to 
November 2, 2020.  

3) Status Reports by Commissioners  

• Transit Oriented Development (TOD) Advisory Group – Commissioner Karnes provided a 
summary of the Urban Land Institute (ULI) report that had been presented at the TOD Advisory 
Group’s last meeting on October 19, 2020. The report emphasized the need to allocate land 
for affordable housing in Tacoma. There was also a presentation about the Tacoma Dome Link 
Extension station. 

• Housing Equity Taskforce – Commissioner Karnes reported that the engagement plan was in 
the works. The statement from the City Council regarding meeting the growth strategy would 
be taken into consideration. The taskforce would also meet with representatives from Seattle 
and Minneapolis to discuss their experience with similar issues. 

G. ADJOURNMENT 

The meeting was adjourned at 7:36 p.m. 

*These minutes are not a direct transcription of the meeting, but rather a brief capture. For full-length audio recording of 
the meeting, please visit: 
http://www.cityoftacoma.org/government/committees_boards_commissions/planning_commission/agendas_and_minutes/ 

http://www.cityoftacoma.org/government/committees_boards_commissions/planning_commission/agendas_and_minutes/
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To:  Planning Commission 

From: Stephen Atkinson, Planning Services Division  

Subject: 2020 Annual Amendment – Recommendation 

Meeting Date: November 4, 2020 

Memo Date: October 28, 2020 

 

Action Requested: 
Recommendation to the City Council. 
 

Discussion: 
At the next meeting on November 4, 2020, the Planning Commission will complete the review process 
for the Proposed 2020 Annual Amendment to the Comprehensive Plan and Land Use Regulatory 
Code (“2020 Amendment”) by making a recommendation to the City Council.  

Based on the preliminary voting taken at the last meeting on October 21st, the Commission will forward 
the three applications contained in the 2020 Amendment Package to the City Council with the following 
recommendations:  

(1) Heidelberg-Davis Site – Land Use Designation Change (Recommended for Adoption) 
(2) View Sensitive Overlay District – Height Limit Change (Not Recommended for Adoption) 
(3) Minor Plan and Code Amendments (Recommended for Adoption) 

Attached for the Commission’s approval are the draft Letter of Recommendation and the draft Findings 
of Fact and Recommendations Report that document the Commission’s deliberations and decision-
making on the three applications.  

Tentatively, next steps for the 2020 Amendment include the following dates and actions: 

 November 24 – City Council study session and public hearing 

 December 1 – City Council first reading of ordinances 

 December 8 – City Council final reading of ordinances 
 

Project Summary: 
The Comprehensive Plan and its elements, as well as development regulations and regulatory 
procedures that implement the Comprehensive Plan, shall be adopted and amended by ordinance of 
the City Council following the procedures identified in Tacoma Municipal Code 13.02.045.  Proposed 
amendments may be considered annually, for which the amendment process shall begin in July of 
any given year and be completed, with appropriate actions taken by the City Council by the end of 
June of the following year. This timeline has been modified due to the COVID-19 crisis. The application 
deadline for the 2020 Amendment was April 1, 2019. The first two applications mentioned above were 
submitted by non-City entities, while the third application was proposed by City departments.  

 

Prior Actions: 
 10/21/2020 – Debriefed the public hearing and took preliminary votes on the applications 
 10/07/2020 – Conducted a public hearing (accepted written comments through October 9) 
 09/02/2020 – Released the 2020 Amendment for public review and set a public hearing date 
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 08/19/2020 – Reviewed the status of 2020 Amendment and incorporated the Transportation 
Master Plan Amendments into the Minor Plan and Code Amendments) 

 02/19/2020 – Reviewed Heidelberg-Davis Land Use Designation 
 02/05/2020 – Reviewed Minor Plan and Code Amendments  
 12/04/2019 – Reviewed Transportation Master Plan Amendments (reduced scope of work)  
 07/17/2019 – Approved of scope of work and assessment report for 2020 Amendment  
 06/19/2019 – Conducted Public Scoping Hearing for 2020 Amendment  
 05/29/2019 – Reviewed draft scope of work and draft assessment report for 2020 Amendment  

 

Staff Contacts:  
 Stephen Atkinson, satkinson@cityoftacoma.org  
 Larry Harala, lharala@cityoftacoma.org  
 Lihuang Wung, lwung@cityoftacoma.org  

 

Attachments:  
1. Draft Letter of Recommendation on 2020 Amendment  

2. Draft Findings of Fact and Recommendations Report on 2020 Amendment  
(Staff Note: Materials in the exhibits that will be attached to the report have been reviewed by the 
Commission before and are not included here.)  

 

c. Peter Huffman, Director 

mailto:satkinson@cityoftacoma.org
mailto:lharala@cityoftacoma.org
mailto:lwung@cityoftacoma.org
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November 4, 2020 
 
The Honorable Mayor and City Council 
City of Tacoma 
747 Market Street, Suite 1200 
Tacoma, WA 98402 
 
RE: 2020 Annual Amendment to the Comprehensive Plan and Land Use Regulatory Code  
 
Honorable Mayor Woodards and Members of the City Council, 
 
On behalf of the Tacoma Planning Commission, I am forwarding our recommendations on the 2020 
Annual Amendment to the One Tacoma Comprehensive Plan and the Land Use Regulatory Code 
(“2020 Amendment”), which includes the following three applications (or subjects): 

(1) Heidelberg-Davis Site – Land Use Designation Change (recommended for adoption) 
(2) View Sensitive Overlay District – Height Limit Change (not recommended for adoption) 
(3) Minor Plan and Code Amendments (recommended for adoption) 

 
Enclosed please find the “Planning Commission’s Findings of Fact and Recommendations Report for 
the 2020 Amendment, November 4, 2020” that summarizes the proposed amendments, the public 
review and community engagement process, and the Planning Commission’s deliberations and 
decision-making.  
 
The amendment application process remains a critical path for community members, organizations, 
or other public agencies to propose a change to the City’s policies and regulations, and to ensure fair 
consideration of diverse community interests. We are proud to report that despite the COVID-19 
pandemic and its impacts on the daily life of all Tacomans, we have successfully completed the review 
of two significant community proposals, along with a City-initiated application. We want to share our 
thanks to the many Tacoma residents and stakeholders who have been actively engaged in the review 
process and provided invaluable feedback and advice.  
 
The 2020 Amendment package may be relatively limited in scope, but some of the issues contained 
therein are nevertheless challenging and impactful. We did not formulate our recommendations 
without going through arduous debates and deliberations among the Commissioners. The public input 
also highlighted emerging issues which go beyond our current scope of work.  
 
Heidelberg-Davis Site – Land Use Designation Change 
With respect to the “Heidelberg-Davis Site – Land Use Designation Change” application, the 
Commission broadly concluded that this site is an appropriate location for the Major Institutional 
Campus designation, which could support a greater mix of employment, health or educational 
services, as well as a high intensity recreational use, such as the proposed soccer stadium. This was 
a challenging review, considering the decision to amend the Comprehensive Plan is separate from a 
decision on a particular project proposal. The majority of comments that we received were based on 
concerns stemming from the specific project proposal. Staff conducted a high-level environmental 
review to respond to community concerns and based on that review, the public ownership of the 
property, and the location on a proposed high-capacity transit route, as well as co-location with other 
Major Institutional Campus uses, we recommend approval of the proposed amendment.  
 

DRAFT 
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Furthermore, in response to the uncertainty as to how the designation will be implemented, we 
recommend that the City complete a review and recommendations for zoning and permit procedures 
for the Major Institutional Campus designation to support future site master planning. The development 
of a master plan would enable a more comprehensive project review, providing greater predictability 
and long-term certainty for both the project applicant and community.    
 
View Sensitive Overlay District – Height Limit Change 
With respect to the “View Sensitive Overlay District – Height Limit Change” application, most of the 
public comments were supportive of the proposed reduction in building height limit from 25 to 20 feet. 
While we acknowledge that water views are a character-giving attribute of many of our neighborhoods, 
and we are sympathetic to such concerns, we have found that the proposal represents primarily a 
furthering of a private interest rather than public interest, and would broadly conflict with ongoing City 
efforts to consider a more equitable infill housing policy.  
 
Minor Plan and Code Amendments 
On a special note, we would like to draw your attention to the acknowledgement of the Puyallup Tribe 
of Indians, one of the proposals included in the application of “Minor Plan and Code Amendments.” 
The proposal would add a statement to the One Tacoma Comprehensive Plan to acknowledge the 
Puyallup Tribe of Indians and Tribal Trust Lands as well as discuss the Land Claims Settlement and 
the implications for local planning. The proposal would also amend the Tacoma Municipal Code to 
acknowledge that the City’s zoning and land use regulations do not apply to Tribal Trust Lands. This 
proposal represents a significant milestone in furthering the relationship and collaboration between 
the Puyallup Tribe of Indians and the City of Tacoma. 
 
In conclusion, the proposed 2020 Amendment is a carefully-crafted and well-balanced product that 
reflects the community’s desires and concerns garnered through an extensive and rigorous 
engagement process. The Planning Commission believes that the recommended 2020 Amendment 
package, along with the additional suggestions as mentioned above, will help achieve the City’s 
strategic goals for a safe, clean and attractive city; a well maintained natural and built environment; a 
diverse, productive and sustainable economy; and an equitable and accessible community for all.   
 
We respectfully request that the City Council accept our recommendations and adopt the 2020 
Amendment package as presented.  
 
Sincerely, 
 
 
 
 
ANNA PETERSEN, Chair 
Tacoma Planning Commission 
 
Enclosure 
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TACOMA PLANNING COMMISSION 

FINDINGS OF FACT AND RECOMMENDATIONS REPORT 
 

NOVEMBER 4, 2020 
 
 
A. SUBJECT: 

2020 Annual Amendment to the One Tacoma Comprehensive Plan and the Land Use Regulatory 
Code (“2020 Amendment”).  

 
 
B. SUMMARY OF PROPOSED AMENDMENTS:  

The 2020 Amendment consists of the following three applications: 

APPLICATION 
AMENDMENT 

TYPE 
RECOMMENDATION 

1. HEIDELBERG-DAVIS SITE – LAND USE DESIGNATION CHANGE 

Proposed by Metro Parks Tacoma, this application seeks to 
change the land use designation for the 16-acre 
Heidelberg-Davis site (at S. 19th St. & S. Tyler St.) from 
“Parks and Open Space” to “Major Institutional Campus” to 
allow future development of a soccer stadium and possibly 
accessory educational and healthcare facilities. 

Plan  Recommended 
for Adoption 

(Passed with a 
vote of 6 to 1, 
with 2 absences) 

2. VIEW SENSITIVE OVERLAY DISTRICT – HEIGHT LIMIT CHANGE 

Proposed by the West Slope Neighborhood Coalition, this 
application seeks to reduce the allowable building height 
from 25 feet to 20 feet within the West End View Sensitive 
Overlay District (VSD). The area under consideration was 
expanded during the scoping phase to include five areas 
within the existing View Sensitive District that exhibit similar 
development patterns. 

Code and 
Areawide 
Rezone 

Not 
Recommended 
for Adoption 

(Passed with a 
vote of 5 to 2, 
with 2 absences) 

3. MINOR PLAN AND CODE AMENDMENTS 

Proposed by the Planning and Development Services 
Department and the Public Works Department, this 
application compiles 35 minor and non-policy amendments 
to the One Tacoma Comprehensive Plan and the Land Use 
Regulatory Code, intended to update information, correct 
errors, address inconsistencies, improve clarity, and 
enhance applicability of the Plan and the Code. 

Plan and 
Code 

Recommended 
for Adoption 

(Passed with a 
vote of 6 to 0, 
with 1 abstain 
and 2 absences) 

 
 

DRAFT 



2020 Amendment – Planning Commission Findings and Recommendations (11-4-20) Page 2 of 10 

C. FINDINGS OF FACT – PART 1: BACKGROUND 

1. Comprehensive Plan and Land Use Regulatory Code  
The One Tacoma Comprehensive Plan, updated in 2015 by Ordinance No. 28335, 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 
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 
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); 

 The State Shoreline Management Act (SMA); 

 The Puget Sound Regional Council’s VISION 2040 Multicounty Planning Policies; 

 The Puget Sound Regional Council’s Transportation 2040, the action plan for transportation 

in the Central Puget Sound Region (adopted on May 20, 2010); 

 The Puget Sound Regional Council’s Subarea Planning requirements; 

 The Countywide Planning Policies for Pierce County; 

 TMC 13.02 concerning the procedures and criteria for amending the Comprehensive Plan 
and development regulations. 

 
3. Amendment Process 

Pursuant to the Tacoma Municipal Code, Section 13.02.070 – Adoption and Amendment Procedures, 
applications are submitted to the Planning and Development Services Department, and subsequently 
forwarded to the Planning Commission for their assessment. The Planning Commission decides 
which applications should move forward as part of that Amendment package. Those applications then 
receive detailed review and analysis by staff and the Planning Commission and input is solicited from 
stakeholders and the community.   
 
For the 2020 Amendment, the Planning Commission kicked off the annual amendment process on 
May 29, 2019, and reviewed the scope of work for the following four applications:  

(1) Heidelberg-Davis Site – Land Use Designation Change (submitted by Metro Parks Tacoma) 
(2) View Sensitive Overlay District – Height Limit Change (submitted by the West Slope 

Neighborhood Coalition) 
(3) Transportation Master Plan Amendments (submitted by the Public Works Department) 
(4) Minor Plan and Code Amendments (submitted by the Planning and Development Services 

Department) 
 

Subsequently, the Planning Commission took the following actions about the 2020 Amendment 
package: 

 06/19/2019 – Conducted Public Scoping Hearing 

 07/17/2019 – Approved scope of work and assessment report  

 12/04/2019 – Reviewed Transportation Master Plan Amendments (reduced scope of work) 

 02/05/2020 – Reviewed Minor Plan and Code Amendments 

 02/19/2020 – Reviewed Heidelberg-Davis Site – Land Use Designation Change 

 08/19/2020 – Reviewed the status of 2020 Amendment and incorporated the Transportation 
Master Plan Amendments into the Minor Plan and Code Amendments 

 09/02/2020 – Released the 2020 Amendment for public review and set a public hearing date 
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 10/07/2020 – Public Hearing (and accepted written comments through 10/09/2020) 

 10/21/2020 – Debriefing of public hearing 

 11/04/2020 – Recommendation to City Council 
 

D. FINDINGS OF FACT – PART 2: PLANNING COMMISSION REVIEW  

1. Heidelberg-Davis Site – Land Use Designation Change 
(1) July 17, 2019 – The Planning Commission concluded the preliminary evaluation/scoping 

phase and approved acceptance of the application.  
(2) February 5, 2019 – Staff presented the Commission with information on the completion of the 

technical reports, as well as an update on the negotiation process between the City of 
Tacoma, Metro Parks Tacoma, and the sports teams.  

(3) September 2, 2020 – The Commission released the proposal for public review. 
(4) October 7, 2020 – The Commission held a public hearing and received public testimony on 

the proposal. 
(5) October 21, 2020 – The Commission received a debriefing on public comments and gave 

direction to staff regarding preparation of the final recommendation to the City Council.   
 

2. View Sensitive Overlay District – Height Limit Change 
(1) July 17, 2019 – The Planning Commission concluded the preliminary evaluation/scoping 

phase and accepted the application with modifications to include other areas within the 
existing View Sensitive Overlay District with similar building patterns and building height 
profiles. 

(2) September 2, 2020 – The Commission released the proposal for public review. 
(3) October 7, 2020 – The Commission held a public hearing and received public testimony on 

the proposal.  
(4) October 21, 2020 – The Commission reviewed the public testimony and gave planning staff 

feedback on the Commission’s preference on the proposal. 
 

3. Minor Plan and Code Amendments 
(1) February 5, 2020 – The Planning Commission reviewed 30 issues (proposed amendments to 

the Comprehensive Plan and the Tacoma Municipal Code) proposed by staff. 
(2) August 19, 2020 – The Commission concurred with staff to incorporate proposed 

amendments to the Transportation Master Plan into this application.  
(3) September 2, 2020 – The Commission reviewed 5 additional issues and released all 35 

issues and the associated Plan and Code amendments for public review. 
(4) October 7, 2020 – The Commission held a public hearing and received public testimony on 

the proposal.  
(5) October 21, 2020 – The Commission made one minor modification to the proposal. 

 
 
E. FINDINGS OF FACT – PART 3: PLANNING COMMISSION PUBLIC HEARING  

1. Public Hearing and Open Houses:  
The Planning Commission conducted a public hearing on the 2020 Amendment on October 7, 2020.  
Planning staff conducted two virtual (online) open houses on September 28 and 30, 2020, for 
interested citizens to learn more about the 2020 Amendment and ask questions. The main focus of 
the first open house was “Heidelberg-Davis Site – Land Use Designation Change”, and the second 
one “View Sensitive Overlay District – Height Limit Change.” 
 

2. Public Hearing Notification: 

(1) Public Notices – The notice for the public hearing and open houses was mailed to 
approximately 9,000 individuals and entities within and within 1,000 feet of the Heidelberg-
Davis and View Sensitive District affected areas, and e-mailed to more than 900 individuals on 
the Planning Commission’s interested parties list that includes the City Council, Neighborhood 
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Councils, area business district associations, the Puyallup Tribal Nation, adjacent jurisdictions, 
City and State departments, and others.  

(2) Library – A request was made to the Tacoma Public Library on September 23, 2020 to make 
the public hearing notice available for patrons’ review at all branches.  

(3) News/Social Media – The City of Tacoma issued a News Release on September 24, 2020. 
An online advertisement was placed on The News Tribune to run between September 28 and 
October 4. A legal notice concerning the SEPA Checklist and the public hearing and open 
houses was placed on the Tacoma Daily Index on September 25, 2020. An event page for 
each of the open houses on September 28 and 30 and public hearing on October 7 was posted 
on the City’s Facebook, starting the week of September 21. 

(4) 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) on September 22, 2020. A 
similar notice was sent to the Joint Base Lewis-McChord (per RCW 36.70A.530(4)) on 
September 22, 2020, asking for comments within 60 days of receipt of the notice. 

(5) Tribal Consultation – A letter was sent to the chairman of the Puyallup Tribe of Indians on 
September 17, 2020 to formally invite the Tribe’s consultation on the 2020 Amendment. 
 

3. Public Review Document: 
A Public Review Document was prepared for the Planning Commission's public hearing and posted 
online at www.cityoftacoma.org/2020Amendment.  The document included the following sections: 

I. Introduction 

 Planning Manager’s Letter to the Community  

 Executive Summary  

 Notice of Public Hearing and Open Houses 
II. Proposed Amendments and Staff Analyses 

A. Heidelberg-Davis Site – Land Use Designation Change  
B. View Sensitive Overlay District – Height Limit Change  
C. Minor Plan and Code Amendments 

III. Determination of Environmental Nonsignificance and Environmental Checklist  
 

4. Public Testimony 
At the public hearing on October 7, 2020, 4 citizens testified on “Heidelberg-Davis Site – Land Use 
Designation Change”, and 7 testified on “View Sensitive Overlay District – Height Limit Change.” 
Written comments received through the end of the comment period on October 9, 2020 included 9 on 
“Heidelberg-Davis Site – Land Use Designation Change”, and 69 on “View Sensitive Overlay District 
– Height Limit Change.”  
 
Most of the people commenting on “Heidelberg-Davis Site – Land Use Designation Change” 
expressed opposition and concerns. Most of the comments received on “View Sensitive Overlay 
District – Height Limit Change” were supportive, some with suggested modifications. No comments 
were received on “Minor Plan and Code Amendment.”  

 
 
F. FINDINGS OF FACT – PART 4: RESPONSE TO PUBLIC TESTIMONY  

1. Heidelberg-Davis Site – Land Use Designation Change 
At the meeting on October 21, 2020, the Planning Commission reviewed public comments received. 
The Commission acknowledges that most of the public comments were not directed at the proposed 
land use designation change, but reflected the community’s concerns about the proposed Heidelberg 
Soccer Stadium not being compatible with the characteristics of the surrounding neighborhood, albeit 
not yet a project.  
 

http://www.cityoftacoma.org/2020Amendment
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In reviewing the draft Capital Facilities Program for 2021-2026, the Commission included the 
following notion in the Findings of Fact and Recommendations Report and Letter of 
Recommendation, both dated July 1, 2020: 

“Heidelberg Soccer Stadium. The Commission recognizes that the proposed soccer stadium 

could be a tremendous community asset. However, given the dual challenges the City is facing 
with an economic downturn from the COVID-19 emergency and persistent housing 
unaffordability, we recommend prioritizing investments in facilities and services that are 
responsive to these current community needs, or consider modifications to the Heidelberg 
Soccer Stadium project that would incorporate elements, such as affordable housing, to serve 
these community needs.” 

 
The Commission shares the community’s concerns and upholds the above notion. The Commission 
also acknowledges the emerging need for the development of a master plan which would enable a 
more comprehensive review of the community vision, equity, land use, zoning, housing, 
transportation, open space, recreation, and other relevant issues for the general area surrounding the 
Heidelberg-Davis site. 
 
The Commission also acknowledges several steps that would be necessary to develop the site with a 
professional athletic facility that require further public input and the site is owned by a public entity 
(Metro Parks Tacoma) with an elected leadership body representing the residents of the City of 
Tacoma.     
 
The Commission engaged in a discussion and there were concerns expressed regarding the need to 
engage in this action at this time, however, the Commission upon deliberations and review of this 
proposal has determined to support the proposal.    
 
The Planning Commission found: 

(1) The proposal is consistent with the surrounding Land Use Designations. 

(2) The proposed Land Use Designation is appropriate for the current use of the site and the 
potential use as a professional athletic complex. 

(3) Public Ownership of the property, by an agency with an elected board that answers directly to 
the residents of Tacoma gives greater surety that eventual development of the site will 
incorporate the wants and needs of area residents. 

(4) Given current and future transit options in the area the proposed Land Use Designation is 
appropriate. 

(5) Potential impacts of developments allowed in the “Major Institutional Campus” Land Use 
Designation can be potentially mitigated to a level that impacts would not be inappropriate to 
the surrounding land uses.  

 
2. View Sensitive Overlay District – Height Limit Change 

At the meeting on October 21, 2020, the Planning Commission reviewed public comments received, 
and in response, considered the following potential modifications to the proposal: 

 Modification #1 – Remove Node 4 entirely. With this modification, the Node 4 area, which is 
in the general vicinity of North Lexington Street and North 49th Street, with approximately 36 
lots, would maintain existing View Sensitive Overlay District status with a 25-foot building 
height limit. Based on public comments and further review of LIDAR and SLOPE data, this 
area was considered, where the proposed reduction in building height would not generate as 
substantive of benefits as it might in other areas.  

 Modification #2 – Adjust Node 2 by removing 5 lots. Node 2 area, which is generally located 
on the north side of North 17th Street between North Skyline Drive Street and Bridgeview Dr., 
would be subject to a height limit of 20 feet. The 5 lots are located along the uphill edge of the 
study area, and would generally not block the view of the rest of the area, regardless of the 
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building height and would remain in the existing View Sensitive Overlay District with a 25 foot 
building height restriction.  

 
Upon deliberations, the Commission did not issue concurrence with either modification as the 
Commission had concerns about the application generally and chose not to recommend it for 
approval to the City Council.   
 
Many residents were concerned about the private view being impacted by their neighbors’ trees and 
landscapes. The Commission acknowledges that the City is not able to regulate tree height for 
aesthetic purposes on private property, which may constitute a “taking.” Also, many of our City’s 
regulated critical areas fall within these view sensitive areas and as such there are additional 
protections placed on the trees contained therein, and would potentially be in conflict with any tree 
height restrictions of a view sensitive overlay. 
 
The Commission does recognize public support in portions of the possible impacted area and does 
understand that views do matter to individual property owners. The Commission spent time carefully 
weighing the benefit of further restriction against allowing existing regulation to stand unmodified.   
 
The Planning Commission found: 

(1) Sufficient benefit would not be derived from implementation at a level that would justify 
potential impact to existing property owners. 

(2) The benefits and restrictions would apply too specifically and not benefit the entire community 
enough to warrant their implementation. 

(3) Benefit to properties would vary as would negative impact and that further refinement of the 
existing View Sensitive Overlay District is not warranted based on the wide variation of 
benefit and impact it would cause. 

(4) Other factors such as tree and vegetation height are in many cases as impactful, if not more 
so, than building height and the City of Tacoma does not regulate that. So further restriction 
of building height, given that reality, is unwarranted.  

(5) The benefits of this proposal would be derived for a relatively small number of property 
owners, who already have sufficient protection in place.  

(6) The Commission is concerned about precedence that approval of such restrictions could set 
and felt that such measures are contrary to the conversation the City of Tacoma is having at 
present regarding equity, housing availability, diversity and affordability.   

(7) Portions of the City, outside of the View Sensitive Overlay District designation, have views 
that have no protection, and further focus on areas with VSD status before those areas are 
considered would be unwarranted. 

 
3. Minor Plan and Code Amendments 

No public comments were received. At the meeting on October 21, 2020, staff proposed a 
modification to Issue #31 (of 35) regarding “Nonconforming Rights Re-establishment” that would 
make the proposed re-use under the consideration for re-establishing nonconforming rights no more 
intensive than the last use permitted. The Commission concurred.  

 
 
G. FINDINGS OF FACT – PART 5: SEPA REVIEW 

Pursuant to Washington Administrative Code (WAC) 197-11 and Tacoma's SEPA procedures, a 
Preliminary Determination of Environmental Nonsignificance (DNS) on the 2020 Amendment was 
issued on September 11, 2020 (SEPA File Number LU20-0179), based upon a review of an 
environmental checklist. No comments were received by the deadline of October 9, 2020. The 
preliminary determination became final on October 16, 2020. The DNS and the environmental 
checklist were included in the Public Review Document, as Section III. 
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H. FINDINGS OF FACT – PART 6: SUMMARY OF COMMUNITY ENGAGEMENT 

1. Heidelberg-Davis Site – Land Use Designation Change 

 Tacoma Public Schools has been consulted early by Metro Parks Tacoma.  

 Metro Parks Tacoma conducted outreach to the Central Neighborhood Council in the fall of 
2019 by attending and presenting at their regularly schedule meetings. 

 Standard City of Tacoma Planning and Development Services outreach has been conducted 
including mailings and a webpage. Press releases have and will be issued in advance of 
meetings. 

 On November 4, 2019 a neighborhood meeting was held at the Metro Parks Headquarters 
Building, attended by approximately 40 area residents.  Both city and Metro Parks staff 
made a presentation.  

 Metro Parks Tacoma has made presentations to the Metro Parks Board, the Central 
Neighborhood Council and contacted the Tacoma Public Schools.  

 On March 5, 2020 the Central Neighborhood Council received a presentation on the 
proposal by city staff, which was also made available via a Facebook live stream.  

 On September 28, 2020 a virtual open house was held via the online video platform Zoom. 
 

2. View Sensitive Overlay District – Height Limit Change 

 The input of all the property owners and residents within the subject area and adjacent 
neighborhoods has been solicited through a variety of methods including two direct mailings 
to owner and residents, as well as social media outreach and press releases to local media.  

 On October 21, 2019, a neighborhood meeting was held for the entire area including areas 
1000 feet outside of the View Sensitive Overlay District within the West End and Brown’s 
Point areas to inform the broader community of the effort.  

 On February 20, 2020, a second neighborhood meeting was held for area residents within 
the proposed recommended 20-foot overlay area. The meeting was held with the included 
properties and those within approximately 250 feet outside of the boundary.  

 Staff conducted site visits with concerned area residents in the intervening months. The result 
of these interactions has helped staff tailor the boundaries to coincide with input from 
potentially impacted area residents. 

 
3. Minor Plan and Code Amendments 

This application was reviewed by the Planning Commission several times at meetings that were open 
to the public and available for public review during the open house and public hearing process. No 
public comments were received. 

 
 
I. FINDINGS OF FACT – PART 7: HEALTH AND EQUITY IN ALL POLICIES 

The Planning Commission finds that the 2020 Amendment review process included deliberate efforts 
to expand the reach of the policy discussions to underrepresented groups, including the use of online 
tools, open houses (both physical and virtual), direct correspondence with organizations representing 
underserved community interests, and the promotion of translation services. In addition, meetings in 
the community were held in evenings to enhance community access, and food and beverages, as 
well as activities for children, were provided to support broad, active participation in the discussions.  
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The Commission also finds that some of the proposed amendments, such as the proposed 
reprioritization of transportation projects (listed in the Transportation Master Plan) within the Tacoma 
Mall and Downtown subareas, support the expansion and growth of compact, complete, and 
connected neighborhoods and mixed-use centers, which is a foundational element of the City's 
health, equity, and sustainability goals.  
 
Regarding the Heidelberg-Davis Site Land Use Designation Change proposal, the Commission has 
deliberated on potential loss of public open and active space if a professional athletic complex is 
eventually developed on this site with concern. Metro Parks Tacoma has made assurance throughout 
the process that they have every intention of replacing any lost programmable space and preserving 
and replacing as much open space in this area as possible. 
 
The Commission also is encouraged in the potential opportunity for a special development on this site 
that could bring greater local business opportunity, job growth, increased access to specialized 
healthcare, and expanded specialized educational opportunity. The Commission is hopeful that this 
can be accomplished while preserving and enhancing existing entertainment, public open and active 
space, and overall recreational opportunity in the City of Tacoma.  
 

 
J. CONCLUSIONS: 

1. Heidelberg-Davis Site – Land Use Designation Change 
 
The Planning Commission concludes that the proposed Land Use Designation change for the 
Heidelberg-Davis site is consistent with the One Tacoma Comprehensive Plan and existing zoning; 
appropriately balances the City’s policies to preserve open spaces and provide for public amenities, 
as well as educational and entertainment opportunities.   
 
The Commission has heard and acknowledges public concerns about potential negative impacts that 
a possibly more intense Land Use Designation could bring, but ultimately has expressed faith in the 
fact that the property is owned by Metro Parks Tacoma which is a public agency with a board 
comprised of elected members who are charged with representing the best interests of the residents 
of the City of Tacoma. Further, Metro Parks Tacoma is charged with preserving and enhancing public 
open space and recreational opportunities for the residents of Tacoma and Metro Parks Tacoma staff 
has made assurance that these factors are being strongly considered and will be fully incorporated 
into any plan to redevelop the site in future.  
 

2. View Sensitive Overlay District – Height Limit Change 
 
The Planning Commission finds it challenging to justify the proposed height reduction in View 
Sensitive Overlay Districts, as it could conflict with many goals and values of the City in terms of 
growth and density, tree canopy coverage, and equity (among affected and non-affected properties 
within a certain View-Sensitive District), among others. The Commission finds that the View Sensitive 
Proposal is contrary to many ongoing conversations the City of Tacoma is presently having from 
housing affordability to equity. This proposal effectively represents a doubling down on policies of the 
past that have led to increasing housing costs, and wide swaths of the city which are exclusively 
single family.   
 
Members of the Commission acknowledged most of the public comments were supportive and that 
there were both positive and negative aspects to the proposal. Upon deliberations, the Commission 
determined not to support the proposal.    
 
The Commission concludes that:  

 The City has considered possible public benefit for further restriction of building height and 
concluded that such benefits would not outweigh the impact to private property owners. 
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 The proposal would have inconsistent benefit and impact. 

 The proposal does not adequately promote housing type diversity and housing type variety in 
a way that is an improvement from the existing overlay district.  

 The proposal is in part repetitive of previous effort to create a Historic Conservation district in 
the West Slope area.  

 Despite efforts to explore additional areas and otherwise adjust the proposal, the 
Commission does not feel that there is a sufficiently clear and broad public benefit from the 
proposal, which would primarily benefit a relative few and largely protect private views, to 
warrant a zoning change. 
 

3. Minor Plan and Code Amendments 
The Commission concludes that the Minor Plan and Code Amendments application, with proposed 
non-policy amendments to various elements of the One Tacoma Comprehensive Plan and sections of 
the Tacoma Municipal Code, fulfills the intent to keep information current, address inconsistencies, 
correct minor errors, and clarify and improve provisions of the Plan and the Code.   
 

 
K. RECOMMENDATIONS: 

1. Heidelberg-Davis Site – Land Use Designation Change 
The Planning Commission recommends that the proposed Heidelberg-Davis Site – Land Use 
Designation Change, as displayed in Exhibit Packet 1, be adopted by the City Council.  
 
The Commission also acknowledges the emerging need for the development of a master plan which 
would enable a more comprehensive review of the community vision, equity, land use, zoning, 
housing, transportation, open space, recreation, and other relevant issues for the general area 
surrounding the Heidelberg-Davis site. 
 
The Commission reached this recommendation by a vote of 6 to 1, with the supporting votes from 
Commissioners Givens, Karnes, McInnis, Petersen, Santhuff and Strobel, the opposing vote from 
Commissioner Horne, and Commissioners Edmonds and Torrez being absent. 
 

2. View Sensitive Overlay District – Height Limit Change 
The Planning Commission is moving forward the proposed View Sensitive Overlay District – Height 
Limit Change, as displayed in Exhibit Packet 2, to the City Council with a note of “Not Recommended 
for Adoption.”  
 
The Commission also notes that the recommended height limit change affects more areas than the 
original application submitted by the West Slope Neighborhood Coalition. The Commission 
recommends that the City Council not consider the creation of a second category of View Sensitive 
Overlay District with a 20-foot height limit restriction.  
 
Furthermore:  

 Given the need to focus on greater housing type diversity, measures that further restrict 
options and potentially compound inequity should not be considered.  

 The portions of the City of Tacoma within the existing View Sensitive Overlay District are 
generally thriving and experiencing greater than average increase to property value. Future 
focus in these areas should be on measures and proposals that will benefit the city on the 
whole and help promote diverse housing types, affordability, and community wide equity. This 
proposal would at best preserve existing inequity and could actually create greater inequity.   

 The City should avoid any further refinement of the View Sensitive Overlay District unless 
they are of a comprehensive nature and examine the entire existing View Sensitive Overlay 
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District and potentially the entire City. For the existing View Sensitive Overlay District, it is 
clear that it does benefit area residents and has to some extent helped protect private views. 
However, such restrictions are also potentially problematic as they represent the same types 
of restrictions and single-family housing segregation that have contributed to greater inequity 
in the City of Tacoma.   

 
The Commission reached this recommendation by a vote of 5 to 2, with the supporting votes from 
Commissioners Givens, Horne, Karnes, Petersen and Strobel, the opposing votes from 
Commissioners McInnis and Santhuff, and Commissioners Edmonds and Torrez being absent. 
 

3. Minor Plan and Code Amendments 
The Planning Commission recommends that the proposed Minor Plan and Code Amendments, as 
displayed in Exhibit Packet 3, be adopted by the City Council. 
 
The Commission reached this recommendation by a vote of 6 to 0, with the supporting votes from 
Commissioners Givens, Horne, Karnes, McInnis, Petersen, Santhuff, while Commissioner Strobel 
abstained and Commissioners Edmonds and Torrez were absent. 
 

 
L. EXHIBITS: 

Each of the following Exhibit Packets includes a description of the respective application, a summary 
of the Planning Commission’s recommendations, and the proposed amendments to the One Tacoma 
Comprehensive Plan and/or the Tacoma Municipal Code in tracked-change format as appropriate: 
 

 Exhibit Packet 1: Heidelberg-Davis Site – Land Use Designation Change 

 Exhibit Packet 2: View Sensitive Overlay District – Height Limit Change  

 Exhibit Packet 3: Minor Plan and Code Amendments 
 

 
 

Staff Note:  
Materials included in these Exhibit Packets have been 
provided to the Commission in the past, and are not 
repeated here. Upon the Commission’s approval of this 
report, the full Exhibit Packets will be assembled and 
attached to the report and forwarded to the City Council. 
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Planning and Development Services 

 

 

 

To:  Planning Commission 

From: Mesa Sherriff, Senior Planner, Planning and Development Services 

Subject: Urban Design Studio 

Meeting Date: November 4th, 2020 

Memo Date: October 28th, 2020 
 
 
Action Requested  
Comment and Guidance. 
 

Discussion: 
At the previous meeting on October 7th, 2020, the Planning Commission received a briefing on how 
the project has progressed up to this point, including an update on the Project Advisory Group (PAG) 
and Technical Advisory Committee (TAC) workshops.  

At the next meeting on November 4th, 2020, the project team will lead a follow-up discussion with the 
Planning Commission, with a workshop format, as outlined in the attached agenda. Specific themes 
that will be discussed throughout the presentation are: 

a) Context + Scale  
b) Public Realm 
c) Built Form 
d) Sustainability 

The workshop will be broken up into topic specific presentations followed by discussion with the 
Commission on each topic area. Also attached is the draft Workshop Presentation. Staff will be 
seeking comments and guidance from Commissioners on the Design Guidelines and Standards as 
well as program operations and outcomes. One of such end products is the Design Review System 
Handbook, for which an Outline is attached. 

Subsequent the workshop, staff will assemble a proposal package for the Commission’s review at the 
meeting on December 2nd, 2020, at which time the Commission would consider releasing the package 
for public review and setting a public hearing on, tentatively, January 20th, 2021.  

 
Project Summary: 
The City of Tacoma has studied the idea of developing a comprehensive design review program to 
enhance the quality of the built environment throughout the City. The City currently operates two 
narrowly focused design review systems, one for historic districts and buildings, and the other for the 
Foss Waterway redevelopment area.  

The focus of The Urban Design Studio is to work with the community, development partners, and other 
departments and agencies to advance the design quality of places citywide. The program’s mission is 
to build upon Tacoma’s unique setting and history, our special character and our changing population, 
to elevate the quality of public and private spaces and create a more vibrant, livable, walkable, and 
sustainable city. The program will oversee a design review process and will work to translate visions 
and ideas into policy and objectives that result in guidelines and projects, with the intention of 
forwarding community-supported design. 
 



 
Planning Commission 
Urban Design Studio 
November 4th, 2020 
Page 2 of 2 
 
 
 

 

Prior Actions:  

 October 7th, 2020 – Project Update  

 March 4th, 2020 – Reviewed Interim Summary Report and Phase II findings.   

 September 18, 2019 – Reviewed findings of code audit and project deliverables.   

 August 7, 2019 – Reviewed Operations Manual and Design Guidelines.       

 

Staff Contact:  

 Mesa Sherriff, Senior Planner, msherriff@cityoftacoma.org, (253) 591-5480 
 
 
Attachments:  

1. Workshop Agenda 

2. Draft Workshop Presentation 

3. Design Review System Handbook Outline  
 

 
cc. Peter Huffman, Director 

mailto:msherriff@cityoftacoma.org


 

 

 

 

City of Tacoma 
Urban Design Studio  

 

 

Agenda – Urban Design Program Workshop 

Date/Time:  November 04, 2020 

Attendees: Planning Commission, VIA-Architecture, Winter + Co. 

 

ITEM LEAD APPROX. DURATION 

Urban Design Studio Program 

1. Program Goals + Targets  

2. Project Timeline 

3. Key Themes – What, Where, How 

4. Draft Operations Manual / Program Manual 

VIA/Winter + 
Co.  

30 

5. Discussion/Feedback All 10 

Draft Design Standards + Guidelines 

1. Land Use Regulatory Code Structure  

2. Proposed Design Guideline Structure    

VIA  10 

3. Key Topic Areas 

a. Context + Scale  
b. Public Realm 
c. Built Form 
d. Sustainability 

VIA 30 

4. Discussion/Feedback All 10 min. 

Next Steps   

1. Public Hearing Process – proposed start Dec. 2020  5 min. 

Adjournment 

 
Next Meeting: December 2nd, 2020 
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Draft: September 29, 2020 
 
Preliminary Outline 
Tacoma’s Design Review System Handbook 
 
Notes to reviewers: 
The Design Review System Handbook is to be the fourth of the key products in the Urban Design 
Review System startup project, following the Code Audit, the Internal Operations Manual and the Design 
Guidelines Handbook. 
 
This “handbook” is intended to be brief, perhaps more of a brochure than a handbook.  
Its purpose is to provide an introduction to the program for the general public as well as applicants and 
property owners who are planning projects. The handbook is divided into 6 sections, each of which 
provides information related to a component of the design review program, or that answers general 
questions about it. Each section is planned to be approximately two to four pages in length. 
 
The tone is to follow that of a FAQ format, answering basic questions that are anticipated to come up 
when users first seek to understand the system and how to navigate it. It will include charts and 
diagrams, and perhaps photos of successful projects that illustrate the city’s ambitions for design 
excellence. It will provide links to more detailed material, including the Design Guidelines Handbook, 
the ACCELA web-based tracking platform, the Comprehensive Plan and the city’s Development Code. 
 
The outline provides bullet points for each question. These will be converted into brief narratives in the 
full draft of the brochure. 
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PART ONE – AN INTRODUCTION TO THE PROGRAM 
 
Welcome! 

• This handbook provides an overview to Tacoma’s Urban Design Review System. 

• It is intended for first-time users, to help plan a successful project. 

• It describes the basic components of the design review program. 

• It also introduces other documents that are a part of the system. 
 
How to use this Handbook 

• Use this handbook to gain a general understanding of the program. 

• Also use it to plan your general step-by-step approach to developing a plan for property 
improvement. 

• Use the links to key documents and related resource materials to get more detailed 
information. 

• Be certain to consult with city staff for more specific details and establish a working 
relationship. 

 
What is Urban Design Review? 

• Design Review is a process the city uses to approve permits for projects that meet the city’s 
objectives for design excellence.  

• It uses design standards and guidelines which are published in a special publication, the Tacoma 
Urban Design Guidelines Manual.  

• The city’s Urban Design Studio, which is housed in the City’s office of Planning and 
Development Services, coordinates the review process. 

• Many communities in Washington and across the country have design review programs. 
[Include an image of the cover of the design guidelines manual.] 
 
Why has Design Review been established? 

• The Comprehensive Plan calls for enhanced quality of design. 

• The City already conducts urban design review for some types of projects.  

• The Urban Design Review program is a refinement of that system, providing a more formal 
structure and criteria for review. 

[Include an image of the cover of the Comprehensive Plan.] 
 
What are the Goals for the Design Review Program? 
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The city seeks to: 

• Improve the quality of life in Tacoma through high quality design. 

• Raise the awareness of and appreciation for high quality design in the city 

• Implement policies and goals related to design and quality of the built environment that are set 
forth in the One Tacoma Comprehensive Plan. 

 
What are the benefits of Design Review? 
A broad benefit to the community at large is an enhanced quality of life. In addition, it: 

• Assures that projects on other properties will be compatible. 

• Promotes Design Excellence 

• Provides flexibility for alternative compliance for some other regulations 
 
Will Design Review increase project costs? 

• Many of the requirements do not affect cost. The standards and guidelines address HOW 
money is invested in a project, not HOW MUCH money is invested. 

• The system also provides flexibility in meeting the requirements, so it accommodates a range 
of project budgets. 

• Other requirements enhance the value of a project and of properties nearby. 
 
How does Design Review add value? 
Design Review will enhance the viability of the city as a whole and it has benefits to individual property 
owners: 

• DR promotes more livable, people-oriented places that will be more successful as places to live 
and conduct business. 

• It assures that development nearby one’s property will enhance the area; therefore everyone 
benefits. 

• It will improve the function of neighborhoods and places in the city. 
 
How does Design Review encourage creativity? 

• The system uses a combination of design standards and guidelines 

o Standards are prescriptive… 

o Guidelines are more discretionary… 

• The system accommodates new approaches to design while promoting best practices in urban 
design. 
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• It anticipates that new ways of meeting the intent of the standards and design guidelines will 
arise. 

• The standards offer some alternative ways to meet their intent statements. 

• The design guidelines provide opportunities to consider further alternatives. 

• The review process also offers a means of seeking deviations from other design requirements 
that are in the code. 

 
How does Design Review relate to other regulations? 

• Design review is a part of the Development Code. 

• Some other design standards appear in the Development Code (Title 13). 

• The requirements in the Design Review program are coordinated with those in the 
Development Code. 

• Permitting is tracked along with other permits using ACCELA, the City’s on-line permit tracking 
platform. 

• Also, the review process is synchronized with other permitting steps. (Include the flow chart 
from the Internal Operations Manual here.) 
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PART TWO – HOW THE SYSTEM WORKS 
 
What is reviewed?  
The review system focuses on projects that are most critical to shaping the character of the built 
environment in Tacoma. It applies to certain types of projects that fall within defined areas of the city 
that are subject to Urban Design Review.  
 
These types of projects are reviewed when they fall within the mapped areas: 

• New construction greater than 5,000 square feet in floor area 

• Addition to a building with existing square footage greater than 5,000sf 

• Corner parcels at key intersection 

• Projects adjacent to a single-family zone district 

[Note: This list needs to be coordinated with that in the Design Guidelines Manual.] 
 
The areas in the city designated for design review are: 
The places where design review occurs are mapped. (Provide links to the maps) 
Certain types of projects within those boundaries are subject to review. 
 
These are places where the Urban Design Review system applies: 

• Centers (including downtown) 

• Commercial and Mixed-use zones along designated corridors 

• Multifamily districts along designated corridors 

[Note: This list needs to be coordinated with that in the Design Guidelines Manual.] 
 
What is NOT subject to the Urban Design Review process? 
These projects are not subject to design review (but must still comply with the requirements in the 
development code): 

• Certain land uses, including: 

o Low density residential 

o Some institutional uses 

o Industrial uses 

o Parks and recreation facilities 

o (this is to be a higher level description; provide a link to formal list) 

• Projects outside the DR boundaries 

• Projects below review thresholds 
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• Historic properties and properties within historic districts designated by the City 
 
Who conducts the review? 

• Staff in the city’s Urban Design Studio can approve some projects. For example: 

o Project type A 

o Project type B 

• Staff of the Urban Design Studio are professionals with training in architecture and urban 
design and are experienced in conducting design review. 

• Other reviews involve the city’s Design Review Board, such as:  

o Project type C 

o Project type D 

• The Design Review Board (DRB) composed of qualified professionals reviews larger projects 
and those of special sensitivity.  

 
How long does the process take? 

• Applicants must go through the design review process prior to securing a 
development permit or building permit.  

• Most simple projects take two to four weeks to review from the point of a formal 
application. (See the step-by-step description that follows.)  

• More complex projects can require several meetings, including informational 
briefings during design development. 
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PART THREE: STEPS IN THE PROCESS 
 
What are the steps in the review process? 
The approval process has these steps:  
[Include the flow chart from the Operations Manual] 
 
Step 1. Schedule a preliminary consultation  

• This is required. 
• No formal submittal materials are needed. 
• This can occur concurrently with consultations with other department, some of which are 

voluntary. 
• Visit with staff to discuss the project and outline the steps involved.  
• Confirm that the project is subject to design review.  
• Determine if approval with be Administrative (by staff) or by the DRB.  
• Following the meeting, develop the design to a conceptual level. 
• During this time you are encouraged to check in informally as the concept evolves.  

 
Step 2. Schedule the Concept Review with staff. 

• This step is required.  
• This review addresses basic elements, including siting and massing. 
• It is the equivalent of an architect’s “schematic design” level of information. 
• Materials will include:  

o Concept Review application form  
o Design documents as required  

• Staff will issue a report, approving the concept design and stating the requirements for changes 
and additional information based on this preliminary application step.  

 
Step 3. Schedule the Final review.  

• This step is required. 
• This is equivalent to an architect’s Design Development level of documentation.  
• Prepare the On-line application form. 
• Use the checklist provided to identify how the guidelines have been met.  
• Also identify which changes were made from Concept Review in response to staff comments.  
• Include design documents as required.  
• Staff checks the application for completeness.  
• Review then occurs by staff and/or the Design Review Board  
• The decision is then issued: 

o Approved as submitted 
o Approved with conditions for changes 
o Not approved 
o If not approved, the applicant may review and re-submit 

• When approved, proceed with developing Construction Documents. 
 
Step 4. Construction document check.  
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• When construction documents are submitted for a building permit, Urban design staff will then 
review construction documents for consistency with the approved Final Review documents, 
along with any conditions that were applied at that stage.  

 
Step 5: Secure the development permits. 
 
Step 6. Follow-up for compliance  

• Urban Design Studio staff will review the project during construction to confirm compliance 
with the approved design. 
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PART FOUR - Universal Design Principles 
These Universal Design Principles appear in the Tacoma Urban Design Guidelines Manual and 
form the basis for the urban design standards and guidelines that are found there: 
 
Connectivity 
A highly functional and legible mobility network provides a seamless interconnected, safe, and 
enjoyable experience, connecting people of all ages and abilities to access services and improve 
the quality of life for community members living and working in Tacoma. Built forms are an integral 
part of the community. A logical pattern of blocks, streets, internal lanes, alleyways and urban 
pathways provide direct access to public transit, bicycle and pedestrian systems, linking 
neighborhoods. 
 
Engaging Design 
The mix of uses and active streets embrace creative, flexible spaces. Pedestrian-level storefronts, 
engaging plazas, courtyards, stoops and porches, all support residential and live-work uses. Individual 
structures, blocks and streets vary in scale, massing and character. A variety of amenities, finish 
materials and colors express individuality and a richness that is distinctive of each character area 
 
Healthy Community 
The urban form and public spaces embrace a healthy lifestyle. Land uses, built structures and open 
spaces embrace a human scale and walkable community design ethic. Tree-lined corridors, 
waterfronts, parks and open spaces provide safe places for people of all ages and backgrounds to 
sit, enjoy and engage with others. Built structures are designed around health and wellness and are 
built to last, with future generations. 
 
Sustainable Design 
Designers, builders and developers consistently demonstrate integrated design solutions aimed at 
long-term, sustainable best practices. Designs take into account ecological and environmental 
stewardship, social equity, indoor health, and economic development. High-quality, well-
performing buildings and site designs occur throughout the community. 
 
Cultural Heritage 
The City of Tacoma is defined by its rich history and culture. Important community resources 
that define the past, present and future are representative of the values and placemaking 
attributes of the community. Protection and conservation of key resources is fundamental to 
the community’s desire to look to the future. 
 
Adaptability 
The Tacoma downtown, mixed-use centers and pedestrian corridors will evolve over time. 
Development initiatives and design outcomes should respond accordingly to assure that places 
remain viable and respond to changing trends and community needs. Flexibility in uses, materials 
and construction practices contribute to this objective. 
 
Sense of Place 
New development reflects progressive values and distinctive characteristics and styles of its time, 
while contributing to Tacoma’s unique identity. This helps set the community apart from other 
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locations in the region, while maintaining its unique attributes on which to build for the future 
generations. 
 
Creativity 
The community supports its cultural and arts foundations. Residents of all ages and interests 
engage in innovative ideas and problem solving, embracing a diverse and creative population. The 
design of the city emulates a diversity of uses enriched with expressions of art incorporated into 
public and  private  spaces,  reinforcing  and anchoring the community, its neighborhoods and the 
unique geography and context of Tacoma. 
 
Variety 
A mix of workplace, housing, retail, cultural and institutional uses and building typologies 
permeate each character district. Design guidelines encourage a variety of architectural 
expressions to accommodate; a mix of market, attainable and affordable housing, a diversity of 
creative workspaces and retail options, and local services and institutions. 
 
Accessibility 
Tacoma is welcoming and family-friendly. Built urban forms and public spaces (streets, parks, 
natural open spaces and waterfronts) provide universal accessibility for people of all ages, 
abilities, and interests, particularly for those with restricted mobility or abilities, youth and the 
elderly. 
 
When planning an improvement project, consider how it will meet these Universal Design Principles.  
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PART FIVE - Planning a Successful Project 
This section provides tips for planning a successful project. 
 
Some of these will be drawn from the design guidelines manual, such as: 

• How to work with the design standards and guidelines 

o The Guidelines address key aspects of the physical design of a project, including; 
public spaces, public and private realms, buildings and structures.  

o Use them from the outset, not after the fact… 

o Seek to comply to the extent feasible 

o Note where alternatives may need to be considered 

 Discuss these early on 

• Consider the context 

o Use the general context descriptions in the guidelines 

o Determine the nature of the more specific context 

 A desirable context to respond to 

 An evolving context: look to the vision 

• Use the Checklist provided in the appendix of the design manual 

• Etc.  
 
Other tips are more practical advice, such as:  

• Xxxx 

• xxxx 
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PART SIX – Links to useful material 
This will be an annotated list of resource materials, with links. 
 
The Urban Design Studio 
The urban design studio….. 
 
Contact info: 
 
 
Title 13: 
Title 13 of the Development Code includes….. 
Link: 
 
Urban Design Guidelines Manual 
The manual includes…. 
Link: 
 
Concept Review application form: 
The concept review application form …. 
Link: 
 
Final Review application form: 
The final review application… 
Link: 
 
Etc. 
 
 



 

 
 

 
 

Project Manager: Stephen Atkinson 
Phone: (253) 905-4146 
E-Mail: satkinson@cityoftacoma.org  
 

Planning and Development Services 
City of Tacoma, Washington 

Tideflats Non-Interim Regulations 
Planning Commission Communication Item F-1  
11-04-2020 
 
On October 20, 2020 the City Council approved Amended Ordinance No. 28696, which approved a 6-
month extension of the Tideflats Interim Regulations and also directed the Planning Commission and 
staff to begin a process to develop new recommendations for a non-interim ordinance to replace the 
interim regulations.  

This project will review land use regulations in the Port of Tacoma Manufacturing and Industrial Center 
and Industrial Zoning Districts City-wide to address the following issues:   

• Public notification requirements for permits and land use amendments;  
• Conversion of industrial lands to non-industrial uses;  
• Encroachment of residential developments on industrial lands;  
• Siting of potentially high risk/high impact heavy industrial uses.  

The process will result, at a minimum, in proposed amendments to Title 19 Shoreline Master Program 
and Title 13 Zoning and Land Use Regulatory Code and will be conducted in accordance with the 
procedural requirements of the State Shoreline Management Act, Growth Management Act, SEPA, and 
Tacoma Municipal Code.  

Proposed Planning Commission Schedule (TENTATIVE):  

1. Project Initiation and Scoping 
November 18, 2020 
Deliverable:  
• Final Scope of Work 

 

• Review Council legislative action initiating the Industrial 
Land Use Amendment.  

• Present background and proposed scope of work.  
 

2. Code Development  
December, 2020 – January, 2021  
Deliverables:  
• Staff Report and Exhibits  

 

• Draft code exhibits and public review document;  
• Conduct benchmarking;  
• Review findings from permit activity, fossil fuel study, 

and other data.  

3. Public Hearing and Recommendations 
February - March, 2021 
Deliverables:  
• Public Review Document  
• Findings of Fact and 

Recommendations 
 

• Conduct a public hearing and comment period;  
• Conduct a joint public hearing with Department of 

Ecology on proposed shoreline amendments;  
• Conduct SEPA review;  
• Department of Ecology preliminary determination; 
• Finalize Findings of Fact and Recommendations to City 

Council.  
4. City Council Review 
        April – May, 2021 

Deliverable:  
• Non-Interim Ordinance 

 

• City Council Public Hearing; 
• First and Final Reading of Ordinance; 
• Submittals to Ecology if necessary.  

mailto:satkinson@cityoftacoma.org


Staff Contact 
Stephen Atkinson, Principal Planner 
satkinson@cityoftacoma.org 

www.cityoftacoma.org/tideflatsinterim 

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

www.cityoftacoma.org/planning 

Tideflats Interim Regulations 
On November 21, 2017, the Tacoma City Council adopted Amended Ordinance No. 28470 - 
Tideflats Interim Regulations. The Interim Regulations have subsequently been extended on 
four occasions. Provided below is a summary of the Ordinance. 

What do the Tideflats Interim Regulations do? 

Expanded Notification for Heavy Industrial Uses 

• These amendments expand public notification of heavy
industrial use permits to taxpayers and interested
parties.

• The taxpayer notification distances increase from 1000
feet to 2500 feet from the site of the proposal. For
projects located within a designated manufacturing and
industrial center (M/IC), the 2500-foot notification
distance is measured from the boundary of the
applicable center.

• This expanded notification applies to all heavy industrial
projects city-wide that require a discretionary permit
(such as a conditional use permit) or SEPA
determination.

Non-industrial Uses in the Port of Tacoma Manufacturing/ Industrial Center (M/IC) 

• Certain new non-industrial uses are prohibited in the
City’s Heavy Industrial zoning districts (M-2 and PMI)
within the Port of Tacoma M/IC, including:

o Destination/high intensity parks and recreation,
o Agriculture,
o Residential uses,
o Hospitals,
o Airports,
o Schools (K-12),
o Retail,
o Cultural institutions, and
o Care facilities.

• Existing non-industrial uses may expand and are not
subject to limitation.

Map above: Zoning Districts that Allow Heavy Industrial Uses.  

Map above: Port of Tacoma Manufacturing and Industrial 
Center.   

mailto:satkinson@cityoftacoma.org


Marine View Drive Residential Development Restrictions 

• These regulations pause all new residential platting
and subdivision of land along Marine View Drive and
the adjacent hillside.

• Property owners in the R-1 and R-2 single family
zoning districts will be allowed to build a single
residential unit on existing legal lots.

• New construction requires a notice on title regarding
the proximity of the residential building to heavy
industrial uses.

Heavy Industrial Zoning 

• These interim regulations pause the establishment of
the following new heavy industrial uses citywide:

o Coal terminals and bulk storage facilities,
o Oil or other liquefied fossil fuel terminals, bulk

storage, manufacturing, production, processing
or refining,

o Chemical Manufacturing,
o Mining and quarrying,
o Smelting.

• Existing uses may expand under current permit
procedures and land use standards.

Map above: Zoning Districts that Allow Heavy Industrial Uses.  

Map above: Area of Applicable Residential Development 
Restrictions.  

Additional Information

• Tideflats Interim Regulations webpage: www.cityoftacoma.org/tideflatsinterim
o This webpage includes the legislative record from the initial adoption process as well as subsequent 

extensions. 
• Tideflats Subarea Plan webpage: www.cityoftacoma.org/tideflatsplan 

o This webpage includes the latest updates, milestones, and upcoming meetings for the Tideflats 
Subarea Plan. 

• Tideflats Interim Regulations Applicability Map: https://wspdsmap.cityoftacoma.org/website/PDS/TIR/
o This map enables users to input an address or tax parcel number to find out if a specific property is 

in an area where the interim regulations are currently in effect. 
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AN ORDINANCE approving a six-month extension of the Tideflats Interim 

Regulations, as originally approved by Amended Ordinance No. 28470 
and extended by Ordinance Nos. 28542, 28583, 28619, and 28671.  

 
WHEREAS, on May 9, 2017, the City Council adopted Amended 

Resolution No. 39723, initiating the subarea planning process for the Tideflats 

area, and further, requesting that the Planning Commission consider the need for 

interim regulations in the Tideflats area while the subarea planning process is 

underway, and 

 WHEREAS the Planning Commission (“Commission”) determined that 

interim regulations were warranted, and on October 4, 2017, the Commission 

forwarded its recommendation to the City Council for consideration, and 

 WHEREAS, in support of these deliberations, the Commission conducted a 

public hearing at which 81 people testified, and reviewed over 200 written 

comments, and 

 WHEREAS, following its own public hearing and substantial community 

input and deliberation, the City Council, on November 21, 2017, passed 

Amended Ordinance No. 28470, which included the following elements:  

• Category 1: Expanded public notification of heavy industrial use permits;  
 
• Category 2: A temporary prohibition of new non-industrial uses in the Port of 

Tacoma Manufacturing and Industrial Center;  
 
• Category 3: A temporary prohibition of new residential development along 

Marine View Drive and NE Tacoma slopes; and 
  
• Category 4: A temporary prohibition on certain types of new heavy industrial 

uses,  

and  
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 WHEREAS, on November 13, 2018, following another public hearing, 

substantial community input, and City Council deliberation, the City Council 

passed Ordinance No. 28542, extending the Tideflats Interim Regulations for an 

additional six-month period, and 

 WHEREAS, on May 21, 2019, following another public hearing and 

deliberations, the City Council passed Ordinance No. 28583, extending the 

Tideflats Interim Regulations for an additional six-month period, and 

 WHEREAS, on November 12, 2019, following another public hearing and 

deliberations, the City Council passed Ordinance No. 28619, extending the 

Tideflats Interim Regulations for an additional six-month period, and 

 WHEREAS, on May 19, 2020, following another public hearing, 

substantial community input and deliberation, the City Council passed Ordinance 

No. 28671, which extended the Tideflats Interim Regulations for another six-

month period, and 

 WHEREAS, Ordinance No. 28671 is set to expire on December 2, 2020, 

and the Tacoma Municipal Code (“TMC”), consistent with state law, allows the 

City Council to consider reauthorization of the interim regulations every six 

months subsequent to the initial one-year authorization period, and 

 WHEREAS, the City Council has determined that it is necessary to 

extend the interim regulations for an additional six-month period; Now, 

Therefore, 
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BE IT ORDAINED BY THE CITY OF TACOMA: 

 Section 1.  That a six-month extension of the Tideflats Interim 

Regulations, as originally approved by Amended Ordinance No. 28470, 

passed November 21, 2017, extended by Ordinance No. 28542, passed on 

November 13, 2018, extended by Ordinance No. 28583, passed on May 21, 

2019, extended by Ordinance No. 28619, passed November 12, 2019, and 

extended by Ordinance No. 28671, passed on May 19, 2020, is hereby 

approved. 

 Section 2.  That the Tacoma Planning Commission is hereby directed to 

review these Interim Regulations, and recommend non-interim regulations to 

replace them for consideration by the City Council by April of 2021. In 

undertaking this work, the Commission will consider only those issues and uses 

initially addressed by Amended Ordinance No. 28470, and will limit the scope of 

work to those regulatory options reviewed in the public record. The Commission 

should seek substantive input from the Port of Tacoma, the Puyallup Tribe, and 

other governments and stakeholders of the Tacoma Tideflats.  

 Further, the Commission will review and assess approaches to regulate 

the expansion of existing uses, and consider new findings of fact, including any 

lessons learned from permitting in the time since the regulations were put into 

effect, and changes to baseline conditions.  
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        The Commission's recommendations should provide clarity and 

predictability for industry and community, particularly given the current  

COVID-19 crisis and economic impacts. 

Passed      October 20, 2020

Mayor 

Attest: 

City Clerk 

Approved as to form: 

Deputy City Attorney 
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AN ORDINANCE relating to the Residential Infill Pilot Program; amending Title 13 

of the Tacoma Municipal Code, Land Use Regulatory Code, by amending 
Chapters 13.05 and 13.06 thereof to reauthorize, extend, and modify the 
Residential Infill Pilot Program. 

 
 WHEREAS, in December 2015, pursuant to Amended Ordinance No. 28336, 

the City Council enacted Tacoma Municipal Code (“TMC”) 13.05.115, Residential 

Infill Pilot Program (“Program”), which was subsequently reorganized under 

TMC 13.05.060, pursuant to Ordinance No. 28613, for the following housing types:  

(1) Detached Accessory Dwelling Units (“DADU”) in single-family zoning districts; 

(2) Two-family development on corner lots in the R-2 Single-family District; 

(3) Small-scale multifamily development in the R-3 District; and (4) Cottage Housing 

in most residential districts, and 

 WHEREAS the Program is intended to promote innovative residential infill 

while ensuring that such infill demonstrates high-quality building and site design that 

is responsive to and harmonious with neighborhood patterns and character, and 

 WHEREAS, based on the initial success of the Program and in response to 

the evolving landscape of growth and development of Tacoma’s housing supply, 

staff is recommending amendments to the Program to provide for a more equitable 

distribution of diverse housing options across the City; provide flexibility to project 

applicants to address the challenges of their sites; and streamline the review 

process to improve oversight for each project, reduce processing time, and 

increase predictability, and 
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 WHEREAS the proposed amendments will allow for six new spaces for each 

project type in each of the five Council Districts, for a total of 30 projects per type, or 

120 total projects; will address affordability through the development of additional, 

smaller units in more restrictively zoned areas of the City which would inherently 

create more housing choice and reduce per-unit costs; and will make other minor 

adjustments to the project types currently allowed through the Program, and 

 WHEREAS, on October 6, 2020, a public hearing was held before the City 

Council to receive comments on the proposed reauthorization, extension, and 

modification of the Program as codified in TMC 13.05.060; Now, Therefore, 

BE IT ORDAINED BY THE CITY OF TACOMA: 

 Section 1.  That Chapter 13.05 of the Tacoma Municipal Code is hereby 

amended as set forth in the attached Exhibit “A.” 

 Section 2.  That Chapter 13.06 of the TMC is hereby amended as set forth 

in the attached Exhibit “B.” 

 Section 3.  That the Planning Commission is directed to forward a package 

of recommended Comprehensive Plan amendments by May 2021 and a full 

package of implementing zoning, along with appropriate standards and processes 

to ensure that infill development complements neighborhood patterns, promotes 

efficient, compact, transit-supporting and walkable patterns of development, 

establishes a high quality of design requirements, and incentivizes affordability 

measures in addition to being well-supported by urban infrastructure and services, 

for City Council consideration by December 2021. 
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Section 4.  That the City Manager, or designee, is directed to provide 

updated information about the status and results of the program to the City Council 

two times per year commencing by May 2021 to be considered with the Planning 

Commission recommendations. 

Section 5.  That the City Manager, or designee, in coordination with the 

Planning Commission, will expedite the work to modify Tacoma’s housing growth 

strategy and associated zoning to promote housing supply, housing choice and 

affordability by allowing a broader range of housing types in Tacoma’s 

predominantly single-family neighborhoods. 

 

Passed      October 20, 2020

Mayor 
Attest: 

City Clerk 

Approved as to form: 

Deputy City Attorney 
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EXHIBIT “A” 
 

CHAPTER 13.05   
LAND USE PERMITS AND PROCEDURES 

 

* * * 

13.05.010  Land Use Permits.  
A. Conditional Use Permits. 

* * * 

7. Infill Pilot Program. 

a. Two-family development on corner lots may be allowed by conditional use permit in R-2 Districts. In 
addition to the General Criteria, a conditional use permit for a two-family or townhouse dwelling unit in 
R-2 Districts shall only be approved upon a finding that such use is consistent with all of the following criteria: 

(1) The proposed lot is a corner lot with has a minimum lot size of 6,000 square feet in size. Corner lots 
provide an opportunity for two-family or townhouse development to be integrated in the neighborhood in a 
context-responsive manner that is consistent with the single-family detached character of the district. 

(2) The proposal is consistent with the Residential Infill Pilot Program criteria contained in TMC 13.05.060. 

(3) The proposed two-family or townhouse development is designed to present the general appearance of a 
detached single-family dwelling through one of the following two design approaches consistent with the 
following:  

(a) Development must respond to the context and neighborhood and single-family structures through 
massing, bulk, materials, landscaping, and building placement. 

(b) Each unit must have a primary entrance directly accessed from adjacent street. 

Each unit is oriented onto a different street frontage designed in a similar manner to the street fronting façade 
of a detached single-family house. Or, each unit is accessed through a shared entrance. 

(4) The proposed structure is designed to resemble a detached single-family house in terms of architecture, 
bulk, front and rear setbacks, and location of parking in a designated rear yard. The site shall provide the 
required rear yard of the R-2 District on one side of the structure. Each unit shall provide no more than one 
off-street parking space. In the case of conversion of an existing single-family dwelling to a two-family 
dwelling, the existing architectural features shall be maintained to the maximum extent practicable. 

(5) Applications for two-family and townhouse dwelling units in R-2 Districts shall be processed in 
accordance with the provisions of TMC 13.05.060 and TMC 13.05.010.A. Pursuant to those requirements, the 
applicant shall submit, in conjunction with the application, site plan drawings and drawings of building 
elevations, information on building materials, and complete information indicating how the property will 
meet the above criteria. 

b. Multi-family development up to a maximum of six dwelling units may be allowed by conditional use 
permit in the R-3 District and in the R-2 District if the development is a renovation of an existing structure 
that does not increase building footprint. A conditional use permit for a multi-family dwelling unit in R-2 or 
R-3 Districts shall only be approved upon a finding that such use is consistent with all of the following 
criteria: 

(1) The proposed lot is a minimum of 97,000 square feet in size. 

(2) The proposal is consistent with the Residential Infill Pilot Program criteria contained in TMC 13.05.060. 

(3) The proposed structure is designed to minimize the overall impression of density and bulk and to fit with 
established neighborhood patterns. Access to dwellings shall be through a shared primary entrance. Parking 
shall be limited to one space per unit, and shall be located to the rear of the site in a manner that obscures it 
from view from the street frontage. 

(4) Applications for multi-family dwellings in R-2 or R-3 Districts shall be processed in accordance with the 
provisions of the Residential Infill Pilot Program provisions of TMC 13.05.060. Pursuant to those 
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requirements, the applicant shall submit, in conjunction with the application, site plan drawings and drawings 
of building elevations, information on building materials, and complete information indicating how the 
property will meet the above criteria. 

c. Between four and 24 Cottage Housing units may be allowed by conditional use permit in any residential 
district except HMR-SRD. A conditional use permit for a Cottage Housing unit shall only be approved upon a 
finding that such a use is consistent with all of the following criteria: 

(1) The proposed lot is a minimum of 7,000 square feet in size. 

(2) The proposal is consistent with the Residential Infill Pilot Program criteria contained in TMC 13.05.060. 

(3) The proposed development is designed to provide variety in unit sizes, building and site features, and site 
design elements. Landscaping shall be designed in an attractive way and according to a coherent design. 
Residential units are laid out to be oriented to the public right-of-way and shared open space.  Building 
massing is designed to have limited impact on neighboring properties and parking is to be off the alley, where 
possible, and minimized through screening and landscaping. 

(4) Applications for Cottage Housing units in all residential district except HMR-SRD shall be processed in 
accordance with the provisions of the Residential Infill Pilot Program provisions of TMC 13.05.060 , 
TMC 13.06.080.C, and TMC 13.05.010.A. Pursuant to those requirements, the applicant shall submit, in 
conjunction with the application, site plan drawings and drawings of building elevations, information on 
building materials, and complete information indicating how the property will meet the above criteria. 

d. Planned Infill Housing developments may be allowed by conditional use permit in any residential district 
except HMR-SRD. A Conditional Use Permit for Planned Infill Housing shall only be approved upon a finding 
that such use is consistent with all of the following criteria: 

(1) The proposed lot is a minimum of 3,500 square feet in size in the R-3 Zone and 7,000 square feet in size in 
all other zones. 

(2) The proposal is consistent with the Residential Infill Pilot Program criteria contained in TMC 13.05.060. 

(3) Development must respond to context and neighboring structures through massing, bulk, materials, 
landscaping, and building placement. 

(4) Buildings must orient entrances toward the public right-of-way and parking shall be located to the rear of 
the site in a manner that obscures it from view from the street frontage. 

(5) Applications for Planned Infill Housing units in all residential districts shall be processed in accordance 
with the provisions of the Residential Infill Pilot Program provisions of TMC 13.05.060 and 
TMC 13.05.010.A. Pursuant to those requirements, the applicant shall submit, in conjunction with the 
application, site plan drawings and drawings of building elevations, information on building materials, and 
complete information indicating how the property will meet the above criteria. 

* * * 

13.05.060 Residential Infill Pilot Program 
A. Purpose.  

To promote innovative residential infill development types, while ensuring that such development 
demonstrates high quality building and site design that is responsive to and harmonious with neighborhood 
patterns and character. In addition, the Pilot Program is intended to develop a body of successful, well-
regarded examples of innovative residential infill in order to inform a later Council decision whether to finalize 
development regulations and design standards for some or all of these infill housing types. 

B. Term.  

The Pilot Program will commence when infill design guidelines illustrating in graphic format the intent and 
requirements of this section have been revised and updateddeveloped, with input from the Planning 
Commission, and authorized by the Director. The Pilot Program will be reassessed as directed by the City 
Council or by the Director. Once three spaces in all of any of the categories haves been completed in each 
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Council District in Tacoma, no additional applications will be accepted for that category until further Council 
action has been taken. 

C. Applicability.  

The provisions of this section apply to the following categories of residential infill: 

1. Two-family or townhouse development within the R-2 District;, 

2. Multifamily development within the R-3 District., In addition, applications to the Infill Pilot Program for 
renovations of existing structures that do not increase building footprint will be reviewed in the R-2 District; 
and 

3. Cottage Housing development within any residential district except the HMR-SRD District; and. 

4. Planned Infill Housing option in all residential districts.  

4. The pertinent provisions of TMC 13.06 regarding residential districts, the development and permitting 
requirements described therein, as well as any other pertinent section of the TMC shall apply. 

5. There shall be a minimum distance of 1,000 feet separating pilot program housing developments within the 
same category. 

D. Consistency with the TMC. Proposals submitted to the Infill Pilot Program must be consistent with the 
provisions of TMC 13.06 regarding residential districts, the development and permitting requirements 
described therein, as well as any other pertinent sections of the TMC that apply.  

E. Submittals.  

Proponents of any of the above innovative residential infill development types shall submit the following: 

1. Site plan(s) showing proposed and existing conditions. 

2. Building elevations from all four sides, showing proposed and existing conditions. 

3. A massing study. 

4. Photographs of any existing structures that will be altered or demolished in association with the proposal, as 
well as photographs of the structures on adjacent parcels. 

5. A narrative and any supporting exhibits demonstrating how the project will be consistent with the Pilot 
Program intent and the provisions of this section. 

6. Demonstration that the proposal would meet all pertinent TMC requirements, including those contained in 
TMC 13.06.100. 

7. A complete application, along with applicable fees, for any required land use permits, including a 
Cconditional Uuse and Accessory Dwelling Unit pPermits. Such processes may require public notification 
and/or meetings. 

8. The Director reserves the right to request additional information and documentation prior to beginning the 
City’s review. 

EF. Review process.  

The Director will convene a special advisory review body which shall function in an advisory capacity to 
provide input prior to the Director or Hearing Examiner’s decision and conditions of approval. 

1. This body will include the following representatives: 

a. The Director or designee; 

b. The Long Range Planning Manager or designee; 

c. A City staff member with residential building and site development expertise; 

d. A designee representing the area Neighborhood Council where the project is proposed; 

e. An architect or urban design professional; and, 

f. A representative of the Landmarks Preservation Commission, if the project is within an Historic or 
Conservation District or would affect or be adjacent to historically significant properties.; and 

g. The Current Planning Manager or designee. 
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2. The Historic Preservation Officer shall be consulted to assess potential adverse impacts to historically 
designated properties or properties eligible for historic designation. To mitigate or avoid adverse impacts, 
conditions recommended by the Historic Preservation Officer may include: 

a. Designation of the historically significant property to the Tacoma Register of Historic Places. 

b. Avoidance of the historically significant property or minimizing exterior changes to the property. 

c. Documentation and architectural salvage of the historically significant property, if demolition cannot be 
avoided. 

3. The special advisory review body will assess the consistency of the proposal with the following criteria. All 
proposals submitted under the provisions of this section must demonstrate the following: 

a. Responsiveness to the following basic neighborhood patterns established by existing development in the 
area. 

(1) Street frontage characteristics. 

(2) Rhythm of development along the street. 

(3) Building orientation on the site and in relation to the street. 

(4) Front setback patterns. 

(5) Landscaping and trees. 

(6) Backyard patterns and topography. 

(7) Architectural features. 

(8) Historic character, if located within a designated Historic District. 

(9) Whether adverse impacts to properties that are eligible for listing on a historic register can be mitigated. 

b. Pedestrian-friendly design. The proposed development must provide direct and convenient pedestrian access 
from each dwelling to abutting sidewalks and public pathways and must emphasize pedestrian connectivity. 
The quality of the pedestrian experience within the site and in the abutting public right-of-way shall be high. 

c. De-emphasize parking. The proposal must meet the parking requirements of TMC 13.06.090.C in a manner 
that Parking is not required for projects in the Infill Pilot Program, but if parking is provided, the project 
should de-emphasizes parking in terms of its prominence on the site and its visibility from the public right-of-
way. 

d. Minimize scale contrasts, shading and privacy impacts. The proposal must demonstrate that it will limit 
abrupt changes in scale between the proposed development and existing buildings on adjacent parcels. Privacy 
and shading impacts on abutting parcels must be prevented or reduced to a reasonable extent. 

e. Create usable outdoor (or yard) spaces. The proposal must provide usable and functional outdoor or yard 
space that will be an amenity to its residents. 

f. Sustainable features. In the case of multifamily development in the R-3 District, and cCottage hHousing, the 
proposal must provide documentation of the incorporation of sustainability features through one of the 
following certification programs: 

1. Built Green 3 Stars; or LEED Bronze; or equivalent., 

2. Greenroads Bronze rating if full new roadway sections are constructed as part of the project; 

g. Consistency with code requirements. The proposal must be consistent with the applicable provisions of 
TMC 13.06 and other applicable requirements. The Director has discretion to increase, decrease or modify 
development standards including setbacks, height and parking in order to ensure the proposal is fully 
consistent with the intent of the Pilot Program. 

FG. Decision.  

As part of the associated land use decision, the Director or Hearing Examiner shall determine whether the 
proposal meets the intent of this section and incorporate conditions, as appropriate, into the land use and 
building permit approvals. In the case of projects in historic or conservation districts, or individually  

  



 

 -8- 
Ord20-0652amend.doc-SIV/bn 

1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

26

designated landmarks, Landmarks Preservation Commission approval will be required pursuant to 
TMC 13.05.040. The Director has discretion to increase, decrease, or modify development standards, 
including setbacks, height, and parking, in order to ensure the proposal is fully consistent with the intent 
of the Infill Pilot Program prior to issuance of a decision.  
* * * 
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EXHIBIT “B” 
 

CHAPTER 13.06   
ZONING 

 

* * * 

13.06.080 Special Use Standards  
* * * 

13.06.080.C. Cottage Housing. 

* * * 

4. Use standards. 

* * * 

e. Maximum density.  

Cottage housing developments are permitted 1.5two times the maximum number of dwelling units in the 
applicable zoning district. For example, in the R-2 District a 20,000 square foot site is permitted four 
5,000 square foot lots, or six eight cottage housing units. 

f. Parking.  

Each cottage unit is required to have one off-street parking space. Parking may be contained in detached 
garages adjacent to dwelling units no larger than 250 square feet in floor area; in shared garages no larger than 
1,200 square feet maximum floor area; or, in clustered parking areas with no more than four spaces per cluster. 

g. Vehicular access.  

Vehicular access shall be from the rear of the site whenever suitable access is available or feasibly can be 
developed. If such access is not feasible, then driveway or private roads shall be minimized to the maximum 
extent feasible. Driveways to individual units shall consist of paved runner strips or pervious surfacing. 

h. Setbacks.  

The external setbacks of the underlying zoning district shall apply, except cottage housing shall be allowed in 
the rear yard when lot is located on an alley. 

i. Separation between units.  

All buildings must meet separation requirements as identified in applicable building codes.A minimum of 8 
feet shall be provided between structures containing dwelling units. 

* * * 
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