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City of Tacoma
Planning Commission
AGENDA
MEETING:

Regular Meeting

TIME:

Wednesday, October 2, 2019, 5:00 p.m.

LOCATION: Council Chambers, 1st Floor, Tacoma Municipal Building
747 Market Street, Tacoma, WA 98402
A. Call to Order and Quorum Call
B. Approval of Agenda and Minutes (September 18, 2019)
C. Public Comments
• Comments are accepted on Discussion Items and are limited to 3 minutes per person.

D. Discussion Items
1. Tideflats Subarea Plan Update
• Description:

Review the Tideflats Subarea Planning Work Plan.

• Action:

Informational

• Staff Contact: Stephen Atkinson, 253-591-5531, satkinson@cityoftacoma.org

2. Affordable Housing Action Strategy – Planning Actions
• Description:

Initial discussion and guidance on a multi-phased work program for Affordable
Housing Action Strategy – Planning Actions, including policy analysis for
Inclusionary Zoning and Diverse Housing Types.

• Action:

Guidance

• Staff Contact: Elliott Barnett, 253-591-5389, elliott.barnett@cityoftacoma.org

E. Communication Items
(1) The Planning Commission’s meeting on October 16, 2019 has been canceled. The next
regularly scheduled meeting is on Wednesday, November 6, 2019, at 5:00 p.m., in the Council
Chambers.
(2) 2019 APA Washington Annual Conference – Staff will attend the conference from Wednesday,
October 16, 2019 to Thursday, October 17, 2019, at the Greater Tacoma Convention Center.
(3) WA State Department of Commerce’s Short Courses – There will be a Short Course on Local
Transportation Planning on Thursday, October 10, 2019, at 6:15 p.m., in the Tacoma Municipal
Building; and a Short Course on Local Planning on Tuesday, October 15, 2019, at 6:15 p.m., at the
Greater Tacoma Convention Center.
(4) Readings of the Tideflats Interim Regulations Reauthorization Ordinance – The City Council
will conduct a meeting on Tuesday, October 8, 2019, at 5:00 p.m., in the Council Chambers, to
have the first reading of the ordinance; and a meeting on Tuesday, October 15, 2019, at the same
time and location to have the final reading.

(Continue on the Back)
The City of Tacoma does not discriminate on the basis of disability in any of its programs, activities, or services. To request this information in an alternative format
or to request a reasonable accommodation, please contact the Planning and Development Services Department at (253) 591-5056 (voice) or (253) 591-5820 (TTY).
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(5) The next meeting of the Infrastructure, Planning and Sustainability Committee is on Wednesday,
October 2, 2019, at 4:30 p.m., in Room 248. Tentative agenda (subject to change) includes: Pierce
Transit and City Goal Alignment, Transportation Commission Work Plan and Accomplishments,
Sidewalk Projects and Missing Links Updates and Progress

A. Adjournment
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Jeff McInnis, Vice-Chair
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Brett Santhuff
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City of Tacoma
Planning Commission
MINUTES (DRAFT)
TIME:

Wednesday, September 18, 2019, 5:00 p.m.

PLACE:

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

PRESENT:

Anna Petersen (Chair), Jeff McInnis (Vice-Chair), Carolyn Edmonds, Ryan Givens, David
Horne, Brett Santhuff

ABSENT:

Christopher Karnes, Andrew Strobel, Alyssa Torrez

A. CALL TO ORDER AND QUORUM CALL
Chair Petersen called the meeting to order at 5:03 p.m. A quorum was declared.
B. APPROVAL OF AGENDA AND MINUTES
The agenda for the meeting was approved and the minutes for the meeting of August 21, 2019 were
approved as submitted.
C. PUBLIC COMMENTS
None.
D. DISCUSSION ITEMS
1. Urban Design Program
Mesa Sherriff, Planning Services Division, gave an overview of the prepared presentation. He also provided
update from the Project Advisory Group and Technical Advisory Committee meetings, emphasizing topics
that the committees had paid additional attention to.
Keith Walzak from VIA Architecture proceeded to go over the timeline for meetings and updates. This
meeting would focus on code audit findings.
Lee Einsweiler from Code Studio presented basis for recommendations that consultants had prepared while
clarifying that they did not yet represent proposed City actions. He explained the organization of the
recommendations, ranking them in different levels of importance. The high important ones were explained
in details. Mr. Einsweiler identified and provided examples of challenges in the program as well as ones
that the current code was unable to address. He also discussed alternative compliance. It could serve as a
way to have a design discussion; instead of reducing the standard for a specific project, the applicant would
be expected to meet the intention of the code in a different way.
Mr. Walzak provided status update on the operation manual. He went over input received from the
Commission and explained how they factored into the changes of the manual. Three categories of design
management were presented: a base code only for projects below threshold, a base code with staff
approval for projects above threshold, and a base code with the Design Review Board (DRB) approval for
complicated projects or appeals and referrals. He went on to the Design Review Steps, emphasizing
Concept Review (Step 2) and Final Review (Step 3) as the formal review steps. Mr. Walzak concluded his
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presentation with the guidelines document structure, explaining that each component would be broken
down into levels of increasing details.
Discussion ensued. Commissioner McInnis had questions about the alternative compliance, especially
about the process in which it would be determined. The intent statement of the code would be the guideline
to judge whether alternatives complied with the code. The Commission also commented on the idea of
internal blocks to reduce block size and keep them consistent, as well as the transition where a singlefamily zone is adjacent to a mixed-use center. There are mitigating negatives such as noise, smell, etc. The
issue needs to be further looked into. Chair Petersen recommended building placement, orientation, and
density to be considered of High Importance.
Commissioners Givens and McInnis were concerned about the pre-application requirement. They would
like to avoid having developers carry out additional work before even getting an answer to whether they
could proceed to designing. Commissioner Givens was uncomfortable with the threshold that would pump
to the DRB. On that note, Chair Petersen suggested including street frontage and corner visibility as criteria
in the threshold. She also commented in favor of the intent statement idea and the structure of the manual.
Using 6th Avenue as an example, she noted that some areas might be conflicting in terms of vision vs.
context. She would like to make sure that public streetscape would be included in the guidelines.

The meeting was recessed at 6:50 p.m. and resumed at 6:57 p.m.

2. Residential Infill Pilot Program 2.0
Mesa Sherriff, Planning Services Division, began with a recap from the Planning Commission meeting in
April. He, then, provided findings from the Pilot Program 2017-2019 along with recommendations for code
changes and administrative changes drawn from the Commission’s feedback. He introduced New Project
Types of Flexible Option and Affordable Options, and gave sample calculations of what the density would
look like and how they would count as units.
The Pilot Program process was presented. Mr. Sherriff explained the difference between the current
process and the proposed one, highlighting that the proposed process would require less time and
potentially less resources without compromising the review.
Commissioner Givens liked the idea of trading Multi-Family for the Flexible Option. Commissioner Santhuff
asked for clarification on the intent of having optional committee meeting. The optional meeting would serve
as a trial review for appropriate projects and would be initiated by applicants, rather than staff. He also
commented on some proposed changes that he had reservations about, especially duplexes on mid-block
lots and on corner lots. It is desirable for duplexes on corner lots to have distinguishable entrances. Chair
Petersen liked the opportunity to have the Flexible Option and had no objection to exploring mid-block
duplexes. Commissioner McInnis commented in favor of the progress of the program but was conscious
about its speed. He would like to see it taken more slowly.
3. Elections of Officers for 2019-2020
Commissioner Santhuff made a motion of nomination, which was seconded by Commissioner Horne, for
Chair and Vice-Chair of the 2019-2020 term as follows:
•
•

Anna Petersen as Chair
Jeff McInnis as Vice-Chair

Both nominees accepted their nominations. Election was conducted, and the motion passed unanimously.
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E. TOPICS OF THE UPCOMING MEETING
(1) October 2, 2019:
(a) Tideflats Subarea Plan Update
(b) Affordable Housing Action Strategy
(2) October 16, 2019 – Staff proposed that this meeting be canceled, to allow Commissioners and staff
to attend the 2019 APA Washington Annual Conference (Oct. 16-17) and Short Courses on Local
Planning (Oct. 10 and Oct. 16), in Tacoma. The Commission concurred.
F. COMMUNICATION ITEMS
The Commission acknowledged receipt of communication items on the agenda.
Brian Boudet, Manager of the Planning Services Division, reported to the Commission that the
Infrastructure, Planning, and Sustainability Committee reviewed the Planning Commission’s Annual Report
for 2018-2919 and Planning Work Program for 2019-2021 at its meeting on September 4, 2019. The
Committee made no changes to the work program and expressed appreciation for the work that the
Planning Commission had done.
At the 1st reading of the 2019 Annual Amendment, there were a couple minor modifications. The
recommendation to downzone the west side of McKinley was removed; and a small area on Pearl Street
was made R-4L instead of R-3 as recommended.
Mr. Boudet also provided a brief report on the Tacoma Dome Link Extension, focusing the consideration of
the location options.
Regarding the Affordable Housing Action Strategy, the City Council has carried out some actions, especially
Inclusionary Zoning, which the Commission had been involved in. If it moved forward, the topic would go
through the Commission again.
Lihuang Wung, Planning Services Division, reported that October was the National Planning Month. Staff
is asking the Mayor to make a proclamation to make October a Planning Month in Tacoma. The
proclamation is scheduled to be made on October 1, 2019. The Chair and Vice-Chair are invited to attend
the meeting to receive the proclamation.
G. ADJOURNMENT
The meeting was adjourned at 7:34 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/
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Agenda Item
D-1

City of Tacoma
Planning and Development Services
To:

Planning Commission

From:

Stephen Atkinson, Principal Planner, Planning Services Division

Subject:

Tideflats Subarea Plan – Work Plan

Meeting Date:

October 2, 2019

Memo Date:

September 25, 2019

Action Requested
Informational.
Discussion:
On October 2, staff will present an overview of the approved Tideflats Work Plan. Following this
meeting, staff expects to engage the Commission in December/January in the development and
review of a public engagement plan for the Tideflats process.
For more information, the website www.cityoftacoma.org/tideflatsplan will be regularly updated with
information and documents related to the project.
Project Summary:
The Tacoma Tideflats is one of nine designated Manufacturing and Industrial Centers in the Puget
Sound Regional Council’s regional development plan VISION 2040. The State Growth Management
Act requires that local comprehensive plans comply with VISION 2040 and directs local jurisdictions
having one or more regionally designated centers to prepare a subarea plan for each such center.
On September 25, 2018, the City Council adopted a resolution approving the City of Tacoma to enter
into an inter-governmental agreement (IGA) concerning cost sharing for the Tideflats Subarea Plan.
The resolution also directed the City Manager to work with the Puyallup Tribe, Port of Tacoma, City of
Fife, and Pierce County to develop a mutually satisfactory subarea planning and approval process.
On February 8, 2019, the Tideflats Steering Committee, consisting of two elected representatives of
each partner government as established in the Inter-governmental Agreement, approved a Work Plan
for the Tideflats Subarea Planning process.
The intent of the Work Plan is to provide a clear framework for cooperation and information sharing
among the City of Tacoma, the Puyallup Tribe, the Port of Tacoma, Pierce County, and the City of
Fife while respecting Tacoma’s jurisdiction, role as SEPA lead agency, and existing substantive and
procedural obligations under State law and the Tacoma Municipal Code. In addition, the Work Plan
will address requirements under Washington State law to include State Environmental Policy Act
(SEPA) environmental review, Growth Management Act (GMA), Shoreline Management Act (SMA),
the Puyallup Land Claims Settlement, the Container Port Element and elements for certification of a
Manufacturing and Industrial Center (MIC) by the Puget Sound Regional Council (PRSC).
Staff Contact:
• Stephen Atkinson, Principal Planner, satkinson@cityoftacoma.org, (253) 591-5531
Attachments:
A. Tideflats Work Plan
cc.

Peter Huffman, Director

TIDEFLATS SUBAREA PLANNING
WORK PLAN
February 10, 2019

I.

Vision
This work plan (Work Plan) recognizes that the Tacoma Tideflats and adjacent areas are of great
significance to Tacoma, the Puyallup Tribe, the Port of Tacoma, Pierce County, Fife, and the entire
region and State for reasons of heritage, environment, economics, employment, and the
preservation, protection and enhancement of natural and cultural resources.
The intent of this Work Plan is to provide a clear framework for cooperation and information sharing
among the City of Tacoma, the Puyallup Tribe, the Port of Tacoma, Pierce County, the City of Fife
while respecting Tacoma’s jurisdiction, role as SEPA lead agency, and existing substantive and
procedural obligations under the Growth Management Act, Shoreline Management Act, State
Environmental Policy Act (SEPA), and the Tacoma Municipal Code.
The Work Plan also follows the intent of the Intergovernmental Agreement (IGA) between the Port of
Tacoma, the Puyallup Tribe and the City of Tacoma concerning cost sharing for the Subarea
Planning in the Tacoma Tideflats (IGA) as executed on November 14, 2018. The IGA calls for
participation by two additional governments, Pierce County and the City of Fife. By participating in
this Work Plan, the City of Tacoma, the Puyallup Tribe, the Port of Tacoma, Pierce County, and the
City of Fife do not waive any existing legal rights or responsibilities the governments otherwise
possess or may assert with respect to this subject matter, to include consultation with the Puyallup
Tribe or collaboration with the Port.
As stated, and agreed to in the IGA, overarching themes to the Work Plan will include:
•
•
•
•

Economic Prosperity for All
Environmental Remediation and Protection
Transportation and Capital Facilities Plan
Public Participation and Outreach

Subarea planning allows for the establishment of a shared, long-term vision, and a more coordinated
approach to development, environmental review and protection, and strategic capital investments in
a focused area. Completion of a subarea plan will support the ongoing eligibility for and prioritization
of transportation funding in the Port of Tacoma Manufacturing and Industrial Center, and a welldeveloped plan for the Tideflats will provide great regional benefit. In addition, subarea planning
meets the requirements of the State Growth Management Act which mandates that local
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comprehensive plans comply with VISION 2040, and directs local jurisdictions having one or more
regionally designated centers to prepare a subarea plan for each.
The following Work Plan addresses the timeline for the project, the project budget, expected
deliverables and general outcomes, and a process for input and outreach, all as contemplated in the
Intergovernmental Agreement signed by the City of Tacoma, the Puyallup Tribe and the Port of
Tacoma.

II.

Timeline
The goal is to complete the Plan within two (2) years from the date of the commencement of
consultant work. However, the Agreement will continue until the Plan is completed.

III.

Funding
The project budget will be $1,200,000 to complete the Subarea Plan, supporting analyses, and the
Programmatic Environmental Impact Statement. Funding for the project will be provided as follows:
•
•
•

The Port agrees to provide up to $500,000
The City agrees to provide up to $500,000
The Tribe agrees to provide up to $200,000

These funds will be used for securing outside consultant services for the project, recognizing that
each of the Funding Partners will also commit appropriate staff resources to assist with this project.
In recognition of the Puyallup Tribe’s grant funding source, at least $200,000 of the total funding will
be focused on transportation-related issues.
The project will utilize the City’s procurement and invoicing process. The City will coordinate
payment of invoices to the consultants. On a quarterly basis, the City will furnish all consultant
invoices and an associated milestone report to the Puyallup Tribe, and the Port of Tacoma, for their
proportional share of the quarterly expenses. Proportional share Payment is due within 30-calendar
days of invoice but shall not exceed the maximum of each government's established funding limit.
Any additional costs of participating in this Work Plan shall be borne separately by each participating
government.

IV.

Anticipated Outcomes
The Work Plan process is expected to culminate in adoption of a Subarea Plan by the Tacoma City
Council, as an element of the City’s Comprehensive Plan, as well as potential text and map
amendments to other elements of the City’s Comprehensive Plan and amendments to the City’s
Land Use Regulatory Code, zoning districts, Shoreline Master Program, and Capital Facilities
Program, including, but not limited to:

1. The Subarea Plan will protect the fisheries and shellfish resources that are essential to the
tribe both culturally and economically and shall support continued growth of the regional
economy and the currently estimated 29,000 existing family-wage jobs in the maritime,
manufacturing and industrial sectors, the provision of infrastructure and services necessary
to support these areas, and the important role of the Tideflats area as an economic engine
for the City of Tacoma, Pierce County, state, and the region while protecting the livability of
surrounding areas.
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2. The Subarea Plan will support and consider transportation and infrastructure that promotes
connectivity to other regional employment centers and will provide reasonably efficient
access to the core area through transportation corridors to include freight.
3. The Subarea Plan will establish environmental improvement goals for Commencement Bay,
including providing for greater bay-wide diversity of ecosystems, restoration of historic
functions and improvement of physical conditions to protect and enhance environmental and
cultural resources.
4. The Plan will ensure the ability of the participating governments to compete effectively for
grant funding.
5. The Plan will support, protect, and improve health and safety of area employees and
residents of surrounding communities.
6. The Subarea Plan will be consistent with Tacoma’s adopted planning policies and goals, as
well as state, regional, and federal law, policies, and regulations.
7. The Subarea Plan will retain sufficient planning flexibility to secure emerging port and
manufacturing/industrial opportunities and other economic opportunities.
8. The Subarea Plan will result in process improvements that will streamline Tideflat project
permitting and environmental review and will provide predictable mitigation measures.
9. The Subarea Plan will materially preserve the area and boundaries of the Port of Tacoma
Manufacturing and Industrial Center and will support resiliency strategies to prevent loss of
manufacturing/industrial lands, transportation infrastructure, and environmental resources.
10. The Subarea Plan will promote and support opportunities for voluntary, proactive interjurisdictional plans and projects to clean up environmentally contaminated sites within the
Tideflats.
11. The Subarea Plan will define and protect the core areas of port and port related
manufacturing/industrial uses within the city. The Subarea Plan will resolve key land use
conflicts along the edges of the core area, and minimize and mitigate, to the extent
practicable, uses that are incompatible with industrial uses along the edge of the core area.
The Subarea Plan will evaluate the use of transitions and buffers as a means of addressing
compatibility with surrounding communities.
12. The Subarea Plan will be consistent with treaty-protected rights.

V.

Plan Elements
The Subarea Plan, at a minimum, will address requirements under Washington State law to include
State Environmental Policy Act (SEPA) environmental review, Growth Management Act (GMA),
Shoreline Management Act (SMA), the Puyallup Land Claims Settlement, the Container Port
Element and elements for certification of a Manufacturing and Industrial Center (MIC) by the Puget
Sound Regional Council (PRSC). The following non-exclusive list of elements represent the required
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checklist as well as issues identified by the participating governments:

Plan Concept
or Vision

Environment

•
•
•
•

Preservation of industrial land base
Economic role of the Manufacturing and Industrial Center
Relationship to Comprehensive Plan
Relationship to adjacent areas

•
•
•
•

Protection of sensitive areas
Stormwater management
Air pollution and greenhouse gas emissions
Contaminated soils

• Environmental risks and hazard areas, including sea level rise
• Opportunities for proactive environmental remediation

Land Use

• Employment growth targets
• Description of appropriate industrial and manufacturing uses
• Incompatible land uses
• Buffers for industrial uses and appropriate transitions
• Mitigation of aesthetic impacts
• Economic development and growth strategies

Economy

Public Services
and Facilities

Transportation

Implementation
Actions

• Maintain and expand family wage jobs
• Key sectors and industry clusters
• Capital plans and investments to meet targeted employment growth
• Safety and Emergency Response

•
•
•
•
•
•

Freight movement
Employee commuting
Transit and mode splits
Priority projects
Financing strategy
Design standards

•
•
•
•

Zoning and Code Amendments
Programs
Funding Strategies
Other
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The following supporting analyses will underpin the development of goals, policies, and
implementation strategies:
•
•
•
•
•
•

Existing Conditions Analysis
Industry Sector Market Analysis, Economic Impact Analysis, and Industrial Lands Supply
Analysis
Emergency Response/Risk Assessment
Sea Level Rise Modeling and Probability Assessment
Programmatic Environmental Impact Statement
Port Comprehensive Scheme of Harbor Improvements and Strategic Plan

In accordance with the Growth Management Act, the Plan will be a component of the City’s Statemandated Comprehensive Plan. Therefore, the legislative process for the development and adoption
of the Plan shall follow the procedures outlined in the Tacoma Municipal Code, as well as the
standards of the Growth Management Act, Shoreline Management Act, SEPA, Container Port
Element and other applicable requirements, and as supplemented herein.

VI.

Subarea Plan Process Governance
The roles and structure outlined below will address governance through the Subarea Plan Process.
In order to promote an inclusive process to consider the input of all five participating governments,
the City of Tacoma will look to the Steering Committee to review and guide the Subarea Plan
process with input from the Public through the Public Engagement Plan and the Stakeholder
Advisory Group. This review and guidance will culminate in a Steering Committee proposal for the
Draft Subarea Plan.

A.

Steering Committee
1. The Steering Committee shall consist of two elected leaders, and alternates (elected
officials), from each participating government as outlined in the IGA (Intergovernmental
Agreement). The governments that are members of the Steering Committee include City of
Fife, City of Tacoma, Pierce County, Port of Tacoma and the Puyallup Tribe. The subarea
planning process will include regular consultation and information sharing with, and advice
from, the Steering Committee.
2. Meetings of the Steering Committee are subject to the Open Public Meetings Act with its
requirements for public notice and the Public Records Act.
3. The Steering Committee will meet with the Staff Leadership Team and the Project
Management Team to review the project budget and draft deliverables, provide guidance for
policy decisions, and to facilitate mutual understanding and a closer alignment of interests
across jurisdictions throughout the Subarea Plan process. Upon the conclusion of each
Steering Committee meeting where a decision or direction has been given by the whole, an
action memorandum will be issued to members documenting all agreements by the Steering
Committee. At the outset of the Subarea Plan process, the Steering Committee may meet
monthly. As the process progresses, the Steering Committee will meet based on project
milestones or at least on a quarterly basis.
4. The Steering Committee will meet, as necessary, to conduct business. Approval by the
Steering Committee shall be three or more governments concurring on a matter related to a
current milestone. If a meeting of the Steering Committee is necessary for approval or
concurrence on a recommended action, any member can call for the meeting. The meeting
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must take place within 30-calendar days of the call. Such meeting will be scheduled to not
conflict with any participating government’s regular meeting schedule. Full participation is
intended, but the meeting may be held with the attendance of representatives of three or
more governments. If Steering Committee Members, due to travel or other constraints,
cannot participate in person, then participation may be by video conferencing (e.g. Skype,
Zoom, etc.), by telephone or by participation of a designated alternate (elected official). The
position of all governments participating in the decision will be recorded. All participating
governments will have the opportunity to offer comment jointly or separately within the same
30-calendar day period for final decision. If no approval vote occurs within the 30-calendar
day inter-governmental comment period, the decision moves to the Tacoma City Council's
normal process.
5. The Steering Committee will make a final proposal of a Subarea Plan to the City of Tacoma
for use of the City of Tacoma Planning Commission and City Council.

B.

Staff Leadership Team
1. The Staff Leadership Team will provide an additional depth of talent, judgement and people
in senior level positions to enhance this planning process. They will have a role advising both
the Project Management Team and the Steering Committee.
2. The Staff Leadership Team will consist of a combination of management, legal, and
intergovernmental staff representatives designated by each participating government.
3. The Staff Leadership Team will have the responsibility to advise the Project Management
Team and is responsible for raising issues and topics to be brought before the Steering
Committee during the Subarea Plan planning process. Each government shall designate one
of its Staff Leadership Team members to serve as an initial point of contact for
communication among the Staff Leadership Team Members. This person can call for a
meeting of the Staff Leadership Team to address an issue(s) specific to the Subarea Plan
process milestone under consideration. In addition, the Staff Leadership Team will meet at
the Subarea Plan development milestone points as identified in Section IX below.
4. At various stages of the Subarea Plan development, the Staff Leadership Team will review
with the Project Management Team, decision points where the Steering Committee will need
to review project progress or make policy decisions. The Subarea Plan process will foster
alignment amongst the participating governments for the final Subarea Plan proposal. All
participating governments will have the opportunity at significant milestones and decision
points to offer a written position, whether in agreement or not, on a direction or
recommendation taken. Participating governments may offer comment jointly or separately.

C.

Project Management Team
1. The Project Management Team shall be comprised of a designated staff person from each
participating government. This staff person will act as the Project Lead for each government
and shall be the primary point of contact. The City of Tacoma Staff Lead will act as the
Project Manager for the planning process, in coordination with the Project Management
Team.
2. The role of the Project Management Staff Lead is to review consultant deliverables, to
coordinate intra-governmental review, and to provide timely and consolidated response to
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requests for comments to ensure an efficient and effective process.
3. The Project Management Staff Leads shall act as liaisons to the Staff Leadership Team,
Stakeholder Advisory Group, and the Steering Committee and will have the opportunity to
participate and present in those meetings. The Project Management Team and its members
will have the responsibility for communicating with the Staff Leadership Team so it can best
fulfill both of its responsibilities and help expedite the process. They are expected to
participate actively throughout the planning process. However, lack of participation by a Staff
Lead will not delay overall Plan progress.
4. The goal is for the Project Management Team to work together to identify areas of
intergovernmental agreement, policy options for Steering Committee consideration, to
ensure that information is complete and accurate, and to ensure that each Government’s
perspectives are represented throughout the process.

VII.

Project Initiation
Once the Subarea Plan Process or Work Plan is approved by the Steering Committee, Project
Development will initiate.

VIII.

Project Development
The initial steps of the Subarea Plan process include:

A.

Consultant Selection
1. The Project Management Team will prepare the consultant scope, review consultant
proposals, and will consult with Staff Leadership Team throughout the consultant selection
process.
2. Each participating government will have the opportunity to participate on the Consultant
Selection Team.
3. The Project Management Team will recommend consultant selection(s) to the Steering
Committee.
4. Steering Committee will meet to review the Project Management Team recommendation and
consider a recommendation to City of Tacoma City Council. Approval by City Council is
necessary due to the financial limits involved.
5. City Council will make final decision by Resolution, including contract approval. The
expected two-year Subarea Planning period begins once the contract has been executed.

B.

Stakeholder Advisory Group
1. The Stakeholder Advisory Group will provide input and feedback as a “sounding board” for
the Subarea Planning Process and the City during their respective parts of the process. The
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Stakeholder Advisory Group members will also serve as liaisons to the broader stakeholder
groups they represent. Stakeholder Advisory Group meetings will be open to the Public but
will not receive public comment.
2. The Stakeholder Advisory Group will number no more than twenty-one individuals. The
composition of the Stakeholder Advisory Group will consist of the affected communities and
perspectives listed below. Some of the stakeholder members will be selected by
governments, associations or organized councils. These organizations will be asked to selfselect a representative to participate in Stakeholder Advisory Group meetings and supporting
activities.
3. The communities and perspectives are identified here:
Adjacent Jurisdictions
- City of Lakewood (Self-appointed)
- City of Sumner (Self-appointed)
- Joint Base Lewis McChord (Self-appointed)
Neighborhoods
- Northeast Tacoma Neighborhood Council (Self-appointed)
- New Tacoma Neighborhood Council (Self-appointed)
- South Tacoma Neighborhood Council (Self-appointed)
Business & Industry
- Port Tenant (Port appointed)
- Tideflats Industrial/Non-Port Property (Fife appointed)
- Energy Company (Self-appointed)
- Fredrickson Industrial Group (County appointed)
Labor
- ILWU Local 23 (Self-appointed)
- Pierce County Building and Construction Trades Council (Self-appointed)
Environmental
- Wildlife Representative (Tribe appointed)
- Air Quality Representative (Tacoma appointed)
- Water Quality Representative (Port appointed)
- Climate Change Resiliency (Tribe appointed)
Regional Economic
- Tacoma/Pierce County Chamber of Commerce (Self-appointed)
- Tacoma/Pierce County Economic Development Board (Self-appointed)
General
- Transportation (Fife appointed)
- Other to achieve balance (Tacoma appointed)
- Other to achieve balance (County appointed)
4. Each participating government will have the opportunity to appoint two representatives to the
Stakeholder Advisory Group (as noted above). The appointments will follow each
government’s appointment process and each government’s appointment will be considered a
final decision. The other governments will accept each governments appointee(s). The
governments have identified broad stakeholder categories with distinct representatives within
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each. Each government will appoint a representative to match the specific defined category.
The agreed upon goal is to maintain equity among the governments and balance the
interests among the Stakeholder Advisory Group.
5. These self-selected and government appointed representatives will be recorded by the
Project Management Team, reviewed by the Staff Leadership Team and then, presented to
the Steering Committee as the Tideflats Subarea Plan Stakeholder Advisory Group.
6. A schedule for the Stakeholder Advisory Group will be determined based on the project plan
and milestones.

C.

Technical Advisors
1. Technical advisors, including representatives from various local, regional, and state
agencies, may be invited by the Project Management Team to provide technical support.
Technical advisors include but are not limited to Washington State Department of Ecology,
Washington State Community Trade and Economic Development Board, Washington State
Department of Transportation and Tacoma Public Utilities.
2. Transportation issues will be a significant consideration in the Subarea Plan development.
As the need arises for technical advice, support from the trucking, rail and shipping industries
will be tapped to provide expertise and guidance to Project Management Team.

D.

Public Engagement Plan
1. Public open houses and other opportunities for public comment will be developed through
the Public Engagement Plan.
2. The Project Management Team, consultant, and Stakeholder Advisory Group will develop a
proposed Public Engagement Plan.
3. The Tacoma Planning Commission will review the proposed Public Engagement Plan and
provide comment to the Project Management Team and consultant.
4. Staff Leadership Team will review and provide input to the Project Management Team and
consultant and the Steering Committee on proposed Public Engagement Plan.
5. Steering Committee will meet to review the Public Engagement Plan with the Project
Management Team and Staff Leadership Team. Steering Committee will affirm/approve the
Plan within 30-calendar days.

IX.

Plan Development
As the Project Management Team and consultants begin the Subarea Plan development, multiple
work efforts will be undertaken by staff and consultant teams. The breakdown of the Subarea Plan
development is described in this section.
To maintain engagement with the participating governments through these multiple work efforts,
Work Study Sessions on various subjects and key issues will be scheduled to offer the Steering
Committee, the Stakeholder Advisory Group and the Planning Commission an opportunity to receive
information and provide feedback. Work Study Sessions will be open to the Public but will not
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receive public comment. Public comment will occur through open house and other public
opportunities for comment. These public comment events will be developed through the Public
Engagement Plan. Work Study Sessions will be coordinated between Project Management Team,
the Staff Leadership Team, Stakeholder Advisory Group and the Planning Commission. Work Study
Sessions will be open for other elected officials from the participating governments. Throughout the
Plan development, any changes to written materials shall be presented in both redlined and change
accepted versions to facilitate efficient review and comment.

A.

Analysis of Existing Conditions
The consultant(s) in consultation with the Project Management Team will conduct the
analysis of existing conditions. Prior to finalizing, the Project Management Team will present
the analysis of the existing conditions for comment at a meeting of the Staff Leadership
Team.

B.

Visioning of Scope and Goals of Consultant Analysis
The Steering Committee, Staff Leadership Team, Project Management Team, Stakeholder
Advisory Group and the Planning Commission will be involved in visioning through Work
Study Sessions.

C.

Identification of Alternatives for Future Development
1. Based on feedback from the Work Study Session(s), consultant(s) will provide revised
proposed alternatives for future development for review and comment by the Project
Management Team and Staff Leadership Team, at a meeting held for this purpose.
2. After Project Management Team and Staff Leadership Team review, the Steering Committee
will review alternatives for future development with the Project Management Team within 30calendar days. The Steering Committee will make a recommendation on alternatives
contained in the proposed Subarea Plan to the City Planning Commission. Each government
will have the ability to provide joint or separate input within the same 30-calendar days
period.

D.

Evaluation of Alternatives Including Environmental Review
The consultant(s) with Subarea Project Management Team, and in consultation with Staff
Leadership will conduct an analysis of existing conditions including environmental review and
develops draft subarea plan. Prior to finalizing, the Project Management Team will present
the analysis and draft plan for comment at a meeting of the Staff Leadership Team.

E.

Development and Recommendation of the Proposed Subarea Plan
1. The Project Management Team will present a proposed Subarea Plan to Staff Leadership
Team for review and advice and to set the Steering Committee Schedule.
2. The Project Management Team will then present the draft proposal to the Steering
Committee within 30-calendar days. The Steering Committee will review the proposed
Subarea Plan, affirm the Plan and recommend a final Subarea Plan proposal to the City.
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Each government will have the ability to provide joint or separate written comment within the
same 30-calendar day period.

X.

Planning Commission Reviews Proposed Subarea Plan and
Prepares Recommendation to City Council
If the Tacoma Planning Commission proposes material changes to the Steering Committee’s
final proposed Subarea Plan, the changes will be provided to the Steering Committee for review
and comment, either jointly or separately within a 45-calendar day comment period.
A final recommendation by the Planning Commission will be sent to the City Council and
provided to each participating government. Each participating government and the Steering
Committee will have the opportunity, either jointly or separately, to comment on the Planning
Commission’s Final Recommendation. That comment period will coincide with the 60-calendar
day period between Planning Commission final recommendation and City Council consideration.

XI.

City Council Review and Decision
The Tacoma City Council will review the Subarea Plan recommendation by Planning
Commission.
If any Tacoma City Council Member(s) propose a material change to the proposed Subarea
Plan, the proposed change/amendment will be provided to the Steering Committee for review
and comment, either jointly or separately, within a 45-calendar day comment period. With any
additional City Council Member(s) proposed material change amendment(s), the review and
comment process will repeat.
All participating governments of the Steering Committee will have the opportunity to offer
comment on any City Council Member(s) proposed amendment. Steering Committee
governments may submit comments jointly, by agreement, or separately.
Final City Council adoption of the Subarea Plan, by ordinance, will occur after the final
45-calendar day comment period.

TIDEFLATS SUBAREA PLANNING WORK PLAN

Page | 11

BUDGET - PROPOSED
1. Plan Elements and EIS: $800,000
Plan Concept or
Vision

•
•
•
•

Preservation of industrial land base
Economic role of the Manufacturing and Industrial Center
Relationship to Comprehensive Plan
Relationship to adjacent areas

• Protection of sensitive areas
Environment

• Stormwater management
• Air pollution and greenhouse gas emissions
• Contaminated soils
• Environmental risks and hazard areas, including sea level rise
• Opportunities for proactive environmental remediation

Land Use

Economy

•
•
•
•
•

Employment growth targets
Description of appropriate industrial and manufacturing uses
Incompatible land uses
Buffers for industrial uses and appropriate transitions
Mitigation of aesthetic impacts

• Economic development and growth strategies
• Maintain and expand family wage jobs
• Key sectors and industry clusters

Public Services
and Facilities*

Transportation*

• Capital plans and investments to meet targeted employment
growth
• Safety and Emergency Response
•
•
•
•
•
•

Freight movement
Employee commuting
Transit and mode splits
Priority projects
Financing strategy
Design standards

The following supporting analyses will underpin the development of the Plan Elements:
•
•
•
•
•
•

Existing Conditions Analysis
Industry Sector Market Analysis
Economic Impact Analysis
Industrial Lands Supply Analysis
Emergency Response/Risk Assessment
Sea Level Rise Modeling and Probability Assessment (This work is largely being conducted
vis a vis a grant partnership with the Climate Impacts Group and SEAGrant).

2. Implementation Actions: $100,000
•
•
•
•

Zoning and Code Amendments
Programs
Funding Strategies
Other

3. Public Engagement: $200,000
4. Project Management and Administration: $100,000
*Additional resources beyond this budget have previously been expended on the Tideflats ER/ITS,
East Foss Transportation Study, and are committed to a Freight Model Development project.

TIDEFLATS SUBAREA PLAN PROJECT MILESTONES
Subarea planning allows for the establishment of a shared, long-term vision, and a
more coordinated approach to development, environmental review, and strategic
capital investments in a focused area. Completion of the subarea plan will support
the ongoing eligibility for and prioritization of transportation funding in the Tideflats
Manufacturing and Industrial Center.
The following table outlines major project phases and preliminary milestones for
the planning process. The project phases include an estimated timeframe for
completion. While some project phases will occur sequentially, others may be
conducted concurrently (such as the Environmental Review), resulting in a full
planning process of approximately 3-4 years, including consultant selection.
Project Phase
1. Consultant Selection and
Project Initiation*
8-10 Months
• RFI/RFQ
• Charrette
• Stakeholder Selection
2. Plan Development
16-24 Months
• Existing Conditions Report

Milestone
- Approved Consultant Contract
- Stakeholder Advisory Committee
Established
*The two-year goal for the process
begins at the completion of this phase.
- Public Engagement Plan
- Steering Committee Recommended
Draft Plan

• Alternatives Analysis
• Supplemental Studies
• Vision/Plan Concept
• Policy Elements
• Capital Program
• Community Engagement
3. Environmental Review
6-9 Months

- DRAFT EIS
- FINAL EIS

4. Planning Commission Review
6-9 Months

- Public Hearing
- Response to Comments
- Recommendation

5. Legislative Process
3-6 Months

- Public Hearing
- 1st Reading of Ordinance
- Final Reading and Adoption

Planning and Development Services
City of Tacoma, Washington
Peter Huffman, Director
www.cityoftacoma.org/planning

Project Manager
Stephen Atkinson, Principal Planner
satkinson@cityoftacoma.org
www.cityoftacoma.org/tideflatsplan

DRAFT TIDEFLATS SUBAREA PLAN DEVELOPMENT PROCESS
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Agenda Item
D-2

City of Tacoma
Planning and Development Services
To:

Planning Commission

From:

Brian Boudet, Planning Manager, Planning Services Division
Elliott Barnett, Senior Planner, Planning Services Division

Subject:

AHAS Implementation – Planning Actions

Meeting Date:

October 2, 2019

Memo Date:

September 25, 2019

Action Requested
Comment and Guidance.
Discussion
At this meeting, the Planning Commission will discuss implementation steps in support of the
Affordable Housing Action Strategy (AHAS) as they relate to the work of the Commission. The AHAS
calls out a range of actions to achieve AHAS Objective 1 – Create more homes for more people. Of
those potential actions, two in particular – Inclusionary Zoning (AHAS 1.2) and Diverse Housing Types
(AHAS 1.8) – are closely connected to Tacoma’s planning policies, growth strategies, zoning and
development standards.
City staff will provide an update on AHAS implementation, and an introduction to these topics
identifying pertinent policy considerations, examples from other communities, and an overview of
Tacoma’s relevant planning and zoning now in place. Staff will then seek early guidance on a multiphase planning work program supported by robust policy analysis and community engagement.
Specifically, staff will seek the Commission’s input on:
• Scope of work and key tasks
• Phasing and schedule
• Coordination with related efforts
• Information, technical studies and/or benchmarking
• Outreach approach to ensure broad and equitable engagement
Background
The AHAS (2018) is a strategic response to a changing housing market, increasing displacement
pressure, and a widespread need for high-quality, affordable housing opportunities for all. The AHAS
focuses on how to enhance existing policies and programs to serve more people; identify and deploy
additional funding; and establish strong anti-displacement measures to stabilize existing residents
over the next 10 years. Multiple actions are underway citywide to implement the AHAS, including
several related to planning and development.
As part of the 2019 Annual Amendments, the City Council adopted updates to the One Tacoma
Comprehensive Plan Housing Element integrating the AHAS as an implementation strategy and
updating policies related to “Missing Middle” housing, inclusionary zoning and equitable access to
opportunities, as recommended by the Planning Commission.
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AHAS Planning Actions
October 2, 2019
Page 2 of 2

The Commission also provided implementation recommendations calling for a robust, equitable and
broad public engagement effort for the following AHAS actions:
Action 1.2: Modify inclusionary housing provisions to target unmet need and align with market realities.
Action 1.8: Encourage more diverse types of housing development through relaxed land use
standards, technical assistance, and financial incentives.
These two actions, while related, constitute distinct, significant and multi-faceted policy initiatives.
They incorporate multiple subtasks and phases, including administrative steps (such as permit
streamlining and review of barriers to development), as well as planning, zoning and standards
changes. Of the latter category, several initiatives are already underway, including Accessory Dwelling
Units code updates and ongoing review, and the Residential Infill Pilot Program review. Also related
are upcoming initiatives including corridor/subarea planning, updates to the City’s Affordable Housing
Incentives Administrative Code and others.
The City Council has indicated that both of these actions should be AHAS implementation priorities.
Over the past months, staff have held initial conversations on these topics with the AHAS Technical
Advisory Group and received initial Council input on Inclusionary Zoning policy options. In addition,
staff from multiple City departments are providing technical support.
PDS staff are launching a project website which will be updated with information and documents
related to the project. Staff are assembling a resource library and working on a GIS mapping approach.
For this introductory discussion, the following resources are worth reviewing:
•

Inclusionary Zoning: One
Approach
to Create Affordable Housing
(MRSC):
http://mrsc.org/Home/Stay-Informed/MRSC-Insight/November-2016/Inclusionary-Zoning-forAffordable-Housing.aspx

•

The Ins and the Outs - A Policy Guide to Inclusionary and Bonus Housing Programs in Washington:
http://mrsc.org/Corporate/media/MediaLibrary/SampleDocuments/ArtDocMisc/InsNouts.pdf

•

Neighborhoods For All: Expanding Housing Opportunity in Seattle’s Single-Family Zones:
http://www.seattle.gov/planningcommission/our-work/neighborhoods-for-all

•

Puget Sound Regional Council HIP Tool: Infill Development: https://www.psrc.org/infilldevelopment

Staff Contact:
• Elliott Barnett, Senior Planner, elliott.barnett@cityoftacoma.org, (253) 591-5389
• Brian Boudet, Planning Manager, bboudet@cityoftacoma.org, (253) 573-2389
Attachments:
1. AHAS – Pertinent Excerpts
2. Planning Commission AHAS Implementation Recommendations (from 2019 Amendments)
cc.

Peter Huffman, Director
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Pertinent excerpts for AHAS
Actions 1.2 and 1.8
visit www.cityoftacoma.org/housing
for the full report
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Attachment 2
2019 Annual Amendment
to the Comprehensive Plan and Land Use Regulatory Code

Housing Element: Affordable Housing Action Strategy
Planning Commission AHAS Implementation Recommendations
The Planning Commission is tasked with providing recommendations on planning and land use matters
to the City Council. The following two AHAS actions relate most directly to the work of this Commission:
Action 1.2: Modify inclusionary housing provisions to target unmet need and align with
market realities.
Action 1.8: Encourage more diverse types of housing development though relaxed land use
standards, technical assistance, and financial incentives.
In light of the potential of these actions to support achievement of AHAS goals, the Commission
recommends that the City Council initiate broad, data-supported policy analysis and community
engagement efforts for AHAS Actions 1.2 and 1.8.
Consideration of significant zoning changes generates major interest and the potential for controversy.
The increasing housing challenges in our City and region touch everyone, yet more understanding is
needed of the causes, the links with related community values, and how these together inform the
range of options. Furthermore, these policy tools are complex and technical, which can make them
difficult for people to understand.
A broad, intentionally inclusive and strongly data-supported public engagement and policy development
approach is needed. Such an approach can build shared understanding of the issues, help to identify
common ground between diverse stakeholders, maximize achievement of the community’s goals, avoid
unintended consequences, and build trust in the process. All stakeholders should have the opportunity
to participate meaningfully, including low-income households most in need of housing options, yet who
may not feel empowered to participate. The City should also explore the potential to collaborate at the
regional level as Puget Sound communities grapple with the same housing challenges.
The Commission recommends the following multi-phased implementation approach:
PHASE 1: Scoping, public engagement and data gathering


Initiate a broad, diverse and data-informed public engagement process with an emphasis on
engaging under-represented communities to identify options for analysis



Integrate an active role for internal stakeholders, partner entities and City Commissions, in
coordination with broader AHAS implementation steps



Benchmark to learn from other communities



Identify lessons learned from ongoing AHAS implementation efforts (including the Residential
Infill Pilot Program and existing Inclusionary Zoning standards), and implement near-term
enhancements



Identify and coordinate with related City, state and regional housing policy and implementation
strategies

2019 Amendments – AHAS Housing Element Updates
Exhibit B – Implementation of AHAS Actions 1.2 and 1.8
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PHASE 2: Policy and regulatory changes


Build on and continue to deepen and broaden community engagement



Identify and study potential alternative strategies and consider phasing options



Coordinate with regional and state policy efforts including PSRC’s Vision 2050 and the required
GMA Comprehensive Plan Periodic Review



Evaluate the impacts of any potentially significant changes to Tacoma’s growth strategy and
identify appropriate mitigation actions



Council action to update the Comprehensive Plan, zoning and development standards to
implement the preferred approaches, along with any identified mitigation steps

PHASE 3: Implementation and ongoing evaluation


Implement the Council’s action, supported with robust education and technical support to
promote housing development



Conduct ongoing monitoring and evaluation of the outcomes and consider revisions as
appropriate



Foster ongoing community empowerment in implementing and improving Tacoma’s housing
strategies

The Planning Commission stands ready to fulfill its role in these major and important policy initiatives.

2019 Amendments – AHAS Housing Element Updates
Exhibit B – Implementation of AHAS Actions 1.2 and 1.8
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