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City of Tacoma
Planning Commission
AGENDA
MEETING:

Regular Meeting

TIME:

Wednesday, July 17, 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 (June 5, 2019 and June 19, 2019)
C. Public Comments
 Comments are accepted on Discussion Items D-1 and D-3, and not on D-2, which is the subject
of a recent public hearing. Comments are limited to 3 minutes per person.

D. Discussion Items
1. Transit Oriented Development Advisory Group (TODAG)
 Description:

Review the purpose and mission of the TODAG that is being established per
City Council Resolution No. 40303, adopted on April 16, 2019.

 Action:

Designate a Commissioner to serve on the TODAG

 Staff Contact: Ian Munce, (253) 573-2478, imunce@cityoftacoma.org

2. 2020 Amendment Assessment – Determination
 Description:

Complete the assessment of the following applications and determine if they
should be accepted (with modifications to the scope of work as appropriate)
and forwarded to the technical analysis phase of the 2020 Amendment:
(1) Heidelberg-Davis Land Use Designation
(2) West Slope Neighborhood View Sensitive Overlay District
(3) Transportation Master Plan Amendments
(4) Minor Plan and Code Amendments

 Action:

Determination

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

3. Planning Commission Annual Report 2018-2019 and Work Program 2019-2021
 Description:

Review the Commission’s accomplishments during the past 12 months (July
2018 to June 2019) and potential work plan for the next 18-24 months.

 Action:

Approval

 Staff Contact: Brian Boudet, 253-573-2389, bboudet@cityoftacoma.org

E. Topics of the Upcoming Meeting (August 7, 2019)
(1) Urban Design Studio
(2) Residential Infill Pilot Program 2.0
(Continued 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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F. Communication Items
(1) The next meeting of the Infrastructure, Planning and Sustainability Committee is on Wednesday,
July 17, 2019, at 4:30 p.m., in Room 248; tentative agenda (subject to change) includes:
Passenger Ferry Study; Tacoma Municipal Code 11.05 Model Traffic Ordinance Amendment;
Amendments to the Policy for the Sale/Disposition of City-owned General Government Real
Property; and Planning Commission Discussion.

A. Adjournment

Stephen Wamback, Chair
Anna Petersen, Vice-Chair
Carolyn Edmonds
Ryan Givens
David Horne
Jeff McInnis
Brett Santhuff
Andrew Strobel
Dorian Waller

City of Tacoma
Planning Commission
MINUTES (DRAFT)
TIME:

Wednesday, June 5, 2019, 5:00 p.m.

PLACE:

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

PRESENT:

Stephen Wamback (Chair), Carolyn Edmonds, Ryan Givens, David Horne, Jeff McInnis,
Brett Santhuff, Andrew Strobel

ABSENT:

Anna Petersen (Vice-Chair), Dorian Waller

A. CALL TO ORDER AND QUORUM CALL
Chair Wamback called the meeting to order at 5:02 p.m. It was announced that Commissioner Waller had
resigned. A quorum was declared.
B. APPROVAL OF AGENDA
The agenda was approved as submitted.
C. DISCUSSION ITEMS
1. 2019 Amendment - Future Land Use Map Implementation
Stephen Atkinson, Planning Services Division, facilitated the Commission’s review of public comment
received regarding the Future Land Use Map Implementation (FLUM) as part of the 2019 Amendments to
the Comprehensive Plan. He explained that staff is asking the Commission for very direct direction on what
to move forward for potential recommendation, and that while focusing on zoning changes, any
Comprehensive Plan Land Use Designation Map amendments could be made at the same time to ensure
consistency. He then gave a brief presentation discussing general comments received and gave an
overview of high density multifamily designation before going into area-specific review.
Concerning the area specific review, Mr. Atkinson explained that he would present each area, highlight
comments received and staff recommendations, then the Commission would discuss and indicate which
option they would like to move forward with.
(The meeting was recessed at 6:00 p.m. and resumed at 6:19 p.m.)
(1)

STADIUM
Mr. Atkinson provided the Commission with a summary of public testimony for this area. He noted
that there is currently a significant mix of high-density and low-density multifamily. He presented the
options of the proposed rezone to R-4 (excluding VSD) or to maintain existing zoning, which would
be R-4L and is recommended by staff.
Commissioners discussed and agreed on maintaining the existing R-4L zoning. There was some
discussion on possibly down-zoning to single-family in the future, however that would render several
properties non-conforming. Commissioner Santhuff requested to see Historic Register properties
indicated on the map in future materials.

(2)

DOMETOP
Mr. Atkinson provided the Commission with a summary of public testimony for this area. He explained
that there are three separate areas grouped together as Dometop, and if the Commission would
prefer to create distinction between the areas for zoning that is an option. The proposed rezone would
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be to R-4, which would create an abrupt transition to the south. Staff recommendation is to maintain
the existing R-4L zoning.
Commissioner Strobel commented that with investment being put into McKinley Street Bridge, the
center district could become very walkable and have more access to transit and amenities.
Commissioner Horne stated that he prefers maintaining R-4L, and noted that he does not like the
idea of allowing taller building right at the end where the best views are and ignoring the properties
behind them. Chair Wamback agreed with R-4L, and added several points, discussing that this area
could be part of a discussion on a citywide View Sensitive District (VSD) and also that due to its
topography, the area furthest to the east is not actually very accessible and could possibly be zoned
R-3. He also stated that Commissioner Strobel made a good point, and that he could see the center
area being zoned R-4 eventually. After some discussion, the general consensus was to maintain the
current zoning.
(3)

NARROWS
Mr. Atkinson provided the Commission with a summary of public testimony for this area. He noted
that there was a lot of concern about how the transition would take place and possible displacement,
as well as creating a confused mix of housing with the rezone. He noted that the city does not do
condemnation to stimulate development. Three options were presented: (1) staff recommended
proposed rezone to R-4L, (2) consider rezone to R-3, or (3) maintain existing R-2 zoning.
Discussion ensued. Commissioner McInnis began the dialogue by stating that from a planning
standpoint he sees how an up-zone would make sense, but that he likes this neighborhood for its
affordability, among other reasons, and he would like to keep it R-2. Several Commissioners agreed
with this, some stating that they could see going to R-3 but not up to R-4L, and remarking on the
character and stability of the neighborhood.
Also discussed was the existing mixed-use zoning adjacent to the neighborhood. Chair Wamback
stated that mapping this area as low-density would be inconsistent with the zoning around it, and he
believes the entire Narrows Mixed-Use Center needs to be revisited. He added that there is a lot of
potential in the area, but that it is not well used and the mixed-use area is too small to be effective.
He stated that he would like to see the entire area zoned as R-4L or higher, and that he is not
comfortable with down-zoning the map. Other commissioners supported the recommendation to look
at the Neighborhood Center more broadly with consideration for the adjacent neighborhoods.
The general consensus was to rezone to R-3, and that any future up-zoning should be done as part
of a larger study connected to the mixed-use center.

(4)

72ND AND ALASKA
Mr. Atkinson provided the Commission with a summary of public testimony for this area. He explained
that historically, one of the fundamental issues in this area has been where to draw the line between
commercial and residential. However, the Commission would not be discussing the commercial at
this time. Staff recommended either the proposed rezone to R-3 or to consider R-4L, though the area
did not meet the initial criteria concerning high frequency transit. Staff also gave the option of
maintaining the existing R-2 zoning.
Commissioners discussed and generally agreed on R-4L, specifically commenting on the proximity
to the park and walkability to the commercial area.

(5)

34TH AND PROCTOR
Mr. Atkinson provided the Commission with a summary of public testimony for this area. He noted
that there are a few properties within the proposed area which are currently non-conforming and
would become conforming with the rezone. The proposed rezone is R-3 with the VSD on the eastern
half of the street and just R-3 on the western half. Staff recommends the rezone, but also gave the
option of maintaining the existing R-2 zoning.
The commission discussed briefly and generally agreed on R-3 zoning.
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(6)

26TH AND ALDER
Mr. Atkinson provided the Commission with a summary of public testimony for this area. He identified
the proposed rezones as the transition areas between the center commercial block and the
surrounding residential. The rezoning options for this area are the proposed rezone to R-3, which is
recommended by staff, or to maintain existing R-2 zoning.
Discussion ensued. Commissioner McInnis asked about possible non-conforming multi-family
properties in the top left area, which Mr. Atkinson clarified would not be cleanly brought into
conforming use with R-3 zoning but would be more in line with the general intent. There was particular
discussion about the homes across the street from the Big Value Market on North Alder.
Commissioner Santhuff stated that these homes have a consistency and quality of character. He
would be concerned about these being zoned to R-3 and would like to see them excluded, which
several Commissioners agreed.
There was also some discussion about the possibility of the 2 parcels north of North 26 th being
rezoned to R-4L. The consensus seemed to be R-3 with special consideration for some properties
as R-4L. Mr. Atkinson stated that staff could come back with an alternative map for the Commission
to review at the next meeting, showing R-4L for the two specified areas and the rest maintaining
single-family zoning.

(The meeting was recessed at 8:10 p.m. and resumed at 8:24 p.m.)
(7)

6TH AVE
Mr. Atkinson provided the Commission with a summary of public testimony for this area. He explained
that the basic zoning in the area is C-2 at Lawrence, and R-2 at Monroe, but the Comprehensive Plan
identified these two end areas at Monroe and Lawrence streets because the existing uses are
predominantly residential and maintaining residential uses in these areas would help to prevent
potential continuous commercial activity not supported by Plan policies. The staff recommended
option is the proposed rezone to R-4L. Other options included are to maintain the existing R-2 zoning
or R-3 zoning as an alternative.
Commissioners discussed and concurred on the proposed R-4L rezone.

(8)

NORPOINT
Mr. Atkinson provided the Commission with a summary of public testimony for this area. He noted
that this area is the closest thing to a commercial center in Northeast Tacoma and that previous rezones have created a donut hole of R-2 in the district. The option presented to the Commission are
the proposed rezone to R-3, which is recommended by staff, or to maintain the existing R-2 zoning.
Brian Boudet, Planning Manager, also made note that though the area did not meet the criteria for
R-4L now, it does fit into the Comprehensive Plan designation, meaning that it would be fairly easy
to change the zoning up to R-4L at a later date.
Commissioners discussed the zoning classifications in the area and clarified that some of the
adjacent land is in Tribal Trust which the City has no jurisdiction over. Overall, the consensus was on
the proposed R-3 rezone.

(9)

56TH AND M
Mr. Atkinson provided the Commission with a summary of public testimony for this area. He
emphasized that one of the biggest concerns of this area is the Unitarian Church on the northeast
corner. He noted that the goal is to not split-zone properties, but in this case there are three separate
parcels with one use, the church on the corner and their parking lot to the north. The church is allowed
outright in the current commercial zoning, but would require a conditional use permit within R-4L. The
staff recommended option is the proposed rezone to R-4L. The second option would be to maintain
commercial zoning on the corner and utilize T Zoning for the lots off South L Street.
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The Commission discussed these options. It was agreed that they did not want to make the church
non-conforming, so those parcels would be held over for further discussion and move forward with
the proposed R-4L for the rest.
(10)

MT TAHOMA
Mt. Atkinson emphasized that this is a utility site and is publicly owned, so it is unlikely that there will
be significant redevelopment, but the proposed rezone is an opportunity to think about what is needed
in this area in case something was to be developed. The options presented were the proposed rezone
to R-3 or to maintain the existing zoning, and also to decide if it should be split-zoned or not.
Commissioner McInnis noted that this seems like an area that could go beyond R-3 and suggested
bumping up to R-4L for the entire area. Other commissioners agreed, and the consensus was R-4L.

(11)

PORTLAND
Mr. Atkinson provided the Commission with a summary of public testimony for this area. He
emphasized that this is an area with a lot of potential and that it really calls for a broader corridor
plan. Staff gave several options to consider: (1) proposed rezone to R-4L/R-4; (2) recommend
corridor plan to address land use and infrastructure, with potential consideration of a Neighborhood
Center; (3) maintain current zoning; or (4) shift potential residential zones.
Discussion ensued. Commissioner Givens raised concerns about the local businesses across from
Salishan in the proposed R-4, stating that he would like to see them recognized. Chair Wamback
discussed Pierce County’s future plans around annexation in the area, and noted that unless there
is significant transit improvement, Portland Avenue would become a main transportation corridor. He
stated that the area needs attention and is afraid that supporting a short term band aid of a zoning
change will allow it to be ignored. Commissioner Edmonds disagreed, stating that she would rather
not wait to do something because a corridor study could take time. Overall, the Commission agreed
that they should move forward with the proposed rezone now, and strongly recommend a corridor
study.

(12) S 19TH AND PROCTOR
Mr. Atkinson provided the Commission with a summary of public testimony for this area. Mr. Atkinson
and Mr. Boudet explained that the concern for this area is that the center parcel does not connect to
the street, but that the rezone could create a more logical zoning boundary line. The proposed rezone
is to R-4L, but could also be R-3 or R-2. Commissioners supported the proposed R-4L rezone.
(13) N YAKIMA
Mr. Atkinson provided the Commission with a summary of public testimony for this area. He
acknowledged that many of the public comments received were concerning the area’s VSD. He
stated that any portion zoned R-4L in the VSD would have a 25-foot height-limit and staff does not
see an inherent conflict. He also emphasized that it is proposed for R-4L due to the planned highfrequency transit in the area. Staff provided three options to consider: (1) proposed rezone to R-4L,
(2) maintain existing R-2 zoning, or (3) alternative R-3 zoning.
Discussion ensued. Commissioners expressed concerns that the area could become choppier with
the proposed re-zones and generally favored maintaining R-2 or possibly R-3 zoning. Commissioner
Strobel inquired about the large apartment complex in the area, which is currently non-conforming.
Mr. Boudet recognized that it may not be conforming with the R-4L zoning, but would certainly be
more consistent.
Commissioners also discussed the parcels on the west of the map, which are unique due to their
proximity to the gulch. Concerns were raised about promoting development in the area, but also not
wanting to take away from the corridor. It was agreed that R-3 would be a good middle ground.
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D. TOPICS OF THE UPCOMING MEETING (June 19, 2019)
(1) Urban Design Program
(2) Public Scoping Hearing on 2020 Amendment Scope of Work
(3) 2019 Amendment – Recommendations
E. COMMUNICATION ITEMS
Mr. Boudet provided the following:


Personnel changes and updates:
o

As previously mentioned, Commissioner Waller has resigned. The recruitment process to
fill the District 2 position will be held soon.

o

Commissioner Givens and Vice-Chair Petersen have been re-appointed by City Council
for another three-year term, representing the “Architecture, Historic Preservation and/or
Urban Design” and “Environmental” position, respectively.

o

There will also be a new Commissioner representing District 4 starting at the first meeting
in July.



The Tideflats Steering Committee will be meeting on June 20th to speak generally about
perspectives, interests, and desires out of the Subarea Plan. They will also start the discussion on
the appointments of the stakeholder group.



The JBLM Airport Compatibility Overlay District is now being considered for adoption by the City
Council. There were a lot of comments made appreciating the Planning Commission’s work on the
project.



The City Council will conduct a study session on the Tacoma Dome Link Extension project on
Tuesday, June 11th, and consider a resolution on the same night making a recommendation to
Sound Transit on which station location and alignment options should move forward for study in
the EIS process.



This is Chair Wamback’s last meeting, staff thanks him for all his work on the Commission over the
last 6 years.

F. ADJOURNMENT
The meeting adjourned at 10:07 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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Stephen Wamback, Chair
Anna Petersen, Vice-Chair
Carolyn Edmonds
Ryan Givens
David Horne
Jeff McInnis
Brett Santhuff
Andrew Strobel
(vacant)

City of Tacoma
Planning Commission
MINUTES (DRAFT)
TIME:

Wednesday, June 19, 2019, 5:00 p.m.

PLACE:

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

PRESENT:

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

ABSENT:

Stephen Wamback (Chair)

A. CALL TO ORDER AND QUORUM CALL
Vice-Chair Petersen called the meeting to order at 5:02 p.m. A quorum was declared.
B. APPROVAL OF AGENDA AND MINUTES
The agenda was approved. The minutes for the May 29, 2019 special meeting were approved as submitted.
C. PUBLIC COMMENTS
None.
D. DISCUSSION ITEMS
1. Urban Design Studio
Mesa Sherriff, Planning Services Division, presented a progress update on the Urban Design Studio. He
reviewed the milestones of the design review program and went over the goals that were previously
established for the program. He also provided summaries of the recent meetings of the Planning
Commission, the Infrastructure, Planning, and Sustainability (IPS) Committee, Technical Advisory
Committee (TAC), and Project Advisory Group (PAG). Mr. Sherriff displayed a map with potential focus
areas for the project.
Discussion ensued. Commissioner Edmonds began by noting her concern that Northeast Tacoma does not
appear to have any potential projects on the map displayed that would be considered within the Design
Review program. Stephen Atkinson, Planning Services Division, clarified that this project would be focused
on mixed-use centers at first, and Northeast Tacoma is made up of mostly single-family homes and lacks
a designated mixed-use center. Commissioner Edmonds also requested Northeast Tacoma representation
within the stakeholder committee advising on the program development.
Commissioners discussed the other areas presented. Commissioner McInnis commented that he would
like to see a focus around the Link light rail corridor. Also noted by Commissioners as focus areas were
places with future development possibilities, pedestrian corridors, mixed-use centers, downtown, and
transition areas. Commissioner Santhuff stated that he thinks the locations identified by staff are perfect,
and that the next step would be to define the thresholds for the size and type of project. Mr. Sherriff noted
that they would be discussing that in August.
The Commission arrived at a general consensus that priority geographies would include the Downtown
Regional Growth Center, Neighborhood Centers, and Pedestrian Corridors as designated in the
Comprehensive Plan and TMC 13.06, and that these areas would encompass streets currently planned for
high frequency/intensity transit.
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2. Public Scoping Hearing: 2020 Amendment – Assessment of Applications
Vice-Chair Petersen called to order the public scoping hearing at 5:39 p.m. and reviewed the procedures.
Mr. Atkinson gave an overview of the annual amendment process and explained that the public hearing
would be broken into four segments in order to individually address the following Amendment Applications:
(1) Heidelberg-Davis Land Use Designation, (2) West Slope Neighborhood View Sensitive Overlay District,
(3) Transportation Master Plan Amendments, and (4) Minor Plan and Code Amendments.
(1) HEIDELBERG-DAVIS LAND USE DESIGNATION
Larry Harala, Planning Services Division, introduced the application. He displayed a map of the area and
explained the current land use designation of “Parks and Open Spaces”, as well as the proposed
designation of “Major Institutional Campus.” Shon Sylvia, Executive Director of Metro Parks Tacoma, spoke
on their behalf. He discussed the plans for a soccer stadium and noted that they are in the final stages of a
feasibility study for the area. He stated that the results will be shared at a joint study session between Metro
Parks Tacoma and the City of Tacoma on July 9th. Debbie Terwilleger, Planning Director for Metro Parks
Tacoma, added that they want to preserve the opportunity to move forward with the soccer stadium project,
and that they plan to do extensive public outreach after the feasibility study is completed.
Vice-Chair Petersen called for testimony. The following citizens testified:


Charles Mann – Mr. Mann is the Chair of the Central Neighborhood Council. He discussed the
Cubesmart Storage Warehouse that was proposed to be built across from the Allenmore Medical
Complex which was ruled against in litigation. He noted that if the citizens were more aware of the
decade old zoning amendment to the area, perhaps discussions would have ensured to introduce
alternate strategies and avoid litigation entirely. Because of this, the Central Neighborhood Council
is resolved to participate in any zoning amendments within its boundaries. They would like to see
thoughtful, humane, considerate Tacoma development.



Doug Schafer – Mr. Schafer is a board member of the Central Neighborhood Council and is the
President of the Community Council of Tacoma. He commented that his concern is that the
proposal is clearly communicated to citizens. He discussed specific portions of the PDF that was
sent out regarding the amendment, and noted that it does not mention the soccer stadium in any
materials that he could find. Mr. Schafer urged the Commission to look back at the proposals
rejected previously and think about why they were rejected then and what has changed now.



Venus Dergan – Ms. Dergan is a South Tacoma resident. She commented that she thinks these
need to be advertised better so the public knows what is going on with their open space. She stated
that she is very concerned with the city’s open space, and that Metro Parks should focus on
conserving open space and should look for other options if they want to develop. Ms. Dergan also
discussed the fact that developers can reduce their residential yard space based on their location
to a school, but it must be an accessible park or school. She commented that if a developer lessens
their yard space and then a park is re-zoned, we lose that open space. She stated that not providing
people their open space affects their quality of life.

(2) WEST SLOPE NEIGHBORHOOD VIEW SENSITIVE OVERLAY DISTRICT
Mr. Harala explained that this application is requesting to amend city code to create a new category of View
Sensitive District (VSD) with a height limit of 20 feet as well as an area wide rezone to designate the area
VSD 20. The applicant is the West Slope Neighborhood Coalition, and their Co-Chair Dean Wilson spoke
on their behalf. He stated that the application is straightforward and simply asks the City to reconsider it’s
one size fits all approach to VSDs. He suggested that this modification could be a good model for the
development of criteria for possible future designations.
Vice-Chair Petersen called for testimony. The following citizens testified:


Tom Rickey – Mr. Rickey discussed the racially discriminatory language found in the Narrowmoor
Neighborhood Covenants. He stated that the covenant documents he received when purchasing
his home had that language redacted and he was horrified when he found out about the covenants.
He explained that after HB 2514 was passed, him and many other residents legally changed their
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covenants. He explained that he created the Covenant Committee for the neighborhood, and that
there are now 93 residents who have also made that change.


Jane Evancho – Ms. Evancho is Co-Chair of the West Slope Neighborhood Coalition. She stated
that she wanted to speak in favor of the VSD. She also discussed the community outreach done
around the subject up until now. She stated that they sent out a postcard survey to the 349 residents,
they received a fifty percent response, and of those fifty percent, ninety percent were in favor of the
proposal. She asked the Commission to accept the application.



Anthony Steele – Mr. Steele is a Narrowmoor resident. He asked the Commission to consider
removing the detail of grandfathering in existing height-requirements to residents. He explained
that he wanted to make sure that if his home was destroyed, he would like to be able to rebuild to
the home’s original height. He stated that he wanted to make sure that those details were fair to
people who purchased their homes for the views.



Ron Hsu – Mr. Hsu has been a resident of Narrowmoor for 22 years. He stated that he is a ChineseAmerican living on a Scandinavian named street called Leif Erickson, but that the neighborhood is
open and welcoming to all people. He explained that the neighborhood is one of the first in the area
with underground wiring to preserve the views and he would like to urge the Commission to approve
the application so they can continue to preserve them. He noted that it is not fair for the young
families moving into the neighborhood to eventually have a McMansion built in front of them.



Nancy Parsons – Ms. Parsons lives in the Narrowmoor 3 area and has provided a letter of
objections to the Commission by email. She stated that the West Slope Neighborhood Coalition is
not a Homeowners Association, but is a self-appointed group of very vocal residents who do not
speak for everyone. She explained that if this amendment passes, it would only benefit a tiny
section of the residents of the West End and Tacoma in general. She stated that the neighborhood
has specific covenants that do allow for two-story homes, but the coalition opposes these and has
lost two cases that went up to the Supreme Court on the matter. Ms. Parsons also brought up that
the area would be perfect for infill, but due to a lawsuit the neighborhood filed against the city and
won in 2014, that will not be an option.

(3) TRANSPORTATION MASTER PLAN AMENDMENTS
Lihuang Wung, Planning Services Division, presented an overview of the Transportation Master Plan’s
(TMP) history. He discussed the adoption of the TMP in 2015, previous amendments in 2017, and the
needs and objectives of the proposed amendments for 2020. Mr. Wung also provided a list of applicants
and preliminary scope of work for the proposed amendments which included updates to priority networks
and project lists, updates to performance measures, incorporating city initiatives, strengthening pedestrian
priorities, and modifying policies and cleaning up text.
Vice-Chair Petersen called for testimony. The following citizen testified:


Jori Adkins – Ms. Adkins lives in the Dome District and read some of the application from the Dome
District Business Association that had been submitted to the Transportation Commission in 2018
and included in this TMP Amendments application as an attachment. She noted that pedestrians
are the embodiment of the transportation hierarchy, and though this is shown in the TMP, it does
not have enough focus. She stated that the next Comprehensive Plan review of the Transportation
Element should center on truly understanding how pedestrians deal with the streets and other
public spaces. She stated that a pedestrian in downtown is much more than a passenger or driver.

(4) MINOR PLAN AND CODE AMENDMENTS
Mr. Wung discussed the scope of work and objectives for the proposed Minor Plan and Code Amendments.
He then displayed a list of the 16 amendments that staff has put together so far. He noted that this list is
just a starting off point, and may change and have new items added during the process.
Vice-Chair Petersen called for testimony. The following citizens testified:


Jori Adkins – Ms. Adkins discussed temporary surface parking in the Dome District. She noted that
using vacant lots as temporary surface parking is not very temporary, and once parking is there it
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is hard to change. This has been true for the downtown for decades. She explained that she looked
through the Subarea Plan for the Dome District and all she could find on the subject was a very
weak statement and she would like to see stronger language there.


Venus Dergan – Ms. Dergan is a board member on the South Tacoma Neighborhood Council. She
discussed Ordinance 28511 (adopting the Tacoma Mall Neighborhood Subarea Plan) and focused
her comment on residential yard space. She noted the loophole where developers were able to
reduce yard space based on proximity to a public park or school, but they have been able to do
this in situations where the school or park is not accessible. She noted revisions were suggested
by Councilmember Beale, but it was tabled and there have not been any results yet from that
revision. She asked to see this get back onto the agenda and be more of a priority.

Vice-Chair Petersen closed the public scoping hearing at 6:45 p.m.
(The meeting was recessed at 6:46 p.m. and resumed at 6:55 p.m.)
Commissioners discussed the amendments and requested clarification and additional information as
needed. On the topic of the Heidelberg-Davis application, Commissioner Horne requested an email with a
summary of the findings of the feasibility study when it becomes available. Commissioner Edmonds
requested information about the current use of the property, for example how often the baseball fields are
being used. Commissioner Santhuff asked to see alternative methods that would not include institutional
zoning, as well as a reminder of previous discussions the Commission has had regarding a corridor study
along 19th Street and how likely it is that might resurface. In regards to some of the public comments
received, Vice-Chair Petersen clarified that if this amendment does move forward, Metro Parks is not held
to developing the soccer stadium so it may not be appropriate to include that information in the outreach.
Commissioner Strobel noted that he would like to hear from the school district on how Foss High School
may use that area and how this change would affect them going forward.
Concerning the Narrowmoor VSD application, there was discussion about the original intent of VSDs in the
City and if it concerns private views. Commissioners asked to see more information on this as well as
previous legal matters and precedents regarding VSDs. Commissioner Edmonds requested a map of the
entire West Slope to see where this area fits in and to see a larger version of the map showing the building
that are already over 20 feet in the area. Commissioner McInnis noted that the slope of the area is much
more shallow than the Old Town area, and requested to see a cross section of those two areas in order to
compare and see if a 25-foot height limit is as effective in the West Slope. Mr. Atkinson stated that staff
would see what they could provide before the next meeting, but that may be the type of work that would be
done during the analysis phase.
Commissioner Santhuff requested that for the TMP Amendments, there would be a proposed timeline for
Transportation Commission and Planning Commission during the amendment process. In regards to the
Minor Amendments, he asked if staff had considered the two requests from public comments. Mr. Atkinson
provided some clarification and stated staff would provide follow-up at the next meeting.
3. 2019 Amendment Package
Mr. Atkinson provided an overview of the 2019 Amendments to the Comprehensive Plan and Land Use
Regulatory Code and facilitated the Commission’s formulation of its recommendation to City Council. Staff
reviewed the six applications, summarizing the Commission’s previous conversations and noting any final
changes or outstanding decisions that needed to be discussed. The Commission took the following actions:
(1) FUTURE LAND USE MAP IMPLEMENTATION
Commissioners confirmed the changes made to individual areas per the conversation at the last meeting.
Commissioners also discussed the code changes proposed to incentivize retention. Commissioner Givens
commented that he likes the idea, but that there has not been enough time to review it. He suggested to
move it to the Minor Code Amendments application for 2020. Commissioner Edmonds agreed, noting she
does not feel comfortable moving forward with it not being part of the public hearings. Vice-Chair Petersen
stated that she also likes the idea, but agrees that it needs more time. She asked if there could be an
example to look at in another area with a similar code. Vice-Chair Petersen asked if the Commissioners
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would like to push this to a future work plan and include it in the Findings of Fact as something of interest.
Commissioners agreed.
In reviewing the additional topics to be included in the Findings and Recommendations, Commissioner
Strobel asked about the previous discussion around the Narrows neighborhood and if that was something
the Commission would like to add. Mr. Atkinson noted that it was included in the documentation specific to
the Narrows, but that it could be included in the letter to the City Council as well. Commissioner McInnis
commented that he still does not feel comfortable making the zoning change in the Narrows neighborhood.
Commissioner Givens concurred, and stated that he would prefer to leave the area alone until it could be
part of a larger discussion on the area. Commissioner Santhuff added that if a decision on the Narrows
area is held back, he would like to see it wrapped in with the discussion on incentivizing building retention.
Commission Strobel stated that he would like to see this area used as an example for other Neighborhood
Centers.
Commissioner McInnis made a motion to move the application forward to the City Council, with the revision
of removing the Narrows neighborhood to be analyzed in next year’s work plan, and to incorporate the
modifications made to specific zoning proposals in response to public testimony. Vice-Chair Petersen
added to include the discussion on incentivizing retention to the Findings and Recommendations.
Commissioner McInnis amended his motion, Commissioner Edmonds seconded and it passed
unanimously.
(2) SHORELINE MASTER PROGRAM PERIODIC REVIEW
Mr. Atkinson and Mr. Barnett summarized a staff recommendation to modify the proposed exhibits
pertaining to the Salmon Beach community, to allow a second story expansion with a Conditional Use
Permit. Commissioner McInnis made a motion to forward the Shoreline Master Program Periodic Review
as amended to the City Council. Commissioner Givens seconded the motion and it passed unanimously.
(3) AFFORDABLE HOUSING ACTION STRATEGY INCORPORATION INTO COMPREHENSIVE PLAN
Commissioner Strobel asked how the AHAS Group would be wrapped up into the recommendation process.
Mr. Barnett stated that it is yet to be determined, but that many groups and staff are working together in this
process. Commissioner Horne commented that he really like the text that was added regarding historic
inequities.
Commissioner Strobel made a motion to forward the application as modified to the City Council.
Commissioner Horne seconded the motion and it passed unanimously.
(4) HISTORIC PRESERVATION CODE AMENDMENTS
Commissioner McInnis made a motion to forward Historic Preservation Code Amendments to the City
Council as proposed. Commissioner Strobel seconded the motion and it passed unanimously.
(5) MANITOU POTENTIAL ANNEXATION
Based on the presentation by staff, the Commission discussed the zoning options for the Manitou Potential
Annexation area, i.e., Option 1 (C-1, C-2, R-4L and R-2 zoning), Option 2 (C-1, R-4L and R-3 zoning), and
Option 3 (C-1, R-4L and R-2 zoning). As noted in the previous meeting, the preference seemed to be
between Options 2 and 3. Commissioner McInnis favored Option 2, noting that the R-3 zoning would create
a buffer zone between the commercial and the adjacent R-2 zoning in the existing South Tacoma
neighborhood. Commissioner Horne disagreed, stating that he would prefer to keep the character of the
neighborhood with R-2 zoning in Option 3. Vice-Chair Petersen commented that she is torn between the
two options, but if density is a priority, R-3 zoning goes with that. Commissioner Strobel, noting that most
of the public comments received asking for R-2 were from residents outside of the affected area, preferred
the R-3 zoning. Commissioner Santhuff suggested a new option, to have the properties west of 52 nd Avenue
zoned R-3 and the properties east zoned R-2. Commissioner Givens also offered a new option of R-2SRD
zoning.
Further discussion ensued. Concerning the zoning for the single-family areas, Commissioners recognized
that both R-2 and R-3 would be a significant downzone from the current Pierce County’s “Mixed-Use
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District” designation. Concerning the zoning districts for the commercial areas and the multi-family areas,
Commissioners had a consensus about C-1 and R-4L, respectively, being appropriate. Upon concluding
the discussion, Commissioner Strobel made a motion to forward the Manitou Potential Annexation to the
City Council with zoning Option 2. Commissioner McInnis seconded the motion and it passed 5 to 2 (with
Commissioners Edmonds and Horne voting nay).
Mr. Wung verified with the Commission that the Commissioners voting aye were voting for Option 2, with
R-3 zoning for single-family areas, and the Commissioners voting nay were in favor of Option 3, with R-2
zoning for single-family areas, and that all Commissioners were in favor of the C-1 and R-4L zoning for
commercial and multi-family areas, respectively. Commissioners concurred.
(6) MINOR PLAN CODE AMENDMENTS
Commissioner Strobel made a motion to forward the Minor Plan and Code Amendments to the City Council
as proposed. Commissioner McInnis seconded the motion and it passed unanimously.
After the Commission voted on each application, Mr. Atkinson asked if there were any further modifications
and for a vote on the entire 2019 Amendment package. Commissioner McInnis made a motion to forward
to the City Council the 2019 Amendments to the Comprehensive Plan and Land Use Regulatory Code as
amended by the Planning Commission in response to public comment and testimony. Commissioner Horne
seconded the motion and it passed unanimously.
E. TOPICS OF THE UPCOMING MEETING (JULY 17, 2019)
(1) 2020 Amendment – Assessment of Applications
(2) Planning Commission Annual Report 2018-2019 and Planning Work Program 2019-2021
F. COMMUNICATION ITEMS
In addition to the information included in the agenda, Mr. Wung introduced the new office assistant, BT
Doan.
G. ADJOURNMENT
The meeting adjourned at 8:54 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:

Ian Munce, Special Assistant to the Director
Planning and Development Services Department

Subject:

Transit Oriented Development Advisory Group (TODAG)

Meeting Date:

July 17, 2019

Memo Date:

July 10, 2019

Action Requested:
Designate a Commissioner to serve on the TODAG.
Background/Project Summary:
At the next meeting on July 17, 2019, staff will provide a briefing to the Planning Commission on the
Transit Oriented Development Advisory Group (TODAG) that is being established pursuant to the
City Council’s directives as set forth in Resolution No. 40303, adopted on April 16, 2019 (see
Attachment 1).
The Council adopted this resolution, initiated by Councilmember Thoms, to form a TODAG to
provide a multiparty venue for the discussion of the project details from the Tacoma Dome LINK
Extension and the Bus Rapid Transit projects. The group would be somewhat comparable to the
earlier Amtrak Station Citizen Advisory Committee that helped make recommendations about design
considerations, routing, and how to leverage the transit to promote Transit Orientated Development
(TOD) in the Dome District. TODAG meetings would be public.
Based on the guidance in the Resolution and discussions with Council, the general makeup of the
TODAG is envisioned to include representatives of at least the following:












Architectural and Urban Design Community
Development Community
Affordable Housing Community
Transit Community
Tacoma Dome District Businesses and/or Residents
Pacific Avenue Corridor Businesses and/or Residents
Transportation Commission
Planning Commission
Puyallup Tribe/Lower Portland District
Active Transportation and Accessibility for All
Freight/East Foss Industrial Community

Councilmember Thoms had originally proposed the TODAG for the Dome District, but the Council as
a whole amended this proposal to allow this option citywide reasoning that there are multiple transit
projects planned and having the potential to impact other areas of the city. The aspiration of this
process is to get those most interested and familiar with “urban design/urban planning” so that
collectively their input will have an initial and emphasized focus on the Dome District.

Planning Commission
TOD Advisory Group
July 10, 2019
Page 2 of 2

The City has retained VIA Architecture to prepare some background work to assist the TODAG in
their initial review (see Attachment 2) and to inform an Urban Land Institute Technical Advisory
Panel that will be analyzing the Dome District opportunities this fall.
The initial scoping request of the ULI TAP is as follows:


Define the role of the Dome District in context of the surrounding region and adopted plans;



Identify key site development opportunities that support the vision of the District;



Identify view corridors and constrained spaces that may limit proposals (such as utilities
rights of way);



Make recommendations on how to attract TOD housing to the Dome District and integrate
transit connections, designs, and service/operations;



Make recommendations as to the best means of designing/implementing transit and transit
connections in the Dome District to attract destination entertainment uses around the
Tacoma Dome;



Make recommendations about access, connections and transitions between all modes of
transportation, the housing and entertainment areas of the Dome TOD (these
recommendations should consider the designation of ride share drop off points and staging
areas); and



Make recommendations to support the continuity of accessibility between modal shifts in the
District.

Staff Contact:
 Ian Munce, Special Assistant to the Director, imunce@cityoftacoma.org, (253) 573-2478
Attachments:
1. Resolution No. 40303, April 16, 2019
2. VIA Scope of Work
cc.

Peter Huffman, Director

Req. #19-0402

RESOLUTION NO.
1

403 03

BY REQUEST OF MAYOR WOODARDS, DEPUTY MAYOR McCARTHY, AND
COUNCIL MEMBERS HUNTER AND THOMS

2
3
4
5

A RESOLUTION authorizing the use of up to $75,000, budgeted from the
1065 Street Fund, to establish a broad-based advisory group to make
recommendations on the various projects impacting regional and local
public transportation facilities in Transit Oriented Development areas; and
directing the City Manager to negotiate and execute an agreement with a
consultant, outlining the scope of work and deliverables for said funding .

6

WHEREAS recent investments in traffic infrastructure within the City has

7

created Transit Oriented Development ("TOD") opportunities in neighborhoods

8

and business districts, and

9

WHEREAS residents and business owners near these TOD areas are

1o

concerned that they are not being adequately consulted about how the

11

investments will integrate into the City, and seek a clearer role, and

12

WHEREAS it is envisioned that a Transit Oriented Development Advisory

13

Group ("TODAG") would provide the broader experience necessary to review

14

major projects, and the residents and business owners near these TOD areas

15

desire to shift their representation to the TODAG for the review of three major

16

projects: the Sound Transit Central Link extension, the Pierce Transit Bus Rapid

17

Transit (BRT) service, and the City's pending Puyallup Avenue design project,

18

and

19

WHEREAS proposals by the TODAG will be forwarded to and reviewed by

20

the City's Transportation Commission, for concurrence with adopted

21

transportation and land use plans and policies, and

22
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WHEREAS, if the TODAG is established, it is anticipated that the group will

1

require consultant services to manage meetings and provide expertise, as

2

necessary, and

3

WHEREAS consultant tasks are dependent on the Central Link and BRT

4

project schedules, and there is a need for expediency in the creation of the

5

TODAG to meet these timelines in order to allow for citizen engagement to occur in

6

tandem with project planning efforts, and

7

WHEREAS this proposal assumes a 24-30 month schedule, with an

8

anticipated cost of $125 ,000 to $180,000 , of which $75,000 would be for the first

9

phase of the proposal, and

10

WHEREAS the proposed funding is anticipated to cover costs for a one-

11

year period, and the City Council and City staff will seek out investments from

12

partner agencies and seek to identify other funding sources to fund the entire

13

timeline of this project, and

14

WHEREAS City staff will negotiate and execute an agreement for consultant

15

services, outlining the terms and deliverables for the City's contribution; Now,

16

Therefore,

17

BE IT RESOLVED BY THE COUNCIL OF THE CITY OF TACOMA:

18

Section 1. That the use of up to $75,000, budgeted from the 1065 Street

19

Fund, for the purpose of establishing a broad-based advisory group to make

20

recommendations on the various projects impacting regional and local public

21

transportation facilities in the Transit Oriented Development areas, is hereby

22

approved.
-2Res19-0402.doc-DEC/bn
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Section 2 . That the City Manager is hereby directed to negotiate and

1

execute an agreement with a consultant for the purposes hereinabove

2

enumerated, outlining the scope of work and deliverables for said funding.

3
4

Adopted

APR 1 6 2019

~

5

Mayor

6

Attest:

7

8

City Clerk

9

Approved as to form:

10
11

1&12~,~ ~

Deputy City Attorney

12
13
14
15
16
17

18
19
20
21
22
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City of Tacoma

TO:
FROM:
COPY:
SUBJECT:
DATE:

City Council Action Memorandum

Elizabeth Pauli, City Manager
Lynda Foster, Council Assistant on Council Member Thoms behalf
City Council and City Clerk
Transit Oriented Development Advisory Group - April 16, 2019
April 11, 2019

SUMMARY:
Resolution authorizing the use up to $75,000 from funds set aside for planning efforts to support Pierce
Transit's Bus Rapid Transit Project to establish a broad-based advisory group to make recommendations
on the various projects impacting regional and local public transportation facilities in the Transit Oriented
Development (TOD) areas; and, directing the City Manager to negotiate and execute an agreement with a
consultant outlining the scope of work and deliverables for the funding.

It is envisioned that a Transit Oriented Development Advisory Group (TODAG) would provide the broader
expertise necessary to review major projects. The $75,000 is intended to kickoff this proposal and cover
the funds for the first phase for at least one year. City Council and city staff will seek out investments from
partner agencies and seek to identify other City of Tacoma funding sources to fund the entire timeline of
this project.
The work would be done in three steps:
I. City staff will work with communities in TOD areas members to procure a consultant
2. The Consultant shall develop a charter for the TODAG and help to formulate its membership
3. The Consultant responsibilities will include plan review, technical assistance, and assistance with
project review meetings for the TODAG and coordinated materials and meeting schedules with
the project sponsors.
Expected deliverables from the consultant are:
• Assistance with the composition and membership of the TODAG
• Participation in Project Coordination meetings
• Agenda and notes for each meeting
• Subcontractor Coordination
• Partner Agency Coordination
• Others (TBD)
Proposals by the TODAG be forwarded to, and reviewed by the City's Transpmtation Commission for
concurrence with adopted transportation/land use plans and policies.
COUNCIL SPONSORS:
Mayor Victoria Woodards, Deputy Mayor Conor McCarthy, City Council Members Robert Thoms and
Lillian Hunter
STRATEGIC POLICY PRIORITY:
State and briefly explain which strategic policy priority is best aligned to this action. Please remove the
statements below you are not directly addressing.
• Foster a vibrant and diverse economy with good jobs for all Tacoma residents.
• Assure outstanding stewardship of the natural and built environment.
• Encourage and promote an efficient and effective government, which is fiscally sustainable and
guided by engaged residents.

Revised: 08/03/2016
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City Council Action Memorandum

BACKGROUND:
This proposal is based in part on the approach taken by the previous Dome Area Amtrak Advisory
Committee which was formed to assist the City, district members, and other stakeholders in making
recommendations on a station location, its scale and integration into the district. In addition, the AMTRAK
committee was provided technical support by the consultants retained by WSDOT (the project sponsor).
If the TODAG is established then it is the position of staff that the group will require consultant services
to manage their meetings and to provide expertise as needed.
The funds being reallocated were initially set aside in the 2019 - 2020 biennium budget to support a grant
application related to the BRT project. We did not receive the grant. We have the opportunity to reallocate
the funds to support transit projects in Tacoma in a different way.
The consultant tasks for the TODAG are dependent on the Central LINK and the BRT project schedules
and the timing of their alternative analysis, environmental review processes, and funding. The tasks will
need to be done in parallel with each project, and there is a need for expediency in the creation of the
TODAG to meet these timelines. This proposal assumes a 24 to 30 months schedule. The estimated cost
of consulting services ranges from $125,000 to $180,000, and the $75,000 would be for the first phase of
the proposal.
The background and consultant expectations to support the new TODAG:
The Dome District Transit Oriented District Plan was created almost a decade ago. The District is now
attracting hundreds of new housing units. To ensure the District achieves the proper planning and oversight
to support its long-term vision and to also support the neighboring South Downtown Subarea Plan and the
Lower Eastside District plans, the consultant shall assist the TODAG in formulating a boundary and
membership to the TODAG. The consultant shall review and summarize area plans, the city
policies/guidance on mixed-use developments and transportation, the preservation of and the development
potential of TOD parcels, and non-city transportation plans and services to help ensure that aforementioned
projects are compatible with the plans of the various districts their vision, access needs, and scale.
The broader area of South Downtown/Dome District/Lower Eastside is relevant for future and enhanced
Transit Oriented Developments as they will be served by regional transpo11ation multi-modal systems. The
consultant shall provide the TODAG with technical assistance for a variety of traffic/transit infrastructure
improvements, their placement and future operations, lane treatment affects, public safety, sites with TOD
potential, event management, and multimodal integration. The traffic, the amenities, walkability, and the
bike connections all need comprehensive planning.
The consultant is expected to provide expertise on behalf of and report to the TODAG and coordinated
materials and meeting schedules with the project sponsors (i.e., Sound Transit, Pierce Transit, and City of
Tacoma). A major component in transit projects is to support TOD development and pedestrian friendly
streets, especially in the transit service areas. The two immediate project review needs are for the ST3
Central Link Extension and the Pierce Transit BRT projects.

ISSUE:
Recent investments in traffic infrastructure with in the City of Tacoma has created TOD opportunities in
neighborhoods and business districts. Residents and business owners near these TOD areas are concerned
they are not being adequately consulted about how these investments will integrate into the City and seek
a clearer role. They have expressed a desire to shift their representation to the Transit Oriented
Development Advisory Group (TODAG) for the review of three major projects including the Sound
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Transit Central Link extension, the Pierce Transit Bus Rapid Transit (BRT) service, and the City's pending
Puyallup Avenue design project.

ALTERNATIVES:
The Tacoma City Council could take no action and not specify how residents and business owners in the
City can advise on infrastructure projects impacting their communities. The Council could wait to find an
alternative funding source, like excess funds in the mid-biennium budget adjustment. The Council could
wait to allocate money to start the TODAG until partners were identified to provide the full funding
necessary for a 24 - 30 month project. These alternatives risk the communities most impacted by
infrastructure changes having limited say in the decision making. Transit agencies are moving forward
with planning, and it is critical that citizen engagement occur in tandem with those decisions.
RECOMMENDATION:
The recommendation is to allocate up to $75,000 to establish a broad-based advisory group to make
recommendations on the various projects impacting regional and local public transportation facilities in
the Transit Oriented Development (TOD) areas and to fund a consultant for the first phase.
FISCAL IMPACT:
EXPENDITURES:
FUND NUMBER & FUND NAME*

1065- TRANS Street Operations &
Maintenance - Transportation

COST OBJECT
(CC/WBS/ORDER)

COST ELEMENT

662321

5310100

COST OBJECT
(CC/WBS/ORDER)

COST ELEMENT

662321

4300000

TOTAL AMOUNT

$75,000

TOTAL
* General Fund: Include Department
REVENUES:
FUNDING SOURCE

1065- TRANS Street Operations &
Maintenance - Transportation

TOTAL AMOUNT

$75,000

TOTAL
FISCAL IMPACT TO CURRENT BIENNIAL BUDGET: $75,000

ARE THE EXPENDITURES AND REVENUES PLANNED AND BUDGETED? No, but funding is secured.
IF EXPENSE IS NOT BUDGETED, PLEASE EXPLAIN How THEY ARE To BE COVERED. The
expenditures were planned in the 2017-2018 budget, but the item was not completed. The funding will be
carried over into the 2019-2020 budget during the reappropriation process.
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ADD SERVICES AGREEMENT BETWEEN
VIA-ARCHITECTURE AND CITY OF TACOMA
(PLANNING PROJECT)
AGREEMENT made as of the 4th day of June in the year Two Thousand and Nineteen

Project Name: Tacoma Urban Design Studio
- Add Services #1

Project Number: 92419

Project Location: Tacoma, WA

Prime Agreement (Owner-Architect Agreement)
Consultant Name/Address:

VIA-ARCHITECTURE
1809 7th Ave., Ste. 800
Seattle, WA 98101
(206) 284 5624

Scope of Services (Consultant Services shall conform with Owner-Architect Agreement):
Mr. Ian Munce, AICP
Special Assistant to Director
Planning and Development Services
Tacoma, WA
Community & Economic Development
(253) 573-2478
imunce@ci.tacoma.wa.us
address
VIA Architecture
1809 Seventh Ave
Suite 800
Seattle, WA 98101
tele
206 284 5624
web
via-architecture.com
email
info@via-architecture.com

Re:

Add Services Contract: ULI TAP Tacoma Dome Area Case Study Review
Planning Services Proposal
Tacoma, WA

Dear Ian,
Thank you for reaching out and providing VIA-Architecture (VIA) with the opportunity to assist the
City of Tacoma Community and Economic Development (CED) Department in planning for your
upcoming Urban Land Institute - Technical Assistance Program (ULI TAP) event. As we understand,
the City intends to prepare for a ULI TAP event for mid-September 2019 that will center a discussion
around the Tacoma Dome mixed-use center. In preparation, the City would like VIA to: 1) review
relevant findings of past planning work associated with the City’s Tacoma Dome Subarea and the
Downtown Subarea Plan, and 2) review select projects that are currently in the permitting process
and provide a third-party design review as required.
This work will help articulate current planning and design issues in the immediate study area and
inform the City’s ability to plan for the future ULI TAP session. While the focus of this effort is to
prepare for the upcoming ULI TAP, the work may result in further studies to inform the Sound
Transit’s new Central Link Tacoma Dome station area design.
© 2018, VIA Architecture Incorporated

Project Approach
As proposed, the scope of work for this Add Service will generally occur over a 2-month process. The
following tasks outline the scope of work.
Task 1: Kick-off Site Visit / Research:
VIA will attend a Kick-off Meeting in Tacoma to confirm the project objectives, priorities and
assumptions for this work effort. VIA will conduct a site visit with City staff to verify the study area
boundaries, and current site and building conditions. VIA will review and highlight key findings of
applicable planning studies such as; the Tacoma Dome District Study (2008), Downtown Subarea Plan
(2014), Entertainment District proposal, and the Amtrak Station Design. The City of Tacoma is
responsible for defining the project study area for purposes of building a new 3D base model, as well
as provide consultation on applicable land use code regulations that may inform current
developments in the study area.
Deliverable:
Attend Kick-off Meeting / Site Visit/Meeting Notes
Clarify Key Study Objectives and Assumptions
Task 2: Assess Case Study Development:
VIA will utilize existing City / County GIS data and update the study area base map. The City of
Tacoma will assist in obtaining current 3D (digital) Sketch-up modeling files for the three case study
development projects identified as part of this study. See link below:
https://www.dropbox.com/sh/g95whe7cczpkwwt/AAAMjqOnoVIYLKdVbSpteLW5a?dl=0
VIA will review the select projects identified by the City and provide a constructive third-party
assessment of the project proposed design as it relates to the current City of Tacoma land use codes
and design policy. This review will inform the future design guidance policy for the City.
VIA will provide an updated 3D Sketch-up base model to reflect the three case study projects and
provide a maximum buildout scenario for the study area to reflect a desired massing configuration for
the study area.

address
VIA Architecture
1809 Seventh Ave
Suite 800
Seattle, WA 98101
tele
206 284 5624
web
via-architecture.com
email
info@via-architecture.com

As a follow-up, VIA will provide initial design policy recommendations to help guide how future
development may best fit with the existing and proposed Sound Transit stations. The design guidance
will address built form and public realm needs to assure high quality urban design and public spaces
in the study area. The design recommendations will consider previous study goals and objectives, as
well as urban design best practices and current design trends.
Deliverable:
Case Study Review Memorandum
Updated 3D Sketch-up Massing Model
Design Guidance Policy Recommendations
Task 3: Draft + Final Deliverable: VIA will summarize the findings from Task 1 and 2 and develop a
brief summary to include an illustrative 3D Sketch-up context model and design policy
recommendations. City of Tacoma will provide written input as required. A Final deliverable
memorandum will include a summary of work and serve to support the City’s efforts for the
upcoming ULI TAP in mid-September 2019.
Deliverable:
Draft and Final Memorandum

© 2018, VIA Architecture Incorporated

Assumptions:
VIA Architecture will act as lead planning and design consultant and will be responsible for all project
administration, coordination and deliverables. No other support consultant team will be needed.
Project Team
Keith Walzak
Michael Cannon
Matt Roewe
Intern

Director
Designer
Architect
3D Model / Graphics

Assumptions
Task 1: Kick-off Mtg. / Site Visit / Research
Assumed 1 Mtg. / Site Visit in Tacoma, up to 3 VIA team members
Task 2: Review/ Assess Recent Development
Assume 1 Mtg. in Tacoma, up to 2 VIA team members
Task 3: Draft – Final Deliverable
Assumed 1.5 hr. teleconference call
The City of Tacoma will be responsible for the following:
Developer-supplied digital building massing data for 3 select projects
Participant coordination and location for meetings
Cost of Services
This is a not-to-exceed lump sum hourly contract, not-to-exceed $16,800 including direct expenses.
Task
Proposed Fee
1: Kick-off Mtg. Site Visit / Research
$4,600
2: Review / Assess Recent Development
$8,500
3: Draft – Final Deliverable
$3,500

address
VIA Architecture
1809 Seventh Ave
Suite 800
Seattle, WA 98101
tele
206 284 5624

Sub-total
Direct Expense
TOTAL

If this fee proposal is acceptable, please sign the bottom of this letter and return it to me, or please
let me know if you have any questions. We look forward to working with you to bring this project to
fruition!
Sincerely,

web
via-architecture.com
email
info@via-architecture.com

$16,600
$ 200
$16,800

Keith P. Walzak, ASLA, AICP
Director, VIA Architecture Incorporated

© 2018, VIA Architecture Incorporated

Approved and Accepted in accordance with General Terms of Agreement attached which shall
supersede any terms provided by the Consultant but not specifically agreed-upon within this
Agreement.

Owner:

Architect:

By:
By:
Owner’s Authorized Representative
(Signature)

VIA Architecture Incorporated (Signature)

Name:

Name: Wolf Saar

Title:

Ian Munce
Special Assistant to Director

address
VIA Architecture
1809 Seventh Ave
Suite 800
Seattle, WA 98101
tele
206 284 5624
web
via-architecture.com
email
info@via-architecture.com

© 2018, VIA Architecture Incorporated

Title: Managing Director

address
VIA Architecture
1809 Seventh Ave
Suite 800
Seattle, WA 98101
tele
206 284 5624
web
via-architecture.com
email
info@via-architecture.com

GENERAL TERMS OF AGREEMENT
CONSULTANT’S RESPONSIBILITIES: Prior to submitting final deliverables of the Project to Architect for
submission to the Owner, the Consultant shall review the deliverables for errors, omissions, and ambiguities and
for compliance with all applicable laws, rules, regulations and codes. The consultant shall also coordinate its
deliverables with all deliverables of the Architect and all other consultants. The Architect will provide the
Consultant with copies of its deliverables as well as the deliverables prepared by other consultants for review and
coordination by the Consultant.
INDEMNIFICATION: Consultant shall indemnify Architect from any loss arising from or in any way related to any
of Consultant’s acts under this agreement provided, that in the event of concurrent negligence of Consultant, its
agents, employees, subleases, invites, licensees or contractors on the one hand, and that of Architect, its
partners, directors, officers, agents, employees or contractors on the other hand, which concurrent negligence
result in injury or damage to persons or property and relates to the scope of work of the consultant, consultant’s
obligation to indemnify Architect as set forth in this article shall be limited to the extent of Consultant’s
negligence, and that of its agent, employees, subleases, invites, licensees, or contractors, including Consultant’s
proportional share of costs, attorney’s fees and expenses incurred in connection with any claim, action or
proceeding brought with respect to such injury or damage. Other services shall be provided if authorized or
confirmed in writing by the Architect.
TERMINATION: This Agreement may be terminated at such time as the Prime Agreement is terminated. The
Architect shall promptly notify the Consultant of such termination. This Agreement may be terminated by either
party upon not less than seven days’ written notice should the other party fail substantially to perform in
accordance with the terms of this Agreement through no fault of the party initiating the termination. This
Agreement may be terminated by the Architect upon not less than seven days’ written notice to the Consultant
for the Architect’s convenience and without cause. Unless the termination is the fault of the Consultant, the
Consultant shall be compensated as listed in the Prime Agreement for all services performed prior to receipt of
written notice from the Architect of such termination.
MISCELLANEOUS PROVISIONS: The Consultant shall review all information provided by the Architect and shall
notify the Architect promptly in writing if consultant needs further information to perform his or her services
properly. This Agreement shall be governed by the laws of the State of Washington with venue in King County,
Washington. The terms contained in this Agreement shall have the same meaning as those in the Prime
Agreement. This Agreement is binding upon the Architect and Consultant and their partners, successors, and
assigns. The Consultant shall not assign this Agreement without the written consent of the Architect. If the
Architect or the Consultant becomes aware of any fault or defect in the Project or non-conformity with the
Contract Documents, he or she will give the other prompt written notice of such fault, defect or non-conformity.
PAYMENTS: Payments for Consultant’s Services, Change in Services, and Reimbursable Expenses shall be made
after the Architect has approved the Consultant’s billing, included Consultant’s billing with Architect’s invoices to
Owner and has received payment from Owner. If the Architect does not receive full payment when due from the
Owner for any cause, the Architect shall pay the Consultant for statements of services accepted by the Architect
in the same percentage that payments received from the Owner bear to the total payments due the Architect.
The Architect shall exert all reasonable and diligent effort to collect payment from the Owner. If the Architect
does not receive full payment when due from the Owner for any cause which is the fault of the Consultant, the
Architect shall not pay the Consultant for statements of services related to the cause of such nonpayment by the
Owner. In the event of a dispute between the Architect and the Consultant, the Architect agrees to continue
making payments to the Consultant for services rendered that are not in dispute; however, the Architect shall
have no duty to pay the Consultant unless and until the Architect receives compensation for such services from
the Owner.
REIMBURSABLE EXPENSES: For Reimbursable Expenses, as described in the Prime Agreement, a multiple of one
and 00/100 (1.00) times the expenses incurred by the Consultant, the Consultant’s employees and subconsultants directly related to the Project shall be used.
INSURANCE COVERAGES: Consultant shall at all times carry a standard “Errors and Omissions” Policy of
Insurance with a limit of liability equal to or greater than Two Million Dollars ($2,000,000.00). Consultant shall at
all times carry broad form Comprehensive or Commercial General Liability of One Million Dollars ($1,000,000.00)
and Business Auto Liability of One Million Dollars ($1,000,000.00). Consultant shall furnish Certificate of
Insurance with provision of thirty (30) days notice in the event of cancellation, reduction or non-renewal. All
required insurance shall be maintained in force by the Consultant for three years after the date of substantial
completion of the Project.
END
© 2018, VIA Architecture Incorporated
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City of Tacoma
Planning and Development Services
To:

Planning Commission

From:

Stephen Atkinson, Planning Services Division

Subject:

2020 Annual Amendment Assessment – Determination

Meeting Date:

July 17, 2019

Memo Date:

July 11, 2019

Action Requested:
Determination.
Discussion:
The Planning Commission conducted a public scoping hearing on June 19, 2019 (and left the
hearing record open through June 21) to receive public comments on the scope of work for the
following four applications currently proposed for inclusion in the package of the 2020 Annual
Amendment to the Comprehensive Plan and Land Use Regulatory Code (“2020 Amendment”):
1. Heidelberg-Davis Land Use Designation
2. West Slope Neighborhood View Sensitive Overlay District
3. Transportation Master Plan Amendments
4. Minor Plan and Code Amendments
At the next meeting on July 17, 2019, the Commission will review public comments received and
staff’s responses and suggestions, and make a determination, per TMC 13.02.045.E.2, whether
these applications should be accepted (with modifications to the scope of work as appropriate)
and forwarded to the technical analysis phase of the 2020 Amendment process.
Supporting information and supplemental materials pertaining to each of these applications are
attached (see Attachments 1, 2, 3 and 4, respectively) to facilitate the Commission’s review and
determination.
Prior 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. 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 other two applications are proposed by City departments.
Prior Actions:
 May 29, 2019 – Planning Commission reviewed applications and assessment reports
 June 19, 2019 – Public Scoping Hearing

Planning Commission
2020 Amendment Assessment – Determination
July 11, 2019
Page 2 of 2

Staff Contacts:
 Stephen Atkinson, Principal Planner, satkinson@cityoftacoma.org, (253) 591-5531
 Larry Harala, Senior Planner, lharala@cityoftacoma.org, (253) 591-5640
Attachments:
Supporting information for Planning Commission’s determination:
1. Heidelberg-Davis Land Use Designation
2. West Slope Neighborhood View Sensitive Overlay District
3. Transportation Master Plan Amendments
4. Minor Plan and Code Amendments

c.

Peter Huffman, Director

Attachment 1

2020 Amendment to the Comprehensive Plan
and Land Use Regulatory Code

Assessment of Application
Planning Commission Determination
July 17, 2019
Application:

Heidelberg-Davis Comprehensive Plan Land Use Designation

Applicant:

Metro Parks Tacoma
A request for a land use designation change at the subject site from the “Parks
and Open Space” designation to “Major Institutional Campus.”

Summary of
Proposal:

Location and Size
of Area:
Current Land Use
and Zoning:
Neighborhood
Council Area:
Staff Contact:

The applicant expresses the long term interest in developing the site with a
soccer stadium and possible accessory educational and healthcare uses. With
potential for future phases which may include residential and retail. The
designation of Major Institutional Campus would be more appropriate given the
initial phase of development.
1902 S Tyler Street (APN 9450000133) - 16.16 acres/703,930 SF
Designated Parks and Open Space and Zoned R2- Single Family Residential

Central
Larry Harala, (253) 591-5640, lharala@cityoftacoma.org

1. Background
The Heidelberg-Davis sports complex was developed in 1955 as “Snake Lake Park” and presently
contains Bob Maguinez Field (a lighted baseball stadium), two lighted softball/baseball fields and two
unlighted softball/baseball fields and a shared parking area. The site directly abuts Tacoma Nature
Center/Snake Lake, Henry Foss High School and Metro Parks Headquarters.
This area has been zoned Single Family Dwelling District for many years and is within the South
Tacoma Groundwater Protection District (TMC 13.09}.
Cheney Stadium was originally constructed in 1960 and underwent a major remodel in 2010. The
remodel was vetted and approved through a Conditional Use Permit (CUP}. The building was approved
to a maximum height of 70 feet, and capacity of the structure to 7,839 seats. Parking to the north of
the stadium is shared with Foss High School. The City of Tacoma owns the stadium and associated
parking parcels. Foss High School and Gymnasium were originally constructed in 1979.
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2. Area of Applicability

3. Public Scoping Comments and Staff Responses:
The Planning Commission conducted a public scoping hearing on June 19, 2019 on the proposed scope
of work for the application, and kept the hearing record open through June 21, 2019 to accept written
comments. The following are a summary of the comments received and the corresponding responses
from staff:


Comment – 3 comments from Neighborhood Council members representing the Central
Neighborhood Council and the South Tacoma Neighborhood Council.
o

Commenters expressed concern about possibility for incompatible uses given uncertainty
about the actual proposal.

o

Commenters expressed concern that the mailings didn’t explicitly call out the proposed
Soccer Stadium clearly enough.

o

Commenters expressed concern that there are similarities with this proposal to previous
rezoning efforts which were not approved.

Staff Response: Public notices were sent to tenants and property owners within 1000’ of the subject
properties and the public hearing was advertised through news releases and social media as well as
standard public notice mailing lists, which include neighborhood councils as well as other civic
2020 Amendments – Heidelberg-Davis Land Use Designation Application
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organizations. Staff acknowledges the concern over the relationship between this proposal and the
specific project under discussion. Staff will work to ensure that if the application is accepted, public
notice to the area is as clear as possible regarding the proposal and appropriate outreach is conducted
by staff and the applicant. Further, additional information on the specifics of the project proposal
were discussed at City Council Study Session on July 9th and are publicly available. Lastly, concerns
over previous zoning proposals for this area is one of the considerations the Commission may use in
determining whether or not to accept this application.

4. Planning Commission requested information:





More information on Metro Parks ballfield inventory and impact of loss of Heidelberg-Davis
fields. See Exhibit A.
What communications have been made to Tacoma Public Schools. See Exhibit A.
General request for more information about the proposal. See Exhibit B.
The Commission requested the full feasibility report, which has been included via a USB drive.
An excerpt with the most relevant pages is provided in the backup. See Exhibit B.

5. Scoping Options
Staff has identified 4 primary options listed below if the Planning Commission chooses to move
this application forward.
a) Leaving the existing Parks and Open Space Designation in place. Metro Parks could then
proceed with a Conditional Use Permit and/or Development Regulation Agreement to seek
permission to construct the stadium. This would be problematic if accessory medical or
educational facilities were also part of the proposal.
b) Accepting the application as proposed, moving forward to the technical analysis phase of the
process.
c) Moving forward with a designation of the site to Crossroads Center for the Heidelberg-Davis site
only.
d) Moving forward with an effort to potentially create a Crossroads Center on the site, including
Cheney Stadium, Foss High School, the Metro Parks Headquarters, Boy Scouts of America
facility, and commercial shopping center (Fred Meyers) properties.
Based on the application and the outlined first phase of the project proposal, which includes the
construction of a soccer stadium with a possible accessory medical/sports medicine use, staff is
recommending option b above.
6. Assessment of the Applications
The applications were reviewed against the following assessment criteria pursuant to TMC 13.02.045:
a) If the amendment request is legislative and properly subject to Planning Commission review, or
quasi-judicial and not properly subject to Commission review.
Staff Assessment: The amendment is legislative and properly subject to Planning Commission
review.
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b) If there have been recent studies of the same area or issue, which may be sufficient cause for the
Commission to decline further review, or if there are active or planned projects that the
amendment request can be incorporated into.
Staff Assessment: While there have been similar considerations for the overall site, these
considerations were City of Tacoma initiated and different enough in scope that staff does not
consider this a repetitive request. The request is also appropriate given the possibility that it
could be many years before Planning and Development Services is able to revisit the issue of
Civic/Institutional Zoning.
The following is a brief summary of recent land use and zoning studies and actions:
2015 – The City of Tacoma adopts the One Tacoma Plan, which institutes a new Future Land
Use Map and Land Use Designations citywide, including the designation of this area as a mix
of Parks and Open Space and Major Institutional Campus.
2015/16 – Proposed Rezone as part of the area wide rezoning effort. The proposal would
have rezoned the subject site from R-2 Single Family Dwelling to C-2 General Commercial. The
proposal also included Cheney Stadium and Foss High School. Area residents expressed
concerns about intensity and impact of possible uses allowed in the C-2 General Commercial
district.
The Planning Commission concluded that the area warranted further study for a potential
institutional overlay or zoning district and that, given the public ownership of the properties, a
public agency master plan for the area should be considered and coordinated among the City
of Tacoma, Metro Parks Tacoma, the Tacoma School District, and other stakeholders,
including the Central Neighborhood Council.
2017 – Development of institutional zoning category considered, however during initial
scoping it was determined that there were not adequate resources to continue with the
project given other City Council and Planning Commission priorities at that time.

c) If the amount of analysis necessary is reasonably manageable given the workloads and resources
of the Department and the Commission, or if a large-scale study is required, the amendment
request may be scaled down, studied in phases, delayed until a future amendment cycle, or
declined.
Staff Assessment: The proposal as submitted should be reasonable to manage by staff given the
current workload and resources of the department and commission. The traffic impact analysis
and SEPA review would likely require consultant services.
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7. Recommendation
According to TMC 13.02.045, the Planning Commission will review this assessment and make its decision
as to:
a) Whether or not the application is complete, and if not, what information is needed to make it
complete;
b) Whether or not the scope of the application should be modified, and if so, what alternatives
should be considered;
c) Whether or not the application will be considered, and if so, in which amendment cycle. The
Planning Commission shall make determinations concerning proposed amendments.
Staff recommends accepting the application, as proposed, as part of the docket for the 2020
Amendment to the Comprehensive Plan and Land Use Regulatory Code. Staff recommends accepting
the proposal to re-designate the site from Parks and Open Space to Major Institutional Campus and
forward it to the technical analysis phase of the 2020 Amendment Process.
Staff would emphasize that given the potential for changing scope of this project that it is possible there
will be a need in subsequent years for further refinement of the Comprehensive Plan Land Use
Designation of this site and depending on future possible phases of the project (outlined in the
feasibility report) substantial numbers of residential units, and sizeable square footages of retail and
office space could trigger a need for a mixed use designation.
Given the higher profile nature of the project and scale of this proposal it is anticipated that public
outreach for this project will necessitate expanded notice beyond the typical 1000 foot notice
perimeter. There will also be a need for more meetings and a broader range of outreach materials and
methods on this project. It is possible that consulting services may be required to aid in some of these
efforts. If the Planning Commission chooses to accept this application staff will work with the applicant
to identify the additional needs and work to develop an outreach plan very quickly so the necessary
added resources may be identified and allocated early in the process to allow for an efficient and
effective outreach process.
Given the possible scale of this proposal there is a strong potential for greater impact to the surrounding
area in terms of light, traffic, noise, and pedestrian activity along South 19th Street as well as likely
additional impacts. If the Planning Commission chooses to accept the application staff will work with
the applicant and appropriate City of Tacoma departments on identifying these potential impacts and
incorporating appropriate early analysis into this process.

8. Exhibits:
A – Metro Parks Ballfield Analysis Response
B– Excerpts from the Feasibility Report
C – Full Feasibility Report (provided to Commissioners only; contained on USB drive; available to the
general public by request)
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Exhibit A

MEMORANDUM
TO:

Larry Harala, Senior Planner
City of Tacoma Planning & Development Services

FROM:

Debbie Terwilleger, Director of Planning & Development
Metro Parks Tacoma

SUBJECT:

Information Requested for Heidelberg-Davis Land Use Designation Docket
Proposal

DATE:

July 8, 2019

Please see below for answers to questions posed at the June 19, 2019 Planning Commission
hearing on 2020 Comprehensive Plan docket proposals. Let me know if you have additional
questions.
Current use of the property
The Heidelberg-Davis Sports Complex—located in MPT’s Northwest Planning quadrant-contains five baseball/softball fields, not including the football field and new softball field that are
part of Tacoma School District’s Foss High School. Parking for the sports complex and high
school is provided on a centrally located lot between the two facilities. The specific parcel which
is the subject of the Land Use Designation proposal contains Baseball Field #1, also known as
“Bob McGuinness Field.”
In 2016, Metro Parks Tacoma and the Tacoma School District partnered on the development of a
comprehensive sports field study which provided an inventory of field dimensions, condition, and
an evaluation of current and projected usage. The attached figures are excerpted from the study,
which showed current and projected utilization for each of the five fields at the Heidelberg Sports
Complex. Also attached is the complete MPT/TPS Joint Agency Athletic Field Study, which
depicts the full assessment of fields and recommendations by MPT planning quadrant. The only
significant update relative to the field inventory is an additional girls’ softball field at Foss High
School, which was constructed last year.
Field Usage – Heidelberg
Currently, field availability for all 5 fields is as follows:
Monday – Friday:
Saturday:
Sunday:

4:00pm-10:00pm
8:00am-10:00 pm
8:00am-6:00pm



Field 1 is used for competitive baseball through TPS and MPT, adult baseball, and
tournament rentals. Use is limited to 3 games per day due to field condition and resting
periods required on a field/grass field.



Field 2-3 are used for Elementary Sports and Special Olympics; they can host T-Ball
Field dimensions only.



Field 4-5 are used for Elementary Sports, Special Olympics, Tournaments, Adult Sports
(Softball) and competitive baseball practice. Future use of these fields for softball will be
less than originally projected, given that games have been moved to the newly
constructed softball field on the Foss High School campus.

Field composition (natural turf), field size and facility configuration have an impact on the level
of usage. All five fields are natural grass, which limits their usage during the wet winter months.
Pages 36 – 40 of the field study detail the recommendations for sports fields in the Northwest
Quadrant, including the Heidelberg Complex.
Conversations with Tacoma Public Schools
Given the close working relationship between Metro Parks Tacoma and Tacoma Public Schools,
there have been conversations at both the staff and leadership levels about the Heidelberg Sports
Village Feasibility Study. Early on, TPS brought up questions about the impact of future site plans
on the existing parking and traffic. Both issues were studied—with the results to be presented—
in the feasibility study. MPT is aware of an agreement between the city, park district and school
district dating back to 1975 that allows for use of the parking lot for game day parking for the
Rainiers. To our knowledge, no other agreements have been negotiated.
In the event that a proposal coalesces after the feasibility study is presented, TPS would be a key
stakeholder in the public process to determine impacts and develop solutions.
Heidelberg Sports Village Feasibility Study Availability
The feasibility study will be presented in a joint public meeting of the Tacoma City Council and
the Metro Parks Board of Commissioners on July 9, 2019. MPT will ensure that Planning
Department staff receive the document to pass onto the Planning Commissioners.
Plans for Field Replacement
Findings from the MPT/TPS Joint Agency Athletic Field Study support the notion that Tacoma
needs more, higher quality fields to support the growing demand. One of the three components
covered in the Heidelberg Sports Village Feasibility Study is an analysis of a multi-sport field
complex that would provide additional high quality field capacity. In the event that a proposal on
the Heidelberg complex results in a loss of fields, they would be replaced through field
construction and upgrades elsewhere in Tacoma.

Exhibit B

Attachment 2

2020 Annual Amendment
to the Comprehensive Plan and Land Use Regulatory Code

Assessment of Application
Planning Commission Determination
July 17, 2019

Application:

View Sensitive Overlay District Code Update/Narrowmoor
Neighborhood Area Wide Rezoning.

Applicant:

West Slope Neighborhood Coalition

Summary of
Proposal:

A request to amend Tacoma Municipal Code Title 13 to create a new category of
View Sensitive Overlay District which would restrict building height to 20 feet.
At present the View Sensitive Overlay District restricts building height at 25 feet.
There would be a simultaneous area wide rezoning request that would rezone
place the Narrowmoor area within the new VSD-20 Overlay District.

Location and Size
of Area:

West Slope area approximately 159 acres, encompassing approximately 311
parcels.

Current Land Use
and Zoning:

R-1 VSD

Neighborhood
Council Area:

West End

Staff Contact:

Larry Harala, (253) 591-5640, lharala@cityoftacoma.org

1. Background
The “Narrowmoor Neighborhood” is comprised of four plats that were initially established in 1941, with
a majority of lots developed by the mid-1960s. The View Sensitive Overlay District was created in the
late 1980s with the intention of view preservation. As adopted, the View Sensitive Overlay District
applies a uniform height maximum of 25’. In 2019, a height survey was conducted for 330 homes in
Narrowmoor, which established that the average current height of the structures is 16.1’.
In 2019, the City adopted allowances for Detached Accessory Dwelling units (DADU) in the R-1 Zoning
District. Height limits for DADUs are based on several factors, but ultimately must not exceed the height
of the primary structure. This ordinance is cited in the applications as an impetus for the application and
community concerns over potential view impacts resulting from increased development pressure.
This request has a substantial background of prior City review. The City of Tacoma examined the area as
a potential historic district in 2009. The West Slope Neighborhood Coalition applied to create a
conservation district in 2015. Both efforts were ultimately unsuccessful when the City Council opted to
deny the proposals. Also a general consideration was made in 2017 relating to the View Sensitive
Overlay District when the City of Tacoma considered possible amendment of the View Sensitive Overlay
District requirements in Old Town pertaining specifically to commercially zoned properties.
2020 Amendments – Narrowmoor VSD Application
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2. Area of Applicability
As requested by the applicant, the area of applicability includes an approximately 311 lot area
comprised of Narrowmoor Additions 1-4 (Approximately 159 acres), which is generally bounded by:





South Jackson Avenue
6th Avenue (there are a few lots north of 6th Ave)
South Mountain View Avenue
19th St West

The map below depicts the general application area.
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3. Public Scoping Comments and Staff Responses
The Planning Commission conducted a public scoping hearing on June 19, 2019 on the proposed scope
of work for the application, and kept the hearing record open through June 21, 2019 to accept written
comments. The following are a summary of the comments received and the corresponding responses
from staff:


Comment – 25 comments of support. The comments were general in nature and supportive of the
application. No information was presented that makes significant addition to the arguments
presented in the application, rather they are generally re-affirming of the application and proposal.
Staff Response: The comments were general comments of support, primarily pertaining to the
Narrowmoor area. Staff will note that the conditions of Narrowmoor are not unique citywide.



Comment – 5 comment of opposition. Concerns that the application is too specific in the focus on a
single area, concerns that the application will restrict future in-fill development opportunity. Concern
that the application is inequitable. Concern that the applicant does not speak for all area residents
and the application was made without full consent of the area.
Staff Response: Staff does not concur with the assertion that a limitation of height, whether for view
preservation or for general height compatibility, would necessarily limit opportunity for future infill
development or have an adverse impact on property affordability. Currently R-3, R4-L zoning districts
have a 35 foot height limitation and could easily adapt to a 25 or 20 foot height limitation and still
provide opportunity for multi-family development. If in future City of Tacoma land use policies to
change the VSD overlay districts, be they 20 or 25 foot limited, should allow opportunity for infill
development and even conceivably opportunity for up-zoning, should city policy ever move in that
direction.
Regarding the assertion that the application is inequitable, that is a policy level consideration and staff
has no opinion on that. Regarding standing of the applicant, staff has verified with the City of Tacoma
City Attorney’s Office that the applicant does have sufficient standing to make an application. That
however does not address the concern of whether or not the way in which outreach to the area has
been conducted by the applicant and how individual area residents may have been included or
excluded in the decision to make this application.

4. Planning Commission requested information






Greater exploration of the original intent of the VSD. View Sensitive Area Study exhibit 1.
If the Planning Commission deems to accept the application staff will compile a more detailed
legislative history. Staff has made requests to the state archives for original minutes and backup
material at this time.
Cross sections of the slope of the area compared to Old Town. This might be possible with the
Light Detection and Ranging/Laser Imaging, Detection and Ranging LIDAR data we have
currently and staff could work with GIS more on this if the application is accepted by the
Planning Commission. See exhibit 2.
Codes Covenants and Restrictions (CC&Rs) – Provided as exhibit 4

5. Scoping Options
Staff has identified 4 primary options if the Planning Commission chooses to move this application
forward. As staff has examined the LIDAR data, several areas with similarity to the application area have
been identified. Based on that preliminary evaluation staff recommends option 3, expand the focus to
all of the existing VSD area within the City of Tacoma.
2020 Amendments – Narrowmoor VSD Application
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Option Analysis:
a) Accept Application as proposed (Narrowmoor focused). This option would require the least
effort and more targeted community engagement. This would include an analysis of the more
immediate neighborhoods surrounding Narrowmoor and is unlikely to significantly increase the
work load or to broadly expand community engagement needs.
b) Expand scope of consideration to focus on the entirety of the West End, existing VSD areas
(would likely add a few additional areas where there’s a concentration of similar circumstances).
Expand focus citywide existing VSD areas (see attachment 2). This would significantly increase
the need for extensive community engagement as well as consultant services.
c) Expand focus of the project to consider areas not currently zoned VSD. This may not require
more significant effort beyond the work required in option 2, as it would likely focus on the
McKinley Hill and Strawberry Hill areas of the City. This option would require a similar level of
effort to identify areas where a VSD-20 and VSD-25 would be warranted and to quantify the
associated view impact of those height variations given distinct slope topography across the
City.

6. Policy Review (supplemental to the May 29 draft Assessment Report)
Following the Commission’s Public Hearing on ???, Commissioners raised questions for staff regarding
the policy basis for the View Sensitive District. Specifically, Commissioners were concerned that view
policies of the One Tacoma Plan are predominantly focuses on public views and scenic areas. In
response, staff is providing the following citations of policies that staff believe support the application
and the general intent of the View Sensitive District.









Policy DD–4.3 Encourage residential infill development that complements the general scale,
character, and natural landscape features of neighborhoods. Consider building forms, scale,
street frontage relationships, setbacks, open space patterns, and landscaping. Allow a range of
architectural styles and expression, and respect existing entitlements.
Policy DD–4.7 Emphasize the natural physical qualities of the neighborhood (for example, trees,
marine view, and natural features) and the site in locating and developing residential areas,
provided such development can be built without adversely impacting the natural areas. Where
possible, development should be configured to utilize existing natural features as an amenity to
the development.
Policy UF–13.2 Promote infill development within the residential pattern areas that respects
the context of the area and contributes to the overall quality of design.
Goal UF–13 Promote the unique physical, social and cultural character Historic Residential
Pattern Areas as integral to Tacoma’s sense of place.
Policy UF–13.2 Promote infill development within the residential pattern areas that respects
the context of the area and contributes to the overall quality of design.
Policy UF–13.4 New development should be oriented to take advantage of the view of
Commencement Bay and the Tacoma Narrows and to preserve significant public views.

The following Pattern Areas currently utilize View Sensitive District Overlays.
 Pattern Area 1: Post-War Slopes These areas were primarily developed during the post-war
period and is characterized by the prevalence of garages, curvilinear streets, and cul-de-sac
development. The disrupted street grid limits route directness but lends itself to a sense of
2020 Amendments – Narrowmoor VSD Application
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privacy and security within neighborhoods. Houses tend to be ranch, double-ranch, or more
contemporary building styles, often with garages more prominently situated at the front of the
structure and facing the street, as alleys are rare. Many homes have long frontages and are
typically 1–1.5 stories as the area includes view overlays.
Pattern Area 3: Pre-War Compact This is Tacoma’s most historic section of residential
development, and also some of the densest neighborhoods in Tacoma, containing homes
ranging from pre-1900 to the current era. The street grid is very well connected and blocks tend
to be fairly short, supporting a highly walkable environment. This area has a variety of prezoning non-conforming lot sizes, prevalent alleyways, many large historic homes, and a mix of
residential types and non-residential uses blended within the historic fabric. A significant portion
of this area is built on dramatic slopes with home designs emphasizing views of Commencement
Bay and Puget Sound.

7. Assessment of the Application
The applications were reviewed against the following assessment criteria pursuant to TMC 13.02.045:
a) If the amendment request is legislative and properly subject to Planning Commission review, or
quasi-judicial and not properly subject to Commission review.
Staff Assessment: The amendment is legislative and properly subject to Planning Commission
review.
b) If there have been recent studies of the same area or issue, which may be cause for the
Commission to decline further review, or if there are active or planned projects that the
amendment request can be incorporated into.
Staff Assessment: In 2015 there was a request to create a conservation district for the West
Slope area, while this request is different in scope staff could see a compelling argument that
the primary intent is the same. In 2017 the Planning Commission and City Council considered
amending the View Sensitive Overlay District code on a citywide basis and opted to table the
idea due to other priorities and staffing resources.
c) If the amount of analysis necessary is reasonably manageable given the workloads and resources
of the Department and the Commission, or if a large-scale study is required, the amendment
request may be scaled down, studied in phases, delayed until a future amendment cycle, or
declined.
Staff Assessment: If this action is restricted to the Narrowmoor Additions area (approximately
330 parcels) exclusively this request could potentially fit into the 2020 work plan for the
Planning Commission and the Long Range Planning group. This proposal would also potentially
be more manageable with engagement of a consultant to assist independent technical
evaluation necessary.
If, however, the policy direction is to consider evaluating the View Sensitive Districts at the
citywide level this would be of a sufficient scope that it will require significantly more consultant
services to support the review and height impact analysis as well as a greater commitment of
staff and consultant services to a broader, community wide engagement effort.
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8. Recommendation
According to TMC 13.02.045, the Planning Commission will review this assessment and make its decision
as to:
a) Whether or not the application is complete, and if not, what information is needed to make it
complete;
b) Whether or not the scope of the application should be modified, and if so, what alternatives
should be considered; and
c) Whether or not the application will be considered, and if so, in which amendment cycle. The
Planning Commission shall make determinations concerning proposed amendments.

Staff recommends that the Planning Commission accept the application to create a VSD-20
Overlay District and forward it into the technical analysis phase of the 2020 Amendment
Process, with the following modification to the scope of work:





Expand the area of applicability for this review to include the areas where preliminary LIDAR
data suggests the greatest concentration of properties that have potential to benefit from a 20
foot building height restriction. In addition to the areas depicted in Exhibit A staff also
recommends a preliminary analysis of the applicability to the McKinley Hill/Strawberry Hill areas
of the City be conducted.
Consider cross sections of slopes in the West End, North End, East Side, and Northeast Tacoma
to consider the impact of height limitations (20’ vs 25’) in determining the appropriate height
overly;
Assess the general building height characteristics within these broader areas.

If the Commission agrees with the staff recommendation, staff would begin the process of
soliciting consultant services to support the effort and working with the Planning Commission
to refine the data needs, view analysis, and applicability criteria that could be used to inform
the Commission’s analysis and recommendations.
Staff does not recommend that the View Sensitive Code be extensively modified, however,
there may also be opportunity for some minor modifications such as the addition of intent
language and a clarification of the existing language which may have become non-applicable.
9. Exhibits:
A – Preliminary LIDAR data
B – 1988 View Sensitive Area Study (contained on USB drive, available to the general public by
request)
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Preliminary LIDAR Data – Potential VSD-20 Areas
5

4
3

6

7

2

1

Possible areas of applicability for VSD 20

4- North Mildred Street & North Parkside Lane Area
5- Sea View Terrace/Beverly Heights/Scenic View Heights

View Sensitive Overlay District Boundary
1-Narrowmoor (Application)
2- Narrows Bridge Addition/Tacoma Olympic View Addition/Miller’s Panorama Park
3- North Vassault Street & North 45th Street

6- Old Town – Not recommended for inclusion based on
LIDAR data
7- Pointe Woodworth – Not recommended for inclusion
based on LIDAR Data

The following series of LIDAR map images provides an indication of various locations around the City of Tacoma
that could potentially benefit from a proposed 20 foot building height limitation. The LIDAR data suggests that
there are areas that have similar height profiles and characteristics to the Narrowmoor area.

A few notes on the LIDAR map pages:
The City of Tacoma GIS team staff has confidence in the data and indicates it is high quality when compared to
LIDAR data being used elsewhere, there is an approximate margin of error at around 1 foot. The map tool does
appear to offer good insight into the overall height profiles of the VSD areas of Tacoma. A key is included with
the following map pages for reference, the gray tones indicate heights below 20 feet, and the generally warmer
colors indicate heights above 20 feet. Point Woodworth is included primarily as a contrasting reference, the area
is within the VSD overlay however given the LIDAR data it is clearly a homogenously 25 foot building height
development.
Staff does acknowledge low clarity on the LIDAR slides in the packet but provides them to be used at this time as
just a very general reference showing broad height profile of the given area, not to provide clarity down to the
individual property level. If the application is accepted, staff will continue working to ensure that the Commission
has the highest quality reference materials including access to larger and more detailed maps with more
individual focus on the given areas as well as any additional materials based on the preference of the Planning
Commission.

Narrowmoor

Area built out from the early 1950s to mid-1960s.

Narrows Bridge Addition/Tacoma Olympic View Addition/
Miller’s Panorama Park

Area built out in the late 1950s through Mid-1960s. Several newer homes and many
very extensive addition/remodels.

North Vassault Street & North 45th Street Area

Area built out between the mid-1960s to the early 1980s.

North Mildred Street & North Parkside Lane Area

Area built out between the late 1990s to early 2000s

Sea View Terrace/Beverly Heights/Scenic View Heights

Area built out in the mid-1960s. A few newer homes built in the 1990s to present.

Old Town

Old Town contains a variety of residential and commercial structures developed from
the late 1800s through the early 2000s.

Pointe Woodworth

Development built out in the late 1990s to early 2000s.
*Development is primarily zoned R-2-PRD-VSD
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Application:

Transportation Master Plan (TMP) Amendments

Applicant:

Public Works Department

Summary of
Proposal:

Amending the TMP (the transportation element of the One Tacoma
Comprehensive Plan) by updating policies, priority networks, project list, and
performance measures; incorporating the Tacoma Mall Neighborhood Subarea
Plan; making changes to support multimodal level of service, impact fees, or
Vision Zero, a plan to eliminate traffic fatalities and serious injuries; and
incorporating the Dome District Business Association’s request to strengthen
pedestrian priorities in the Downtown Regional Growth Center.

Location and
Size of Area:

Citywide

Current Land
Use and Zoning:

Various

Neighborhood
Council Area:

Citywide

Staff Contact:

Jennifer Kammerzell, (253) 591-5511, jkammerzell@cityoftacoma.org
Lihuang Wung, (253) 591-5682, lwung@cityoftacoma.org

Public Scoping Comments and Staff Responses:
The Planning Commission conducted a public scoping hearing on June 19, 2019 on the proposed scope of
work for the application, and kept the hearing record open through June 21, 2019 to accept written
comments. The following are a summary of the comments received and the corresponding responses
from staff:


Comment (testimony) – As dereferenced in the Dome District Business Association’s (DDBA)
application that is included in this TMP Amendments application as an attachment, there is not
enough focus on pedestrians in the TMP. The TMP Amendments should center on truly
understanding how the pedestrians deal with the streets and other public spaces.
Staff Response: The DDBA’s application to the Transportation Commission submitted in 2018
requests to strengthen pedestrian priorities in the Downtown Regional Growth Center. Public Works
staff and the Transportation Commission have already recommended including the request for
evaluation as part of the TMP Amendments. The TMP’s role is to help Tacoma consider its
transportation systems, how well they’re functioning and what needs, including funding, will be
necessary over the next 25 years and beyond.
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Comment (written comments) – The commenter suggested a comprehensive project of “6th Avenue
Corridor Walkability and Mobility Improvements” located on 6th Avenue from Ainsworth to Alder
that would include major components of “Rework the Sprague/Division/6th Avenue intersection”,
“Extend protected bike lanes through the 6th Avenue Business District on 6th Avenue”, and “Reduce
Parking Requirements for Housing Developments Along 6th Avenue from Sprague to Yakima.” The
commenter also argued for the potential benefits of each component and provided supplemental
materials including sample photos of roundabouts and bike lane treatments and an article regarding
the conversion of street parking into bike lanes.
Staff Response: The proposed project and associated information will be added to the scope of work
for the TMP Amendments, to be reviewed by the Transportation Commission starting this fall. Staff
notes that currently there are several projects listed in Appendix B of the TMP document, as shown
below. Some of them may be conflicting with each other.







6th Avenue Roundabout
Bike lanes on 6th Avenue between Ainsworth and Broadway, Walters Rd and Jackson,
Shared lane markings on 6th Avenue between Sprague and Jackson
6th Avenue from Sprague to Alder - Complete sidewalk network and provide crosswalks,
lighting, landscaping, and bulb-outs
6th Avenue – Jackson to Walters – Complete Streets/arterial improvement
6th Avenue – Jackson to Orchard – Traffic calming, install landscape medians on 6th Ave
between Jackson and Orchard

Staff also notes that the 6th Avenue corridor is also listed on the conflicted corridor that lists transit
(high capacity) as the primary priority and bike as secondary priority. A balance to support the
modes within the given right-of-way is required, as well as a study to analyze the impacts of
removing parking, eliminating turn lanes, and limited circulation. While there may be a low cost
interim project, an evaluation of impacts prior to implementation would be required.


Comment (from the Planning Commission) – What is the review timeline of the TMP amendments
for the Transportation Commission and the Planning Commission?
Staff Response: The tentative timeline is as follows, subject to change:
DRAFT Schedule for Transportation Master Plan Amendments 2019-2020
Date
Description of Work or Meeting
Transportation Commission review – Dome District application and Project
August 21, 2019
List/Modal Priorities
Transportation Commission review – Dome District application and Project
September 18, 2019
List/Modal Priorities
October 16, 2019
Transportation Commission review – Impact Fees
November 6, 2019
Planning Commission presentation – Status of Amendment Review
November 20, 2019
December 18, 2019
January 15, 2020
February 5, 2020
March 4, 2020
April 15, 2020
May 6, 2020
May 20, 2020

Transportation Commission review – Vision Zero and Impact Fees
Transportation Commission review – Vision Zero and Impact Fees
Transportation Commission TMP Amendments recommendation to the Planning
Commission
Planning Commission review
Planning Commission review and release for public review
Planning Commission public hearing
Planning Commission post-hearing review
Planning Commission recommendation to the City Council
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Staff Recommendation:
Staff recommends that the Planning Commission accept the TMP Amendments application, as reviewed
by the Commission on May 29, 2019, and forward it to the technical analysis phase of the 2020
Amendment process, with the understanding that (a) the Dome District Business Association’s request
has already been included in the scope of work of the application, (b) the “6th Avenue Corridor
Walkability and Mobility Improvements” project will be added to the scope of work, and (c) the review of
the TMP Amendments by the Transportation Commission and the Planning Commission will generally
follow the above-mentioned schedule.

2020 Amendments – Transportation Master Plan Amendments
Assessment of Application – Planning Commission Determination (7-17-19)
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2020 Annual Amendment
to the Comprehensive Plan and Land Use Regulatory Code
Assessment of Application
Planning Commission Determination
July 17, 2019
Application:

Minor Plan and Code Amendments

Applicant:

Planning and Development Services Department

Summary of
Proposal:

Minor revisions to the One Tacoma Comprehensive Plan and various sections of
the Tacoma Municipal Code, intended to keep information current, address
inconsistencies, correct minor errors, increase clarity, and improve provisions
that, through implementation of the Plan and the Code, are found to be unclear or
not fully meeting their intent. Proposed revisions are not intended to suggest
substantive or policy-level amendments to the Plan or the Code.

Location and
Size of Area:

Citywide

Current Land
Use and Zoning:

Various

Neighborhood
Council Area:

Citywide

Staff Contact:

Lihuang Wung, (253) 591-5682, lwung@cityoftacoma.org

Public Scoping Comments and Staff Responses:
The Planning Commission conducted a public scoping hearing on June 19, 2019 on the proposed scope of
work for the application, and kept the hearing record open through June 21, 2019 to accept written
comments. The following are a summary of the comments received and the corresponding responses
from staff:


Comment – Using vacant lots as temporary surface parking is not very temporary, and once parking
is there it is hard to change. This has been true for the Dome District and downtown for decades.
Stronger language in the Comprehensive Plan and the South Downtown Subarea Plan should be
provided to address this issue.
Staff Response: Staff recommends adding this issue to the scope of work for further analysis. Staff
acknowledges that the commenter made a reference to the following provisions as contained in the

South Downtown Subarea Plan:
Policy 1.4: Manage parking to support transit access and promote transit ridership.
Proposed Action 1.4.2: Avoid creating more surface parking lots in close proximity to South
Downtown transit stations; whenever possible locate parking below grade, or in above-grade
structures that are wrapped with active street-level uses.
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Comment – Regarding residential yard space, Ordinance No. 28511 (Tacoma Mall Neighborhood
Subarea Plan, April 20, 2018) has a loophole where developers would be able to reduce yard space
based on proximity to a public park or school even when the school or park is not accessible.
Staff Response: This issue has been partially addressed during the 2019 Amendment process. The
“Minor Plan and Code Amendments” application of the 2019 Amendment includes a list of proposed
amendments to the Tacoma Municipal Code (TMC), and #10 on the list would amend TMC
13.06.100.D and 13.06.300.G to clarify that open space located at a park or school associated with the
onsite open space/yard requirements of multifamily or mixed-use development must be accessible,
functional, and available on a long-term basis. This issue may need to be further studied and may
involve policy-level discussions within the context of open space, urban design, and public facilities
and services. Staff recommends adding this issue to the scope of work for further analysis.



Comment (from the Planning Commission) – At the meeting on June 19, 2019, upon concluding
the discussion on the Future Land Use Map Implementation application of the 2019 Amendment, the
Commission suggested a need to explore and study density bonus incentives in the R-3 and R-4L
Zoning Districts that would support the retention of existing structures while supporting an increase
in housing choices and minimizing disruption to existing neighborhood character. The Commission
requested that this issue be addressed in the 2020 Amendment process.
Staff Response: The issue of “Incentives for Retention of Existing Residential Structures” will be
added to the scope of work for the Minor Plan and Code Amendments.

Staff Recommendation:
Staff recommends that the scope of work for the Minor Plan and Code Amendments application be
modified with the addition of three issues as mentioned above and as depicted in the table below (items
17, 18 and 19) and that the Planning Commission accept the application as modified and forward it to the
technical analysis phase of the 2020 Amendment process, with the understanding that the scope of work
is subject to adjustments as deemed appropriate by the Commission as the analysis progresses.
No.
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.
11.
12.
13.
14.
15.
16.
17.
18.
19.

Subject
Flexibility for nonconforming commercial buildings in residential districts
Light Trespass into Any Residential Use
Rezone Modification
Emergency and Transitional Housing
Street Trees Applicability Section not consistent with Street Trees in
Development Standards section
TMC 13.06.645 Variances
Comprehensive Plan Preamble
Bicycle Parking for Schools
Commercial Districts adjacent to Residential Districts
Egress Windows
Option E Tap
Elevator Lobbies
Highland Hills Golf Course Zoning
Accessible Parking Requirement
Code Section Reorganization
Compliance with RCW 58.17
Temporary surface parking
Residential yard space
Incentives for Retention of Existing Residential Structures

2020 Amendments – Minor Plan and Code Amendments
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Plan/Code Section
13.06.630
13.06.503
13.05
13.06.700
13.06.502.B.2 and E.6
13.06.645
Introduction Chapter
13.06.512.D.
Building Code
Building Code
Building Code
Building Code
13.06.650.C.2.
Building Code
13.05, 13.06, 13.06A, 13.09
13.04
South Downtown Subarea Plan
13.06
13.06

Page 2 of 2

Agenda Item
D-3

City of Tacoma
Planning and Development Services

To:

Planning Commission

From:

Brian Boudet, Manager, Planning Services Division

Subject:

Planning Commission Annual Report for 2018-2019

Meeting Date:

July 17, 2019

Memo Date:

July 10, 2019

Action Requested:
Guidance and Approval.
Discussion:
At the next meeting on July 17, 2019, the Planning Commission will review and consider
approving the draft Planning Commission Annual Report for 2018-2019 (as attached) that
highlights the Commission’s accomplishments between July 2018 and June 2019 and outlines
the Planning Commission Work Program for 2019-2021.
Summary:
The annual report is prepared pursuant to Section 13.02.040.L of the Tacoma Municipal Code
that requires the Planning Commission to “develop the work program for the coming year in
consultation with the City Council and provide an annual report to the City Council regarding
accomplishments and the status of planning efforts undertaken in the previous year.” If
approved by the Commission, the annual report will be forwarded to the Council’s Infrastructure,
Planning and Sustainability (IPS) Committee for review and feedback.
Staff Contact:
 Brian Boudet, Planning Manager, bboudet@cityoftacoma.org or (253) 573-2389
 Lihuang Wung, Senior Planner, lwung@cityoftacoma.org or (253) 591-5682
Attachment:
1. Draft Planning Commission Annual Report for 2018-2019
(including Planning Commission Work Program for 2019-2021)
c:

Peter Huffman, Director

Planning and Development Services Department ❚ 747 Market Street, Room 345 ❚ Tacoma, WA 98402
(253) 591-5030 ❚ www.CityofTacoma.org/Planning

City of Tacoma
Planning Commission

Anna Petersen, Chair
Carolyn Edmonds
Ryan Givens
David Horne
Jeff McInnis
Brett Santhuff
Andrew Strobel
Alyssa Torrez
(vacant)

Planning Commission Annual Report 2018-2019
(For Planning Commission’s Review, July 17, 2019)
This report, prepared pursuant to the Tacoma Municipal Code, Section 13.02.040.L, highlights the
Planning Commission’s accomplishments between July 2018 and June 2019 and outlines the planning
work program for the general timeline of July 2019 through December 2021.

Part I. Accomplishments 2018-2019
A. Projects Reviewed:
1. 2019 Annual Amendment to the Comprehensive Plan and the Land Use Regulatory Code
(“2019 Amendment”) (www.cityoftacoma.org/2019Amendments)
The Planning Commission and planning staff implemented three new measures to enhance the
citizen engagement during the review process for the 2019 Amendment – conducting a public
scoping hearing to solicit citizens’ comments on the scope of work of the amendment package,
conducting a series of 5 open houses (one in each Council district) to inform citizens and
stakeholders of the status of the amendment and solicit feedback, and conducting two public hearings
to accommodate the anticipated large number of citizens commenting on various proposals contained
in the amendment package.
Major milestones of the Commission’s review of the 2019 Amendment package are as follows:
 May 2, 2018 – Reviewed draft scope of work for the 2019 Amendment
 June 6, 2018 – Conducted a Public Scoping Hearing
 June 20, 2018 – Completed the assessment process
 July 2018 through March 2019 – Technical analysis for various applications (a total of 21
review sessions)
 February and Mach 2019 – Conducted 5 open houses (one in each Council district)
 March 20, 2019 – Released 2019 Amendment package for public review
 May 1, 2019 – Public Hearing No. 1
 May 15, 2019 – Public Hearing No. 2
 May 29 and June 5, 2019 – Post-hearing debriefings
 June 19, 2019 – Made a recommendation to the City Council
The 2019 Amendment includes the following six applications:
(1) Future Land Use Map Implementation – This project seeks to improve the consistency between
the One Tacoma Comprehensive Plan and implementing zoning through the consideration of
area-wide rezones and Future Land Use Map amendments. Outcomes of this project are
intended to support the development of compact, complete and connected neighborhoods with a
variety of housing choices in close proximity to schools, parks, transit, and other amenities.
(www.cityoftacoma.org/FLUM)
(2) Shoreline Master Program Periodic Review – The proposed changes are intended to meet the
Shoreline Management Act (SMA) requirement for a periodic review of locally adopted Shoreline
Master Programs (SMPs). Local governments must review amendments to the SMA and Ecology
rules, evaluate recent changes to the comprehensive plan and development regulations, consider
changed circumstances, new information or improved data, then determine if local amendments
are appropriate. The SMP is a joint local-state regulatory program, and the Department of
Ecology (DOE) must approve locally-adopted SMPs before they can take effect.

Planning and Development Services Department ❚ 747 Market Street, Room 345 ❚ Tacoma, WA 98402
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(3) Affordable Housing Action Strategy Incorporation into the Comprehensive Plan – This
proposed amendment formally recognizes the Affordable Housing Action Strategy as an
implementation element of the One Tacoma Comprehensive Plan. Developed in 2018, the AHAS
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 is intended
to guide the City’s affordable housing strategies, program development, and investments over the
next 10 years. (www.cityoftacoma.org/Housing)
(4) Historic Preservation Code Amendments – Proposed code amendments include: (1)
Establishment of a citywide demolition review process that would include review of demolition
permits for adverse effects to historically significant properties over a certain threshold as well as
clarify existing demolition review language in code; (2) Amendments to clarify the nomination and
designation process; and (3) Increasing effectiveness of Historic Conditional Use Permit by
clarifying elements of listed properties eligible for Conditional Use, as well as potential expansion
of use pallet. (www.cityoftacoma.org/HistroicPreservation)
(5) Manitou Potential Annexation – Proposed Future Land Use Designations and Zoning Districts
for the Manitou Potential Annexation Area, to be effective if and when the annexation occurs.
(www.cityoftacoma.org/Manitou)
(6) Minor Plan and Code Amendments – Minor amendments to various sections of Chapters 1.37,
8.30, 13.04, 13.05, 13.06, 13.06A, and 13.09 of the Tacoma Municipal Code.
(7) Commercial Zoning Update – The project was initially included in the 2019 Amendment
package. Upon further review on October 3, 2018, the Commission concurred with staff’s
suggestion to remove it from the 2019 Amendment and forward it to off-cycle analysis. The
project will amend General and Neighborhood Commercial zoning district use and development
standards to ensure a more consistent, pedestrian and transit supportive urban environment.
2. 2020 Annual Amendment to the Comprehensive Plan and the Land Use Regulatory Code
(“2020 Amendment”) (www.cityoftacoma.org/2020Amendment)
The Planning Commission reviewed the draft scope of work for the four applications included in the
2020 Amendment package on Mya 29, 2019; conducted a Public Scoping Hearing on June 19, 2019;
and accepted the four applications on July 17, 2019, and moved them forward for technical analysis.
The four applications include:
(1) Heidelberg-Davis Land Use Designation – Metro Parks Tacoma seeks to change the land use
designation for the subject site near Cheney Stadium from “Parks and Open Space” to “Major
Institutional Campus” on the Future Land Use Map and in the One Tacoma Comprehensive Plan.
The designation would allow for major campus complexes such as office, educational and
healthcare facilities. Cheney Stadium and Foss High School are presently designated Major
Institutional Campus.
(2) West Slope Neighborhood View Sensitive Overlay District – The West Slope Neighborhood
Coalition seeks to amend the existing View Sensitive Overlay District (VSD) code requirements
as it pertains to the Narrowmoor Additions, which is an approximately 349-lot subdivision within
the West Slope area of Tacoma. The proposal would decrease allowed building height from 25
feet to 20 feet in the VSD within the subject area only.
(3) Transportation Master Plan Amendments – Public Works Department seeks to amend the
Transportation Master Plan by updating policies, priority networks, project list, and performance
measures; incorporating the Tacoma Mall Neighborhood Subarea Plan; making changes to
support multimodal level of service, impact fees, or Vision Zero, a plan to eliminate traffic fatalities
and serious injuries; and incorporating the Dome District Business Association’s request to
strengthen pedestrian priorities in the Downtown Regional Growth Center.
(4) Minor Plan and Code Amendments – Planning and Development Services Department
proposes a number of minor, non-policy revisions to the One Tacoma Comprehensive Plan and
the Tacoma Municipal Code, intended to update information, address inconsistencies, correct
errors, increase clarity, and improve the efficiency of implementation of the Plan and the Code.
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3. Tideflats Area Land Use Interim Regulations
The Commission received an informational briefing on October 17, 2018, concerning the Tideflats
Interim Regulations that had been enacted by the City Council on November 21, 2017, per Amended
Ordinance No. 28470, based on the Commission’s recommendation made on October 4, 2017. The
interim regulations stipulate expanded public notification of heavy industrial use permits, temporary
prohibition of new non-residential uses on the Tideflats, temporary prohibition of certain types of new
heavy industrial uses, and temporary prohibition of new residential development along Marine View
Drive and NE Tacoma slopes. The one-year interim regulations were reauthorized, with a 6-month
extension (effective through May 13, 2019), by the City Council on November 13, 2018, per
Ordinance No. 28542, and again extended for 6 months (effective through November 14, 2019) on
May 14, 2019, per Ordinance No. 28583. (www.cityoftacoma.og/TideflatsInterim)
4. Residential Infill Pilot Program
The pilot program was originally established by the City Council on December 1, 2015, per Ordinance
No. 28336, aimed to promote innovative residential infill development and improve housing choice in
Tacoma. Based on lessons learned after the initial implementation of the program, the Council
adopted Resolution No. 39886 on December 12, 2017, requesting the Planning Commission to
consider certain modifications to the program. The Commission reviewed the Council’s request on
May 16, 2018 and recommended that the Detached Accessory Dwelling Unit (DADU) component be
addressed separately from the pilot program. The Commission reviewed the scope of work for the
next phase of the pilot program (“Phase 2.0”) on April 3, 2019, and explored three options: (1) Open
up new spaces in existing categories; (2) Open up new spaces and add new categories; and (3)
Open up new spaces and add flexible categories. The Commission generally preferred a combination
of Options 1 and 3, and will continue to discuss the matter in the future. (www.cityoftacoma.org/Infill)
5. Detached Accessory Dwelling Units (DADUs)
Lessons learned from the Residential Infill Pilot Program has suggested a redirected effort toward
increasing capacity by allowing Detached Accessory Dwelling Units (DADUs) outright in single family
zoning districts. On July 18, 2019, the Commission reviewed the proposed scope of work for moving
DADUs from the pilot program and into a comprehensive Accessory Dwelling Units (ADU) code that
would cover detached and attached types. The Commission conducted subsequent reviews of the
subject on August 1 and September 5, conducted a public hearing on the proposed ADU regulations
on October 3, and made a recommendation to the City Council on October 17, 2018. The City
Council (including the Infrastructure, Planning and Sustainability Committee) reviewed the
Commission’s recommendation from December 2018 to March 2019 and adopted the regulations,
with some modifications, on March 19, 2019, per Amended Ordinance No. 28576, setting the
effective date of the regulations on May 1, 2019. (www.cityoftacoma.org/DADU)
6. Urban Design Program
The Urban Design Program is a proposed long-term program with a focus on delivering urban design
services to customers in the Planning and Development Services Department, to other City
departments, and through external public and private partnerships. The initial phase of this project
focuses on the development of a Design Review Program and includes extensive public engagement,
design guidelines, administrative procedures, and municipal code amendments. The Commission
reviewed the subject on April 3 and June 19, 2019. (www.cityoftacoma.org/UrbanDesign)
7. Capital Facilities Program (CFP)
In early 2018, the City began the biennial amendment process for updating the CFP, an element of
the One Tacoma Comprehensive Plan, from 2017-2022 to 2019-2024. The Commission reviewed the
subject on April 18 and May 16, conducted an open house and a public hearing on June 20, and
made a recommendation to the City Council on July 18, 2018. (www.cityoftacoma.og/OneTacoma)
8. Open Space Current Use Assessment
A private application was submitted to Pierce County in July 2018 to classify approximately 3.13
acres of a total 4.17 site in West Tacoma as Open Space under the Current Use Assessment
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program. Open Space Current Use Assessment (OSCUA) is a voluntary program created by the state
legislature to incentivize private conservation of valuable open space assets. The classification, if
approved, would reduce the property tax rate for the open space area in an amount proportional to
the open space benefits the area provides to the general community. For properties within
incorporated cities, Pierce County and the City jointly review the proposals. The Planning
Commission reviewed the application and associated staff analysis on October 17, 2018, conducted a
public hearing on December 5, 2018, and on the same night, made a recommendation to the City
Council for approval. The City Council approved the application on March 19, 2019, per Resolution
No. 40257. The application is subject to the final approval of the Pierce County Council anticipated to
occur in summer of 2019.
9. Airport Compatibility Overlay District
This project evaluates the findings and recommendations of the Joint Land Use Study (JLUS) for
Joint Base Lewis-McChord (JBLM), and implements strategies for addressing compatibility with the
airport and its Accident Potential Zone (specifically APZ-II in South Tacoma). The key proposal
involves enacting an Airport Compatibility Overlay District corresponding with the APZ-II, and
amending related sections of the Tacoma Municipal Code (including adding a new Section 13.06.585
entitled “Joint Base Lewis McChord Airport Compatibility Overlay District”). The Commission reviewed
the subject on June 20 and September 19, 2018; conducted a community meeting on October 24 and
a public hearing on November 7; conduced a follow-up review on December 19, 2018, and made a
recommendation to the City Council on January 16, 2019. The City Council adopted the proposed
overlay
district
on
June
25,
2019,
per
Ordinance
No.
28592.
(https://www.cityoftacoma.org/cms/one.aspx?portalId=169&pageId=117905)
10. Tacoma Dome Link Extension (TDLE)
The TDLE is the planned extension of Central Link light rail service from Federal Way to the Tacoma
Dome area. As a part of the Sound Transit 3 (ST3) package approved by voters in 2016, the TDLE
system would include four stations (South Federal Way, Fife, East Tacoma, and Tacoma Dome), two
parking garages (South Federal Way and Fife), and an operations and maintenance facility along the
9.7-mile corridor. Sound Transit has developed potential EIS alternatives through an early scoping
process and two levels of alternatives evaluation conducted in 2018-2019, and is expected to define
the scope of work for the EIS in summer 2019. The Planning Commission conducted a joint session
with the Transportation Commission to review the subject on March 20, 2019 and consider providing
scoping comments to Sound Transit; considered a draft letter of recommendation to Sound Transit on
April 3, based on a draft letter prepared by Commissioner Santhuff who has been the Commission’s
designated participant to Sound Transit’s Stakeholders Group for the TDLE; and finalized the letter of
recommendation on April 17, 2019. The letter was incorporated into the City Council’s scoping
comments on June 11, 2019, per Resolution No. 40346. (www.soundtransit.org/TDLink)

B. Meetings Conducted / Attended:
1. Commission Meetings:
Between July 2018 and June 2019, the Commission conducted 21 meetings and canceled 4. The
Commission also conduced 6 public hearings, as listed below:
Date

Public Hearing Subject

October 3, 2018
November 7, 2018
December 5, 2018

Accessory Dwelling Unit (ADU) Regulations
JBLM Airport Compatibility Overlay District
Open Space Current Use Assessment Application – Anderson Property

May 1, 2019

Public Hearing No. 1 for the 2019 Amendment
Public Hearing No. 2 for the 2019 Amendment, including a Joint Public
Hearing with the Department of Ecology
Public Scoping Hearing on the 2020 Amendment

May 15, 2019
June 19, 2019
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2. Community Meetings:
Individual Commissioners have been actively involved in various community meetings, such as the
Tacoma Dome Link Extension open houses (September 18, 2018 and April 17, 2019), the Tacoma
Dome Link Extension Stakeholders Group, Interagency Group and Elected Leadership Group
meetings (various dates during 2018-2019), the Pierce Transit’s Bus Rapid Transit on Pacific Avenue
project open houses (September 18, 19, 25, and 27, 2019), Manitou Annexation Community Meeting
and Walk-about (December 10, 2018 and April 24, 2019), the 2019 Amendment Open Houses and
Informational Meetings (February 21, February 25, February 27, March 13, March 18, May 1, and
May 15, 2019), the 2020 Amendment Scoping Informational Meeting (June 19, 2019), and the
Historic Preservation Month (May 2019), just to name a few.
3. Meetings with Individual Commissioners:
Brian Boudet, Planning Manager and senior staff held informal meetings over lunch with individual
Commissioners from January 8 to March 8, 2019, to discuss planning projects currently under review,
issues of interest or concern, and the operation of the Commission. Feedback from the
Commissioners addressed a wide variety of subject matters, such as presentations and adequate
time for discussion, agendas and minutes, recruitment and orientation of new Commissioners,
outreach and open houses, geographical correlation of public comments, approval a denial of
applications for annual amendments, design review, and the 2019 APA WA Conference in Tacoma.
C. Membership Status (July 2018 – June 2019):
Council District / Expertise
Area
District No. 1

Commissioner

Appointment

Andrew Strobel

Appointed in July 2017
Reappointed on June 12, 2018;
Resigned on June 5, 2019
Reappointed on June 12, 2018
Reappointed in June 2016;
Re-elected Chair in September 2018;
Term expired on June 30, 2019
Appointed on June 4, 2019;
Term starting on July 1, 2019
Appointed on June 12, 2018
Reappointed in July 2017
Reappointed on June 4, 2019;
Re-elected Vice-Chair in September 2018
Appointed in July 2017

District No. 2

Dorian Waller

District No. 3

Brett Santhuff
Stephen Wamback

District No. 4
Alyssa Torrez
District No. 5

David Horne

Development Community

Jeff McInnis

Environmental Community

Anna Petersen

Public Transportation
Carolyn Edmonds
Architecture, Historic Preservation,
Ryan Givens
and/or Urban Design

Reappointed on June 4, 2019

Part II. Planning Commission Work Program for 2019-2021 (Attached)
Attached is the “Planning Commission Work Program for 2019-2021”, dated July 17, 2019, which
includes two components – a list of projects and issues and a work program tracking/schedule.
The Work Program contains projects and planning activities slated for completion or in substantial
progress during the general timeframe of July 2019 through December 2021. These projects and
activities are primarily mandated by legislation or initiated by the City Council and are within the Planning
Commission’s review and recommendation authority.
The Work Program is subject to changes that may be made in response to legislative requirements,
community requests, Council priorities, budget and staffing constraints, or other emerging situations.
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Planning Commission Work Program (2019-2021)
Planning Commission Recommendation
July 17, 2019

Expected Completion in 2019
Open Space Current Use Assessment – Anderson (private application)
Accessory Dwelling Units (ADUs) – Permanent Regulations

Adopted March 2019

JBLM Airport Compatibility Overlay District
2019 Amendment Package

Approved March 2019
Adopted June 2019

Expected Adoption September 2019



FLUM Implementation – Phase 2: Residential Area-wide Rezones



Shoreline Master Program – 2019 Periodic Review



Affordable Housing Action Strategy (AHAS) – Incorporation into Comprehensive Plan



Historic Preservation Code Improvements – Demolition Review



Manitou Potential Annexation – Plan and Zoning Amendments



Minor Plan and Code Amendments

Tideflats Interim Regulations – Extension (every 6 months)

Next Adoption October 2019

Expected Completion in 2020 (preliminary)
Infill Pilot Program 2.0
Commercial Zoning Update – Phase 1: Revised Commercial Zoning Framework
Public Notice and Engagement – Comprehensive Review
2020 Amendment Package


Heidelberg-Davis Land Use Designation (Private Application)



View Sensitive Overlay District Review (Private Application)



Transportation Master Plan Amendments (coordinated with TC and PW)



Minor Plan and Code Amendments

Urban Design Studio – Development/Creation
Planning Commission Work Program (2019-2021)
(Planning Commission Recommendation, July 17, 2019)
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2021-2026 Capital Facilities Program (CFP)
AHAS Implementation – Accessory Dwelling Unit Review
AHAS Implementation – Affordable Housing Incentives Code Review
Tideflats Interim Regulations – Extension (every 6 months)

Expected Completion in 2021 (very preliminary)
AHAS Implementation – Tacoma Mall Inclusionary Zoning Pilot Update
AHAS Implementation – Mixed-Use Center & Downtown Bonus Program Update
2021 Amendment Package


FLUM Implementation – Phase 3: Commercial Area-wide Rezones



Open Space Corridors – Phase 2 (Geohazard Areas)



Institutional Zoning Review



One Tacoma Plan Implementation – Downtown Plan Integration



One Tacoma Plan Implementation – Historic Preservation Plan Integration



Minor Plan and Code Amendments

Pacific Avenue Corridor Plan (tied to Pacific Ave. BRT)
AHAS Implementation – Growth Strategy Evaluation to Promote Housing Options
One Tacoma Plan 2023 Periodic Update – Scoping (including LOS review)
Tideflats Subarea Plan

Planning Commission Work Program (2019-2021)
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On-going Planning Issues










Six-Year Comprehensive Transportation Program
Joint Meetings of the Planning Commission with appropriate groups (e.g., the
Landmarks Pres. Commission, Transportation Commission, and Neighborhood Councils)
Transportation Master Plan Implementation, in coordination with the Transportation
Commission (e.g. impact fees study, transportation network planning, streetscape
design guidance, signature trails development, etc.)
Light Rail Expansion projects (including the Hilltop Links to Opportunity Program, ST3
Tacoma Dome Link Extension, Tacoma Link Extension, etc.)
Historic Preservation, in coordination with the Landmarks Preservation Commission (e.g.
TDR, integration of Historic Preservation Plan with One Tacoma Plan, educational
programs, etc.)
Tacoma Mall Neighborhood, Hilltop, North Downtown and South Downtown Subarea
Plans – Implementation
Residential Infill Pilot Program – Implementation and project reviews
Citizen Participation and Public Outreach Enhancements

Regional and Cross-Jurisdictional Issues





Pierce County Parkland/Spanaway/Midland (PSM) Community Plan
Regional Transportation Issues, in coordination with the Transportation Commission
(e.g. Tacoma LINK and Central LINK Light Rail Expansions, Pacific Avenue BRT Study)
PSRC Regional Centers Framework Update, Vision 2050, GMA review, Buildable Lands
PCRC County-Wide Planning Policies, County-level Centers Update

Emerging and Deferred Issues

















One Tacoma – 2023 Periodic Update
Neighborhood/Corridor Plans (includes TOD corridor planning)
Mixed-Use Centers Implementation Programming (Revitalization Strategies)
MUC Core/Pedestrian Street Review
Parking Update (RPA, refinements along light rail, Mixed-Use Centers, design, etc.)
Potential Local Historic Districts – coordinated with LPS (College Park, Stadium, etc.)
20-minute Neighborhood and Urban Growth Baseline Analysis
Urban Forestry Implementation (landscaping, tree-preservation, open space, etc.
(coordinate with ES)
Street Typology and Designation System Review
Downtown Subarea Plans – Periodic Review/Update (maybe coordinate with 2023
Periodic Update)
Form-based Residential Standards (lot coverage, FAR, etc.)
Watershed-level Environmental Planning
Unified Development Code
Sign Code Update
Pre-Annexation Planning (Browns Point/Dash Point, Parkland/Spanaway)
Greenhouse Gas standards and review

Planning Commission Work Program (2019-2021)
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Work Program Tracking - Planning Commission & Council Legislative Items
July 17, 2019
Project

Q3 2019

JBLM Accident Potential Zone

«

2019 Amendment Package

«

FLUM Implementation - Phase 2 (Residential)

«

Shoreline Master Program - 2019 Periodic Review

«

Manitou Annexation - Plan and Code Amendments

«

Affordable Housing Policy - AHAS Integration

«

Historic Preservation Code Improvements - Demo

«

Minor Plan and Code Amendments

«

Q4 2019

Q1 2020

Q2 2020

Tideflats Interim Regulations (Extensions)

Q3 2020

Q4 2020

Q1 2021

Q2 2021

Q3 2021

Q4 2021

»

Infill Pilot Program 2.0

«

Commercial Zoning Update - Phase 1 (Framework)

«

Public Notice and Engagment Review
2020 Amendment Package
Heidelberg Land Use Designation (MetroParks)
View Sensitive Overlay District Review (WSNC)
2020 Transportation Master Plan Amendments
Minor Plan and Code Amendments
Urban Design Studio - Development/Creation

«

Capital Facilities Program for 2021-2026
AHAS - ADU Review
AHAS - Affordable Housing Incentives Code
AHAS - Tacoma Mall IZ Pilot Program Update
AHAS - MUC/Downtown Bonus Program Update
2021 Amendment Package
FLUM Implementation - Phase 3 (Commercial)
Open Space Corridors - Phase 2 (Geohazard Areas)
Institutional Zoning Review
Historic Preservation Plan Update/Integration
Downtown Subarea Plan Update/Integration
Pacific Avenue Corridor Plan
AHAS - Growth Strategy Evaluation
One Tacoma Plan 2023 Periodic Update (Scoping)
Tideflats Subarea Plan

»
«
Color Key
Groundwork (Preparation, Initial Research, Outreach Strategy, etc.)
Scoping (Alternatives Analysis, Initial Engagement, etc.)
Analysis and Outreach
PC Release, Hearing and Recommendation
CC Review, Hearing and Decision
Implementation

»

