Req. #20-0652

Amended 10-20-20

ORDINANCE NO. 28695
1
2
3
4
5
6

AN ORDINANCE relating to the Residential Infill Pilot Program; amending Title 13
of the Tacoma Municipal Code, Land Use Regulatory Code, by amending
Chapters 13.05 and 13.06 thereof to reauthorize, extend, and modify the
Residential Infill Pilot Program.
WHEREAS, in December 2015, pursuant to Amended Ordinance No. 28336,
the City Council enacted Tacoma Municipal Code (“TMC”) 13.05.115, Residential
Infill Pilot Program (“Program”), which was subsequently reorganized under

7
8
9

TMC 13.05.060, pursuant to Ordinance No. 28613, for the following housing types:
(1) Detached Accessory Dwelling Units (“DADU”) in single-family zoning districts;

10

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

11

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

12

in most residential districts, and

13
14

WHEREAS the Program is intended to promote innovative residential infill

15

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

16

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

17
18

WHEREAS, based on the initial success of the Program and in response to
the evolving landscape of growth and development of Tacoma’s housing supply,

19
20

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

21

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

22

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

23

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

24

increase predictability, and

25
26
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WHEREAS the proposed amendments will allow for six new spaces for each
1
2

project type in each of the five Council Districts, for a total of 30 projects per type, or
120 total projects; will address affordability through the development of additional,

3
4

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

5

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

6

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

7
8

WHEREAS, on October 6, 2020, a public hearing was held before the City
Council to receive comments on the proposed reauthorization, extension, and

9
10

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

11

BE IT ORDAINED BY THE CITY OF TACOMA:

12

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

13
14

amended as set forth in the attached Exhibit “A.”
Section 2. That Chapter 13.06 of the TMC is hereby amended as set forth

15
16
17

in the attached Exhibit “B.”
Section 3. That the Planning Commission is directed to forward a package

18

of recommended Comprehensive Plan amendments by May 2021 and a full

19

package of implementing zoning, along with appropriate standards and processes

20

to ensure that infill development complements neighborhood patterns, promotes

21
22

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

23

establishes a high quality of design requirements, and incentivizes affordability

24

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

25

for City Council consideration by December 2021.

26
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Section 4. That the City Manager, or designee, is directed to provide
1
2

updated information about the status and results of the program to the City Council
two times per year commencing by May 2021 to be considered with the Planning

3
4

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

5
6

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

7

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

8

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

9
10
11

predominantly single-family neighborhoods.
Passed

October 20, 2020

12
13
14

Mayor
Attest:

15
16
17

City Clerk
Approved as to form:

18
19
20

Deputy City Attorney
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23
24
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EXHIBIT “A”
1

CHAPTER 13.05
LAND USE PERMITS AND PROCEDURES

2
3

***

4

13.05.010 Land Use Permits.
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A. Conditional Use Permits.
***
7. Infill Pilot Program.
a. Two-family development on corner lots may be allowed by conditional use permit in R-2 Districts. In
addition to the General Criteria, a conditional use permit for a two-family or townhouse dwelling unit in
R-2 Districts shall only be approved upon a finding that such use is consistent with all of the following criteria:
(1) The proposed lot is a corner lot with has a minimum lot size of 6,000 square feet in size. Corner lots
provide an opportunity for two-family or townhouse development to be integrated in the neighborhood in a
context-responsive manner that is consistent with the single-family detached character of the district.
(2) The proposal is consistent with the Residential Infill Pilot Program criteria contained in TMC 13.05.060.
(3) The proposed two-family or townhouse development is designed to present the general appearance of a
detached single-family dwelling through one of the following two design approaches consistent with the
following:
(a) Development must respond to the context and neighborhood and single-family structures through
massing, bulk, materials, landscaping, and building placement.
(b) Each unit must have a primary entrance directly accessed from adjacent street.
Each unit is oriented onto a different street frontage designed in a similar manner to the street fronting façade
of a detached single-family house. Or, each unit is accessed through a shared entrance.
(4) The proposed structure is designed to resemble a detached single-family house in terms of architecture,
bulk, front and rear setbacks, and location of parking in a designated rear yard. The site shall provide the
required rear yard of the R-2 District on one side of the structure. Each unit shall provide no more than one
off-street parking space. In the case of conversion of an existing single-family dwelling to a two-family
dwelling, the existing architectural features shall be maintained to the maximum extent practicable.
(5) Applications for two-family and townhouse dwelling units in R-2 Districts shall be processed in
accordance with the provisions of TMC 13.05.060 and TMC 13.05.010.A. Pursuant to those requirements, the
applicant shall submit, in conjunction with the application, site plan drawings and drawings of building
elevations, information on building materials, and complete information indicating how the property will
meet the above criteria.
b. Multi-family development up to a maximum of six dwelling units may be allowed by conditional use
permit in the R-3 District and in the R-2 District if the development is a renovation of an existing structure
that does not increase building footprint. A conditional use permit for a multi-family dwelling unit in R-2 or
R-3 Districts shall only be approved upon a finding that such use is consistent with all of the following
criteria:
(1) The proposed lot is a minimum of 97,000 square feet in size.
(2) The proposal is consistent with the Residential Infill Pilot Program criteria contained in TMC 13.05.060.
(3) The proposed structure is designed to minimize the overall impression of density and bulk and to fit with
established neighborhood patterns. Access to dwellings shall be through a shared primary entrance. Parking
shall be limited to one space per unit, and shall be located to the rear of the site in a manner that obscures it
from view from the street frontage.
(4) Applications for multi-family dwellings in R-2 or R-3 Districts shall be processed in accordance with the
provisions of the Residential Infill Pilot Program provisions of TMC 13.05.060. Pursuant to those
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3

requirements, the applicant shall submit, in conjunction with the application, site plan drawings and drawings
of building elevations, information on building materials, and complete information indicating how the
property will meet the above criteria.
c. Between four and 24 Cottage Housing units may be allowed by conditional use permit in any residential
district except HMR-SRD. A conditional use permit for a Cottage Housing unit shall only be approved upon a
finding that such a use is consistent with all of the following criteria:
(1) The proposed lot is a minimum of 7,000 square feet in size.

4

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

1
2

5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25
26

(3) The proposed development is designed to provide variety in unit sizes, building and site features, and site
design elements. Landscaping shall be designed in an attractive way and according to a coherent design.
Residential units are laid out to be oriented to the public right-of-way and shared open space. Building
massing is designed to have limited impact on neighboring properties and parking is to be off the alley, where
possible, and minimized through screening and landscaping.
(4) Applications for Cottage Housing units in all residential district except HMR-SRD shall be processed in
accordance with the provisions of the Residential Infill Pilot Program provisions of TMC 13.05.060 ,
TMC 13.06.080.C, and TMC 13.05.010.A. Pursuant to those requirements, the applicant shall submit, in
conjunction with the application, site plan drawings and drawings of building elevations, information on
building materials, and complete information indicating how the property will meet the above criteria.
d. Planned Infill Housing developments may be allowed by conditional use permit in any residential district
except HMR-SRD. A Conditional Use Permit for Planned Infill Housing shall only be approved upon a finding
that such use is consistent with all of the following criteria:
(1) The proposed lot is a minimum of 3,500 square feet in size in the R-3 Zone and 7,000 square feet in size in
all other zones.
(2) The proposal is consistent with the Residential Infill Pilot Program criteria contained in TMC 13.05.060.
(3) Development must respond to context and neighboring structures through massing, bulk, materials,
landscaping, and building placement.
(4) Buildings must orient entrances toward the public right-of-way and parking shall be located to the rear of
the site in a manner that obscures it from view from the street frontage.
(5) Applications for Planned Infill Housing units in all residential districts shall be processed in accordance
with the provisions of the Residential Infill Pilot Program provisions of TMC 13.05.060 and
TMC 13.05.010.A. Pursuant to those requirements, the applicant shall submit, in conjunction with the
application, site plan drawings and drawings of building elevations, information on building materials, and
complete information indicating how the property will meet the above criteria.
***

13.05.060 Residential Infill Pilot Program
A. Purpose.
To promote innovative residential infill development types, while ensuring that such development
demonstrates high quality building and site design that is responsive to and harmonious with neighborhood
patterns and character. In addition, the Pilot Program is intended to develop a body of successful, wellregarded examples of innovative residential infill in order to inform a later Council decision whether to finalize
development regulations and design standards for some or all of these infill housing types.
B. Term.
The Pilot Program will commence when infill design guidelines illustrating in graphic format the intent and
requirements of this section have been revised and updateddeveloped, with input from the Planning
Commission, and authorized by the Director. The Pilot Program will be reassessed as directed by the City
Council or by the Director. Once three six spaces in all of any of the categories haves been completed in each
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Council District in Tacoma, no additional applications will be accepted for that category until further Council
action has been taken.
C. Applicability.
The provisions of this section apply to the following categories of residential infill:
1. Two-family or townhouse development within the R-2 District;,
2. Multifamily development within the R-3 District., In addition, applications to the Infill Pilot Program for
renovations of existing structures that do not increase building footprint will be reviewed in the R-2 District;
and
3. Cottage Housing development within any residential district except the HMR-SRD District; and.
4. Planned Infill Housing option in all residential districts.
4. The pertinent provisions of TMC 13.06 regarding residential districts, the development and permitting
requirements described therein, as well as any other pertinent section of the TMC shall apply.
5. There shall be a minimum distance of 1,000 feet separating pilot program housing developments within the
same category.
D. Consistency with the TMC. Proposals submitted to the Infill Pilot Program must be consistent with the
provisions of TMC 13.06 regarding residential districts, the development and permitting requirements
described therein, as well as any other pertinent sections of the TMC that apply.
E. Submittals.
Proponents of any of the above innovative residential infill development types shall submit the following:
1. Site plan(s) showing proposed and existing conditions.
2. Building elevations from all four sides, showing proposed and existing conditions.
3. A massing study.
4. Photographs of any existing structures that will be altered or demolished in association with the proposal, as
well as photographs of the structures on adjacent parcels.
5. A narrative and any supporting exhibits demonstrating how the project will be consistent with the Pilot
Program intent and the provisions of this section.
6. Demonstration that the proposal would meet all pertinent TMC requirements, including those contained in
TMC 13.06.100.
7. A complete application, along with applicable fees, for any required land use permits, including a
Cconditional Uuse and Accessory Dwelling Unit pPermits. Such processes may require public notification
and/or meetings.
8. The Director reserves the right to request additional information and documentation prior to beginning the
City’s review.
EF. Review process.
The Director will convene a special advisory review body which shall function in an advisory capacity to
provide input prior to the Director or Hearing Examiner’s decision and conditions of approval.
1. This body will include the following representatives:
a. The Director or designee;
b. The Long Range Planning Manager or designee;
c. A City staff member with residential building and site development expertise;
d. A designee representing the area Neighborhood Council where the project is proposed;
e. An architect or urban design professional; and,
f. A representative of the Landmarks Preservation Commission, if the project is within an Historic or
Conservation District or would affect or be adjacent to historically significant properties.; and
g. The Current Planning Manager or designee.
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2. The Historic Preservation Officer shall be consulted to assess potential adverse impacts to historically
designated properties or properties eligible for historic designation. To mitigate or avoid adverse impacts,
conditions recommended by the Historic Preservation Officer may include:
a. Designation of the historically significant property to the Tacoma Register of Historic Places.
b. Avoidance of the historically significant property or minimizing exterior changes to the property.
c. Documentation and architectural salvage of the historically significant property, if demolition cannot be
avoided.
3. The special advisory review body will assess the consistency of the proposal with the following criteria. All
proposals submitted under the provisions of this section must demonstrate the following:
a. Responsiveness to the following basic neighborhood patterns established by existing development in the
area.
(1) Street frontage characteristics.
(2) Rhythm of development along the street.
(3) Building orientation on the site and in relation to the street.
(4) Front setback patterns.
(5) Landscaping and trees.
(6) Backyard patterns and topography.
(7) Architectural features.
(8) Historic character, if located within a designated Historic District.
(9) Whether adverse impacts to properties that are eligible for listing on a historic register can be mitigated.
b. Pedestrian-friendly design. The proposed development must provide direct and convenient pedestrian access
from each dwelling to abutting sidewalks and public pathways and must emphasize pedestrian connectivity.
The quality of the pedestrian experience within the site and in the abutting public right-of-way shall be high.
c. De-emphasize parking. The proposal must meet the parking requirements of TMC 13.06.090.C in a manner
that Parking is not required for projects in the Infill Pilot Program, but if parking is provided, the project
should de-emphasizes parking in terms of its prominence on the site and its visibility from the public right-ofway.
d. Minimize scale contrasts, shading and privacy impacts. The proposal must demonstrate that it will limit
abrupt changes in scale between the proposed development and existing buildings on adjacent parcels. Privacy
and shading impacts on abutting parcels must be prevented or reduced to a reasonable extent.
e. Create usable outdoor (or yard) spaces. The proposal must provide usable and functional outdoor or yard
space that will be an amenity to its residents.
f. Sustainable features. In the case of multifamily development in the R-3 District, and cCottage hHousing, the
proposal must provide documentation of the incorporation of sustainability features through one of the
following certification programs:
1. Built Green 3 Stars; or LEED Bronze; or equivalent.,
2. Greenroads Bronze rating if full new roadway sections are constructed as part of the project;
g. Consistency with code requirements. The proposal must be consistent with the applicable provisions of
TMC 13.06 and other applicable requirements. The Director has discretion to increase, decrease or modify
development standards including setbacks, height and parking in order to ensure the proposal is fully
consistent with the intent of the Pilot Program.
FG. Decision.
As part of the associated land use decision, the Director or Hearing Examiner shall determine whether the
proposal meets the intent of this section and incorporate conditions, as appropriate, into the land use and
building permit approvals. In the case of projects in historic or conservation districts, or individually
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designated landmarks, Landmarks Preservation Commission approval will be required pursuant to
TMC 13.05.040. The Director has discretion to increase, decrease, or modify development standards,
including setbacks, height, and parking, in order to ensure the proposal is fully consistent with the intent
of the Infill Pilot Program prior to issuance of a decision.
***
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EXHIBIT “B”
1

CHAPTER 13.06
ZONING
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***
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13.06.080 Special Use Standards
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13.06.080.C. Cottage Housing.
***
4. Use standards.
***
e. Maximum density.
Cottage housing developments are permitted 1.5two times the maximum number of dwelling units in the
applicable zoning district. For example, in the R-2 District a 20,000 square foot site is permitted four
5,000 square foot lots, or six eight cottage housing units.
f. Parking.
Each cottage unit is required to have one off-street parking space. Parking may be contained in detached
garages adjacent to dwelling units no larger than 250 square feet in floor area; in shared garages no larger than
1,200 square feet maximum floor area; or, in clustered parking areas with no more than four spaces per cluster.
g. Vehicular access.
Vehicular access shall be from the rear of the site whenever suitable access is available or feasibly can be
developed. If such access is not feasible, then driveway or private roads shall be minimized to the maximum
extent feasible. Driveways to individual units shall consist of paved runner strips or pervious surfacing.
h. Setbacks.
The external setbacks of the underlying zoning district shall apply, except cottage housing shall be allowed in
the rear yard when lot is located on an alley.
i. Separation between units.
All buildings must meet separation requirements as identified in applicable building codes.A minimum of 8
feet shall be provided between structures containing dwelling units.
***
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City Council and City Clerk
Ordinance - Adopting Proposed Amendments to Infill Pilot Program - October 13, 2020
September 29, 2020

SUMMARY AND PURPOSE:
An ordinance reauthorizing, extending, and modifying the Residential Infill Pilot Program (as Version 2.0), as
codified in the Tacoma Municipal Code, Section 13.05.060.

BACKGROUND:
In December 2015 the City Council passed Amended Ordinance No. 28336 enacting the Infill Pilot Program for the
following housing types: detached accessory dwelling units in single-family zoning districts; two-family
development on corner lots in the R-2 single-family district; small-scale multifamily development in the R-3
district; and cottage housing in most residential districts. Three of each infill housing type were accepted into the
Pilot Program and, if approved, allowed to apply for development permits.
The intent of the Pilot Program is to promote innovative residential infill while ensuring that such infill
demonstrates high quality building and site design that is responsive to and harmonious with neighborhood
patterns and character. The goal of the program is, on a case by case basis, to allow successful and well-regarded
examples of infill housing types to be built. Based on the successful implementation of the first version of the Infill
Pilot Program, the detached accessory dwelling unit (DADU) typology was implemented into the land use code as
an allowed use throughout the city in 2018/2019.
The proposed changes to the Infill Pilot Program (referred to as Version 2.0) are designed to build on the success of
the program by allowing it to continue to explore and evaluate new infill housing options while enhancing its
effectiveness based on lessons learned from the first iteration. The proposed program changes would:
• Add a new Planned Infill Housing category to the eligible housing types (previously referred to as
density-based housing)
• Increase the number of each housing type allowed through the program and better ensure the equitable
distribution of projects throughout the City of Tacoma
• Modify design requirements and other standards to improve clarity and effectiveness
• Streamline the permit process while still ensuring individual project review and opportunities for
community input

COMMUNITY ENGAGEMENT:
The Residential Infill Pilot Program Regulations were adopted through a legislative process that included broad
community input. This program update project has also been the subject of an extensive process, including broad
community outreach and public meetings and a public hearing before the Planning Commission. The public notice
and engagement is documented in the Planning Commission's Findings and Recommendations Report, available
online at www.cityoftacoma.org/infill.
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2025 STRATEGIC PRIORITIES:
Equity and Accessibility:
The Infill Pilot Program is designed to help the City and community respond to what has been broadly identified as
a primary issue needing immediate attention - equitable access to affordable housing. The Infill Pilot Program,
including this proposed update, is one of many efforts to implement the City's Affordable Housing Action Strategy
(AHAS). The program has been set up to accommodate added density through a diverse range of housing types in
areas of the city that have minimal capacity under current zoning. Each project is reviewed on a case-by-case basis
to ensure that all impacts are addressed and mitigated to the extent possible. This ordinance establishes updates to
the Infill Pilot Program that will expand the capacity of the program to accept applications and allow for added
flexibility in the types of projects that can be reviewed through the program.
Economy/Workforce: Equity Index Score: Moderate Opportunity
Increase the number of diverse livable wage jobs.
Increase the percentage of people relocating to the city and affordability of housing compared to neighboring
jurisdictions.
Civic Engagement: Equity Index Score: Moderate Opportunity
Increase the percentage of residents who believe they are able to have a positive impact on the community and
express trust in the public institutions in Tacoma.
Representation at public meetings will reflect the diversity of the Tacoma community
Explain how your legislation will affect the selected indicator.
The proposed changes to the Residential Infill Pilot Program are designed to address the evolving landscape of the
growth and development of Tacoma's housing supply. These changes include adding a more flexible Planned Infill
Housing category, and making other minor adjustments to the project types currently allowed through the Infill
Pilot Program - two-family dwellings in the R2 District, small-scale multifamily development in the R-3 district,
and cottage housing in most residential districts. The proposed changes would provide three new spaces for each
project type in each of the five Council Districts (for a total of 15 projects per type, or 60 total projects). In addition,
the program addresses affordability through the development of additional, smaller units in more restrictively
zoned areas of the city that will inherently create more housing choice and reduce per unit costs. The objectives for
the current proposal include: allowing the Infill Pilot Program to continue by making new spots available;
providing a more equitable distribution of diverse housing options across the Tacoma; providing flexibility to
project applicants to address the challenges of their site; and streamlining the review process to improve the
oversight for each project, reduce processing time, and increase predictability

ALTERNATIVES:
At the time of authorization, the City Council may consider amendments to the ordinance. However, there are no
alternatives under consideration at this time.
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EVALUATION AND FOLLOW UP:
The recommended ordinance is necessitated by the existing Residential Infill Pilot Program having most of its
project categories filled and being unable to process additional projects. By expanding the capacity of the program,
additional projects can be accepted. Upon reaching capacity going forward, the program will be reevaluated and
reworked as deemed appropriate.

STAFF RECOMMENDATION:
Conduct the first reading on October 13, 2020, followed by the final reading on October 20, 2020, to approve the
amendments to the Infill Pilot Program.
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Residential Infill Pilot Program 2.0
Permanent Regulations
(Revisions to TMC 13.05 and 13.06)

Planning Commission
Findings of Fact and Recommendations Report
May 06, 2020

A. Subject:
The proposal is to modify zoning regulations pertaining to The Residential Infill Pilot Program (see
Exhibit A).
B. Summary of the Proposed Regulations:
The Proposed Residential Infill Pilot Program Regulations, after Council and Planning Commission
consideration, would amend the Residential Infill Pilot Program as follows:
Adds a Density-based Housing category to eligible housing types:
• Impacted code sections - TMC13.05.115, TMC13.06.640
• Adding Density-based Housing will establish a new project category within the Infill Pilot
Program that will allow applicants to submit projects that meet the density(# of units/acre) of
their site as identified in the One Tacoma Comprehensive plan. How the units are organized
will be worked out on a case-by-case basis during the initial phase of the application.
Increases the number of each housing type allowed through the program:
• In order for the Infill Pilot Program to continue to operate and fulfill the objectives laid out in
the Comprehensive Plan, new spaces for applicants needed to be created. These changes
add three (3) spaces for each project type to each of the five (5) Council District. The total is
therefore 15 spaces for each project type citywide.
Modify design requirements and other standards:
• Impacted code sections-TMC13.05.115, TMC13.06.160, TMC13.06.640
• Allow Cottage Housing in rear yards when an alley is present and defer building separation
to building code: with the codification of the Detached Accessory Dwelling Units (DADU's)
and the influx of this development type in the rear yard of lots across the city, it was
determined that Cottage Housing is a similar enough development type to warrant similar
regulation in terms of location on the site.
• Increase flexibility for the Two-family Housing type by removing the requirement to be on a
corner lot, and to present the general appearance of a detached single-family dwelling:
• Increase emphasis on qualitative design review of all categories
• Remove Parking requirement for projects reviewed by the Infill Pilot Program
Streamline the permit process
• Impacted code sections-TMC13.05.115, TMC13.06.640
• Integrate the Infill Pilot Program review process into the Conditional Use Permit process
(rather than requiring both separately): The proposed updates to the code would allow these
processes to be combined without eliminating any of the notification or review. One public
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•

notice will be issued in accordance with the CUP processing times, which are ,Ionger than
required by the Infill Pilot Program, and one Directors Decision will issued
Update handbook to reflect changes and promote quality and performance through
improved guidance.

C. Findings of Fact:
Part One - Legislative Intent:
1. Comprehensive Plan and Land Use Regulatory Code
The One Tacoma Comprehensive Plan, updated in 2015 by Ordinance No. 28335, is Tacoma's
comprehensive plan as required by the State Growth Management Act (GMA) and consists of
several plan and program elements. As the City's official statement concerning future growth and
development, the Comprehensive Plan sets forth goals, policies and strategies for the health,
welfare and quality of life of Tacoma's residents. The Land Use Regulatory Code, Title 13 of the
Tacoma Municipal Code (TMC), is the key regulatory mechanism that supports the Comprehensive
Plan. The following policies in the Housing Element clearly state the City's position regarding infill
housing:
•
Policy H-1.3 Encourage new and innovative housing types that meet the evolving needs
of Tacoma households and expand housing choices in all neighborhoods. These housing types
include single family dwelling units; multi-dwelling units; small units; accessory dwelling units;
pre-fabricated homes such as manufactured, modular,· co-housing and clustered housing.
•
Policy H-1.6 Allow and support a robust and diverse supply of affordable, accessible
housing to meet the needs of older adults and people with disabilities, especially in centers and
other places which are in close proximity to services and transit.
Policy H-1. 7 Consider land use incentives (e.g. density or development bonuses, lot
size reductions, transfer of development rights, height or bulk bonuses , fee waivers,
accelerated permitting, parking requirement reductions, and tax incentives) in appropriate
locations to facilitate the development of new housing units.
•
Policy H-1.9 Apply infill housing approaches to create additional housing opportunities
for low and mid-range (Missing Middle) housing types.
•
Policy H-1.10 Establish and update a regulatory process to pilot infill of innovative
housing types, as well as to pilot new development standards, affordability incentives and permit
review processes.

2.

Planning Mandates and Guidelines
GMA requires that any amendments to the Comprehensive Plan and/or development regulations
conform to the requirements of the Act, and that all proposed amendments, with certain limited
exceptions, shall be considered concurrently so that the cumulative effect of the various changes
can be ascertained. Proposed amendments to the Comprehensive Plan and/or development
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regulations must also be consistent with the following State, regional and local planning mandates
and guidelines:
•

The State Growth Management Act (GMA);

•

The State Environment Policy Act (SEPA);

•

The State Shoreline Management Act (SMA);

•

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

•

The Puget Sound Regional Council's Transportation 2040, the action plan for transportation in
the Central Puget Sound Region (adopted on May 20, 201 0);

•

The Puget Sound Regional Council's Subarea Planning requirements;

•

The Countywide Planning Policies for Pierce County;

•

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

Part Two - Public Notification and Involvement
1. Public Hearing - A public hearing was held March 04, 2020 at 5:00 p.m. in Council Chambers.
Public comments were accepted through March 06, 2020 at 5 p.m.
2. Public Notice - The public hearing notice was distributed to over 1,000 individuals and entities
on the Planning Commission's mailing list that include the City Council, Neighborhood Councils,
business district associations, civic organizations, environmental groups, the development
community, the Puyallup Tribal Nation, adjacent jurisdictions, major employers and institutions,
City and State departments, and other interested parties.
3. Library - A request was made to the Tacoma Public Library on February 12, 2020 to make the
public hearing notice available for patrons' review at all branches.
4. News Media - The City of Tacoma issued a News Release on February 12, 2020. A legal
notice was published in the Tacoma Daily Index on February 17, 2020.
5. 60-Day Notices - A "Notice of Intent to Adopt Amendment 60 Days Prior to Adoption" was sent
to the State Department of Commerce (per RCW 36. 70A.106) on February 12, 2020. A similar
notice was sent to Joint Base Lewis-McChord (per RCW 36.70A.530(4)) on February 12, 2020,
asking for comments within 60 days of receipt of the notice.
6. Tribal Consultation - A letter was sent to the Chairman of the Puyallup Tribe of Indians on
February 12, 2020 to formally invite the Tribe's consultation on the proposed ADU Regulations.
7. Website - Project updates and public review documents were posted to the City of Tacoma's
website at www.cityoftacoma.org/infill.
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8. Neighborhood Council Meetings - Staff has held and will continue to hold presentations at
neighborhood councils to inform them of milestones in the legislative process and promote ways
to get involved.

Part Three - Public Comment. Additional Facts, Observations, and Concerns:
Planning Commission acknowledges receiving public testimony and written comment, as well as staff
response to said testimony and comments. Six (6) people provided oral testimony at the public hearing
and staff received eight (8) written comments. The following are summaries of comment topics:
In support of expanding the program
Supports development near public transit hubs.
Move forward as fast as possible to meet housing shortage.
Greater on-site parking flexibility (or lack thereof).
Suggests expanding program into non-residential zones.
Focus on unambiguous and well documented design standards.
Suggests requiring alternative energy sources (solar).
Mitigating the impacts of the program to existing neighborhoods
Increased burden on existing infrastructure
Adequate parking availability.
Streamlining the administration of the program with adequate oversight
Concerns of stream-lined permitting process and lessening public involvement.
Concerns of effective code enforcement.
Provide example prescriptive site plans for common lots sizes
Recommendations provided on subjects outside scope of the Infill Pilot Program:
Concerns Recommends that residential zones within the McChord Field Accident
Potential Zones maintain current density parameters (1-2 DU per acre)
Monitor and enforce reinvestment of revenues generated by development to resolve
housing issues.
The Planning Commission considered the provided comments and formulated revisions to the proposal
to address them. The comments and staff analysis are contained in the April 15th , 2020 Planning
Commission packet.

Part Four - SEPA Review
As part of an environmental review, the City of Tacoma completed a SEPA checklist and filed a
Preliminary Determination of Environmental Nonsignificance on February 12, 2020. The SEPA
Environmental Checklist found no significant impacts to the environment and found that
infrastructure systems could support the addition of a projected small number of accessory dwelling
units.
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The comment deadline was March 06, 2020. The Determination became final on March 13, 2020.
The environmental review packet is on file with the Planning and Development Services
Department (PDS) and is available online at http://www.cityoftacoma.org/infill.

Part Five - Planning Commission's Review Process:
1. On March 1st, 2017 the Planning Commission reviewed the findings from the Infill Pilot Program
after it had been operational for over a year and accepted applications in multiple project
categories.
2. On April 3rd , 2019 the Planning Commission began the process of removing the Accessory
Dwelling Unit category from the Infill Pilot Program and were briefed on the progress that had
been made through the operation of the program.
3.

On September 18, 2019 the Planning Commission began the process of developing amended
regulations for the Infill Pilot Program, discussed lessons learned to that point, and identifying
issues and areas of concern for staff to review in more detail.

4. Staff presented to the Planning Commission on December 4 th , 2019 to report findings and
provide recommendations on options for consideration. At a follow up meeting on January 15th ,
2020, further refinement of proposed changes was reviewed and a Public Hearing was
scheduled and held on March 4 th , 2020. The public comment period ended on March 6th , 2020
5. On April 15th , 2020, the Commission reviewed public testimony and comments and discussed
potential modifications to the draft proposals in response to public testimony received
6. The Commission hereby forwards its recommendations to the City Council with the intent to
assist the Council in taking action.

7. A record of updates and actions concerning the Infill Pilot Program can be found at
http://www.cityoftacoma.org/infill and at
http://www.cityoftacoma.org/government/committees boards commissions/planning commissio
n/agendas and minutes/.

D. Conclusions :
The Commission concludes that the amendments will support the City's health and equity policies
by:
•

Adding small footprint, lower cost units to the existing housing supply.

•

Increasing the quantity of diverse housing types within the City by addressing lack of missing
middle housing.
The addition of Density-based Housing will provide flexibility to respond to specific
conditions found on each site and will allow for more opportunities for projects that meet the
principles of the program to be approved. Limiting these projects to the density limits as they
are defined in the One Tacoma Comprehensive Plan ensures consistency with the vision for
the communities where they are built.

•
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•

Providing an increased choice of housing that responds to changing needs, lifestyles (e.g.,
young families, retired), environmental sustainability, and modern technological advances in
the building sciences.

•

Contributing to household prosperity and neighborhood stability by creating avenues for
additional income, aging-in-place, and the meeting of personal and property needs.

•

Increasing density in order to better utilize existing infrastructure and community resources
and to support public transit and neighborhood retail and commercial services.

The Commission concludes that the proposed amendment will benefit the City as a whole, will not
adversely affect the City's public facilities and services, and bears a reasonable relationship to the
public health, safety, and welfare.
The Commission concludes that the proposed amendments conform to the applicable provisions of
State statutes, case law, regional policies, and the One Tacoma Comprehensive Plan.
Concludes that the expansion of housing types and number will provide more sufficient project types
and examples to inform the broader housing/zoning discussions as part of the Home in Tacoma
planning study and amendment process.

E. Recommendation
The Planning Commission recommends that the City Council adopt the proposed amendments to the
Tacoma Municipal Code, as set forth in Exhibit A. In addition to the code amendments, Planning
Commission intends to work with staff to update the Residential Infill Pilot Program handbook that will
explain details of the code, such as calculating Density-Based Housing, in common terms, as well as
showcasing best practices.

F. Exhibit:
A. Proposed Amendments to the Tacoma Municipal Code
B. [DRAFT] Residential Infill Pilot Program Handbook
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May 06, 2020
The Honorable Mayor and City Council
City of Tacoma
747 Market Street, Suite 1200
Tacoma, WA 98402
RE:

Residential Infill Pilot Program 2.0

Honorable Mayor and Members of the City Council,
On behalf of the Tacoma Planning Commission, I am forwarding our recommendations on the proposed
changes to the Residential Infill Pilot Program, in response to Resolution No. 39723 from May 9, 2017.
Enclosed is the "Planning Commission's Findings and Recommendations Report, May 6, 2020" that
summarizes the proposed changes, the public review process, and the Planning Commission's
deliberations.
Through months of conversation and discussion, the Commission has been steadfast in support for
updating the Infill Pilot Program as it is one piece in the larger efforts to diversify the housing supply in the
City of Tacoma.
The purpose of the Residential Infill Pilot Program is to promote innovative residential infill development
types and housing choice, while ensuring that such development demonstrates high quality building and
site design that is responsive to and harmonious with neighborhood patterns and character. In addition,
the Pilot Program is intended to develop a body of successful, well-regarded examples of innovative
residential infill in order to inform a future Council decision on development regulations and design
standards for some or all of these infill-housing types.
The proposed changes to the Infill Pilot Program (referred to Infill Pilot 2.0) seek to build on the success
of the program since its inception. In addition, the changes allow the Infill Pilot Program to continue to
function by
Adding more spaces for applicants
Adding flexibility to address infill opportunities not currently allowed by the program
Provide a streamlined project review without reducing the oversight each project receives
The Infill Pilot Program is well situated to provide infill opportunities within traditionally restrictive zones
while providing oversight to these projects that will help to mitigate any significant impacts to existing
neighborhoods. The Commission stands ready to assist the City Council and the Planning and
Development Services Department in updating the Infill Pilot Program to ensure its continued success.

Respectfully,

1/ - --- -- - - - - - ANNA PETERSEN, Chair
Tacoma Planning Commission
Enclosure

Planning and Development Services Department, 747 Market Street, Room 345, Tacoma, WA 98402
(253) 591·5056 / www .CityoITacoma.org/Planning
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FORWARD
Infill Housing is one of the most powerful ingredients toward providing vitality, quality,
affordability, and compactness to a revitalized Tacoma's housing mix. The City of Tacoma's
innovative program, the Infill Housing Pilot, will allow us to test best practices and learn how to
better serve homeowners and developers as we try out new ideas and strategies.
Our diverse citizens, from students to young professionals to families, are looking for quality
places to live in established communities near to where they work, learn and enjoy Tacoma's
considerable amenities. Forward-thinking in how we develop our housing stock provides more
and better options for residents that integrate into our existing neighborhood fabric. Detached
accessory dwelling units, townhouses, cottage housing and multifamily developments offer
existing neighborhoods, developers and the City an opportunity to work together to create the
type of new housing that complements Tacoma's growth, as well as the beauty of its existing
neighborhoods.
We look forward to hearing from the community and to seeing high quality, exciting infill housing
projects.

Peter Huffman
Planning and Development Services Director
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ABOUT THIS MANUAL
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The City of Tacoma has created this manual in support of an innovative program we are launching
in 2017, the Infill Pilot Program. The first part of this manual describes the purpose, principles,
and types of infill housing . The second half is focused on the details of the program and the
process for participating, from associated code language to permitting .
We hope this document contains the answers to your questions about the program and provides
guidance toward the development of many exciting projects.
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INTRODUCTION

INTR

CTIO

PURPOSE
The purpose of the Residential Infill Pilot Program
(referred to as the Pilot Program throughout the
remainder of this document) is to promote innovative
residential infill development types and housing
choice, while ensuring that such development
demonstrates high quality building and site
design that is responsive to and harmonious with
neighborhood patterns and character. In addition,
the Pilot Program is intended to develop a body of
successful, well-regarded examples of innovative
residential infill in order to inform a future Council
decision on development regulations and design
standards for some or all of these infill housing types.

Infill Defin ed:
New development that is sited on vacant
or undeveloped land within an existing
community, and that is enclosed by
other types of development.

Infill Housing Types:

PIH TF

MF COT

r ----- ---------------------~~ - ,

e
e
e
ee
ee
·-------------------- ---- -- ---Council District 1

BACKGROUND
In December 2015, the City Council adopted code
language enacting the Pilot Program as part of a
package of Affordable/Infill Housing code updates.
The following infill housing types will be reviewed
under the Pilot Program:

Council District 2

Council Distri ct 3
Council District 4

Council District 5

Planned Infill housing in single-family zoning
districts (R-1, R-2, R2-SRD, HMR-SRD, R-3)

e Two-family

or townhouse (TF) development
within the R-2 Single-Family District

Small-scale multifamily (MF) development within
R-3 District. Exception: Applications to the
Infill Pilot Program for renovations of existing
structures, that do not increase building footprint,
will be reviewed in the R2 district.
• Cottage Housing (COT) development within any
residential district except HMR-SRD District

The anticipated Pilot Program re-launch is June
2020. At that time, the City will begin more detailed
discussions with applicants wishing to develop one
of the infill housing options. The review committee
of staff and Tacoman citizens formed by Planning
and Development Services (PDS) will select up to
three of each housing type in each Council District
based on how well they demonstrate the Pilot
Program's design principles and objectives, as well
as meet related City requirements. Proponents of
the projects selected will be invited to submit full
permit applications.
1

RES IDENTIAL INFILL PILOT PROGRAM
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Director's Review
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1-- Review

I

.

Time Varies ➔

• Committee to
review and provide
final recommendations
to the Director

PROCESS TO APPLY
Scoping and Preparation

Public Early Involvement Meetings

Staff will be available to discuss project ideas with
potential applicants. In addition, planning staff can
put potential applicants in contact with staff in other
departments and divisions to add with information
gathering and necessary clarifications. This period
is intended to help applicants determine if a project
is well-sui,ted to go through the Residential Infill Pilot
Program process.
1

Pre-Application Meeting

As on all development projects, staff will be available
to hel p i1ndividuals in the preliminary planning stage
on your infill proposal. Any level of detail can be
a basis for conversation and analyzing areas that
need additional attention or correction .

In order for public feedback to be heard and to provide
comprehensive information to the review committee,
meetings will be scheduled to hear public comment
about potential residential infill pilot projects.
Project Program Review Committee Meeting,

The committee will meet to review the merits of
all eligible projects that have been submitted via
application to staff. A scoring rubric, which will be
made available in advance of the project submission,
will be used to rank projects.

1

Pilot Program Application

After working with staff to develop project particulars,
applications will be accepted on an ongoing basis
until 3 projects of each type in each Council District
Have been selected.

2

Permitting Process

All projects are subject to typical regulations and
fees associated with project type and size. If the
applicant is ready, the project may be submitted
after noti,fication of project acceptance. Otherwise,
more time should be taken to develop the project for
permit submittal.

INTRODUCT ION

COND ITIONAL USE PERMITS
In many zones, there are usesthatmaybecompatible,
but because of their size, operating characteristics,
potential off-site impacts, and/or other similar
reasons, these uses warrant special review on a
case-by-case basis. The purpose of the conditional
use permit review process is to determine if such
a use is appropriate at the proposed location and,
if appropriate, to identify any additional conditions
of approval necessary to mitigate potential adverse
impacts and ensure compatibility between the
conditional use and other existing and allowed uses
in the same zoning district and in the vicinity of the
subject property.

Fees in Chapter 4 of this document.
See Locating Infill Projects in Chapter 4 of this
document which provides more detail on the
zoning for allowable housing types and defines the
residential zoning districts.
Also, see TMC 13.06.100, -.200, -.300, and -.400

A conditional use permit will be required for all
projects being considered by the Residential Infill
Pilot Program. These uses may be authorized by
the Director or Hearing Examiner in accordance with
the procedures established in TMC 13.05 and the
applicable criteria outlined under Procedures and

3
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The Benefits of Residential Infill

The intent of the Pilot Program is to integrate
new housing opportunities harmoniously into
predominantly single-family areas. All the allowable
developments in the Pilot Program - including
Planned Infill housing, two-family housing, multifamily housing and cottage housing - are intended to
provide the following benefits:
• Provide homeowners with a means of providing
for companionship, security and income.
• Add affordable units to the existing housing supply.
• Make housing units within the City available to
moderate income people.

• Two-family housing in single-family zoning
creates opportunities for infill on corner lots that
maintain the scale and character of single-family
buildings while utilizing two public edges of the
property as front yards and entries.
• Small Multi-family housing in lower-density
zoning increases density while preserving the
neighborhood character through appropriate
building massing and setbacks.
• Cottage housing provides a transition between
single family housing neighborhoods and
higher density areas, creating a development
pattern that maximizes land values, reduces
infrastructure costs and typically provides
housing next to services.

• Provide an increased choice of housing that
responds to changing needs, lifestyles (e.g.,
young families, retired, multi-generation, and
family members with special needs), and modern
development technology.
• Protect neighborhood stability, property values,
and the single-family residential appearance.
• Increase density in order to better utilize existing
infrastructure and community resources and to
support public transit and neighborhood retail
and commercial services.

Benefits Specific to Each Infill Housing Type

Each type of development has specific benefits that
explain why they are part of this Pilot Program.
• Planned Infill Housing will allow applicants
to develop a project that meets the density
requirement of the One Tacoma Comprehensive
Plan and responds to the specific site conditions
and the needs of the occupants.
5
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An example of a ~-, ',,.,:
multi-unit building ~;;~ , · ·
with an appearance
compatible w ith
single-family buildings
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ACCESORY DWELLING UNITS

PLANNED INFILL HOUSING
Definitions
Target Density identified in the One Tacoma
Comprehensive Plan:
Zone
R-1, R-2, R-2SRD, HMR-SRD = 6-12 units per acre
R-3

= 14-36 units per acre

Zoning
Under the Pilot Program, Planned Infill Housing will
be revi'ewed in single-family zoning districts: R~1,
R-2, R2-SRD, R-3, and HMR-SRD. See Locating
Infill Projects in Chapter 4 of this document for
allowable locations for this type of development.

Permitting
All Planned Infill housing projects will need to go
through a conditional use permit process in addition
to they meeting the criteria presented in this section.

Submitta l Requirements
1

See checklists in Chapter 4 for complete submittal
requirements under the provisions of the Pilot Program.

References
TMC 13.06.640.G Conditional Use - iwo-Farnily
Development on Corner Lots in the R-2 District
• TMC 13.05.115 - ResidenNal lnfiill Pilot Program
• TacomaPermits.org - Conditional Use Permit
Application
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STREET
FRONT YARD SETBACK*

5' SIDE YARD SETBACK*

I

DETACHEDACCESSORY
DWELLING UNIT (DADU)

I
I

REAR YARD SETBACK
(DADU EXEMPT)

r-+-<f-r-+--

r- - -

------~l
l
50'

1

1

ALLEY
*SETBACK SUBJECT TO UNDERLYING ZONE

Example: 3 units on a 7,000SF lot
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Multi-unit building in Tacoma

I

ACCESORY DWELLING UNI TS

ADU In Portland, OR. Photo Credit: Rainbow Valley Construction.

Multi-unit budiling in Tacoma
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STREET

a

N

-,

FRONT YARD SETBACK*

I
I
I

a

I
I•
I

N

..--

5' SIDE YARD SETBACK*
SEE MINIMUM REQUIRED
USABLE YARD SPACE

L- - - - - .J
~
N

L

50'

'I

REAR YARD SETBACK

l

1
ALLEY

*SETBACK SUBJECT TO UNDERLYING ZONE

Example: Two-family home on a 6,000SF lot
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TWO-FAMILY HOUSING

TWO-FAMILY HOUSING
Definitions

Two-Family Housing: One residential building or
attached buildings with two separate dwelling units
(also called apartments or townhouses).

Zoning

Under the Pilot Program, two-family or townhouse
development will be reviewed in single-family zoning
district R-2. See Locating Infill Projects in Chapter 4
of this document for allowable locations for this type
of development.

Permitting

Two-family developments require a Conditional-Use
Permit in R-2 Districts and must meet the criteria
presented in this section.

Submittal Requirements

In addition to the submittal requirements under
the provisions of the Pilot Program, the applicant
shall submit information on building materials.
See checklists in Chapter 4 for complete submittal
information.

References

• TMC 13.06.640.G Conditional Use - Two-Family
Development in the R-2 District
• TMC 13.05.115 - Residential Infill Pilot Program
• TacomaPermits.org - Conditional Use Permit
Application
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Two-entry duplex in Bend, OR. Photo credit: West Bend Property Co.

Corner lot duplex in Tacoma, WA. Photo credit: Lauren Flemister
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Multi-family housing in Tacoma, WA. Photo credit: Elliott Barnett.

Multi-family residences in Tacoma, WA. Photo credit: Lauren Flemister.
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MULTI-FAMILY HOUSING

MULTI-FAMILY HOUSING
Definitions

Multi-Family Housing: a residential building or

several buildings within one complex with multiple
dwelling units (also called apartments or townhouses).
Only multi-family housing up to maximum six dwelling
units will be considered under this Pilot Program.
Zoning

Under the Pilot Program, multi-family development
will be reviewed in two-family the R-3 zoning
district. In addition, applications to the Infill Pilot
Program for renovations of existing structures,
that do not increase building footprint, will be
reviewed in the R2 district. See Locating Infill
Projects in Chapter 4 of this document for
allowable locations for this type of development.
Permitting

require
a
Multi-family
developments
conditional
use
permit
and
must
meet
the
criteria
presented
in
this
section.
Submittal Requirements

In addition to the submittal requirements under the
provisions of the Pilot Program and the Conditional
Use Permit application, the applicant shall submit
information on building materials. See checklists
in Chapter 4 for complete submittal information.
References

• TMC 13.06.640.H Conditional Use - Multi-Family
Development in the R-3 District
• TMC 13.05.115 - Residential Infill Pilot Program
• TacomaPermits.org - Conditional Use Permit
Application
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STREET
FRONT YARD SETBACK*

5' SIDE YARD SETBACK*

0

N
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I
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I
I
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100'
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L
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MULTI-FAMILY HOUSING

Multi-family development in Seattle, WA. Photo credit: Seattle Department of Construction and Inspections.

High Point multi-family and low-income development in Seattle, WA. Photo credit: Juan Hernandez.
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Chico Beach Cottages, Silverdale, WA. Photo credit: Charlie Wenzlau.
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Height Limit Requirements for new cottage housing.
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COTTAGE HOUSING

I

COTTAGE HOUS ING

• A completed Preliminary Plat application, if applicable.
• A completed environmental checklist, if applicable.

Definitions

Cottage Housing: A grouping of single family

housing clustered around common open space with
a coherent plan for the entire site.
Cottage Housing Types:
• Cottage-Adetached, single-family dwelling unit

containing no more than 1,200 sf of gross floor

• A completed application for a site plan approval.
• Documentation of the proposed ownership.
• Property management approach, such
condominium or homeowners association.

as

See checklists in Chapter 4 for complete submittal
information.

area with no more than 800 sf of ground floor.
• Carriage - A single-family dwelling unit, not

to exceed 800 sf in gross floor area, located
above a garage structure in a cottage housing
development.
• Two/Three-dwelling Buildings - A structure

containing two or three dwelling units, not to
exceed 1,000 sf per unit on average, designed
to look like a detached single-family house.
Two/three-dwelling cottage buildings are not
permitted in the R-1 or R-2 Districts.

References

• TMC 13.06.160 - Cottage Housing
• TMC 13.05.115 - Residential Infill Pilot Program
• TacomaPermits.org - Conditional Use Permit
Application

Zoning

Under the Pilot Program, all cottage housing types
between 4 - 24 dwelling units will be reviewed in any
residential zoning districts except HMR-SRD. See
Locating Infill Projects in Chapter 4 of this document
for allowable locations for this type of development.

Permitting

All cottage housing requires a conditional use permit
and must meet the criteria presented in this section.

Submittal Requirements

In addition to the submittal requirements under the
provisions of the Pilot Program and the Conditional
Use Permit application, the applicant shall submit
the following:

19
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SEE MIN. REQ. OPEN SPACE

~

~/

FRONTYARD
SETBACK

,,,,.- BACKYARD
SETBACK

SEE PARKING REQ,

SEE MIN. REQ, PRIVATE
OPEN SPACE PER UNIT

Example 1: Cottage Housing Mid-Block Lot with No Alley

f1

0

I
1~I .
I

FRONT YARD SETBACK

)

5' SIDE YARD SETBACK

I
I

B ,~
.=

.,

--tr

BACKYARD SETBACK

l{l

SEE PARKING REQ.

JillY

-- - --SEE MIN. REQ. PRIVATE
OPEN SPACE PER UNIT

Example 2: Cottage Housing on Corner Lot with Alley
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COTTAGE HOUS ING
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,.
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• Topography: Sloped
• Block Structure: Curvilinear
• Intersection Density: Disconnected
• Land Use: Low Intensity

• Topography: Flat
• Block Structure: Straight
• Intersection Density: Mixed
• Land Use: Medium Intensity

• Topography: Flat
• Block Structure: Mixed
• Intersection Density: Connected
• Land Use: Medium Intensity

• Topography: Mixed
• Block Structure: Straight
• Intersection Density: Mixed
• Land Use: Low Intensity

3 PRE-WAR COMPACT
• Topography: Sloped
• Block Structure: Straight
• Intersection Density: Connected
• Land Use: High Intensity
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6 SUBURBAN FRINGE
• Topography: Flat
• Block Structure: Straight
• Intersection Density: Disconnected
• Land Use: Low Intensity

DESIGN ELEMENTS

~

DESIGN ELEMENTS

Criteria

The success of the pilot program will be based on
the production of exemplary projects; once staff and
Council know the best of what is possible, we will be
able to create code and design guidelines that will
encourage consistent, good-quality projects of these
types. Some of the principles in the Comprehensive
Plan and the Strategic Plan and requirements found
in portions of municipal code provide guidance
to shape the design elements of the projects we
hope will arise from the pilot program. The following
elements provide a design framework to help
applicants design site plans and buildings that will
match the vision of pilot program.
Element One

In the City of Tacoma, there are distinct residential
patterns in various areas of the city. Many of the
neighborhoods are well-designed and possess a

-consider location and direction of building, entries,
walkways, and driveways
(4.) Front setback patterns
-consider and follow setback requirements set out in
code and present in your neighborhood
(5.) Landscaping and trees
-site development associated with any proposed
projects should either follow or improve upon existing
vegetation patterns
(6.) Backyard patterns and topography
-site development associated with any proposed
projects should be consistent with neighborhood
characteristics and properly and safely accommodate
the new or modified structure(s)
(7.) Architectural features

character beloved by residents, so many cues can
be taken from the existing style of the neighborhood.
Successful projects will be compatibi!e with
the following patterns established by existing

-building details may be consistent with those of any
other buildings on the site and/or other buildings in
the neighborhood. An updated or modernized style
will be considered provided the quality and design

neighborhood development:

are considered to be appropriate for the project and
neighborhood

(1.) Street frontage characteristics
-consider the entries (pedestrian and vehicular),
location of exterior temporary and permanent
fixtures, walkways, etc.
(2.) Rhythm of development along the street
-consider scale of building(s), size of openings
(doors and windows), amount of and location of lot
coverage

(8.) Historic character, if located within a designated
Historic District.
-if the proposed project is in a historic district
or the house has special architectural features
or is landmarked, the proposed design must be
responsive to the main house and/or neighboring
structures

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

Walkability and connectivity are core principles
in the City's Comprehensive Plan. Walkable
neighborhoods promote health and wellness and
create an accessible environment with more ways
to engage citizens. Pedestrian-friendly design will
be a key component of any proposed project or
development. Each structure must provide direct
and convenient pedestrian access from each
dwelling to abutting sidewalks and public pathways.
Additionally, the proposed development must
emphasize pedestrian connectivity. The quality
of the pedestrian experience within the site and in
the abutting public right-of-way will also taken into
consideration. Consider nice outdoor space and
landscaping as an important component of your
overall design.
Element Three

Parking, while very important, often detracts from
good neighborhood design if it is too prominently
located. Each proposal should consider ways to deemphasize parking - every proposal must meet the
parking requirements ofTMC 13.06.510 in a manner
that makes parking less visible and dominant,
particularly from the public right-of-way.
Elemen t Four

Proper scale and the protection of privacy help to
maintain neighborhood character and harmony.
Each proposal should minimize scale contrasts and
privacy impacts - The proposal must demonstrate
that it will limit abrupt changes in scale between
the proposed development and existing buildings
on adjacent parcels. Specific height and area
requirements are provided in this handbook and
in code. Privacy impacts, such as the orientation
of doors, windows, and parking areas, should be
considered as part of this analysis.
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Element Five

Each of the housing types in the pilot program must
have outdoor space for residents to enjoy. Create
usable outdoor (or yard} spaces. The proposal must
provide usable and functional outdoor or yard space

New energy code may impact the conversion of
existing buildings. If converting an existing structure,
pay close attention to slab edge insulation, egress
windows, and the sizes of rooms.

that will be an amenity to its residents.

Fire separation must be 5 feet for each building, for
a total of 1O feet.

Element Six

Site Development

Sustainable and environmentally-responsible design
are strongly encouraged in each proposal. The use

Be mindful of critical areas, such as wetlands,
steep slopes, and any other geological hazards.
Be prepared to discuss the number and location
of water meters based on who you anticipate will
be occupying the development (family, tenants,
caretakers, etc.).

of environmentally-friendly materials, low-usage light
and plumbing fixtures, as well as water and energy
conservation should be addressed. The proposal
must provide documentation of the incorporation of
one of the following green building and site features
as follows (Detached ADUs exempt from this
requirement):
1. Built Green or LEED Certified; or,
2. Greenroads Bronze rating;
Element Seven

Consider how circulation, both vehicular and
pedestrian, will occur on the project site and how
any vehicles will be parked and stored. If applicable,
have a plan for stormwater diversion, storage, and/
or filtration.
Utilities

As with all development projects in the City ofTacoma,
there must be a consistency with all applicable code
requirements. The proposal must be consistent with
the provisions of TMC 13.06 and to other applicable
requirements.

Since some projects are an increase in density in
populated neighborhoods, please check the capacity
of utilties at the outset of your project. Setbacks for
access and maintenance of sewer lines in alleys
must be addressed. If a multi-unit project is being
pursued, consider optimization of side sewer design.

Development Areas of Focus

Consider how solid waste will be processed (try
to avoid overuse of single containers) and design
appropriate screening for containers.

Please consider how City of Tacoma emergency
personnel will access each housing unit, in the event
of medical and fire emergencies. Determine how
close your entrance is to the nearest fire hydrant; if
the required distance is exceeded, you will need to
sprinkler your building.
Building

Electrical will likely need to be separately metered.
There are safety concerns for power lines in the alley
ROW that may cause restrictions during construction
and may result in a need to underground electrical
wires.
If you have any questions, please reach out to staff;
coordination with staff in Public Works and TPU will
be coordinated.
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Danielson Grove, Kirkland, WA. Photo credit: Triad.

Multi-family housing in Tacoma, WA. Photo Credits: Lauren Flemister.
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Pl OT PR,Q GRAM PROCESS

CODE LA NGUAGE

TIMELINE

On December 1, 2015 the City Council adopted

The Pilot Program launched in November 2016.

Amended Ordinance Number 28336, approv,ing

The permitting process for this program will move

proposed amendments to the Tacoma Muni.cipal

in tandem with the conditional use permit process

Code concerning affordable and infill housing.

as needed, sharing submittals, review meetings and

This action adopts a range of affordable and infill

State Environmental Permitting Act documentation

housing code changes based on concepts initially

and public notice.

recommended by the Affordable Housing Policy
Advisory Group. Key changes include:

At any point in the process, City of Tacoma staff are
available to answer any questions about the timeline

• Lot size i iexibility and small lot desig,n standards

and schedule.

• Creation of a Residential Infill Pilot Program for
certain housing types
• Creation of affordable housing incentives and
bonuses,

and

requirements

for

residential

upzones

, - - 10 DAY PUBLIC
COMMENT

APPLICATI ON READY
TO SUBMIT FOR REVIEW

1
I

I

PILOT PROGRAM
REVIEW PROCESS
, - SUBMIT FO R BUILDING PE RMIT
I
I

,

CONDmONAL USEPERMIT

• CUP APPLICATION
~

---

- --

-----

--~

PILOT PROGRAM APPLICATION

Advisory Review

r ---------------- ➔

• Staff to check submittals
for completeness
• Staff to reques t additional
Materials and/or
cla rifications if needed

r Committee Review ➔

• Comments from
public provided to
committee and
Director for aid in
decision making

C

:

.....
..
t

I

Review Time Varies

1-- ----------- ➔

• Committee to
review and provide
fina l recommendat.ions
to the Director

See pages 2-3 for more details on the Pilot Program and permit process.
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ZO NIN G FOR ALLOWAB LE HOUSIN G TYPES :
1. Planned Infill Housing

The Tacoma Residential Infill Program is limited to
the following areas in City of Tacoma. The zoning
maps above identify locations where the following
infill is allowed.
1. Planned Infill Housing within the R-1, R-2, R2SRD, HMR-SRD, and R-3 Districts,

D
D
~

D
D
D
D
-

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

R2-Srd: One Family Dwelling - Special Review District
HMR-SRD: Historic Mixed Use Special Review District
R-1: One Family Dwelling
R-2: One Family Dwelling
R-3:Two-Family Dwelling
R-4L: Low-Density Multi-Family Dwelling
R-4: Multi-Family Dwelling
R-5: Multi-Family Dwelling

4. Cottage Housing development within any
residential district except the HMR-SRD District.

Res idential
Zoning
Districts
Defined
The residential zoning district's primary use is for
single-family and multi-family housing. Community
facilities such as parks, schools, daycares, golf
courses, and religious facilities may also be
appropriate in the residential districts. The specific
purpose of the residential districts, as well as
development standards, can be found in the Tacoma
Municipal Code Section 13.06.100.

For a more detailed map and to find what district
your property is located in, visit: http://www.govme.
org/Common/gMap/MGMain.aspx.

R-1: Single-Family Dwelling District. The R-1
District is intended for a typical single-family
residential neighborhood.

You may also call Planning and Development
Services at (253) 591-5577 for more information.

R-2: Single-Family Dwelling District. The R-2
District is the most common residential zoning district

3. Multifamily development within the R-3 District.
Exception: applications to the Infill Pilot Program
for renovations of existing structures, that do not
increase building footprint, will be reviewed in
the R2 district.
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3. Multi-Family Housing

l

c-i~~
1'

..
'1r

in the City. This district is similar to the R-1 District;
however its density is slightly higher than the R-1
District. It generally abuts more intense residential
and commercial districts.
R2-SRD: Residential Special Review District. The
R2-SRD District is very similar to the R-2 District.
However, it allows for a limited number of two and
three-family dwellings, subject to an approved
conditional use permit. Some pre-existing multifamily
dwellings may also exist in this district.
HMR-SRD: Historic Mixed Residential Special
Review District. The HMR-SRD District is
designed to apply to existing, predominately single
family neighborhood areas or portions of existing
neighborhood areas which have been designated
as a Historic Special Review District because
the buildings within reflect significant aspects of
Tacoma's early history, architecture and culture.
R-3: Two-Family Dwelling District. The R-3
District is intended for one-, two-, and three-family
dwellings. Some lodging and boarding homes are
also appropriate. The R-3 District is characterized by
low residential traffic volumes and generally abuts

.

~
.

more intense residential and commercial districts.
R-4L: Low Density Multiple-Family Dwelling
District. The R-4L District is intended for lowdensity multiple-family housing, retirement homes,
and group living facilities. The R-4L district is very
similar to the R-4 District, but has more restrictive
site development standards.
R-4: Multiple-Family Dwelling District. The R-4
District is intended for medium-density multiplefamily housing. Other appropriate uses may include
day care centers, and certain types of special needs
housing. The R-4 District is located generally along
major transportation corridors and between higher
and lower intensity uses.
R-5: Multiple-Family Dwelling District. The
R-5 District is intended for high-density multiplefamily housing and also permits residential hotels,
retirement homes, and limited mixed-use buildings.
The district is generally located in close proximity to
employment centers, services, major transportation
corridors, and public transportation facilities.
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STATEMENTS OF INTEREST

SELECTION

City will immediately begin accepting statements of
interest from applicants wishing to develop one of the
infill housing options. Please visit www.cityoftacoma.

Following the completion of the application
submittal, the Infill Pilot Program Special Advisory
Review Committee will make a recommendation
to move forward with selected projects. As part
of the associated land use decision, the Director
shall determine whether the proposal meets the
intent of this section and incorporate conditions as
appropriate into the administrative land use and
building permit approvals. In the case of projects
in historic or conservation districts, or individually

org/infill for instructions on how to notify Planning
and Development Services of your interest in the
program.
A review committee will select up to three of each
housing type based on how well they demonstrate
the Pilot Program's design principles and objectives,
meet community needs, and meet related City
requirements. Proponents of the projects selected
will be invited to submit full permit applications with
a desired 2017 construction start time.

designated landmarks, Landmarks Preservation
Commission approval will be required pursuant to
TMC 13.05.045.

APPLICATION SUBMITTAL
The applications may be submitted through the City
of Tacoma Accela system at https://aca.accela.com/
tacoma (see image below). After you register for
an account, log in and select Permits. Read/accept
the disclaimer, then select Pre-Application Request.
Fill out the request form as completely as possible
and attach all items listed on the Pilot Program
Application Checklist as PDF attachments.

'fl' Site plan to scale
✓ Building elevations (exterior view of all sides)
✓ Massing study

✓ Existing condition photos
✓ Narrative and supporting exhibits

✓ Demonstrate meeting TMC 13.06.100 and

REV IEW PROCESS
The Director of Planning and Development Services
(Director) will convene a special advisory review
body. This group will review complete applications in
an advisory capacity and make recommendations to
the Director or the Hearing Examiner. The Director or
Hearing Examiner will review the recommendations
and make final decision and identify conditions of
approval.

other pertinent requirements

✓ Any additional information or documentation
requested by the Director prior to beginning
the City's review

✓ Application

Checkmarks ( ✓) throughout the remainder of this
document identify completed Pilot Program application
requirements above. These items overlap the Building
Permit and CUP Submittal checklists, though they may
need to be modified throughout the selection process to
reflect City and public feedback.
For more information, see TMC 13.05.115.
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PROCEDURES & FEES
No fees will be assessed for the statements of interest
to participate in the Infill Pilot Program. If selected
to submit a full permit application, applicants will be
assessed based on the type of infill project and if an
administrative land use or conditional use permit is
required.
For two-family, multi-family and cottage housing, a
conditional use permit will be required. Typical Twofamily applications require an administrative land use
permit and shall adhere to the following procedures.

City of Tacoma
WAS

H

I

NG

T

ON

Announcementsrn...,.

CJ Accessibility Support

f

-

Permits

Register for an Account

Login

I

Supported Web Browsers: Pl.ease be aw.are that
' Tacoma Permits supports IE10. IEU Firefox 37.
Safari 8. CIYome 42. and Opera 29 for the
• su bmission of pennits. For full feature
i functionaUty. please use ... ~
I

Advanced Search ...,

Welcome to the Tacoma Permits!
We are pleased to offer our citizens. businesses. and visitors access to government
services online. 24 hours a day. 7 days a w eek.

MJ r1< as Read

Login

User Na me or E-mail:

II

In partnership with Accela, Inc .• we are fulfilling our promise to deliver powerful egovernment services and provide valuable information about the community while

Password:

making your interactions w ith us more efficient. convenient. and interactive.

What would you like to do today?
To get started, select one of the services listed below:

TacomaPermit s.o rg
- Elec tronic Fite Standards
- Subm ittal Che<:klists
- Tip Sheeti
- St.lff Director/

Efiif
I_I Remember me o n this computer

I've forgotten my password
New Users: Register for an Account

Snapshot of Tacoma's Accela system for submitting infill applications.
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Advisory Review Committee consists of:
• The Director or designee
• Long-Range Planning Manager or designee
• Current Planning Manager or designee
• City staff member with residential building
and site development expertise
• Designee representing area Neighborhood
Council (from Community Council)
• Architect or urban designer (Tacoma
resident)
• Representative of Landmarks Preservation
Commission
• Planning Commissioner
Final approval is given by the Director or Hearing
Examiner and the Landmarks Preservation
Commission.
For more information, see TMC 13.05.115.

• Inspection. The City shall inspect the property to

confirm that minimum and maximum size limits,
required parking and design standards, and all
applicable building, health, safety, energy, and
electrical code standards are met.
• Violations. A violation of this section regarding

provision of ownership shall be governed by
subsection C.4, and a violation of provision of
legalization of nonconforming ADUs shall be
governed by subsection C.7. Violations of any
other provisions shall be governed by Section
13.05.100.
• Detached ADUs in the R-1, R-2, R2-SRD and

32

• Responsiveness to existing neighborhood
development patterns in the area
• Pedestrian-friendly design including access
and connectivity
• De-emphasize parking (must meet parking
requirements of TMC 13.06.510)
• Minimize scale
privacy impacts

contrasts,

shading

and

• Create usable and functional outdoor/yard
spaces
• Incorporation of sustainable features. (MultiFamily and Cottage Housing must document
sustainability features through a certification
program such as Built Green 3 stars, LEED
Bronze or comparable alternative)
• Consistency with code requirements (see
TMC 13.06)
For more information, see TMC 13.05.115.

HMR-SRD Districts are reviewed under the
provisions of the Residential Infill Pilot Program
per TMC 13.05.115. Such applications shall
provide for notification of property owners within
100 feet.

TYPES OF INFILL

-

BUILDING PERMIT
SUBMITTAL CHECKLIST
✓ Site plan to scale
✓ Building elevations to scale
ei

Floor plans to scale

o Fram ing plans to scale
o Roof plans to scale
o Section plans and connection details
ei

Foundation details

o Energy code forms
o Stormwater site plan
ei

Stormwater pollution prevention plan

o Other items identified by City staff

review or conservation districts, the use shall
be compatible and consistent with applicable
historic preservation standards, and goals,
objectives and guidelines of the historic or
conservation districts. Proposed actions or
alterations inconsistent with historic standards
or guidelines as determined by the Landmarks
Commission are a basis for denial.
• The use shall be located, planned, and developed
in such a manner that it is not inconsistent with
the health, safety, convenience, or general
welfare of persons residing or working in the
community. The following should be considered:
- The generation of noise, noxious or
offensive emissions, light, glare, traffic, or
other nuisances which may be injurious or
to the detriment of a significant portion of
the community.
- Availability of public services which may

Check marks

V )identify completed Pilot Program

application requirements . They may need to be modified
throughout the application process .
For more information, see http://tacomapermits.org/permitting-library
and select Residential New Building Submittal Checklist

Conditional Use Permit (CUP) General Criteria

A CUP shall be subject to the following criteria:
•

There shall be a demonstrated need for the use
within the community at large which shall not be
contrary to the public interest.

• The use shall be consistent with the goals and
policies of the Comprehensive Plan, any adopted
neighborhood or community plan, and applicable

be necessary or desirable for the support
of the use. These may include, but shall
not be limited to, availability of utilities,
transportation systems (including vehicular,
pedestrian, and public transportation
systems), education, police and fire
facilities, and social and health services.
- The adequacy of landscaping, screening,
yard setbacks, open spaces, or other
development characteristics necessary
to mitigate the impact of the use upon
neighboring properties.
• An application for a CUP shall be processed in
accordance with the provisions of Chapter 13.05.

ordinances of the City of Tacoma.
• For proposals that affect properties that are
listed individually on the Tacoma Register of
Historic Places, or are within historic special
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1' Administrative land use application and permit fee
1' Site plan to scale
✓ Building elevations (exterior view of all sides)

1' Floor plans to scale
o SEPA environmental checklist
o Written response to criteria
o Building materials information
o Landscape plan
o Demonstrate property's inadequacy for singlefamily development

Checkmarks

(✓) identify completed

Pilot Program application

requirements. They may need to be modified throughout
the application process.
For more information, see http://tacomapermits.org/wp-content/
uploads/2014/08/L-640 -Cond itiona I-Use-Permit-CUP. pdf
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RESOURCES

~

TACO M A PROJECTS

PLA N NING COMMISSION

• Affordable Housing Work Program Phase 3 October 1, 2014 (PDF)
• Affordable

Housing

Policy Advisory

Group

Recommendations Report - December, 2010
• APHAG Memo - October 13, 2011
• 2014 Affordable Housing Policy Phase 2 Packet
as adopted by council

Amended Ordinance Number 28336 can be found at
www.cityoftacoma.org/infill.
Posted below are materials reviewed by the Planning
Commission (PC). They are also posted on the 2015
Annual Amendment web page, under "2015-08
Affordable Housing Planning Work Program."
2015-08 PC Draft Code (July 1, 2015)
2015-08 PC Review Packet (July 1, 2015)
2015-08 PC Review Packet (June 17, 2015)

OTHER CIT IES' EXAMPLES

2015-08 PC Presentation (May 6, 2015)

• The Ins and the Outs: A Policy Guide to
lnclusionary and Bonus Housing Programs in
Washington - The Housing Partnership, 2007
(PDF)

2015-08 PC Review Packet (May 6, 2015)
2015-08 PC Review Packet (March 4, 2015)
2015-08 PC Review Packet (October 1, 2014)

• City of Portland, OR - Infill Design
2015-08 PC Presentation (October 1, 2014)
• PSRC Housing Innovations Website

The Infill Design Toolkit:
Medium-Density Residential Development

:,/f-J..rlj •
-

- . ,r-· -·I ,:Jr;
-·,,,_ i u

'<.

· r· {li)

·

A Guide to Integrating Infill Development
into Portland's Neighborhoods
Oeceni>er 2008

o rvo •r.;
•n~uo • •
~tJ , ( -\ 1.10 '
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October 2016
City of Tacoma
747 Market Street, Tacoma, WA 98402
http://www.cityoftacoma.org

By Request of Mayor Woodards, Deputy Mayor Blocker and Council Members Beale and Ushka

MOTION FOR CITY COUNCIL CONSIDERATION
October 20, 2020

I move to amend Ordinance No. 28695, to amend the fourth Recital, add three
additional subsections under "Be it Ordained" and amend Exhibits A and B
consistent with the terms of this motion:

WHEREAS the proposed amendments will allow for t-R-fee six new spaces for
each project type in each of the five Council Districts, for a total of 4-6 30 projects per
type, or GO 120 total projects; will address affordability through the development of
additional, smaller units in more restrictively zoned areas of the City which would
inherently create more housing choice and reduce per-unit costs; and will make other
minor adjustments to the project types currently allowed through the Program, and
BE IT ORDAINED BY THE CITY OF TACOMA:
Section 1. That Chapter 1,3.05 of the Tacoma Municipal Code is hereby
amended as set forth in the attached Exhibit "A."
Section 2. That Chapter 13.06 of the TMC is hereby amended as set forth
in the attached Exhibit "B."
Section 3. That the City Manager is directed to provide updated information
about the status and results of the program to Council every six months.

Section 4. That the City Manager, in coordination with the Pll anning
Commission, will expedite the work to modify Tacoma's housing growth strategy
and associated _zoning to promote housing supply, choice and affordability by
a'llowing a broader range of housing types in Tacoma's predominantly singlefamily neighborhoods.
Section 5. That the Planning Commission is directed to forward a package
of recommended Comprehensive Plan amendments by May of 2021 and a full
package of implementing zoning, along with appropriate standards and
processes to ensure that infill complements neighborhood patterns, promotes
efficient, compact, transi,t -supporting and walkable patterns of development,
establishes a high quality of desi,gn requirements, and incentives affordability
measures in additi.on to being we'U-supported by urban infrastructure and
services, for City Council consideration by December of 2021.

13.05.060 Residential Infill Pilot Program 1
A. Purpose.
To promote innovative residential infill development types, while ensuring that such development demonstrates high
quality building and site design that is responsive to and harmonious with neighborhood patterns and character. In
addition, the Pilot Program is intended to develop a body of successful, well-regarded examples of innovative
residential infill in order to inform a later Council decision whether to finalize development regulations and design
standards for some or all of these infill housing types.
B. Term.
The Pilot Program will commence when infill design guidelines illustrating in graphic format the intent and
requirements of this section have been revised and updateddeveloped, with input from the Planning Commission,
and authorized by the Director. The Pilot Program will be reassessed as directed by the City Council or by the
Director. Once three six spaces inthree--ef afl3/-filLofthe categories haves been completed in each Council District in
Tacoma, no additional applications will be accepted for that category until further Council action has been taken.
C. Applicability.
The provisions of this section apply to the following categories ofresidential infill:
I . Two-family or townhouse development within the R-2 District,

2. Multifamily development within the R-3 District,,, In addition, applications to the Infill Pilot Program for
renovations of existing structures, that do not increase building footp rint, will be reviewed in the R2 District,a-Rd
3. Cottage Housing development within any residential district except the HMR-SRD District and,
4. Planned Infi ll Housing option in all residential districts.
•1, J b~ perL.iRt't~l ~lr-e,,.isioi,5 of rt.M' 13 .96 r~anlH1~ r~h!1.mEii1I 1fo~riiats. Lhe tle¥t!lo131mrnl anti pem1iHing
req uirements described therein, as well as any other pertinent section of the TMC shall apply.

5. l"here shalt be II mininmrn 1,Hstan1a@ of 1,00{') fee~ separating pil01 f)rngnrn~ h01,1sing den!lepment5 whhhi !lhi san~e
category.
D . Consistency with the code. Proposals submitted to the Infi ll Pilot Program must be consistent with the provisions
ofTMC 13.06 regarding residential districts, the development and permitting req uirements described therein, as well
as any other pertinent section of the TMC that apply8ubmittals.
11._Submittals.
Proponents of any of the above innovative residential infill development types shall submit the following:
I. Site plan(s) showing proposed and existing conditions.
2. Building elevations from all four sides, showing proposed and existing conditions.
3. A massing study.
4. Photographs of any existing structures that will be altered or demolished in association with the proposal, as well
as photographs of the structures on adjacent parcels.
5. A narrative and any supporting exhibits demonstrating how the project will be consistent with the Pilot Program
intent and the provisions of this section.
6. Demonstration that the proposal would meet all pertinent TMC requirements, including those contained in TMC
13.06.100.

1

Code Reviser's note: Relocated from 13.05.115 per Ord. 28613.

Infill Pilot Program 2.0 - Planning Commission Recommendation Draft March 06, 2020
Exhibit A- Proposed Amendments to the Tacoma Municipal Code

Page 1 of 3

7. A complete application, along with applicable fees, for any required land use permits, including a Ceonditional
1/_¼lse and Accessory Dwelling Unit perrnitsPermit. Such processes may require public notification and/or meetings.
8. The Director reserves the right to request additional information and documentation prior to beginning the City's
review.

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

1. This body will include the following representatives:
a. The Director or designee;
b. The Long Range Planning Manager or designee;
c. A City staff member with residential building and site development expertise;
d. A designee representing the area Neighborhood Council where the project is proposed;
e. An architect or urban design professional; and,
f. A representative of the Landmarks Preservation Commission, if the project is within an Historic or Conservation
District or would affect or be adjacent to historically significant properties.
g. The Current Planning Manager or designee
2. The Historic Preservation Officer shall be consulted to assess potential adverse impacts to historically designated
properties or properties eligible for historic designation. To mitigate or avoid adverse impacts, conditions
recommended by the Historic Preservation Officer may include:
a. Designation of the historically significant property to the Tacoma Register of Historic Places.
b. Avoidance of the historically significant property or minimizing exterior changes to the property.
c. Documentation and architectural salvage of the historically significant property, if demolition cannot be avoided.
3. The special advisory review body will assess the consistency of the proposal with the following criteria. All
proposals submitted under the provisions of this section must demonstrate the following:
a. Responsiveness to the following basic neighborhood patterns established by existing development in the area.

(1) Street frontage characteristics.

(2) Rhythm of development along the street.
(3) Building orientation on the site and in relation to the street.

(4) Front setback patterns.
(5) Landscaping and trees.

(6) Backyard patterns and topography.
(7) Architectural features.
(8) Historic character, if located within a designated Historic District.
(9) Whether adverse impacts to properties that are eligible for listing on a historic register can be mitigated.
b. Pedestrian-friendly design. The proposed development must provide direct and convenient pedestrian access from
each dwelling to abutting sidewalks and public pathways and must emphasize pedestrian connectivity. The quality
of the pedestrian experience within the site and in the abutting public right-of-way shall be high.
c. De-emphasize parking. Parking is not reguired for projects in the Infill Pilot Program, but if parking is provided,
the project should. The proposal rn11st rneet the parking reEJHirernents ofTMC 13.06.{)90.C in a rnanner that deemphasizes parking in terms of its prominence on the site and its visibility from the public right-of-way.
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d. Minimize scale contrasts, shading and privacy impacts. The proposal must demonstrate that it will limit abrupt
changes in scale between the proposed development and existing buildings on adjacent parcels. Privacy and shading
impacts on abutting parcels must be prevented or reduced to a reasonable extent.
e. Create usable outdoor (or yard) spaces. The proposal must provide usable and functional outdoor or yard space
that will be an amenity to its residents.
f. Sustainable features. In the case of multifamily development in the R-3 District, and cottage housing, the proposal
must provide documentation of the incorporation of sustainability features through one of the following certification
programs:
1. Built Green 3 Stars,-eF LEED Bronze; or equivalent,

2. Greenroads Bronze rating if full new roadway seetions are eonstrueted as part of the projeet;

g. ConsisHmc:y wilh eaele Fe4'J:llirt1R1e111fi . 1 be 1iraresal nrns:L be censlshm: with 1tie Rflplie,:bl~ pre'risian!i. a.'"T,\t{;13.06 and other applieable requirements. The Direetor has diseretion to inerease, deerease or Rlodify development
standards ineluding setbaeks, height and parking in order to ensure the proposal is folly eonsistent with the intent of
the Pilot Program.
FQ. Decision.
As part of the associated land use decision, the Director or Hearing Examiner shall determine whether the proposal
meets the intent of this section and incorporate conditions as appropriate into the land use and building permit
approvals. In the case of projects in historic or conservation districts, or individually designated landmarks,
Landmarks Preservation Commission approval will be required pursuant to TMC 13.05.040. The Director has
discretion to increase. decrease or modify development standards including setbacks, height and parking in order to
ensure the proposal is fully consistent with the intent of the Pilot Program prior to issuance of a decision.
(Ord. 28613 Ex. G; passed Sept. 24, 2019: Ord. 28576 Ex. A; passed Mar. 19, 2019: Ord. 28336 Ex. B; passed
Dec. 1, 2015)
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28695

Ordinance No.

1-\Y\~e~

First Reading of Ordinance: _ _O_C_T_1_3_20_2_0__
Final Reading of Ordinance :
Passed:

OCT 2 0 2020

OCT 2 0 2020

Roll Call Vote:
MEMBERS
Mr. Beale
Mr. Blocker
Mr. Hines
Ms. Hunter
Mr. McCarthy
Mr. Thoms
Ms. Ushka
Ms. Walker
Mayor Woodards

AYES

NAYS

ABSTAIN

ABSENT

NAYS

ABSTAIN

ABSENT

'I--

'I--

'I-..
X
X
)(.

X
X
'I--

Voice Vote:
MEMBERS
Mr. Beale
Mr. Blocker
Mr. Hines
Ms. Hunter
Mr. McCarthy
Mr. Thoms
Ms. Ushka
Ms. Walker
Mayor Woodards

AYES

https:llcifyoftacoma.sharepoint.comlsites/cao-ctyclrklpplagenda and councillform_vofingslip-ordinance (blue) 2020.doc

Req . #20-0652

ORDINANCE NO. 28695
1

2
3
4

5
6

AN ORDINANCE relating to the Residential Infill Pilot Program; amending Title 13
of the Tacoma Municipal Code, Land Use Regulatory Code , by amending
Chapters 13.05 and 13.06 thereof to reauthorize, extend , and modify the
Residential Infill Pilot Program.
WHEREAS , in December 2015, pursuant to Amended Ordinance No . 28336,
the City Council enacted Tacoma Municipal Code ("TMC") 13.05.115, Residential
Infill Pilot Program ("Program"), which was subsequently reorganized under

7

TMC 13.05.060, pursuant to Ordinance No . 28613, for the following housing types:
8

9

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

10

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

11

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

12

in most residential districts, and

13
14

WHEREAS the Program is intended to promote innovative residential infill

15

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

16

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

17

18

WHEREAS, based on the initial success of the Program and in response to
the evolving landscape of growth and development of Tacoma's housing supply,

19
20

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

21

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

22

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

23

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

24

increase predictability, and

25
26
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WHEREAS the proposed amendments will allow for three new spaces for
1
2

each project type in each of the five Council Districts, for a total of 15 projects per
type, or 60 total projects; will address affordability through the development of

3

additional, smaller units in more restrictively zoned areas of the City which would
4
5

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

6

other minor adjustments to the project types currently allowed through the Program,

7

and

8

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

9

10
11

Council to receive comments on the proposed reauthorization, extension, and
modification of the Program as codified in TMC 13.05.060; Now, Therefore,

12

BE IT ORDAINED BY THE CITY OF TACOMA:

13

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

14

amended as set forth in the attached Exhibit "A."

15
Section 2. That Chapter 13.06 of the TMC is hereby amended as set forth

16
17

18

in the attached Exhibit "B."
Passed

19
20
21

Mayor
Attest:

22
23

City Clerk

24

Approved as to form:

25
26
Deputy City Attorney
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EXHIBIT "A"
1

CHAPTER 13.05
LAND USE PERMITS AND PROCEDURES

2
3

4

** *
13.05.010 Land Use Permits.
A. Conditional Use Permits.

5
6

7

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

8

(I) The proposed lot is a earner lot with has a minimum lot size of 6,000 square feet in size. Corner lots

9

pre,:ide ae oppm=t1H~0F-+w0-~r tewnho1:1se de-..elopme1u 10 be inle.grated in 1he fle'ighborhood-«H¼
ee11hi-:<t responsi•,re maimer 1ha1 is eOflsistent Ytitlit4~e-mmi½--delflrM~F!'leter oflhe d1striet
(2) The proposal is consistent with the Residential Infill Pilot Program criteria contained in TMC 13.05.060.

10
11

(3) The proposed two-family or townhouse development is designed to present the general appeartlflee of a
detaehed single family dwelling thr01:1gh one of the following two design approaehes consistent with the
following :

12

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

13

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

14

ofa detached si:ngle family house. Or, eaeh 1:1nit is aeeessed thr01:1gh a shared entrtlflee.

15
16
17

18
19

20
21

22
23

24

25
26

Etteh 1:1ail is or-ieuted oiilo a diff.erenH!keet-" MO~igfled--in II s.i1flil.E1r t'fHIHAer 10 the slreet lreRtiHg fa~ade
(4) The prnpesed slrueture is d8flaigt.ed-t
se.l'Hbte II detBckea. sing le family ao1:1se in terms ofaFGhlteeh1re,
ln111, frol'il f1l'H,! rear sel bael.s, and loeatieiw~'k4l'lg---tfH!-O@S"~notee-reer-y-ard,-:'.I'h e site sh.Ell I pro•,<ide the
r-@£J'll'i-F@ff-l:ea )'8Fd-e"i41le R 2 Dis!riol on ene side of Ille slrncture . E~~t+-vre¥!fl ~ t t e
off street parking spaoe. In the case of conversion of an existing single-family dwelling to a two-family
dwelling, the existing architectural features shall be maintained to the maximum extent practicable.
(5) Applications for two-family and townhouse dwelling units in R-2 Districts shall be processed in
accordance with the provisions ofTMC 13.05.060 and TMC 13.05.010.A. Pursuant to those requirements, the
applicant shall submit, in conjunction with the application, site plan drawings and drawings of building
elevations, information on building materials, and complete information indicating how the property will
meet the above criteria.
b. Multi-family development up to a maximum of six dwelling units may be allowed by conditional use
permit in the R-3 District and in the R-2 District if the development is a renovation of an existing structure
that does not increase building footpri nt. A conditional use permit for a multi-family dwelling unit in R-2 or
R-3 Districts shall only be approved upon a finding that such use is consistent with all of the following
criteria:
(I) The proposed lot is a minimum of9Z,000 square feet in size.
(2) The proposal is consistent with the Residential Infill Pilot Program criteria contained in TMC 13.05.060.
(3) The proposed structure is designed to minimize the overall impression of density and bulk and to fit with
established neighborhood patterns. Access to dwellings shall be through a shared primary entrance. Parking
shall be limited to one spaee per 1:1nit, and shall be located to the rear of the site in a manner that obscures it
from view from the street frontage.

(4) Applications for multi-family dwellings in R-2 or R-3 Districts shall be processed in accordance with the
provisions of the Residential Infill Pilot Program provisions ofTMC 13.05.060. Pursuant to those
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requirements, the applicant shall submit, in conjunction with the application, site plan drawings and drawings
of building elevations, info1mation on building materials, and complete information indicating how the
property will meet the above criteria.

2

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

3

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

4

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

5
6

7
8
9

10
11

12
13
14

15
16
17
18

19
20

21
22
23

24

25
26

(3) The proposed development is designed to provide variety in unit sizes, building and site features , and site
design elements. Landscaping shall be designed in an attractive way and according to a coherent design.
Residential units are laid out to be oriented to the public right-of-way and shared open space. Building
massing is designed to have limited impact on neighboring properties and parking is to be off the alley, where
possible, and minimized through screening and landscaping.
(4) Applications for Cottage Housing units in all residential district except HMR-SRD shall be processed in
accordance with the provisions of the Residential Infill Pilot Program provisions ofTMC 13.05.060,
TMC 13.06.080.C, and TMC 13 .05.010.A. Pursuant to those requirements, the applicant shall submit. in
conjunction with the application, site plan drawings and drawings of building elevations, information on
building materials, and complete information indicating how the property will meet the above criteria.
d. Planned Infill Housing developments may be allowed by conditional use permit in any residential district
except HMR-SRD. A Conditional Use Permit for Planned Infill Housing shall only be approved upon a finding
that such use is consistent with all of the following criteria:
( I) The proposed lot is a minimum of3,500 square feet in size in the R-3 Zone and 7,000 square feet in size in
all other zones.
(2) The proposal is consistent with the Residential Infill Pilot Program criteria contained in TMC 13.05.060.
(3) Development must respond to context and neighboring structures through massing, bulk, materials,
landscaping, and building placement.
(4) Buildings must orient entrances toward the public right-of-way and parking shall be located to the rear of
the site in a manner that obscures it from view from the street frontage.
(5) Applications for Planned Infill Housing units in all residential districts shall be processed in accordance
with the provisions of the Residential Infill Pilot Program provisions ofTMC 13.05.060 and
TMC 13.05.010.A. Pursuant to those requirements, the applicant shall submit. in conjunction with the
application, site plan drawings and drawings of building elevations, information on building materials, and
complete information indicating how the property will meet the above criteria.

***
13.05.060 Residential Infill Pilot Program
A. Purpose.
To promote innovative residential infill development types, while ensuring that such development
demonstrates high quality building and site design that is responsive to and harmonious with neighborhood
patterns and character. In addition, the Pilot Program is intended to develop a body of successful, wellregarded examples of innovative residential infill in order to inform a later Council decision whether to finalize
development regulations and design standards for some or all of these infill housing types.
B. Term.
The Pilot Program will commence when infill design guidelines illustrating in graphic format the intent and
requirements of this section have been revised and updatedae~•elo13ea, with input from the Planning
Commission, and authorized by the Director. The Pilot Program will be reassessed as directed by the City
Council or by the Director. Once three spaces in all &HtRy ofthe categories haves been completed in each
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Council District in Tacoma, no additional applications will be accepted for that category until fmiher Council
action has been taken.

2

C. Applicability.
The provisions of this section apply to the following categories ofresidential infill:

3

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

4

afl6

3. Cottage Housing development within any residential district except the HMR-SRD District; and~
5

6

7
8
9

4. Planned Infill Housing option in all residential districts.
4. The ~ert ineRfi)H}W5-k~-.-.t-i:M<;;: LL06 re~fding resi41rntial distrii.ts, !ilie de¥@lef)'m-Mt-e1u! pet1uil.lfHg
reqHiremeRts deseribed thereiR, as well as aRy other pertiAeAt seetioR of the TMC shall apply .
~ e r heU-Be-tt...mi11 imt11n tlislfrnee. ef I ,Q{IQ, feet separntit:1g l:)ilot-,~ram-lte1:1:liiflg ao•;e!epme:Ats wi1hi11 l~e
same eategory.
D. Consistency with the TMC. Proposals submitted to the Infill Pilot Program must be consistent with the
provisions ofTMC 13.06 regarding residential districts, the development and permitting requirements
described therein, as well as any other pertinent sections of the TMC that apply .

10

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

11

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

12
13
14

15
16
17
18

2. Building elevations from all four sides, showing proposed and existing conditions.
3. A massing study.
4. Photographs of any existing structures that will be altered or demolished in association with the proposal, as
well as photographs of the structures on adjacent parcels.
5. A narrative and any supporting exhibits demonstrating how the project will be consistent with the Pilot
Program intent and the provisions of this section.
6. Demonstration that the proposal would meet all pertinent TMC requirements, including those contained in
TMC 13.06.100.
7. A complete application, along with applicable fees, for any required land use permits, including g
~ eonditional !J.-Hse aRd Aeeessory DwelliAg URit 13£ermit£. Such processes may require public notification
and/or meetings.
8. The Director reserves the right to request additional information and documentation prior to beginning the
City's review.

19

e-.E. Review process.

20

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

21

I. This body will include the following representatives:
a. The Director or designee;

22

23
24
25
26

b. The Long Range Planning Manager or designee;
c. A City staff member with residential building and site development expertise;
d. A designee representing the area Neighborhood Council where the project is proposed;
e. An architect or urban design professional; afl6-;
f. A representative of the Landmarks Preservation Commission, if the project is within an Historic or
Conservation District or would affect or be adjacent to historically significant properties~; and
g. The Current Planning Manager or designee.

-5Ord20-0652.doc-SIV/bn

'J.
'

• . ~~--

-, '""l

+

~.
1

~ !

~

.

li •• •

2. The Historic Preservation Officer shall be consulted to assess potential adverse impacts to historically
designated properties or properties eligible for historic designation. To mitigate or avoid adverse impacts,
conditions recommended by the Historic Preservation Officer may include:
a. Designation of the historically significant property to the Tacoma Register of Historic Places.
2

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

3

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

4

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

5

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

6
7

(1) Street frontage characteristics.
(2) Rhythm of development along the street.
(3) Building orientation on the site and in relation to the street.

8

9

10
11
12

13

14
15

16
17
18
19

20
21

22

23

(4) Front setback patterns.
(5) Landscaping and trees.
(6) Backyard patterns and topography.
(7) Architectural features.
(8) Historic character, if located within a designated Historic District.
(9) Whether adverse impacts to properties that are eligible for listing on a historic register can be mitigated.
b. Pedestrian-friendly design. The proposed development must provide direct and convenient pedestrian access
from each dwelling to abutting sidewalks and public pathways and must emphasize pedestrian connectivity.
The quality of the pedestrian experience within the site and in the abutting public right-of-way shall be high.
c. De-emphasize parking. The proposal m11st meet the parking req11irements of TMC 13 J)a.090.C iA a maAner
that-Parking is not required for projects in the Infill Pilot Program. but if parking is provided. the project
should de-emphasizes, parking in terms of its prominence on the site and its visibility from the public right-ofway.
d. Minimize scale contrasts, shading and privacy impacts. The proposal must demonstrate that it will limit
abrupt changes in scale between the proposed development and existing buildings on adjacent parcels. Privacy
and shading impacts on abutting parcels must be prevented or reduced to a reasonable extent.
e. Create usable outdoor (or yard) spaces. The proposal must provide usable and functional outdoor or yard
space that will be an amenity to its residents.
f. Sustainable features. In the case of multifamily development in the R-3 District, and shottage hH_ousing, the
proposal must provide documentation of the incorporation of sustainability features through one of the
following certification programs:

I. Built Green 3 Stars;.-er LEED Bronze; or equivalent.,
2. Greenroads Bronze rating if full new roadway sections are eenstfl!eted as part of the prejeet;

g.-Gens-iste,u;y-wit 1-GOd retJ tt if"a'llffit~roposnl n~~1st be eoasist!:11£ wii l1the applicable prnvisiens-ef
TMC l J.O(i anti otlll:lr appHcl'!.bl.erfi!-Efll-il'Mlen~~eter-lrns diseF~l~at1 te inerease. deere,~se er 11:04ify
devel!:!j}ffieflHttmclB:reb iflau~h~!i, stHeaeks, hei 0 lll anti parki1~g ill order ICI ens1-1resth@ilffipt¥.tala-i dI,
eoRsisteRt with the iRtent of the Pilat Program.

FQ. Decision.

24

25

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

26
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designated landmarks, Landmarks Preservation Commission approval will be required pursuant to
TMC 13.05.040. The Director has discretion to increase, decrease, or modify development standards,
including setbacks. height, and parkin g, in order to ensure the proposal is fully consistent with the intent
of the Infill Pilot Program prior to issuance of a decision.

2

***

3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25
26
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EXHIBIT "B"
CHAPTER 13.06
ZONING

2
3

***

4

13.06.080 Special Use Standards

***
5
6

13.06.080.C. Cottage Housing.

***
4. Use standards.

7
8
9

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

10

f. Parking.

11

Eash eottage uAit is reEJuired to ha1re oRe off street 13arkiAg s13aee. Parking may be contained in detached
garages adjacent to dwelling units no larger than 250 square feet in floor area; in shared garages no larger than
1,200 square feet maximum floor area; or, in clustered parking areas with no more than four spaces per cluster.

12

g. Vehicular access.

13
14

15

16
17

18

Vehicular access shall be from the rear of the site whenever suitable access is available or feasibly can be
developed. If such access is not feasible, then driveway or private roads shall be minimized to the maximum
extent feasible. Driveways to individual units shall consist of paved runner strips or pervious surfacing.
h. Setbacks.
The external setbacks of the underlying zoning district shall apply, except cottage housing shall be allowed in
the rear yard when lot is located on an alley.

i. Separation between units.
All buildings must meet separation requirements as identified in applicable building codes.A miAimum of 8
feet shall be 13ro:vided betweeA struetures eoAtaiAiAg dvrelliRg uRits.

* **

19

20
21

22

23
24

25
26
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