NOTICE OF
CITY OF TACOMA
Planning & Development Services Department
747 Market St, Rm 345 | Tacoma, WA 98402

DECISION*

Decision:

Approved, subject to conditions

Applicant:

Mercy Housing Northwest/SMR Architects

Location:

802 Martin Luther King, Jr Way Parcel 2008220011

Application No.:

LU18-0270

Proposal:

Design variance for a 6-story, 69-unit apartment
building to allow the building to intrude into the
required daylight plane on the west (alley) side, to
remove the 8-foot stepback required at the 5th floor
and above, and to modify the facade articulation
requirements along South 8th Street. The building
would be slightly taller than usually allowed on the
alley side, and the front and corner sides of
the building would be shaped differently than the
zoning code requires.

For further information regarding the proposal, log on to the website at
tacomapermits.org and select "Public Notices". The case file may be
viewed in Planning and Development Services, 747 Market Street, Rm 345.

Staff Contact:

Date of Decision:

02/12/2019

Appeal Period Ends:

02/26/2019

Decision Final:

02/27/2019

Reconsideration: Any person having standing may request reconsideration of
the Director's decision, based upon errors of procedure or fact, by submitting a
request in writing to Planning and Development Services at the address below.
The fee for reconsideration is $250.
Appeal to Hearing Examiner: Any aggrieved person or entity may appeal to the
Hearing Examiner by filing a written Notice of Appeal and submitting the filing
fee of $1000 to the Hearing Examiner (at the Customer Service Center, 747
Market St., Second Floor) which contains the following:
• A brief statement showing how the appellant is aggrieved or adversely affected.
• A statement of the grounds for the appeal, explaining why the appellant believes the
administrative decision is wrong.
• The requested relief, such as reversal or modification of the decision.
• The signature, mailing address and telephone number of the appellant and any
representative of the appellant.
The fee shall be refunded to the appellant should the appellant prevail.

* You are receiving this postcard because your property is located within the required
noticing radius of the proposal. No action is required, but we invite your participation
in the process.

Shirley Schultz, Principal Planner, 747 Market St, Room 345, (253) 591-5121, shirley.schultz@cityoftacoma.org

Environmental Review: Per SEPA, WAC197-11-600, the City is adopting the Hilltop Subarea Plan and EIS for this project. For more information
regarding this EIS, contact the staff person above.

To request this information in an alternative format, please contact Planning and Development Services by phone
at (voice) 253-591-5030. TTY or STS users please dial 711 to connect to Washington Relay Services

City of Tacoma
Planning & Development Services Department
747 Market St. Rm 345
Tacoma, WA 98402

NOTICE OF DECISION

City of Tacoma
Planning and Development Services
Report And Decision

VARIANCE APPLICATION OF:

FILE NO: LU18-0270

Demian Minjarez
SMR Architects, for Mercy Housing Northwest
117 South Main St, Ste 400
Seattle, WA 98104
SUMMARY OF REQUEST:
The applicant has requested variances to design standards for building modulation standards,
mass reduction-upper floor street front stepbacks, and residential transition standards including
a minor landscape buffer variance. The variances are to allow for the development of a sixstory, 69-unit apartment building on the southwest corner of South 8th and Martin Luther King,
Jr. Way. The project site is located in the NCX - Neighborhood Commercial Mixed-Use district,
on a Designated Pedestrian Street.
LOCATION:
The site is located at 802 Martin Luther King, Jr. Way, parcel number 2008220011.
DECISION:
The variances to design standards for building modulation and residential transition standards
are hereby APPROVED.
PLEASE NOTE: APPEAL PERIOD CLOSES February 26, 2019.
The effective date of this decision is February 27, 2019 provided no requests for
reconsideration or appeals are timely filed as identified in APPEAL PROCEDURES of this
Report and Decision.
FOR ADDITIONAL INFORMATION CONCERNING THIS LAND USE PERMIT PLEASE
CONTACT:
Shirley Schultz, Principal Planner
Planning and Development Services Department
747 Market Street, Room 345, Tacoma, WA 98402
253-591-5121 | shirley.schultz@cityoftacoma.org

SUMMARY OF RECORD
The following attachments and exhibits constitute the administrative record:
Attachments:
A – Site Plan, Elevations
Exhibits 1:
A – Applicant’s Justification for the Request
B – Public comments
C – Advisory Comments from reviewing staff
D – Applicant response to Comments
E – Applicable Policies and Zoning Code
The Director enters the following Findings of Fact and Conclusions of Law based upon the
applicable criteria and standards set forth in the TMC, the policies of the Comprehensive Plan,
and the Attachments and Exhibits listed above.
FINDINGS OF FACT
Proposal:
1. The applicant requests a variance to TMC13.06.501.C Mixed-Use District Minimum Design
Standards, section 2.c – Façade Articulation. The applicant proposes to modulate the
th
building differently than the required 30-foot intervals along the South 8 Street façade.
2. Further, the applicant requests a variance to TMC13.06.501.C Mixed-Use District Minimum
Design Standards, section 3 - Mass Reduction: Upper Floor Streetfront Stepbacks. The
applicant proposes to modulate the building differently than the required eight-foot minimum
horizontal stepback for the 5th floor and above along the Martin Luther King, Jr. Way façade.
3. Finally, the applicant requests relief from TMC13.06.503 Residential Transition Standards to
allow a portion of the top floor to intrude upon the 45-degree daylight plane between the
subject site and the residentially-zoned area across the alley to the west. A portion of four
apartment units (parts of living rooms and bedrooms) is located within the required stepback
area.
4. The applicant proposes a residential building with approximately 69 dwelling units and 1,200
square feet of community space. The building will be six stories tall, with a building height of
65 feet.
5. The building will meet all design and development standards for the first floor, including
building transparency, building detail, and pedestrian weather protection.
6. The applicant proposes to set the building back six feet from the rear (west) property line,
across the alley from the residential district, and densely landscape the area – fencing it off
with a decorative fence rather than a sight-obscuring fence as required by the landscape
buffer requirements.
7. Further building modulation would be provided with an inset on the center of the north side
of the building and a six-foot setback along the majority of the front east side of the building.

1 All Exhibits are contained Planning and Development Services Department File No. LU18-0270 and are referenced and
incorporated herein as though fully set forth.
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Project Site:
8. The project site is vacant 9,750 square-foot property located on the southwest corner of
th
Martin Luther King, Jr. Way and South 8 Street, in the Hilltop Mixed-Use Center. The
property is 130 feet deep (east-west) and 75 feet wide (north-south).
9. Martin Luther King, Jr. Way is designated as a Pedestrian Street at this location, with a
right-of-way width of 80 feet.
th
10. South 8 Street is not designated as a Pedestrian Street.

11. The project site is located the “NCX” Neighborhood Commercial Mixed-Use District, within
the sub-area addressed in the Hilltop Subarea Plan and EIS.
Surrounding Area:
12. The site is bordered by other NCX properties and uses on the north, south, and east sides.
The property to the west (across the alley) is zoned R-2 One-Family Dwelling District.
13. The property adjacent to the south is partially vacant and is proposed for redevelopment as
a mixed-use multifamily building.
14. There are two residential properties located directly across the alley from the subject site.
th
One is occupied with a duplex facing South 8 Street (the alley is the side yard and the
house is located about 7.5 feet from the alley), and one is a single-family dwelling facing
South L Street (the alley is the rear yard and the house is located on the farther portion of
the lot).
15. Martin Luther King, Jr. Way will be the location of the Sound Transit Link Light Rail
extension. A large electrical substation serving the light rail will be located in the 8th Street
right-of-way abutting the property.
Additional Information:
16. The applicant has provided justification for the variance request. Refer to Exhibits A and D.
17. The Director understands the key points of the applicant’s justification to be that the
proposed design provides equal or superior results to those that would be achieved by
strictly following the code requirement. In particular:
•
•
•
•
•
•
•
•

The building scale is appropriate for the mixed-use district with modulation and cladding
to reflect the nearby residential buildings;
The exterior cladding of the building provides interest and lessens the perceived bulk of
the building;
The location of Sound Transit infrastructure on the north side of the building impacts the
location of the building and ability to modulate in that direction given the narrow site;
The setbacks and modulation provided by the building on the east side meet the intent
of the code to reduce the building bulk;
Providing a setback at ground level allows for an active and interesting public pedestrian
environment, to include covered outdoor space;
Providing the setback at ground level along the alley allows for substantial landscaping
improvement as well as for windows / visibility to the alley to improve safety;
The requested alleviation of the upper floor stepback will not affect daylight/shading
because of the building orientation; and
The proposal results in a more efficient arrangement of interior space.
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18. The City’s Comprehensive Plan provides the following policy guidance regarding mixed-use
development:
Policy DD–1.1 Encourage excellence in architecture, site design, and infrastructure and
durability in building materials to enrich the appearance of a development’s
surroundings.
Policy DD–1.2 Promote site and building design that provides for a sense of continuity and
order while allowing for creative expression.
Policy DD–1.5 Encourage building and street designs that respect the unique built natural,
historic, and cultural characteristics of Tacoma’s centers, corridors, historic residential
pattern areas and open space corridors, described in the Urban Form chapter.
Policy DD–1.6 Encourage the development of aesthetically sensitive and character‐giving
design features that are responsive to place and the cultures of communities.
Policy DD–1.7 Encourage development that responds to and enhances the positive qualities
of site and context—the block, the public realm, and natural features.
Policy DD–1.10 Provide for public access to light and air by managing and shaping the
height and mass of buildings, while accommodating urban scale development.
Policy DD–1.11 Encourage building and site designs that limit reductions in privacy and
solar access for residents and neighbors, while accommodating urban scale
development.
Policy DD–5.4 Encourage development in centers and corridors that is responsive to street
space width, allowing taller buildings on wider streets.
Policy DD–5.14 Promote building design that is compatible with the existing and/or desired
character of the area. Building design standards and/or guidelines should incorporate
the following elements:
a. Façade articulation options that reduce the perceived scale of buildings and add
visual interest.
b. For infill development in established areas, encourage the use of similar façade
articulation and detailing as existing structures, where consistent with specific center
policies or guidelines.
c. Covered building entries visible from the street and/or common open spaces.
d. Utilize building materials that are durable and provide visual interest.
Policy DD–9.1 Create transitions in building scale in locations where higher‐density and
intensity development is adjacent to lower scale and intensity zoning. Ensure that new
high‐density and large‐scale infill development adjacent to single dwelling zones
incorporates design elements that soften transitions in scale and strive to protect light
and privacy for adjacent residents.
19. The Hilltop Subarea Plan states the following goals and actions for the area:
GOAL NR-6 Create affordable, healthy, mixed-use, mixed-income, and mixed-household
housing
ACTION NR-6.1 Housing options: Increase housing choice by type, price, tenure, and
location to house a mixed age, household, and income population in or near
employment centers, transit corridors, and recreational sites to provide increased
live/work/play opportunities in the Hilltop area.
ACTION NR-6.2 Affordable housing: Award additional density, reduced parking
requirements, reduced permit fees, and/or other measures for new housing projects that
promote rental and sale workforce housing for moderate income working households
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employed or resident within Hilltop.
GOAL NR-7 At least twenty-five percent of the total housing units in Hilltop shall be
affordable to households earning up to 80 percent of the countywide median income, and at
least half of that (12.5 percent) shall be affordable to households earning up to 50 percent
of the countywide median income.
ACTION CP-1.5 Other Potential Development Opportunities: Promote the redevelopment of
underutilized surface parking lots, vacant lands, or underused buildings for new
development projects, that help to create a dense mix of uses throughout the district,
including retail, restaurants, office, personal services, medical facilities, and mixed income
housing.
20. The application was submitted and determined complete on October 19, 2018. Comments
were provided to the applicant on December 5, with a response received from the applicant
on January 14, 2019.
Public Notice:
21. Written notice of the application was mailed on November 8, 2018 to owners of property
within 100 feet of the site, as indicated by the Pierce County Assessor/Treasurer’s records,
to the New Tacoma Neighborhood Council, the Hilltop Business Association, and to
qualified neighborhood groups, allowing a 14-day comment period.
22. Two public comments were received, see Exhibit B. The Director understands the
substance of the concerns to be related to the residential transition and the bulk/height of
the building on the alley side, across from the residential district.
23. The applicant responded to the comments received, see Exhibit D. In response, the
applicant made changes to the exterior cladding of the building, noting that the purpose of
the change in materials is to further define the building and reduce the visual mass of the
building on the west side. Further, the applicant notes that the intrusion into the residential
transition area is minimal; the portion of the building will not impact shading on neighboring
properties to the north or west beyond that which is already shaded by the remainder of the
building’s sixth floor. Lighting impacts from these units are not expected to be any different
than the lighting from lower floors, and should be minimal from this residential building.
Conclusion of Law as Finding of Fact:
24. Any conclusion of law hereinafter stated which may be deemed a finding of fact is hereby
adopted as such.
CONCLUSIONS OF LAW
Jurisdiction:
1. The Director has jurisdiction in this matter. See TMC Section 13.05.030.A.
Burden of Proof:
2. The applicant bears the burden of proof to demonstrate that the proposal is consistent with
the provisions of TMC Chapter 13.06, including a demonstration of conformance with
implementing regulations, applicable provisions of the City’s Comprehensive Plan and other
applicable ordinances of the City.
Applicable Regulations:
3. The construction of structures in the “NCX” Neighborhood Commercial Mixed-Use District is
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subject to design regulations, including modulation and upper floor stepback requirements
per TMC 13.06.501, Landscaping and Buffering Standards in TMC 13.06.502, and the
Residential Transition Standards in TMC 13.06.503.
4. The regulations in question read as follows:
TMC13.06.501.C. Mixed-Use District Minimum Design Standards.
1. Applicability: The following requirements apply to all development located in any XDistrict, except where noted or unless specifically exempted.
2. Façade Articulation. Purpose: The following standards are intended to help reduce the
apparent mass of structures and achieve a more human scale environment by providing
physical breaks in the building volume that reduce large, flat, geometrical planes on any
given building elevation.
c. All residential buildings and residential portions of mixed-use buildings shall include
at least three of the following articulation features at intervals of no more than 30
feet along all façades facing a street, common open space, or common parking
areas. Buildings that have 60 feet or less of frontage on the street or façade width
facing the common open space or common parking area are exempt from this
standard. Buildings that employ brick as the siding material on a majority of the
subject façade are required to only provide two of the articulation features instead of
three.
(1) Repeating distinctive window patterns at intervals less than the required interval.
(2) Vertical building modulation. Minimum depth and width of modulation is 2 feet
and 4 feet, respectively, if tied to a change in building material/siding style and/or
roofline modulation as defined in Section 13.06.501.C.5. Otherwise, minimum
depth and width of modulation is 10 and 15 feet, respectively. Balconies may not
be used to meet modulation option unless they are recessed or projected from
the façade at least 18 inches.
(3) Horizontal modulation (upper level step-backs). To qualify for this measure, the
minimum horizontal modulation shall be 5 feet and the treatment must be used in
increments at no greater than the articulation interval or provided along more
than 75 percent of the façade.
3. Mass Reduction: Upper Floor Streetfront Stepbacks. Purpose: The following standards
are intended to reduce the appearance of bulk and reduce the potential for shade and
shadow impacts on pedestrian streets. They apply to all development along designated
pedestrian streets, unless specifically exempted.
b. 8’ minimum horizontal stepback along for 5th floor and above in X Districts other
than RCX, where the ROW width is less than 100’.
d. Exceptions to b and c above: One distinctive design element of no more than 25 feet
in width is allowed to extend vertically without these required stepbacks for each
façade along a designated pedestrian street.
13.06.502 Landscaping and buffering standards.
5. Landscaping Buffers: Landscaping buffers are intended to function as a substantial
vegetative screening providing physical and visual separation between dissimilar
districts in order to soften visual and aesthetic impacts. Buffers also provide the
aesthetic and environmental benefits of vegetation.
c. More intensive district across the street or alley from R-District property
(1) A continuous planting area that has a minimum width of 7 feet shall be provided
on the property, across from the R-District.
(2) In cases where there is a demonstrated site constraint, the minimum buffer width
may be reduced to a minimum 4 feet, with the integration of a continuous site-
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obscuring vegetated fence or wall.
13.06.503 Residential transition standards. The following items are required to help
ensure appropriate transitions between non-residential and/or higher intensity
development and adjacent residential districts, in terms of building bulk and scale,
location of activity areas for privacy and noise reduction, provision of greenspace, and
visual separation:
A. Upper Story Stepback
2. The following requirements apply in all X-Districts, where a Mixed-Use Center
boundary is adjacent to single-family zoning (R-1, R-2 and R-2SRD Districts), except
where the adjacent use within the single-family zone is a park, permanent open
space, undevelopable steep slope, public facility or freeway.
a. Projects abutting a single-family zone at a street, alley or rear or side property
line shall not intercept a 45-degree daylight plane inclined into the X-District from
a height of 35 feet above existing grade, measured from the zone transition line
(example of the alley scenario below).
C. Buffer Planting Areas: Per Section 13.06.502 (see above).
Criteria for Review:
5. The standards requested for variance with this application are considered building design
standards. In order for the Director to authorize the variance to design standards, the
request must be consistent with one of the following criteria set forth in TMC
13.06.645.B.4.b.
(1) Unusual shape of a parcel established prior to 2002 creates practical difficulties in
achieving compliance with the design standard sought to be varied.
(2) Preservation of a critical area, unique natural feature, or historic building and/or feature
creates practical difficulties in achieving compliance with the design standard sought to
be varied.
(3) Widely varied topography of the building site creates practical difficulties in achieving
compliance with the design standard sought to be varied.
(4) Documentation of a pending public action, such as a street widening, creates practical
difficulties in achieving compliance with the design standard sought to be varied.
(5) A proposed alternative design that departs from a requirement that can be
demonstrated to provide equal or superior results to the requirement from which relief is
sought in terms of quantity, quality, location, and function.
Conclusions:
6. Any finding of fact later deemed to be a conclusion of law is hereby adopted as such.
7. For each of the requested variances, the applicant has responded to criterion 5: A proposed
alternative design that departs from a requirement that can be demonstrated to provide
equal or superior results to the requirement from which relief is sought in terms of quantity,
quality, location, and function.
8. For the building modulation variance on the north (8th Street) side of the building: the
purpose of the façade articulation requirement is “to help reduce the apparent mass of
structures and achieve a more human scale environment by providing physical breaks in the
building volume that reduce large, flat, geometrical planes on any given building elevation”.
The applicant proposes one large modulation (the center of the building is inset from the
property line) to accommodate space between the Sound Transit power substation and the
building. In this case, the Director would also note that the “pending public action” of Sound
Transit creates practical difficulties in meeting the modulation requirements on the north
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side. A strict interpretation of the code would require parts of the building to be closer to the
transit equipment than desired. The current proposal allows for the building to be inset from
the equipment enclosure – and the building modulation is provided in one location rather
than at intervals. Further, the location of the substation between the sidewalk and the
building interrupts the volume of the building, reducing the scale of the building at the
pedestrian level.
Therefore, the applicant has demonstrated that the design proposed is equivalent in effect
to that required by the code.
9. For the building modulation variance on the east (Martin Luther King, Jr. Way) side of the
building: The purpose of the upper floor streetfront stepbacks is to “reduce the appearance
of bulk and reduce the potential for shade and shadow impacts on pedestrian streets”.
The applicant proposes to address the intent of the code by setting the majority of the
building back from the front property line six to eight feet – except for the allowed (and
encouraged) corner feature, which is located at the property line. In terms of volume, the
setback is equivalent to setting back the top floors by 8 feet. The applicant also states that
setting the building back allows for more pedestrian-oriented uses at street level (e.g. bike
racks), an interesting entry feature, and more solar access to the ground floor. Setting the
full building back 6-8 feet should have nearly the same effect on shading as setting the top
floors back the code-required 8 feet.
The Director concurs with the applicant’s assessment that the proposed design is equivalent
to that required by code.
10. For the residential transition standard on the west side of the building: The intent of the
code section is to “help ensure appropriate transitions between non-residential and/or
higher intensity development and adjacent residential districts, in terms of building bulk and
scale, location of activity areas for privacy and noise reduction, provision of greenspace,
and visual separation.” This provision applies to both the ground level of the building
(landscaping, location of building uses) as well as upper floors.
The applicant proposes a building without a stepback on the sixth floor of the building; a
portion of the floor extends into the required daylight plane. They further propose to provide
6 feet of landscaping with a decorative fence rather than the sight-obscuring fence. The
Director understands this variance to be the request of concern to the neighboring property
owner as well as to the neighborhood as a whole. Each component of the transition
standard will be addressed separately.
•

Landscaping: The intent of the landscape buffer provision is to provide substantial
vegetative screening and visual separation between dissimilar districts. The Director
would note that the minimum provision is 4 feet of landscaping with a sight-obscuring
fence, whereas the applicant is providing 6 feet of dense landscaping with a decorative
fence. Given that the uses in the building are residential, with windows to the alley, the
Director finds that the uses are not dissimilar, the vegetation is substantial, and buffering
is adequately provided by the proposal at ground level.

•

Location of activity areas: The building is laid out so that the uses on the rear of the
building, facing the residential district, are exclusively also residential. The common
areas of the building, including mail room, lobby, activity area, and community room, are
located on the front side of the building. This provides for privacy and noise reduction
from occupation and use of the building. The Director would note that the four additional
apartments on the sixth floor which protrude into the residential stepback area will have
no further impact on the neighboring properties than will the apartments on the first
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through fifth floors.
•

Bulk and Scale: The applicant has made efforts, beyond what is prescribed by the land
use code, to address the scale of the building adjacent to the alley. First, the applicant
has proposed variations in cladding which, along with the strong cornice feature, serve
to visually lower the building. The cladding provides a clear division of the bottom,
middle, and top of the building to both echo the size of nearby residential buildings (at
the fourth floor) and minimize the appearance of the top two floors. Second, the
applicant is proposing residentially-scaled additions at the ground floor to include
windows and landscaping facing the alley, as well as public art. These measures serve
to add interest and activity at the ground level, further reducing the perceived bulk of the
building.
The Director would note that, while these measures do not reduce the actual bulk of the
building; they do help mitigate the perceived bulk of the building. He would also note
that a strict application of the stepback standard would reduce the number of apartment
units in the building, to little or no benefit for the neighbors over what would be permitted
outright. The projection into the stepback must be balanced against the multiple goals
and policies of the City to support a mix of housing types at an urban density along the
Martin Luther King, Jr. Way corridor. Finally, the Director would note that, while the
proposed building would be tall, it would not be particularly wide in comparison to other
buildings along the corridor; the smaller footprint reduces overall bulk.

The Director therefore concludes that the design of the building with regards to the
residential transition standard is equivalent to that which would be required by strict
application of the code. As the building is further refined in the permitting process, any
changes to the ground-level treatment of the building, the cladding of the exterior of the
building, the arrangement of uses within the building, or other items that affect the building
design will be reviewed in light of this variance application and the justification therein.
DECISION
Based on the findings and conclusions, the requested Variance is APPROVED subject to the
following conditions:
Conditions:
1. The applicant must construct the project according to the plans and elevations appended to
this report and decision as Attachment A. This includes the alley-side planting and fencing,
the location of apartments with respect to the west property line, the exterior cladding, and
other building details. The intent of the condition is to ensure that the massing of the
building with respect to the residential transition standards is maintained and constructed as
proposed and as used to justify this variance.
2. Any changes to the exterior of the building will be reviewed against the major and minor
modification criteria of TMC 13.05.080.
Advisory Comments:
3. The applicant shall obtain building permits prior to construction.
4. The decision set forth herein is based upon representations made and information
submitted, including development plans and proposals, submitted to the Land Use
Administrator. Any substantial change(s) or deviation(s) in such development plans,
proposals, or conditions of approval imposed shall be subject to the approval of the Land
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RECONSIDERATION and APPEAL PROCEDURES
RECONSIDERATION
Any person having standing under the ordinance governing this application and feeling that the
decision of the Director is based on errors of procedure or fact may make a written request for
review by the Director within fourteen (14) days of the issuance of the written order. This
request shall set forth the alleged errors, and the Director may, after further review, take such
further actions as deemed proper, and may render a revised decision. A request for
RECONSIDERATION of the Director’s decision in this matter must be filed in writing with the
Planning and Development Services Department, Room 345, Third Floor, Tacoma Municipal
Building, 747 Market Street, Tacoma, WA 98402, on or before February 26, 2019 . The filing
fee for a reconsideration is $250.
APPEAL TO HEARING EXAMINER
The applicant, property owner, or owners of property entitled to receive a copy of the decision
of the Director shall have the right, within fourteen (14) calendar days of the issuance of this
decision, or within seven (7) calendar days of the date of issuance of the Director’s decision on
reconsideration, to appeal the decision to the Hearing Examiner, not counting the day of the
issuance of the decision.
An appeal to the Hearing Examiner is initiated by filing a Notice of Appeal accompanied by the
required filing fee. Filing of the appeal shall not be complete until both the Notice of Appeal and
required filing fee have been received. The Notice of Appeal must be in writing and shall
contain the following:
(1) A brief statement showing how the appellant is aggrieved or adversely affected.
(2) A statement of the grounds for the appeal, explaining why the appellant believes the
administrative decision is wrong.
(3) The requested relief, such as reversal or modification of the decision.
(4) The signature, mailing address and telephone number of the appellant and any
representative of the appellant.
An APPEAL of the Director’s decision in this matter must be filed with the Hearing Examiner's
Office in care of the Customer Service Center, which is located on the second floor of the
Tacoma Municipal Building. An appeal must be filed on or before February 26, 2019 ,
together with a fee of $1,000.00. THE FEE SHALL BE REFUNDED TO THE APPELLANT
SHOULD APPELLANT PREVAIL.
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Date: 10/17/18
To:
Tacoma Development Services
City of Tacoma
747 Market Street 3rd Floor
Tacoma, WA 98402
From:
Demian Minjarez, Project Manager
SMR Architects
117 S. Main ST. #400
Seattle, WA 98104
RE:
DESIGN VARIANCE APPLICATION
802-804 Martin Luther King Jr. Way – Parcel #2008220011

To whom this concerns,
Below is a summary of design features that we find applicable for a design variance request. If
there are any further questions, please contact the applicant Demian Minjarez at SMR
Architects. Contact information is part of the online application.

Land Use Municipal Code, chapter 13 is the applicable municipal code:
Project Data:
-Zoning Designation: NCX
-Mixed Use Center: Hilltop Neighborhood – Downtown (DRGC)
-The project is along designated pedestrian Street MLK Jr. Way
-Building Height: 65 feet - (Height Bonus Program (Level 1) allows for 20 ft for 100% Affordable
Housing per 13.06.300.E.2.)
-MLK Jr. Way is core pedestrian street north of South 9th Street
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A summary of the project design intent:
The design of the building mass and bulk is to continue the mass vertically from ground level to
level 6 without step-backs at the upper story levels. The intent is to address proportionality of
the mass and bulk overall for a building height of 65 feet and to respond to a narrow property
size and footprint condition.
First, the design of the project responds to the context of the site with a prominent corner
massing that includes a 3-story portion of the facade that is colored standing seam metal. The
proportion of the metal is to indicate a common scale and proportion of the adjacent apartment
building across MLK Jr. Way and S. 8th St. These neighboring apartment buildings are common
scales that were built in the past. This corner feature will be explained further in the variance
narrative below.
The property is constrained by the future development of the Sound Transit power station and
surrounding security fencing within the right-of-way along the S 8th St. Right of Way. A building
setback occurs at this location to accommodate access to the building’s utility services at the
ground level. A 5 foot building setback occurs here for the length of the power station site to
accommodate separation from the facility and access to utility rooms.
Emphasis of pedestrian features will occur along the alley and along MLK Junior Way as
explained in the variance narrative below.
Tacoma Municipal Code 13.06.645.4 Design Variance
Specific code references are described below and identify specific requests for a variance in the
design. This proposal will address the municipal code for a design variance.
A summary of specific Tacoma Municipal Code sections is summarized below. ‘Design Variance
Request’ is indicated with related variance tests.
Tacoma Municipal Code 13.06.501.C.2.a.1 and a.3
Façade Articulation is accomplished along a Designated Pedestrian Street, Martin Luther King
Jr. Way per municipal code.
Tacoma Municipal Code 13.06.501.C.2.c.1 and c.2 and c.3
Design Variance Request
The Façade Articulation is accomplished along South 8th St. although the proposal does not
present the modulation at exactly 30’ intervals. Longer lengths of modulation or window pattern
are proposed. Two tests are deemed applicable to the variance request:
Practical Difficulty to Achieve Compliance [13.06.645.B.4.b.4]: The variance request is
directly related to the constraints set by the approval of the Sound Transit Power Station. The
building is setback from the power station of 5 feet occurs for more than a 30 feet interval to
setback appropriately from the Sound Transit facilities.
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Alternative Design Proposal [13.06.645.B.4.b.5] : A complete building setback of 5 feet
continues from the ground floor to the top floor to meet the intent of (c.3) in reducing bulk and
mass. The design proposal will remove a larger proportion of bulk/mass from the project than
what the code prescribes, providing superior results in comparison to the prescribed code of
only an upper level step-back at 5 feet.

Tacoma Municipal Code 13.06.501.C.3.b and d
Design Variance Request
The Mass Reduction is proposed along Martin Luther King Jr. Way by building setback rather
than upper floor step-backs. One test is deemed applicable to two conditions described below:
Alternative Design Proposal [13.06.645.B.4.b.5]
(1) The NE corner bulk/mass is 27.5’ wide along Martin Luther King Jr. Way which is 10% of the
prescribed code requirement. This is a minor variance request. The design intent is to show
better building proportion for this proposal and feature corner mass as a prominent corner
bulk/mass and material change as described in the design summary above. This bulk/mass is
intended to feature the corner as a public community room space at the ground level. The mass
encompasses the community room space and extends to the power station facility along the
north right-of-way – each of which relate to the proportion of the mass/bulk.
(2) The SE corner mass at the interior property line also intends to extend from ground level to
level 6 along MLK JR Way without a step-back at the upper levels. In order to accommodate
this feature, the entire building is setback a full 6 feet removing a larger proportion of bulk/mass
from the project than what the code prescribes, providing superior results in comparison to the
prescribed code of only an upper level step-back of 8 feet at level 5 and 6 and 0 foot setback of
the building at level 1 through 4.
The full 6 foot setback feature will allow for an entry court transition from the right of way, a
place to park bikes and include bench seating and also draw the pedestrian into the building
entry ways to the residential lobby and a public entry to the community space. The full 6ft
setback will also allow for prolonged sun exposure to the ground level along MLK Jr Way
beyond what is required by municipal code.

Tacoma Municipal Code 13.06.503.2.a
Design Variance Request
The design intent at the alley includes features described below to emphasize residential use
and enhance the pedestrian experience along the alley. One test is deemed applicable to two
conditions described below:
Alternative Design Proposal [13.06.645.B.4.b.5]
The municipal code requires a step-back at level 6. We request a design variance to allow for
the continuation of apartment units from ground level to the 6th story along the alley in lieu of a
step-back. To accommodate the variance request the project will include the enhancement of
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pedestrian and residential features at ground level to encourage pedestrian use the alley as a
residential promenade. The project will also add the feature of a cornice for scale and
consistency of design as required and featured along South 8th St. and MLK Junior Way.
Pedestrian features proposed beyond what is prescribed by municipal code:
(1) Apartments will front directly on the alley at the ground level to have eyes on the alley
way.
(2) Two Trellis/Arbors and 4’ fencing and landscaping between the apartment facade and
the alley right-of-way will be of residential quality. See images on the landscape plan.
(3) Public art is proposed to face S 8th St. as a feature as you enter the alley way.
(4) All aspects of the design features above will include qualities of human scale,
transparency, safety and a residential quality.
(5) A cornice design that is featured along South 8th St. and MLK Junior Way will continue
along the alley.
We hope this proposal is well received and understood to meet the intent of the municipal code,
welcoming pedestrian and residential activity within and around the property right-of-ways and
reasonably responding to the constraints set by the neighboring Sound Transit development.

Sincerely,

Demian Minjarez - SMR Architects
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From:
To:
Cc:
Subject:
Date:

Tom Ebenhoh
Schultz, Shirley
Jori Adkins; Amber Monson; Jo Davies; Jordan Burman; Rick Jones; Elizabeth Burris; Hally Bert; Bill Garl; NCNT
Board; Hally Bert; Traci Kelly; Meredith Shores; Traci Kelly
Mercy Housing Variances - New Tacoma Neighborhood Council Input
Thursday, November 22, 2018 8:57:36 AM

Shirley: Please see input from New Tacoma Neighborhood Council re: Mercy
Housing:
We are most concerned with the loss of the setback along the alley required for the
“Daylight Plane” and as a transition down to a narrow but usable alley.
The 8th street side of the building has one of those Sound Transit Substations that
has pushed the sidewalk out to the street, the Substation give the allusion of a
setback in scale to the single family houses on the other side of 8th.
On the MLK side - there are several buildings near there along MLK that are without
set backs, but most if not all are only three to four stories. The first four floors are
important to be flat faced to be the eyes-on-the street, higher than that, set backs
are OK, unless the reduction of space inside creates less units. It is important to
maintain the number of units of Low Income housing.
Ask your acknowledgement of our input - input due 26 November
Thanks -Tom
Chair, NTNC
Vice Chair, CCoT
Member, Friends of the Foss
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CITY OF TACOMA
Planning and Development Services

COMMENT MEMO - First Review

tacomapermits@cityoftacoma.org

747 Market St., 3rd Floor
Tacoma, WA 98402
(253) 591-5030

12/5/2018
RECORD # LU18-0270 - 802 Martin Luther King Jr

NEXT STEPS
Please find attached review comments for your permit application.
Next Steps:
1. A complete set of revision documents and plans that correspond to each review comment must be provided.
a. For ALL COMMERCIAL permits, a revision response letter to the review comments must be provided.
b. For ALL RESIDENTIAL permits with plans or documents completed by a design professional, the design professional must provide a revision response letter to the
review comments.
2. If you have any questions or believe any of the review comments should not apply, please contact the appropriate staff reviewer to clarify. If staff agrees that a comment
does not apply, please document the date of communication and provide a brief summary in the revision response letter.
3. Please submit all revision documents to aca.accela.com/tacoma. If you need assistance on how to submit revisions, please look at our tip sheet
http://tacomapermits.org/wp-content/uploads/2016/11/G-600-How-to-Submit-Revisions.pdf .

CONTACTS
For general inquiries or questions about permitting or process, please contact a permit specialist at (253) 591-5030 (option 3) or
permitplandesk@cityoftacoma.org. You can also contact the assigned project coordinator directly with their information below. For questions
regarding specific review comments or interpretation of code, please contact the appropriate review staff.
Project Coordinator: Shirley Schultz shirley.schultz@cityoftacoma.org 253-591-5121
Power Review: Dan Reed dlreed@cityoftacoma.org 253-502-8292
Real Property Review: Ronda Cornforth rcornfor@cityoftacoma.org 253-591-5052
Site Commercial Review: Lyle Hauenstein lhauenstein@cityoftacoma.org 253-594-7843
Land Use: Lisa Spadoni lspadoni@cityoftacoma.org 253-591-5281
Plans Examiner: Lucas Shadduck lshadduc@cityoftacoma.org 253-594-7975
Land Use: Shirley Schultz shirley.schultz@cityoftacoma.org 253-591-5121
Planning Manager: Jana Magoon jmagoon@cityoftacoma.org 253-594-7823
Site Review: Larry Criswell LCriswel@cityoftacoma.org 253-591-5787
Traffic Review: Tyler Daniels tdaniels@cityoftacoma.org 253-591-5554
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GENERAL COMMENTS
Comment

Reviewer

Submittal Requirements:

Dan Reed

Electric Service Application to Tacoma Power New Services Engineering Department. Review the Commercial Project Development Process online to
determine additional submittal requirements.
Application for Electrical Permit to Tacoma Power Electrical Inspection Department.
For services over 400 amps, a set of electrical plans must be submitted to the Electrical Inspection Office for review.
Fees:
Fees for new electrical service or upgrading the existing electrical service will be determined when the power requirements are submitted to Tacoma Power
New Services Engineering Department.
Fees for the electrical permit are based on the electrical contractors bid amount and have not been determined.
Forms and information are available online at http://www.mytpu.org/tacomapower/permitting
General language for OH clearance issues and or existing easements can be added to general comments section:
The [builder, developer, and/or owner] must observe the appropriate clearances to Tacoma Power's facilities during construction. See WAC 296-155-53408
pertaining to equipment and non-electrical workers in the vicinity of TPU equipment and overhead and underground conductors/cables.
Appropriate clearances must be maintained between all structures and Tacoma Power's facilities. No building shall be constructed under a primary power
line. Buildings in the vicinity of the overhead lines must meet WAC, NEC, NESC and Tacoma Power requirements for clearance. Alternatively, the [builder,
developer, and/or owner] shall incur all costs associated with relocating Tacoma Power's facilities in order to obtain the appropriate clearances. Costs of
relocation include demolition of existing facilities, construction of new facilities, restoration of property as necessary, and relocation of other utilities as
necessary.
Tacoma Power requests to retain all existing easements and facilities in the subject area(s). Alternatively, the [builder, developer, and/or owner] shall incur
all costs associated with relocating Tacoma Power's facilities. Costs of relocation include demolition of existing facilities, construction of new facilities,
restoration of property as necessary, and relocation of other utilities as necessary. The [owner, developer, and/or builder] shall assist Tacoma Power and
other affected utilities in obtaining all necessary easements for said relocated facilities.
The [builder, developer, and/or owner] shall provide Tacoma Power and other affected utilities with all necessary easements.

Daniel Reed | Tacoma Power
SR. Engineer
T&D Electrical Services - New Services Engineering
P: (253) 502-8292 | F: (253) 502-8659
http://www.mytpu.org/tacomapower/permitting
11/9/18: Construction shall comply with the adopted Building Code(s) at the time of building permit application acceptance.
11/14/2018 Larry Criswell
Site Development has no objections to the request
Any private use of the ROW will require a ROCC18-XXXX not associated with this request for design variance
Garbage and recycling will need to be removed from the right of way same day of service and not stored in the alley. TMC 12.09.040
11/26/18

Lucas Shadduck
Larry Criswell

Lyle Hauenstein
Tyler Daniels

Review the site plan for advisory comments from Traffic Engineering for final design of the building, specifically as it relates to building egress and
pedestrian access.
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Date: 1/14/19
To:
Tacoma Development Services
City of Tacoma
747 Market Street 3rd Floor
Tacoma, WA 98402
From:
Demian Minjarez, Project Manager
SMR Architects
117 S. Main ST. #400
Seattle, WA 98104
RE:
DESIGN VARIANCE APPLICATION – LU18-0270
802-804 Martin Luther King Jr. Way – Parcel #2008220011
Per redline comments on drawing submittal:
A3.01
1. The exit path at the north end will be coordinated with Sound Transit and the City of
Tacoma during the permit phase. The fence alteration and exit path has been
communicated to Sound Transit and the City of Tacoma.
2. The Transformer indicated on the north end of the property is proposed by Sound
Transit. We indicate this on the plans due to its immediate adjacency to this property
development.
3. Public Art will be considered to be an application to the wall without representation of a
traffic control device and intended to be on private property.
4. The Arbor Trellis is considered to be a residentially scaled landscape feature, not
intended to draw a pedestrian. The intention is residential scale.
5. The door at the alley is only intended for emergency egress, not general access to the
building.
6. Bike Rack specification provided will be considered and will not overhang the public
sidewalk.
7. Building code required main entry will be considered during the building permit phase.
L1.0
1. The indication of a light pole will be considered during the permitting phase.
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Per Request of Land Use Planner:
Tacoma Municipal Code 13.06.503
Design Variance Request – Residential Transition Standards
13.06.503. This municipal code is described to ‘ensure appropriate transitions between nonresidential and/or higher intensity development and adjacent residential districts, in terms of
building bulk and scale, location of activity areas for privacy and noise reduction, provision of
greenspace and visual separation.’
Applicant Response: The design will include features described below to emphasize residential
scale and context with appropriate features and measures for a residential transition zone.
The specific architectural features of metal façade and cornice offer a residentially scaled quality
along the alley. The continuation of these features are added to visually break down the mass
as proposed along the north and east elevations of the building.
Response to specific municipal code is below:
Table 13.06.503.A.2.a
A setback is indicated in this code and shown on sheet A5.00.
Applicant Response: This is a request to consider the small volume of the building to be within
the setback. We believe the mass will not affect significant change in shading neighboring
properties to the north or west of the property. The sun path specific to this property allows
significant exposure to neighboring residential along the alley due to the orientation of the
property indicated on L1.0.
Table 13.06.503.B
There is no vehicle ingress or egress proposed. Trash pickup will be the only service and trash
storage will occur within the building completely enclosed.
Table 13.06.503.C
Landscaping per 13.06.502.
Specific to the alley, this project will be considered to ‘contribute to the aesthetic environment of
the City; enhance livability and foster economic development by providing for an attractive urban
setting; provide green spaces, reduce storm water runoff/ filter pollution/ buffer visual impacts of
development’
Municipal Code Response – The features of landscaping are intended to add a residential scale
and context at the ground plane – a residential green space essentially. Two Trellis/Arbors and
a 4 foot iron fence are proposed at the alley level. A 6 foot depth of landscaping adjacent to a
proposed newly paved alley is considered to reduce runoff at the alley and lessen visual
impacts to adjacent properties with the addition of trees, shrubs and groundcover..
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Table 13.06.503.D.2 and 3
This project will provide specific light controls as stated in this section. Ground level apartments
facing the alley are included in this project and sensitivity to light glare for all residential units will
apply to the project and to all neighboring residential properties. A lighting plan will be provided
during the permit phase with specification and lighting measures as described in the municipal
code and Illuminating Engineering Society’s light distribution measures.
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SMR Architects
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Exhibit E: Applicable Planning Policies and Zoning Code
DOWNTOWN TACOMA REGIONAL GROWTH CENTER

The Downtown Regional Growth Center is the highest concentration of urban growth found anywhere in the
city. It is the focal point for the city, the center of government, cultural, office, financial, transportation and
other activities with a variety of day and night activities that attracts visitors from throughout the city and
region. The interstate freeway and major arterials provides access and the center has both local and regional
transit connections. Larger, often historic, buildings fronting on the sidewalk characterize the area. Pedestrian
orientation is high and consideration for pedestrians is paramount.
The Downtown zoning districts are the most intensive in the city, allowing development heights from 90 feet in
the Downtown Residential District to 400 feet in the Downtown Commercial Core. The Downtown Regional
Center subarea plans have been developed in accordance with the Growing Transit Communities Compact and
zoning capacity is sufficient to accommodate planned growth of 76,200 new residents and 67,900 new jobs by
2040.
Downtown Tacoma Regional Growth Center is comprised of diverse neighborhoods and districts (see Figure 4
and Figure 5 on the following pages). New development should be sensitive to the context of these
neighborhoods and districts and build on the strengths and character of these established areas, per the policies
in the Downtown Element and the Downtown Tacoma Subarea Plans.

The Hilltop Neighborhood
The Hilltop neighborhood is located immediately adjacent to Tacoma’s downtown core, which is home to the
City’s largest concentration of jobs, as well as most of its major cultural and educational institutions. Downtown
Tacoma has undergone significant revitalization over the past few decades, and Hilltop is well-poised to
capitalize on that new energy. Hilltop’s local assets include two of the City’s largest healthcare facilities, an
established business district and residential neighborhood, strategic proximity to local and regional assets and
destinations, a unique and dynamic history, and a future Sound Transit LINK light rail investment through the
core of the community. Together, these endowments create an extraordinary opportunity for positive
transformation in Hilltop.
GOAL UF–4 Catalyze the Downtown as Tacoma’s and the South Puget Sound’s largest center with the
highest concentrations of housing and with a diversity of housing options and services.
Policy UF–4.1 Strive to achieve Downtown Tacoma’s regional allocation of housing and employment and
continue its growth as a regional center for innovation and exchange through diverse transit-oriented housing
opportunities, commerce, employment, arts, culture, entertainment, tourism, education, and government.
Policy UF–4.4 Establish the Downtown as a series of interconnected neighborhoods and encourage development
that recognizes and responds to the context of these unique subareas.

Design + Development: GENERAL DEVELOPMENT POLICIES

The design of buildings and other development can affect the safety, health, and quality of life of building users,
neighbors and the environment. High-quality design contributes to the beauty, livability, resilience and
functionality of the city as a whole. Clear policy guidance and direction on Tacoma’s desired design and
development character will help preserve and enhance the character of city’s neighborhoods and promote the
Tacoma as an inviting and inspiring place. The following policies guide building and site design to promote
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accessible and attractive public environments. They also encourage site and building designs that contribute to a
welcoming and attractive public realm and respond to current and historical contexts.
GOAL DD–1 Design new development to respond to and enhance the distinctive physical, historic, aesthetic
and cultural qualities of its location, while accommodating growth and change.
Policy DD–1.1 Encourage excellence in architecture, site design, and infrastructure and durability in building
materials to enrich the appearance of a development’s surroundings.
Policy DD–1.2 Promote site and building design that provides for a sense of continuity and order while
allowing for creative expression.
Policy DD–1.3 Design buildings and streetscape of a human scale to create a more inviting atmosphere for
pedestrians.
Policy DD–1.4 Consider development of a design review program to promote high quality design that
supports community identity, a distinctive built environment, human-scale elements and amenities, resilient
and durable materials, landscape enhancements, and other similar features.
Policy DD–1.5 Encourage building and street designs that respect the unique built natural, historic, and
cultural characteristics of Tacoma’s centers, corridors, historic residential pattern areas and open space
corridors, described in the Urban Form chapter.
Policy DD–1.6 Encourage the development of aesthetically sensitive and character-giving design features that
are responsive to place and the cultures of communities.
Policy DD–1.7 Encourage development that responds to and enhances the positive qualities of site and
context—the block, the public realm, and natural features.
Policy DD–1.8 Enhance the pedestrian experience throughout Tacoma, through public and private
development that creates accessible and attractive places for all those who walk and/or use wheelchairs or
other mobility devices.
Policy DD–1.9 Encourage development, building and site design that promote active living.
Policy DD–1.10 Provide for public access to light and air by managing and shaping the height, and mass of
buildings, while accommodating urban scale development.
Policy DD–1.11 Encourage building and site designs that limit reductions in privacy and solar access for
residents and neighbors, while accommodating urban scale development.
Policy DD–1.12 Encourage building and site design approaches that help prevent crime.
Policy DD–1.13 Encourage building and site design that improves fire prevention and life safety.
Policy DD–1.14 Encourage the continued use of alleys for parking access and expand their use as the location
of accessory dwelling units and as multi-purpose community space.

RESIDENTIAL AREAS

There will be development and change, even in relatively stable lower density residential areas. These policies
encourage designs and development that continue the existing development pattern. They also address design and
development in lower density residential areas outside of centers and corridors, and call for new residential infill to
be designed and located to support the overall health and vitality of the City’s neighborhoods.
GOAL DD–4 Enhance human and environmental health in neighborhood design and development. Seek to
protect safety and livability, support local access to healthy food, limit negative impacts on water and air
quality, reduce carbon emissions, encourage active and sustainable design, and integrate nature and the built
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environment.
Policy DD–4.1 Preserve and enhance the quality, character and function of Tacoma’s residential
neighborhoods.
Policy DD–4.2 Encourage more housing choices to accommodate a wider diversity of family sizes, incomes,
and ages. Allow adaptive reuse of existing buildings and the creation of accessory dwelling units to serve the
changing needs of a household over time.
Policy DD–4.3 Encourage residential infill development that complements the general scale, character, and
natural landscape features of neighborhoods. Consider building forms, scale, street frontage relationships,
setbacks, open space patterns, and landscaping. Allow a range of architectural styles and expression, and
respect existing entitlements.
Policy DD–4.4 Support resource efficient and healthy residential design and development (see also Goal DD–
7 and supporting policies).
Policy DD–4.5 Provide sufficient rights-of-way, street improvements, access control, circulation routes, offstreet parking and safe bicycle paths and pedestrian walkways for residential developments.
Policy DD–4.6 Promote the site layout of residential development where residential buildings face the street
and parking and vehicular access is provided to the rear or side of buildings. Where multifamily developments
are allowed in established neighborhoods, the layout of such developments should respect the established
pattern of development, except where a change in context is desired per the goals and policies of the
Comprehensive Plan.
Policy DD–4.7 Emphasize the natural physical qualities of the neighborhood (for example, trees, marine view,
and natural features) and the site in locating and developing residential areas, provided such development
can be built without adversely impacting the natural areas. Where possible, development should be
configured to utilize existing natural features as an amenity to the development.
Policy DD–4.8 Provide on-site open space for all types of residential uses. Specifically:
a. For single family uses and duplexes, this includes private rear yard areas and landscaped front yards.
b. For triplexes and townhouses, this includes landscaped yard space, patios, balconies, rooftop decks,
porches, and/or common open spaces.
c. For multifamily uses, this includes balconies, patios, rooftop decks, and/or shared common open space.
Policy DD–4.9 Promote multifamily residential building design that is compatible with the existing patterns of
the area. Building design should incorporate:
a. Façade articulation that reduces the perceived scale of the building and adds visual interest.
b. For infill residential in established neighborhoods, encourage the use of similar façade articulation and
detailing as existing structures.
c. Covered entries visible from the street and/or common open space.
d. Utilize building materials that are durable and provide visual interest.
Policy DD–4.10 Utilize landscaping elements to improve the livability of residential developments, block
unwanted views, enhance environmental conditions, provide compatibility with existing and/or desired
character of the area, and upgrade the overall visual appearance of the development.
Policy DD–4.11 Encourage the diversity of design in multi-unit residential developments. Examples include
provisions for a diversity of façade treatments and architectural styles that can add visual interest and
diversity to the neighborhood.
Policy DD–4.12 Encourage the inclusion of affordable spaces for artists and creative entrepreneurs such as
artist live-work and/or work-live units, studio work spaces, or assembly/performance spaces in multifamily
projects through incentives.
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GOAL DD–5 Ensure long-term resilience in the design of buildings, streets and open spaces, including the
ability to adjust to changing demographics, climate, and economy, and withstand and recover from natural
disasters.
Policy DD–5.14 Promote building design that is compatible with the existing and/or desired character of the
area. Building design standards and/or guidelines should incorporate the following elements:
a. Façade articulation options that reduce the perceived scale of buildings and add visual interest.
b. For infill development in established areas, encourage the use of similar façade articulation and detailing as
existing structures, where consistent with specific center policies or guidelines.
c. Covered building entries visible from the street and/or common open spaces.
d. Utilize building materials that are durable and provide visual interest.

TRANSITIONS + OFF-SITE IMPACTS

These policies address transitions between areas of differing types of activity and scale of development, such as
where centers and corridors interface with adjacent lower-intensity residential zones. These policies also address
the consideration and mitigation of offsite impacts from development.
GOAL DD–9 Support development patterns that result in compatible and graceful transitions between
differing densities, intensities and activities.
Policy DD–9.1 Create transitions in building scale in locations where higher-density and intensity
development is adjacent to lower scale and intensity zoning. Ensure that new high-density and large-scale
infill development adjacent to single dwelling zones incorporates design elements that soften transitions in
scale and strive to protect light and privacy for adjacent residents.
Policy DD–9.2 Improve the interface between non-residential activities and residential areas, in areas where
commercial or employment areas are adjacent to residential zoned land.
Policy DD–9.3 Use land use and other regulations to limit and mitigate impacts, such as odor, noise, glare, air
pollutants, and vibration that the use or development of a site may have on adjacent residential or
institutional uses, and on significant fish and wildlife habitat areas.
Policy DD–9.4 Minimize the impacts of auto-oriented uses, vehicle areas, drive-through areas, signage, and
exterior display and storage areas on adjacent residential areas.
Policy DD–9.5 Protect non-industrial zoned parcels from the adverse impacts of activities on industrial zoned
parcels.
Policy DD–9.6 Buffer between designated Manufacturing/Industrial Centers and adjacent residential or
mixed-use areas to protect both the viability of long-term industrial operations and the livability of adjacent
areas.
Policy DD–9.7 Encourage building and landscape design and land use patterns that limit and/or mitigate
negative air quality and noise impacts to building users and residents, particularly in areas near freeways, high
traffic streets, and other sources of air pollution.
Policy DD–9.8 Encourage lighting design and practices that reduce the negative impacts of light pollution,
including sky glow, glare, energy waste, impacts to public safety, disruption of ecosystems, and hazards to
wildlife.

HOUSING:

GOAL H–1 Promote access to high-quality affordable housing that accommodates Tacomans’ needs,
preferences, and financial capabilities in terms of different types, tenures, density, sizes, costs, and locations.
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Policy H–1.1 Maintain sufficient residential development capacity to accommodate Tacoma’s housing targets.
Policy H–1.2 Strive to capture at least 35 percent of Urban Pierce County’s residential growth.
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–1.4 Promote the maintenance and improvement of the existing housing stock and encourage the
adaptation of the existing housing stock to accommodate the changing variety of household types.
Policy H–1.5 Apply zoning in and around centers that allows for and supports a diversity of housing types.
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.
GOAL H–2 Ensure equitable access to housing, making a special effort to remove disparities in housing
access for people of color, low-income households, diverse household types, older adults, and households that
include people with disabilities.
Policy H–2.1 Foster inclusive communities, overcome disparities in access to community assets, and enhance
housing choice for people in protected classes throughout the city by coordinating plans and investments
with fair housing policies.
Policy H–2.2 Support barrier-free access for all housing consistent with the Americans for Disabilities Act (ADA).
Consider additional actions to increase access such as implementation of visitability and universal design
features.
Policy H–2.3 Coordinate plans and investments with programs that prevent avoidable, involuntary evictions
and foreclosures.
Policy H–2.4 Evaluate plans and investments and other legislative land use decisions to identify potential
disparate impacts on housing choice and access for protected classes.
Policy H–2.5 Evaluate plans and investments for the potential to cause displacement in areas with
concentrations of communities of color, low- and moderate-income households, and renters.
Policy H–2.6 When plans and investments are anticipated to create neighborhood change, pursue corrective
actions to address involuntary displacement of under-served and under-represented people. Use public
investments, incentives, and programs, and coordinate with nonprofit housing organizations, to mitigate the
impacts of market pressures that cause involuntary displacement.
Policy H–2.7 Encourage a range of housing options and supportive environments to enable older adults to
remain in their communities as their needs change.
GOAL H–3 Promote safe, healthy housing that provides convenient access to jobs and to goods and services
that meet daily needs. This housing is connected to the rest of the city and region by safe, convenient,
affordable multimodal transportation.
Policy H–3.1 Meet the housing needs of under-served and under- represented populations living in high
poverty areas by coordinating plans and investments with housing programs.
Policy H–3.2 Locate higher density housing, including units that are affordable and accessible, in and around
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designated centers to take advantage of the access to transportation, jobs, open spaces, schools, and various
services and amenities.
Policy H–3.3 Promote transit supportive densities along designated corridors that connect centers, including
duplex, triplex, cottage housing, and townhouses.
Policy H–3.4 Strive to accommodate 80% of the City’s housing targets within and around designated centers.
Policy H–3.5 Improve equitable access to active transportation, jobs, open spaces, high-quality schools, and
supportive services and amenities in areas with high concentrations of under-served populations and an
existing supply of affordable housing.
Policy H–3.6 Locate new affordable housing in areas that are opportunity rich in terms of access to active
transportation, jobs, open spaces, high- quality schools, and supportive services and amenities.
Policy H–3.7 Provide 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) to promote the development of higher density multifamily housing in
designated centers.
Policy H–3.8 Discourage the concentration of facilities for “high risk” populations in any one geographic area.
GOAL H–4 Support adequate supply of affordable housing units to meet the needs of residents vulnerable
to increasing housing costs.
Policy H–4.1 Preserve and produce affordable housing to meet the needs that are not met by the private
market by coordinating plans and investments with housing providers and organizations.
Policy H–4.2 Ensure that at least 25% of the 2040 housing targets are affordable to households at or below
80% of Pierce County AMI.
Policy H–4.3 Evaluate plans and investments for their impact on household cost; and consider ways to reduce
the combined cost of housing, utilities, and/or transportation.
Policy H–4.4 Facilitate the expansion of a variety of types and sizes of affordable housing units, and do so in
locations that provide low-income households with greater access to convenient transit and transportation,
education and training opportunities, Downtown Tacoma, manufacturing/ industrial centers, and other
employment areas.
Policy H–4.5 Encourage income diversity in and around centers and corridors by allowing a mix of housing
types and tenures.
Policy H–4.6 Facilitate and support regional cooperation in addressing housing needs in the Tacoma
metropolitan area and greater Puget Sound, especially for the homeless, low- and moderate-income
households, and historically under-served and under-represented communities.
Policy H–4.7 Promote a range of affordable housing strategies that extend from basic emergency shelter for
the homeless to temporary transitional housing to permanent rental housing and to home ownership.
Policy H–4.8 Prevent homelessness and reduce the time spent being homeless by ensuring that a continuum
of safe and affordable housing opportunities and related supportive services are allowed and appropriately
accommodated, including but not limited to transitional housing, emergency shelters, and temporary shelters.
Policy H–4.9 Increase the supply of permanently affordable housing where practicable.
Policy H–4.10 Encourage development and preservation of small resource- efficient and affordable single
family homes throughout the City.
Policy H–4.11 Align plans and investments to support homeownership rates and locational choice for people
of color and other groups who have been historically under-served and under-represented.
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Policy H–4.12 Encourage a variety of ownership opportunities and choices by allowing and supporting the
creation of condominiums, cooperatives, mutual housing associations, limited equity cooperatives, land trusts
and sweat equity.
Policy H–4.13 Pursue a variety of funding sources and mechanisms to preserve and develop housing units
and various assistance programs for households whose needs are not met by the private market.
Policy H–4.14 Pursue incentives and mechanisms to enlist the private market as a partner in the provision of
affordable housing units.
Goal H-5 Encourage access to resource efficient and high performance housing that is well
integrated with its surroundings, for people of all abilities and income levels.
Policy H–5.1 Encourage development and maintenance of housing, especially multi-dwelling housing, that
protects the health and safety of residents and encourages healthy lifestyles and active living.
Policy H–5.2 Encourage housing that is protected from noise, pests, hazardous environmental conditions and
materials.
Policy H–5.3 Encourage housing that provides features supportive of healthy and active living, such as high
indoor air quality, useable open areas, recreation areas, community gardens, and crime-preventative design.
Policy H–5.4 Encourage energy efficiency, green building practices, materials, and design to produce healthy,
efficient, durable, and adaptable homes.
Policy H–5.5 Encourage the reuse of resource rich existing older commercial buildings in or near designated
centers into mixed-use housing with retail and/or commercial uses at street-level and housing above.
Policy H–5.6 Encourage active transportation in residential areas through the development of pathways,
sidewalks, and high-quality onsite amenities such as secure bicycle parking.
Policy H–5.7 Encourage site designs and relationship to adjacent developments that reduces or prevents
social isolation, especially for groups that often experience it, including older adults, people with disabilities,
communities of color, and immigrant communities.
Policy H–5.8 Support a strong housing code enforcement program to reduce substandard housing through
repair and rehabilitation.
Policy H–5.9 Promote the maintenance, repair, and rehabilitation of the City’s existing housing stock. Pursue
financial incentives and funding for housing improvement programs, especially for low-income households.
Policy H–5.10 Promote innovative development techniques to better utilize land, promote design flexibility,
preserve open space and natural features and conserve energy resources.
Policy H–5.11 Encourage public acceptance of new housing types in historically lower density areas by
ensuring that they are well designed and compatible with the character of the neighborhoods in which they
are located through a robust design review process.
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HILLTOP SUBAREA PLAN
GOAL NR-6

Create affordable, healthy, mixed-use, mixed-income, and mixed-household housing

ACTION NR-6.1

Housing options: Increase housing choice by type, price, tenure, and location to house a
mixed age, household, and income population in or near employment centers, transit
corridors, and recreational sites to provide increased live/work/play opportunities in the
Hilltop area.

ACTION NR-6.2

Affordable housing: Award additional density, reduced parking requirements, reduced
permit fees, and/or other measures for new housing projects that promote rental and sale
workforce housing for moderate income working households employed or resident within
Hilltop.

ACTION NR-6.3

distribution affordable housing: Incorporate moderate and low income housing
opportunities in mixed use and mixed income building and project developments to avoid
concentrating too much subsidized housing in one building or area.

ACTION NR-6.4

Special populations: Continue to provide social services and housing assistance for our
most vulnerable residents, including homeless, addicted, mentally ill, disabled or otherwise
medically challenged, and domestic violence individuals and households by Hilltop social
service agencies and organizations.

GOAL NR-7 At least twenty-five percent of the total housing units in Hilltop shall be affordable to
households earning up to 80 percent of the countywide median income, and at least half of that (12.5
percent) shall be affordable to households earning up to 50 percent of the countywide median income.
ACTION NR-7.1

Establish an affordable housing monitoring system for the Hilltop Mixed-Use Center, which
will include measures to track and mitigate the potential displacement of residents who
currently live in Hilltop.

ACTION NR-7.2

Explore the creation of a system that activates policies and regulations designed to
promote the production of new affordable housing when affordability trends project a
future shortfall.
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Applicable Sections of the Tacoma Municipal Code, Title 13
13.06.501 Building design standards.
A. General applicability. The design standards of this section are required to implement the urban design goals
of the Comprehensive Plan of the City of Tacoma. The building design standards apply to all new development
as outlined below, except as follows:
1. Standards. Each item of this section shall be addressed individually. Exceptions and exemptions noted for
specific development situations apply only to the item noted.
2. Alterations. Three thresholds are used to gauge the extent of design standard compliance on alterations to
existing development:
c. Level III alterations include all remodels and/or additions within a two year period whose cumulative value
exceeds 200% of the value of the existing development or structure, as determined by the applicable Building
Code. Such alterations shall conform to ALL standards.
d. The standards do not apply to remodels that do not change the exterior form of the building. However, if a
project involves both exterior and interior improvements, then the project valuation shall include both exterior
and interior improvements.
e. No addition or remodel shall increase the level of nonconformity or create new nonconformities to the
development or design standards.
3. Super regional malls. Additions to super regional malls of less than 10,000 square feet of floor area are
exempt from the design standards of this section.
4. Temporary. Temporary structures are exempt from the design standards of this section.
5. Residential and/or mixed-use. Single, two, and three-family dwellings are subject only to the design standards
in Subsection E. Townhouses are subject only to the design standards in Subsection F. For other residential uses,
such as mixed-use buildings and multi-family dwellings of 4 units or more, the standards herein apply unless
otherwise noted.
a. Single-family dwellings legally established prior to August 1, 2011 are exempt from these standards. However,
remodels and additions to such single-family dwellings shall not increase the level of nonconformity.
6. Historic. In any conflict between these standards and those applied by the Tacoma Landmarks Preservation
Commission, the standards of the commission shall prevail.
7. Religious assembly facilities which can demonstrate that the design standards impose a substantial burden,
administratively or financially, on their free exercise of religion, shall be exempt from compliance.
8. Floor area. For purposes of this section of the code (Section 13.06.501), “floor area” shall not include spaces
below grade.
9. Parks, recreation and open space uses. Accessory or ancillary structures, such as restroom buildings,
playground equipment and picnic shelters, are exempt from the design standards of this section.
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C. Mixed-Use District Minimum Design Standards.
1. Applicability: The following requirements apply to all development located in any X-District, except where noted or unless specifically exempted.
2. Facade Articulation.
Purpose: The following standards are intended to help reduce the apparent mass of structures and achieve a more human scale environment by providing physical
breaks in the building volume that reduce large, flat, geometrical planes on any given building elevation.
a. All building façades fronting
(1) Use of window and/or entries that reinforce the pattern of small storefront spaces.
directly on a Designated
(2) Use of vertical piers to reinforce the pattern of small storefront spaces. Such piers must project at least 2 inches from the
Pedestrian Street must include at
façade and extend from the ground floor to the roofline.
least two of the following
(3) Use of weather protection features that reinforce the pattern of small storefronts. For example, for a business that
articulation features at intervals no
occupies three lots, use three separate awnings to break down the scale of the storefronts. Alternating colors of the
greater than 40 feet to reinforce
awnings may be useful as well.
the desired pattern of small
(4) Roofline modulation as defined in Section 13.06.501.C.5
storefronts adjacent to the
(5) Change in building material or siding style.
sidewalk. Buildings that have 60
feet or less of frontage on the
{Example Figures deleted throughout}
designated pedestrian street are
exempt from this standard.
b. All non-residential façades
fronting on a non-Pedestrian
Designated Street …

Not Applicable

c. All residential buildings and
residential portions of mixed-use
buildings shall include at least
three of the following articulation
features at intervals of no more
than 30 feet along all façades
facing a street, common open
space, or common parking areas.
Buildings that have 60 feet or less
of frontage on the street or façade
width facing the common open
space or common parking area are
exempt from this standard.
Buildings that employ brick as the
siding material on a majority of
the subject façade are required to
only provide two of the
articulation features instead of
three.

(1) Repeating distinctive window patterns at intervals less than the required interval.
(2) Vertical building modulation. Minimum depth and width of modulation is 2 feet and 4 feet, respectively, if tied to a
change in building material/siding style and/or roofline modulation as defined in Section 13.06.501.C.5. Otherwise,
minimum depth and width of modulation is 10 and 15 feet, respectively. Balconies may not be used to meet modulation
option unless they are recessed or projected from the façade at least 18 inches.
(3) Horizontal modulation (upper level step-backs). To qualify for this measure, the minimum horizontal modulation shall be
5 feet and the treatment must be used in increments at no greater than the articulation interval or provided along more
than 75 percent of the façade
(4) Roofline modulation as defined in Section 13.06.501.C.5.
(5) Vertical articulation of the façade. This refers to design treatments that provide a clear delineation of the building’s top,
middle and bottom.
(a) Top features may include a sloped roofline or strong cornice line as defined in Section 13.06.501.C.5. For façades
utilizing upper level stepbacks, the “top” design treatment may be applied to the top of the front vertical plane of the
building or the top of the building where it is set back from the building’s front vertical wall (provided the top of the
building is visible from the centerline of the adjacent street).
(b) Middle features: provide consistent articulation of middle floors with windows, balconies, exterior materials, modulation,
and detailing
(c) Bottom: provide a distinctive ground floor or lower floors design that contrasts with other floors through the use of both
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contrasting window design/configuration and contrasting exterior materials
(d) Façade reduction elements including balconies and bay windows may project into street rights-of-way, where allowed by
the Public Works Department, but not into alley rights-of-way

3. Mass Reduction: Upper Floor Streetfront Stepbacks.
Purpose: The following standards are intended to reduce the appearance of bulk and reduce the potential for shade and shadow impacts on pedestrian streets. They
apply to all development along designated pedestrian streets, unless specifically exempted.
a. 8’ minimum stepback along the streetfront façade for 4th floor and above
in RCX Districts.
b. 8’ minimum horizontal stepback along for 5th floor and above in X
Districts other than RCX, where the ROW width is less than 100’.
c. 8’ minimum horizon stepback for 6th floor and above in X zones other than
RCX, where the ROW width is 100’ or greater.
d. Exceptions to b and c above: One distinctive design element of no more
than 25 feet in width is allowed to extend vertically without these required
stepbacks for each façade along a designated pedestrian street.

4. Mass Reduction: Maximum Façade Widths.
Purpose: The following standards are intended to incorporate a significant modulation of the exterior wall through all floors except the ground floor. They apply to
the upper story façades of multi-story buildings that are greater than 120 feet in width. Such buildings shall include at least one of the following features to break
up the massing of the building and add visual interest:
a. Provide vertical building modulation at least 20 feet deep and 30 feet wide. For multi-story buildings the modulation must extend through more than one-half
of the building floors.
b. Use of a contrasting vertical modulated design component that extends through all floors above the first floor fronting on the street (upper floors that are
stepped back more than 10 feet from the façade are exempt) and featuring at least two of the following:
(1) Utilizes a change in building materials that effectively contrast from the rest of the façade.
(2) Component is modulated vertically from the rest of the façade by an average of 6 inches.
(3) Component is designed to provide roofline modulation per 13.06.501.C.5, below.
c. Façade employs building walls with contrasting articulation that make it appear like two distinct buildings. To qualify for this option, these contrasting façades
must employ the following:
(1) Different building materials and/or configuration of building materials.
(2) Contrasting window design (sizes or configurations).
5. Roofline Standards.
Purpose: The following roofline design choices are intended to ensure that roofline is addressed as an integral part of building design to discourage flat, unadorned
rooflines that can result in an industrial appearing, monotonous skyline. Roofline features are also intended to further reduce apparent building volume and further
enhance features associated with human scale development.
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a. Roofline modulation. Roofline
modulation is not required of all
buildings. However, in order to
qualify as a façade articulation
element in other mass reduction
standards herein, the roofline shall
meet the following modulation
requirements along façades facing
a street:

(1) For flat roofs or façades with horizontal eave, fascia, or parapet, the minimum vertical dimension of roofline modulation
is the greater of 2 feet or 0.1 multiplied by the wall height (finish grade to top of the wall) when combined with vertical
building modulation techniques. Otherwise, the minimum vertical dimension of roofline modulation is the greater of 4
feet or 0.2 multiplied by the wall height.
(2) Buildings with pitched roofs must include a minimum slope of 5:12 and feature modulated roofline components (such as
gabled, hipped, shed, or other similar roof forms) at the interval required per the applicable standard in Section H, above.
Rounded, gambrel, and/or mansard forms may be averaged.

b. Flat roof standards. Buildings or (1) A cornice of two parts with the top projecting at least 6 inches from the face of the building and at least 2 inches further
portions thereof featuring flat roofs
from the face of the building than the bottom part of the cornice. See graphic at right. The height of the cornice shall be
(horizontal roofs with either no
at least 12-inches high for buildings 10 feet or less in height; 18-inches for buildings greater than 10 feet and less than
slope or only a slope sufficient to
30 feet in height; and 24-inches for buildings 30 feet and greater in height. The cornice must extend along at least 75
effect drainage, often which
percent of the façade.
incorporate surrounding parapets)
(2) A one-piece cornice element that projects at least 18 inches from the façade for buildings four stories or less or at least 2
that do not incorporate roofline
feet from the façade for buildings taller than 4 stories. The cornice line must extend along at least 75 percent of the
modulation, as described above,
façade.
shall employ decorative roofline
(3) Use of balcony/deck railings that function as a visual roofline element. Such railings must be at least 2 feet in height and
treatments incorporating one or
extend along at least 75 percent of the façade and shall be visible from the adjacent street centerline.
more of the following design
(4) Use of contrasting building materials on the top floor or top two floors for buildings five stories or taller, for at least 75
elements along façades facing a
percent of the façade.
street:
c. Roofline elements shall not project over property lines, except where permitted on property lines abutting public right-of-way.
d. Canopy Exemption. Fueling station canopies, drive through canopies, or similar canopies are exempt from roofline requirements.
6. Windows and Openings: Façade Transparency and Solar Access.
Purpose: The following standards are intended to increase public visibility for public safety, to provide visual interest to pedestrians that helps encourage pedestrian
mobility, to provide for natural lighting to buildings interiors to conserve energy, and to provide architectural detailing and variety to building elevations on each
story.
a. Street level
Not applicable
transparency
standards for
non-residential
uses:
b. Upper level
Not applicable
transparency
standards for
non-residential
uses:
c. Residential buildings and residential portions of mixed-use buildings shall incorporate transparent windows and doors equal to at least 15% of all vertical façade
surfaces facing the street and equal to at least 10% of all vertical surfaces facing alleys, courtyards, plazas and surface parking lots.
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d. Solar access
for residential
units.

(1) Buildings or portions thereof containing dwelling units whose solar access is only from the side or rear of the building (facing towards the
side or rear property line) shall be set back from the applicable side or rear property lines at least 15 feet. This standard shall not apply in
cases where the rear or side property line abuts an alley. Examples are provided below.

e. Window/Trim Detailing. Building façades shall employ techniques to recess or project individual windows or groupings of windows above the ground floor at
least two inches from the surrounding façade or incorporate window trim at least four inches wide surrounding the windows. Windows on façades that face the rear
property line or alleys are exempt from this standard.
7. Façade Surface Standards.
Purpose: The following standards are intended to help reduce the apparent mass of structures and achieve a more human scale environment by providing visual
breaks at more frequent intervals to the building volume that reduce large, flat, geometrical planes on any given building elevation, especially at the first story. The
choices are also intended to encourage variety in the selection of façade materials and/or treatment and to encourage more active consideration of the surrounding
setting.
a. Blank walls
(1) Blank wall definition: A ground floor wall or portion of a ground floor wall that is over 4 feet in height and has a horizontal length greater
limitation
than 15 feet without a transparent window or door
(2) Blank walls facing a street, internal pathway, or customer parking lot of 20 stalls or greater must be treated in one or more of the following
ways:
• Transparent windows or doors.
• Display windows at least 2 feet in depth and integrated into the façade (tack-on display cases do not qualify).
• Landscape planting bed at least 5 feet wide or a raised planter bed at least 2 feet high and 3 feet wide in front of the wall. Such
planting areas shall include planting materials that are sufficient to obscure or screen at least 60 percent of the wall’s surface within 3
years.
• Installing a vertical trellis in front of the wall with climbing vines or plant materials sufficient to obscure or screen at least 60 percent
of the wall’s surface within 3 years. For large areas, trellises should be used in conjunction with other blank wall treatments.
b. Building face
(1) The building elevation(s) facing street public rights-of-way shall be a front, side, or corner side and shall not contain elements commonly
orientation
associated with a rear elevation appearance, such as loading docks, utility meters, and/or dumpsters.
(2) For buildings that have more than 2 qualifying elevations, this requirement shall only be applied to two of them.
c. Building
Details for Core
Pedestrian
Streets

(Not applicable – street is designated but not a core pedestrian street.)

8. Pedestrian Standards.
Purpose: The following standards are intended to enhance pedestrian mobility and safety by providing increased circulation, decreasing walking distances required to
enter large developments, and providing walkways partially shielded from rain and/or snow.
a. Customer
(1) Additional entrances. An additional direct customer entrance(s) shall be provided to the same building elevation which contains the primary
customer entrance so that customer entrances are no further than 250 feet apart when such elevations face the public street or customer parking
entrances
lot. If a corner entrance is used, this requirement applies to only 1 elevation.
(2) Designated streets. Non-residential or mixed-use buildings on designated pedestrian streets noted in Section 13.06.200.E or
Section 13.06.300.C shall provide at least 1 direct customer entrance, which may be a corner entrance, within 20 feet, facing, and visible to the
designated street. For such buildings over 30,000 square feet of floor area, the maximum distance is increased to 60 feet.
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b. Transition
areas
c. Street level
weather
protection

Not applicable: pedestrian-street level is community/lobby space.

(1) Weather protection shall be provided above a minimum of 50 percent of the length of hard surfaced, public or private walkways and/or plazas
along façades containing customer and/or public building entries or facing public street frontage. Façades or portions of façades where
planting strips of more than 5 feet in width separate the walkway from the building wall are exempt from these standards.
(2) Mixed-Use Center District designated pedestrian streets. Weather protection shall be provided above a minimum of 80 percent of the length of
hard surfaced, public or private walkways and/or plazas along façades containing customer and/or public building entries or facing public
street frontage.
(3) Weather protection may be composed of awnings, canopies, arcades, overhangs, marquees, or similar architectural features. It is required to
cover only hard surfaced areas intended for pedestrian use and not areas such as landscaping.
(4) Weather protection must cover at least 5 feet of the width of the public or private sidewalk and/or walkway, but may be indented as necessary
to accommodate street trees, street lights, bay windows, or similar accessories to not less than 3 feet in width.
(5) Weather protection is required for all multi-family building entries. For private entries, required weather protection must be at least 3 feet deep
along the width of the entry. For common building entries, the required weather protection shall be 5 feet.
9. Fencing, Retaining Wall and Utility Standards.
Purpose: The following standards are intended to provide for thoughtful placement and design of utilities, mechanical equipment, service areas and fences to mitigate
visual impact on public views, general community aesthetics and residential privacy.
a. Utility
(1) Rooftop. All rooftop mechanical for new construction shall be screened with an architectural element such as a high parapet, a stepped or sloped
roof form or an equivalent architectural feature which is at least as high as the equipment being screened. Fencing is not acceptable. The intent of
screening
the screening is to make the rooftop equipment minimally visible from public rights-of-way within 125 feet of the building, provided said rightsof-way are below the roof level of the building. In those instances where the rights-of-way within 125 feet of the building are above the roof
level of the building, the mechanical equipment should be the same color as the roof to make the equipment less visible. Limited flexibility in
this standard is allowed to ensure that the function of the HVAC equipment is not compromised by the screening requirement.
(2) All ground level. Utility meters, electrical conduit, and other service utility apparatus shall be located and/or designed to minimize their visibility
from the street and other pedestrian areas. If such elements are mounted in a location visible from the street, common open space or pedestrian
plaza, internal pedestrian pathway, customer parking lots (alleys are excluded), or shared internal access roads for residential uses, they shall be
screened with vegetation or by architectural features. All landscape screening shall provide 50 percent screening at the time of planting and 100
percent screening within 3 years of planting. Items that exceed 4 feet in height must use an opaque fence or structure to screen the element.
Limited flexibility in this standard is allowed to ensure that the function of the utility equipment is not compromised by the screening
requirement.
(3) Service, loading, and garbage areas. Developments shall provide a designated area for service elements (refuse and disposal). Such elements
shall be sited along the alley, where available. Where there is no alley available, service elements shall be located and/or screened to minimize
the negative visual, noise, odor, and physical impacts.
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b. Fencing
type limitation

c. Retaining
Walls

(1) Chain link fencing, with or without slats, is prohibited for required screening.
(2) Barbed or razor wire. The use of barbed or razor wire is limited to those areas not visible to a public street or to an adjacent residential use.
(3) Chain link. Chain link or similar wire fencing is prohibited between the front of a building and a public street, except for wetland preservation
and recreation uses.
(4) Electrified. The use of electrified fencing is prohibited in all zoning districts.
(5) The maximum height of free-standing walls, fences, or hedges between any public street and building shall be 3 feet. Exception: Decorative
fences up to 8 feet in height may be allowed between a public street and any residential use provided the portion of the fence between 3 and 7
feet above grade is at least 50 percent transparent and features a planting strip at least 5 feet wide with landscaping, pursuant to the standards of
TMC 13.06.502, to soften the view of the fence and contribute to the pedestrian environment. Fences required by the Washington State Liquor
Control Board shall also be exempt from the maximum height limitation, provided any portion of the fence between 3 and 7 feet above grade is
at least 50 percent transparent.
(6) Fences along alleys are allowed provided fences greater than 3 feet in height are at least 20% transparent between 3 and 7 feet above grade. If no
transparency is provided, the maximum height of such fence shall be 3 feet.
(1) Retaining walls located adjacent to public street rights-of-way shall be terraced such that individual sections are no greater than 4 feet in height.
Bench areas between retaining wall sections shall be planted with landscaping, pursuant to the standards of TMC 13.06.502, to soften the view
of the wall and contribute to the pedestrian environment.
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13.06.502 Landscaping and buffering standards.
A. Intent. The landscaping requirements, as a whole, are intended to contribute to the aesthetic environment of the City; enhance livability and foster economic
development by providing for an attractive urban setting; provide green spaces that can support the urban citywide tree canopy; wildlife, such as birds, in the urban
environment; help reduce storm water runoff; filter pollution; buffer visual impacts of development; and, contribute to the planting, maintenance, and preservation of a
stable and sustainable urban forest.
B. Applicability. Unless specifically exempted, landscaping shall be provided consistent with this section for all new development, including structures and/or parking lots,
as well as alterations to existing development, and street improvements, as outlined below. Vegetated Low Impact Development Best Management Practices (LID BMPs)
designed in accordance with the City of Tacoma Stormwater Management Manual may be counted as landscaping. Trees and landscaping provided as required under this
section, may also be counted towards compliance with tree canopy and usable yard space standards.
TMC 13.06.502.E Landscaping requirements applicable to Residential, Commercial, Industrial and Mixed-Use Districts.
The standards of this section are intended to implement the goals of the Comprehensive Plan and the intent of this section. The landscaping standards of this table apply
to new development and substantial alterations, as stipulated above, in Residential, Commercial, Industrial and Mixed-Use Centers (X) Districts. LID BMPs may be used
to fulfill all or a portion of landscaping requirements, where the vegetation within the LID BMP is compatible to the requirements.
5. Landscaping Buffers:
Landscaping buffers are intended to function as a substantial vegetative screening providing physical and visual separation between dissimilar districts in order to soften
visual and aesthetic impacts. Buffers also provide the aesthetic and environmental benefits of vegetation.
a. Exceptions:
(1) When there is a 20 foot vertical grade difference between a development site that is located across the street or alley or is abutting R-District property, no Landscape
buffers are required along the affected property line if such grade difference is demonstrated to provide comparable protection.
(2) When the development site is across an arterial street or highway from the R-District property being screened, it is not required to provide a Landscape buffer along
the affected property line abutting the arterial street or highway.
(3) The Director may waive the requirement for a screening if equivalent screening is provided by existing parks, parkways, recreation areas, or by topography or other
natural conditions.
(4) The Director may waive the requirement for a screening if the R-District property being screened is in long-term use for a purpose other than residential, and which
would not be negatively impacted by adjacency to a more intensive use.
(5) The continuous landscaping buffer may be interrupted to the minimum extent necessary to accommodate walkway access and preferred driveway access to and from
the property and to allow limited access to and use of necessary utilities.
c. More intensive district
(1) A continuous planting area that has a minimum width of 7 feet shall be provided on the property, across from the R-District.
across the street or alley
(2) In cases where there is a demonstrated site constraint, the minimum buffer width may be reduced to a minimum 4 feet, with the
from R-District property
integration of a continuous site-obscuring vegetated fence or wall.
e. Planting – across the
• At least one Medium Tree per 300; or one Large Tree per 400 square feet of landscaped area.
street or alley from
• Trees to be spaced at an average of 20 feet on-center, but may be grouped in asymmetrical arrangements.
R-District
• At least 50 percent of trees must be evergreen conifers.
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13.06.503 Residential transition standards.
The following items are required to help ensure appropriate transitions between non-residential and/or higher intensity development and adjacent residential districts, in
terms of building bulk and scale, location of activity areas for privacy and noise reduction, provision of greenspace, and visual separation:
[See table below.]

A. Upper Story Stepback

1.

2.

a.

B. Storage and/or Service
Openings
C. Buffer Planting Areas
D. Lighting

Structures shall not intercept a 25-degree daylight plane inclined into the C, T, PDB, HM, M, or PMI District from a height of 25 feet
above existing grade at any R-District / C, T, PDB, HM, M, or PMI District boundaries, excluding boundaries with R-4 Districts, R-5
Districts, and/or non-residential uses in any R District. For purposes of this provision, vacant land located in an R-District shall be
considered a residential use.
The following requirements apply in all X-Districts, where a Mixed-Use Center boundary is adjacent to single-family zoning (R-1, R-2
and R-2SRD Districts), except where the adjacent use within the single-family zone is a park, permanent open space, undevelopable
steep slope, public facility or freeway.
Projects abutting a single-family zone at a street, alley or rear or side property line shall not intercept a 45-degree daylight plane
inclined into the X-District from a height of 35 feet above existing grade, measured from the zone transition line (example of the alley
scenario below).

Not applicable
SEE SECTION 13.06.502.
1. Light trespass. Light trespass from sites in non-residential zoning districts shall not exceed 3 lux (0.3 foot candles) at parcel boundaries
with residential zoning districts. This luminance value shall be measured at the eye in a plane perpendicular to the line-of-sight when
looking at the brightest source in the field of view at any point on the property line of any residential parcel.
2. Residential light pollution. To ensure control of and to minimize glare, any lighting within 100 feet of an R District shall use luminaires
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3.

4.

which meet the Illuminating Engineering Society’s cutoff light distribution specification.
General light pollution. To control and minimize glare, all other luminaries for area and/or off-street parking shall meet the Illuminating
Engineering Society’s semi-cutoff light distribution specification. Lighting shall be directed toward the site, with cutoff shields or other
means, to prevent spillover glare to adjacent properties or vehicular traffic. Luminaires with a light source not greater than 1800 lumens
(100 watt incandescent) are exempt from this requirement.
View-Sensitive Overlay Districts. Parking lot lighting shall not exceed 20 feet in height.
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13.06.645 Variances.
A. Administration.
1. All variances shall be processed in accordance with provisions of Chapter 13.05. Certain regulatory relief may be sought
consistent with sections below that provide for potential variances in specified development situations.
2. A minor variance is one in which the code relief requested is within 10 percent of the quantified standard contained in the
code and shall be processed in accordance with 13.05.020.B. Minor variances may be granted for quantitative development
regulations other than height, accessory building height, design, sign regulations, and off street quantity standards. Examples
of quantitative standards are building setback, parking quantity, lot size, and minimum density requirements.
3. A variance is one in which the code relief requested is beyond the threshold outlined above for minor variances and shall
be processed in accordance with 13.05.020.C.
4. Both types of variances shall be subject to the same decision criteria found in this section. Minor variances shall not be
granted for height in the View Sensitive Overlay District and for qualitative standards to which a 10 percent threshold would
not apply.
5. In the exercise of his or her powers to grant variances to, or interpret, the regulations contained in this chapter, the Director
and Hearing Examiner may not, by any act or interpretation, change the allowed use of a structure or land, change the
boundaries of a zoning district, or change the zoning requirements regulating the use of land.
B. Specified variances.
1. Variance to development regulations (bulk, area).
a. Applicability. These shall include variances to building setbacks, building location, building height, lot coverage, lot area,
lot width, lot frontage, yard space, and minimum-density requirements. These shall not include variance to sign development
standards, to design standards, parking lot development standards, or off-street parking quantity standards.
b. Criteria. The Director may, in specific cases, authorize a variance to the development regulations, subject to the criteria set
forth below. In granting a variance, the Director or Hearing Examiner may attach thereto such conditions regarding the
location, character and other features of the proposed structure as may be deemed necessary to ensure consistency with the
intent of the Code and Comprehensive Plan and to ensure that the use of the site will be as compatible as practicable with the
existing development on the site and surrounding uses. In instances in which a variance to building height is approved, no
occupiable space above the district height limit shall be added.
(1) The restrictive effect of the specific zoning regulation construed literally as to the specific property is unreasonable due to
unique conditions relating to the specific property, and which do not result from the actions of the applicant, such as: parcel
size; parcel shape; topography; location; documentation of a public action, such as a street widening; proximity to a critical
area; location of an easement; or character of surrounding uses.
(2) The requested variance does not go beyond the minimum necessary to afford relief from the specific hardship affecting
the site.
(3) The grant of the variance would allow a reasonable use of the property and/or allow a more environmentally sensitive site
and structure design to be achieved than would otherwise be permitted by strict application of the regulation, but would not
constitute a grant of special privilege not enjoyed by other properties in the area.
(4) The grant of the variance will not be materially detrimental or contrary to the Comprehensive Plan and will not adversely
affect the character of the neighborhood and the rights of neighboring property owners.
(5) The grant of the variance will not cause a substantial detrimental effect to the public interest.
(6) Standardized corporate design and/or increased development costs are not cause for variance.
4. Design.
a. Applicability. These shall include variances to design standards, including those set forth in Sections 13.06.100.G,
13.06.501, 13.06.502, 13.06.503, 13.06.510.B, and 13.06.512.
b. Criteria. The Director or Hearing Examiner may, in specific cases, authorize variances to design standards upon the finding
that the variance request meets one of the criteria listed below. Standardized corporate design and/or increased development
costs are not cause for variance. Failure to meet an appropriate test shall result in denial of the variance request. The Director
or Hearing Examiner may issue such conditions as necessary to maximize possible compliance with the intent of the
regulation from which relief is sought. The applicant carries the burden of proof to demonstrate applicability of the
appropriate test(s):
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(1) Unusual shape of a parcel established prior to 2002 creates practical difficulties in achieving compliance with the design
standard sought to be varied.
(2) Preservation of a critical area, unique natural feature, or historic building and/or feature creates practical difficulties in
achieving compliance with the design standard sought to be varied.
(3) Widely varied topography of the building site creates practical difficulties in achieving compliance with the design
standard sought to be varied.
(4) Documentation of a pending public action, such as a street widening, creates practical difficulties in achieving compliance
with the design standard sought to be varied.
(5) A proposed alternative design that departs from a requirement that can be demonstrated to provide equal or superior
results to the requirement from which relief is sought in terms of quantity, quality, location, and function.
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