
CITY OF TACOMA

DEPARTMENT OF PUBLIC WORKS

PRELIMINARY REPORT

HEARINGS EXAMINER HEARING
October 12, 13, 15, 16, 2009 - 9:00 a.m.

Council Chambers

“The Point at Northshore” File Numbers:  Rezone Modification (REZ2007-40000089068), Preliminary Plat (PLT2007-40000089069), Variances (MLU2007-40000089065), Site Plan Approval (SIT2007-40000089067), Wetland/Stream Assessments (WET2007-40000105839), and Wetland/Stream Exemptions (WET2007-40000105876)
A.
SUMMARY OF REQUEST:
The applicant proposes to redevelop the existing Northshore Golf Course with 860 residential homes comprised of 366 single-family homes and 494 townhomes.  The applicant has requested the following permits for the proposed redevelopment of the site: Rezone Modification, Preliminary Plat, Variances/Reductions, Site Plan Approval, Wetland/Stream Assessments and Wetland/Stream Exemptions.  This project is vested under the Tacoma Municipal Code in effect on January 29, 2007.
B.
GENERAL INFORMATION:


1.
Property Owner:
Northshore Golf Associates, Inc.



4101 Northshore Blvd NE



Tacoma, WA 98422

2.
Primary Contacts:
Northshore Investors, LLC




PO Box 73790




Puyallup, WA 98373



Dennis Hanberg



Cheryl Browder



Apex Engineering, PLLC



2601 South 35th Street, Suite 200




Tacoma, WA 98409


3.
Location:
The project site is the existing Northshore Golf Course located at 4101 Northshore Boulevard NE and 1611 Browns Point Boulevard NE, Parcel Numbers 0321232700 and 0321236002.  The project site is located within the “R-2 PRD” One-Family Dwelling and Planned Residential Development District.

4.
Project Size:
Approximately 116 acres

C.
PROJECT DESCRIPTION:

The applicant requests approval of the Preliminary Plat of “The Point at Northshore”, an 860-unit residential development and creation of multiple tracts which will include open space, slopes, private access roads, utilities and recreation tracts.  The proposal is located at the site of the existing Northshore Golf Course, which is approximately 116 acres in size.  The proposal also includes a Rezone Modification, Site Plan Approval, multiple Variances/Reductions to development standards, Wetland/Stream Assessments, and Wetland/Stream Exemptions.  The requested permits are further described below by permit type:

Preliminary Plat (File Number PLT2007-40000089069):

Proposed is a Preliminary Plat to divide the site into 860 lots containing 366 single-family detached homes within the southerly portion of the site and 494 attached townhomes within the northerly portion of the site.  The homes are proposed to be constructed in four phases, over an estimated span of six years.  In addition to the 860 residential lots, the applicant is proposing 65 separate tracts to serve a combination of uses such as private access roads, open space, storm facilities, slopes, and critical areas and/or their associated buffers.  The applicant is proposing approximately 14,265 lineal feet of dedicated right-of-way throughout the site.
The applicant has also requested reductions to minimum accessway standards for the proposal.  Specifically, the applicant has requested the following reductions and Officially Approved Accessways according to the most recent site plan received by Public Works on August 29, 2008, marked as Exhibit 1, and a “Lot Area Reduction and Right of Way Modification Request” revised on November 8, 2007 marked as Exhibit 3:

· Private accessways serving the townhomes within the northerly portion of the site are proposed to contain a total width of 24 feet.
· Private accessways serving detached single-family homes (lots 14-16, 75-77 and 215-218) as identified on the site plan submitted August 29, 2008 (Exhibit 1) are proposed within private tracts less than 52 in width with roadways of less than 28 feet in width.  Specifically, proposed Tract “C” is approximately 22 feet in width, proposed Tract “G” is approximately 30 feet in width, and proposed Tract “K” is approximately 30 feet in width.
· Private roadways serving the proposed townhomes are proposed to terminate in turnarounds other than cul-de-sacs (required on dead-end roads serving five or more lots).  Further, several of the dead-end roads exceed the dead-end length of 500 feet and block lengths exceeding 660 feet.
· Reduced minimum radiuses for cul-de-sacs.  The site plan (Exhibit 1) indicates a radius of 52 feet; whereas, the City’s Design Manual and Platting and Subdivision standards requires a minimum curb radius of 45 feet and radius of 55 feet to the private property line. 
The specifications and minimum development requirements for street improvements are located within the Tacoma Municipal Code (hereinafter TMC), Platting and Subdivisions chapter 13.04.110 and the City’s Public Works Department 2004 Design Manual. 
Rezone Modification (File Number REZ2007-40000089068): 
The applicant requests to modify an existing condition of approval placed on the golf course site, and the Northshore Country Club Estates PRD site, from the previous rezone which occurred in 1981 establishing the PRD Planned Residential Development District designation.  Specifically, the Hearing Examiner’s recommendation for approval of the PRD, dated March 2, 1981, included a condition of approval (E) which stated:

“The applicant shall submit a legal agreement, which is binding upon all parties and which may be enforced by the City of Tacoma.  It should provide that the property in question will maintain and always have the use of the adjacent golf course for its open space and density requirement which has been relied upon by the applicant in securing approval of this request.  In this regard, the agreement attached to File No. 128.9 may be used in concept (See Exhibit No. 4).  However, the Examiner believes that there must be more certainty provided to insure the golf course use, which was relied upon to gain the density for this request, is clearly tied to the applicant’s proposed use in perpetuity.”

A copy of the Hearing Examiner’s recommendation is marked as Exhibit 8.
As a result of the rezone approval to change the golf course and Divisions 2, 3 and 4 to “R-2 PRD”, and the condition identified above, an Open Space Taxation Agreement was entered into between the owners of the golf course, City of Tacoma, and Pierce County.  The agreement contains a Pierce County Auditor recording number of 8110300211 and is marked as Exhibit 9.  See the “Regulatory History” section below for a detailed description of the previous rezone actions to the PRD designation.
As additional information, the Concomitant Zoning Agreement (hereinafter CZA) which was executed between the applicant and the City of Tacoma as a result of the approved zoning change, is marked as Exhibit 10.

The applicant has provided justification and an analysis of the rezone criteria, submitted January 29, 2007, and marked as Exhibit 4. 

Site Plan Approval (File Number SIT2007-40000089067): 

TMC 13.06.140 requires that an application for site approval shall accompany a request for reclassification to a PRD district.  Subsequent site plan approvals were processed for the surrounding divisions within the PRD district.  The applicant is now requesting site plan approval for development of the golf course.
Variances/Reductions (File Number MLU2007-40000089065):
The TMC, section 13.06.645 provides for variances to building setback requirements, and section 13.04.240 provides for reductions, within a PRD district, to minimum lot area and lot width standards.  The applicant’s variance and reduction requests and justification, submitted on January 29, 2007, are marked as Exhibits 3 and 5.  Further clarification from the applicant on the requested variance and reduction requests are contained within the letter dated November 3, 2008, from Apex Engineering, and marked as Exhibit 6. Specifically, the applicant is requesting the following variances and/or reductions:
· Variances to the 20-foot building setback from the PRD district boundary line or perimeter.  Specifically, the applicant indicates on the August 29, 2008 site plan building setbacks closer than 20 feet to the existing PRD perimeter at lots 24 and 25.  Further, per the applicant’s response letter dated November 3, 2008, they have also requested a four foot setback variance to the PRD perimeter at lot 298.  Upon further review of the plat map, it appears that the building setback lines are to be located at the required 20 feet from the PRD perimeter for lot 298 (adjacent to existing parcel number 6400012222 / 4009 Northshore Boulevard NE). 

· Variances to allow for reduced building setbacks to the property lines.  Specifically, the applicant proposes 5-foot side yard setbacks throughout the plat, a 2 ½-foot reduction from the code required 7 ½-foot separation from the structure to the property line on platted lots.  This would allow structures to be constructed with a 10-foot maximum separation rather than the required 15-foot separation.
· Reductions to the minimum lot area requirement of 5,000 square feet for platted, single-family development lots.  The applicant indicates on sheet 1 of the site plan that lot areas will vary throughout the plat.  Below are the minimum lot size and average lot sizes, per phase, proposed by the applicant:
	
	Minimum Lot Size
	Average Lot Size
	Construction Type

	Phase I
	3,600+/- square feet
	4,944 +/- square feet
	Detached

	Phase II
	1,740 +/- square feet
	2,104 +/- square feet
	Townhomes

	Phase III
	3,600 +/- square feet
	4,944 +/- square feet
	Detached

	Phase IV
	1,740 +/- square feet
	2,083 +/- square feet
	Townhomes


· Reductions to the minimum average lot width requirement of 50 feet for platted, single-family development lots
.  The applicant indicates on sheet 1 of the site plan that the following lots will be “40’ lot sizes” for the detached single-family homes: lots 1-12, 55-62, 65-251, 256-258, and 286-322.  Further, the applicant provided a table (Exhibit 7) titled “The Point at Northshore Single Family Detached approximate lot widths” which provides different lot widths than those identified on sheet 1 of the site plan.  For the townhome portion of the site, the applicant did not provide a separate breakdown of the average lot widths.  From a review of sheet 2 of the site plan, it appears the average lot width range from approximately 20 – 30 feet.
Wetland/Stream Assessments (File Number WET2007-40000105839) and Wetland/Stream Exemptions (File Number WET2007-40000105876):
The applicant has also requested Wetland/Stream Exemption and Wetland/Stream Assessment Permits for existing regulated systems that are located on the golf course.  Specifically, the Wetland/Stream Exemptions are for interrupted buffers on two, Category IV wetlands.  The existing golf cart path passes through the buffer areas.  As part of the proposal, the applicant intends to keep the golf cart path in its current location, and incorporate it as part of the proposed pedestrian trail system.  Further, the stream buffer is also presently interrupted by the golf cart path and road improvements are proposed within the stream buffer as well.  As described in more detail in the staff report, additional analysis will be necessary should the road remain as proposed within the stream buffer, between the golf cart path interruption and the stream.  Wetland/Stream Assessments are requested in order to identify all regulated systems on the golf course and exempt them from a Wetland Development Permit.  In addition to the two Category IV wetlands, the golf course also contains the buffer of a Type Np stream that is located off-site.  Attached to the staff report are documents associated with the Exemption and Assessment permits submitted by the applicant.  Those documents are identified as: Letter, dated December 27, 2006 titled “North Shore Golf Course Ponds and Ditches” (Exhibit 13), Revised Wetland/Stream Exemption Request, received date of August 29, 2008 (Exhibit 14), JARPA application, received date of November 9, 2007 (Exhibit 15), Functional Analysis, prepared by J.S. Jones and Associates, Inc., dated November 12, 2007 (Exhibit 16), Wetland Assessment, prepared by J.S. Jones and Associates, Inc., dated November 9, 2007 including updated maps with received date of November 13, 2007 (Exhibit 17), Letter from J.S. Jones and Associates dated May 19, 2008 (Exhibit 18), Wetland #1 Basin Map, received date November 19, 2008 (Exhibit 19), Wetland #2 Basin Map, received date November 19, 2008 (Exhibit 20), and Conceptual Storm Drainage Reports for the Point at Northshore, prepared by Apex Engineering, PLLC, dated November 9, 2007,  November 18, 2008, and November 19, 2008 (Exhibits 21-23).
SEPA Appeal (File Number SEP2007-40000089066/HEXAPL2009-400009):
A Draft and Final Supplemental Environmental Impact Statement (hereinafter Draft SEIS and Final SEIS) was completed for the proposed development.  An appeal of the adequacy of the Final SEIS was filed on August 31, 2009 and subsequently withdrawn on October 2, 2009.  Therefore, the SEPA appeal is no longer a part of this hearing.
Additional Information Submitted by the Applicant:

In addition to the permits and documents previously noted, the applicant has also provided additional plans, documents and analyses as part of their application materials.  These additional documents are identified under Section D.6, Exhibits, and are incorporated herein as though fully set forth.
D.
ADDITIONAL INFORMATION:

1. Application History:

The applicant submitted the applications for the Preliminary Plat, Rezone Modification, Variances/Reductions, Site Plan Approval and SEPA on January 29, 2007.  The City of Tacoma issued a Notice of Incomplete Application on February 26, 2007.  The Notice of Incomplete Application was based on the failure to submit two items, the first being failure to address the submittal requirements of TMC sections 13.05.010.E.4 and 13.11.250.  Specifically, proper review of the site for critical areas and submittal of code required critical area permits were not included in the January 29, 2007 submittal.  Second, the applicant failed to submit an analysis that clearly established if the golf course, or a portion thereof, would need to be reserved to meet open space and density requirements should the surrounding properties be developed to the highest level approved by the Hearing Examiner at the time of the original rezone.  Following an appeal hearing for the Notice of Incomplete Application, the Hearing Examiner Pro Tempore issued a decision, dated July 12, 2007, which determined the applications to be complete as to January 29, 2007.  As such, the project was vested to the TMC in effect on January 29, 2007.  Subsequent to the Hearing Examiner's decision, the applicant submitted the necessary Wetland/Stream Assessment and Wetland/Stream Exemption requests on November 9, 2007 and November 13, 2007.
2. Regulatory History:
The subject golf course and Divisions 2, 3 and 4 of Northshore Country Club Estates had been historically zoned as “R-2” One-Family Dwelling District.  On February 10, 1981, the Tacoma City Council voted to rezone the area to an “R-2 PRD” District under City of Tacoma file number 120.924 and ordinance number 22364, at the recommendation of the Hearing Examiner.  The “R-2 PRD” District rezone approval generally provided for greater flexibility in large scale residential developments including: permitting townhouses, apartments, retirement homes and condominiums  which are not permitted under the standard “R-2” zone; reductions or elimination of building setback requirements; opportunities to increase building heights above the standard 35 foot limit; reductions in lot size requirements and opportunities to reduce street rights-of-way below standard code requirements.  Applying the above mentioned PRD principles to the original PRD application resulted in approval for approximately 350 residential units above what would have been permitted under the standard historical "R-2" zoning code requirements.  

Prior to the approved rezone, the entire area, roughly 338.24 acres was zoned “R-2” One-Family Dwelling District, and owned by a single owner, the Tacoma Land Company.  In 1978, Nu-West Pacific, Inc. and its partner Brownfield and Associates, Inc., operating as a joint venture called North Shore Associates, had rights to purchase the 111.17 acre golf course and other property adjacent to the golf course from the Tacoma Land Company.  On July 16, 1980 and July 22, 1981, Nu-West obtained title to property adjacent to the golf course.

In November of 1978, the Tacoma Land Company and North Shore Golf Associates, entered into a real estate contract in which North Shore Golf Associates (an entity separate from the joint venture called North Shore Associates) agreed to purchase the 111.17 acre golf course from the Tacoma Land Company.  The contract required the Tacoma Land Company to deliver a statutory warranty deed subject to a covenant restricting the golf course property to “golf course purposes” and to other conditions set forth.  The contract was recorded at Pierce County under recording number 2943315.
On May 10, 1979, North Shore Associates entered into the agreement between Tacoma Land Company and North Shore Golf Associates.  The agreement allowed North Shore Golf Associates to acquire the golf course directly from the Tacoma Land Company, so long as North Shore Golf Associates did not violate any prior agreements between the Tacoma Land Company and North Shore Associates.  In addition, the agreement stated that the property should continue to be subject to the master planning process and its use would be restricted, for the period of time required by the City of Tacoma, to golf course and open space purposes.  This agreement required North Shore Golf Associates to execute all applications and plats required by the City of Tacoma so that North Shore Associates and successors could continue to use the golf course area to meet the minimum density and open space required to obtain the “R-2 PRD” District zoning.

In June of 1979, North Shore Associates, acting as applicants, along with Nu-West and North Shore Golf Associates, as owners, submitted an application for reclassification of the Country Club Estates property, including the golf course, from the “R-2” district to the “R-2 PRD” district.  In addition to being involved as an owner in the reclassification application, North Shore Golf Associates submitted a separate application to the City of Tacoma for the creation of Open Space Current Use Classification for the golf course pursuant to RCW Chapter 84.34.  In addition to tax advantages, RCW Ch. 84.34 allows municipalities the authority to acquire interests in land or contractual rights necessary to limit the future use of or conserve selected open space.  Further, RCW Ch 84.34 also allows the municipality, in this case the City of Tacoma, to require that certain conditions be met when approving an application for land classified as open space.

In February of 1981 the Hearing Examiner considered the Open Space Current Use Classification and Rezone applications which were submitted to the City of Tacoma in June of 1979.  The Hearing Examiner subsequently concluded that it was necessary to permanently restrict the use of the golf course property to golf course and open space purposes in order to approve the rezone from “R-2” One-Family Dwelling District to “R-2 PRD” District.  The Hearing Examiner recommended approval of the open space reclassification and “R-2 PRD” rezone which the Tacoma City Council later approved on March 24, 1981.
As part of the rezone approval, the golf course area of approximately 111.17 acres was the subject of an "Agreement Concerning North Shore Golf Course," between the owner of the golf course, North Shore Golf Associates.; the developer of the surrounding residential area, North Shore Associates; and the City of Tacoma.  The agreement allowed the residential property developer to include the 111.17 acre golf course as the required open space and recreation area necessary to obtain an “R-2 PRD” District zoning classification for residential development of the Country Club Estates.  The restriction of the golf course property to golf course and open space uses was implemented by means of the Open Space Tax Agreement (hereinafter OSTA) (Exhibit 9) and CZA (Exhibit 10).
The record for the hearing held by the Hearing Examiner for the rezone request and Open Space Classification does not indicate any objections raised by North Shore Golf Associates regarding the conditions of the Hearing Examiner.  Rather, North Shore Golf Associates proceeded to negotiate and sign the OSTA which required that the golf course remain restricted to golf course and open space uses until the City of Tacoma agrees otherwise. Further, since the approval of the OSTA and CZA, NU-West has conveyed portions of Country Club Estates to third parties and each of the successor owners have acknowledged the perpetual restriction of the golf course to golf course purposes.

Approximately seven years later, in November of 1988, Tacoma Land Company sold the golf course to North Shore Golf Associates by statutory warranty deed, which was subject to easements, restrictions, reservations, and provisions of the record.  The previous 1978 contract between Tacoma Land Company and North Shore Golf Associates, which contained the restriction of the golf course to “golf course purposes,” along with the OSTA and CZA were restrictions of record and in effect at the time the statutory warranty deed was recorded at Pierce County.

As part of the current proposal to be heard by the Hearing Examiner, and as previously noted, the applicant, Northshore Investors, LLC, is requesting permits to establish a sizeable residential development in place of the existing 18-hole golf course portion of the Country Club Estates “R-2 PRD” District.  As detailed in this Preliminary Staff Report, the proposal involves a multi-phased residential development, and includes construction of approximately 860 residential units consisting of 366 single-family detached units and 494 townhouse units.  Should the proposed development be approved, the golf course would be eliminated.  In addition, Northshore Investors, LLC desires to retain the “R-2 PRD” District zoning classification currently applicable to the golf course as part of the Country Club Estates 1981 “R-2 PRD” District designation.
In January 2008, the City of Tacoma filed a Complaint for Declaratory Judgment, Breach of Contract, and Quiet Title, in Pierce County Superior Court against the applicant, Northshore Investors Inc.  The complaint sought a determination by the court of the respective rights of the City and the applicant under the OSTA and the CZA.  On February 3, 2009, the court ruled that the OSTA and CZA were still binding and enforceable (by the City of Tacoma) and that the City must process the applicant’s land use applications as though it would an application from any other property owner within the County Club Estates PRD and consistent with the provisions of the PRD ordinance to which the applicant vested.  A complete summary of the litigation is included as Exhibit 25.

The proposed development site is presently zoned “R-2 PRD” One-Family Dwelling and Planned Residential Development District.  The Comprehensive Plan (in effect on January 29, 2007) designates the site as being located within a “Low Intensity” designation.  Further, the majority of the site is located within the Tier I, Primary Growth Area.  The southeasterly portion of the site is located within the Tier II, Secondary Growth Area.  Finally, the northeasterly portion of the site, in the general vicinity of the large pond spanning the On the Green community and the golf course and continuing south to the golf course pond near the southern end of the On the Green apartment complex is within the Tier IIICR Critical Area designation.  See Exhibits 11 and 12 for maps of the Intensity Designation and Tier Designations for the site and surrounding area.
3. Existing Site Conditions

The site is irregular in shape, comprised of two (2) tax parcels, and occupies approximately 116 acres of land.  The site is presently developed with a privately owned pay-to-play 18-hole golf course that contains gentle rolling hills, six ponds and mature evergreen and deciduous landscaping.  Other associated improvements at the site include a parking lot, restaurant, club house, driving range, paved golf cart path, and storage/maintenance buildings.  All existing structures are proposed to be removed from the site.  The site also contains the buffer of a regulated stream, known as Joe’s Creek, and contains two regulated wetlands and their associated buffers.
4. Surrounding Conditions:

The Northshore Golf Course is generally surrounded by the four phases of the residential development known as North Shore County Club Estates.  The table below provides a summary of surrounding uses to the golf course.
	Location Relative to Golf Course
	Plat of North Shore Country Club Estates
	Zoning Designation
	Type of Use, Approximate Setbacks to Property Lines (adjacent to the golf course) and Average Lot Area

	South
	N/A
	“R-2” One-Family Dwelling District
	· Abutting the golf course is 33rd Street NE, a minor arterial street, 60 feet in width, with the exception of one specific location where the right-of-way narrows to 30 feet in width adjacent to 2983 38th Avenue NE
· 33rd Street NE does not contain vertical curb or sidewalks.  The paved width is approximately 21 feet, comprised of an oilmat, bituminous surface treatment, and a pavement rating (from 2007) of “fair” along the westerly portion abutting the golf course and “poor” along the easterly portion abutting the golf course
· Beyond 33rd Street NE to the south, are single-family detached homes.  Depending on location, lot areas are approximately 8,800 sq. ft. or 13,000 sq. ft with side yard setbacks of approximately 15 feet or 19 feet and front yard setbacks of approximately 23 feet and 52 feet
· The topography of the area to the south of the golf course is generally level.  33rd Street NE is generally at grade with the southern portion of the golf course.  Elevations of both 33rd Street NE and the south easterly corner of the golf course begin to increase as the 33rd Street NE approaches Browns Point Boulevard NE to the east

	West (southerly portion)
	Division 1
	“R-2” One-Family Dwelling District
	· Developed with single-family detached homes, some of which are located immediately adjacent to the golf course
· Division 1 was developed prior to, and not included within, the PRD Planned Residential Development District zoning which occurred in 1981 under Rezone file number 120.924
· Lot areas are approximately 9,600 sq. ft. with average rear setbacks of 30 feet and side setbacks of 9 feet
· The homes directly abutting the golf course are generally at grade with the golf course.  Elevations increase to the west as many of the homes, several blocks away, have views of the golf course and/or the vegetation on the golf course

	West (northerly portion)
	Division 4
	“R-2 PRD” One-Family Dwelling and Planned Residential Development District
	· Contains primarily single-family detached homes with some multi-family/condominiums located on the northwesterly boundary of the Division.  Single-family homes are located immediately adjacent to the golf course
· Lot areas are approximately 11,000 sq. ft. with rear yard setbacks of approximately 50 feet and side yard setbacks of approximately 9 feet
· Division 4 is located at a higher elevation than the golf course.  The homes immediately adjacent to the golf course range in elevation of approximately 10- 20 feet above the existing grade of the golf course.  Because the golf course sits at a lower elevation, or in a bowl, than many of the surrounding homes, the homes in Division 4 steeply increase in elevation to the west and therefore maintain views of the golf course and/or the vegetation on the golf course

	North, northeast and within the northerly/central portion of the golf course
	Division 3
	“R-2 PRD” One-Family Dwelling and Planned Residential Development District
	· This Division contains the “On the Green” multi-family apartment complex, condominiums and single-family detached homes
· The “On the Green” apartments appear to be comprised of six parcels and contain multi-family residences/apartment buildings. The buildings contain rear setbacks which range from approximately 10 feet to 80 feet and building separations which range from 14 feet to 50 feet
· The development located off the west side of Fairwood Boulevard NE, known as “The Links”, contains multi-family residences/condominiums, which contain rear yards of approximately 10 feet and building separations of approximately 30 feet
· The single-family detached homes located at the southern end of Fairwood Boulevard NE, and generally surrounded by the golf course, are known as “Windance”.  The average lot size is approximately 5,800 sq. ft. which contain rear yards ranging approximately 20-30 feet and 5-foot side yards.  Variance file number MLU96-00039 allowed the development to contain reduced side yard setbacks of five feet for interior lots, with a total separation of 10 feet to adjacent structures.  The minimum code requirement is 7 ½ foot side yards on interior lots with a total separation of 15 feet.  The Variance further indicates that on lots with side yards that abut a street, the 7 ½ foot side setback would be maintained.  The variances were approved by the Land Use Administrator on August 6, 1996. 
· The “On the Green” apartments generally surround the northerly and northeasterly perimeter of the golf course.  The topography raises and lowers throughout this area and at some locations the apartments may be located approximately 30 feet above grade of the golf course and in other locations, is at the same grade as the golf course. Many of the apartment buildings abutting Division 4 contain views of Mt. Rainier
· The multi-family/apartment buildings, condominiums and single-family detached homes located within the northerly/central portion of the golf course generally follow the rolling topography of the golf course

	East (southerly portion)
	Division 2
	“R-2 PRD” One-Family Dwelling and Planned Residential Development District
	· Developed with single-family detached homes, some of which are located immediately adjacent to the golf course
· Lot areas range from approximately 10,000 sq. ft. to 13,000 sq. ft. with side yard setbacks of approximately 7 ½ feet to 12 feet and rear yard setbacks of approximately 53 feet to 70 feet
· The homes directly abutting the golf course are generally located above the grade of the golf course with the rear of the homes overlooking the golf course
· The topography increases to the east as many of the homes, several blocks away, have views of the golf course and/or the vegetation on the golf course


5.
Access:   The applicant has indicated that the proposed development would be accessed via a proposed primary north-south road to be dedicated to the City of Tacoma as public right-of-way.  The southern access of the road would be served from the existing 33rd Street NE, a minor arterial, in the general location of 38th Avenue NE (extended).  The northern access would connect to the existing Fairwood Boulevard NE, which accesses Northshore Parkway NE, a minor arterial, to the north.  Fariwood Boulevard NE varies in right-of-way width from approximately 64 feet to 52 feet in the location of the proposed connection to the proposed primary north-south road.  Within the proposed development, a network of proposed public and private roads is proposed to serve the homes.


The current access to the site, served from Northshore Boulevard NE, will be closed to vehicular traffic with a turnaround accessible to emergency vehicles and pedestrians.  As identified in the Draft SEIS, the applicant shall provide hammerhead turnarounds on either side of the barrier to prevent traffic impacts.  In addition, the applicant shall provide a pedestrian connection through or around the barrier and sidewalk connections to the existing sidewalks to assure safe pedestrian passage.  Specific proposed and recommend roadway widths, improvements and safety requirements are further analyzed within the analysis portion of this staff report.

The applicant has submitted multiple documents relating to traffic, which are included in this report as Exhibits.  The documents include a traffic impact analysis conducted by Transportation Engineers Northwest (TENW), supplemental letters, a total trip generation summary, and an intersection sight distance exhibit.  The Exhibits are included as 28-33. 
6.
Exhibit Documents
Table Key

LAND USE = Exhibits related to the requested Preliminary Plat, Rezone Modification, Site Plan Approval, Variances/Reductions and Wetland/Stream Assessments and Exemptions permits
SEPA = Exhibits related to the SEPA adequacy appeal

BOTH = Exhibits related to both the requested land use permits and the SEPA adequacy appeal

	EXHIBIT NUMBER
	DESCRIPTION
	SUBMITTED BY
	LAND USE
	SEPA
	BOTH

	
	
	
	
	
	

	1
	Site Plan (full-size), prepared by Apex Engineering, LLC, submitted August 29, 2008
	Applicant
	
	
	

	2
	Boundary Survey, prepared by Apex Engineering, LLC, submitted January 29, 2007
	Applicant
	
	
	

	3
	Applicant’s justification titled “Lot Area Reduction and Right of Way Modification Request”, revised November 8, 2007
	Applicant
	
	
	

	4
	Applicant’s justification titled “Major Modification to Northshore Country Club PRD”
	Applicant
	
	
	

	5
	Applicant’s justification titled “Responses to Variance Criteria”  
	Applicant
	
	
	

	6
	Letter, from Apex Engineering, dated November 3, 2008
	Applicant
	
	
	

	7
	Single Family Detached approximate lot widths
	Applicant
	
	
	

	8
	Hearing Examiner Recommendation for file numbers 120.924, 125.238 and 127.140 dated March 2, 1981
	City of Tacoma
	
	
	

	9
	Open Space Taxation Agreement, Pierce County recording number 8110300211
	City of Tacoma
	
	
	

	10
	North Shore Concomitant Zoning Agreement, Pierce County recording number 8111120139
	City of Tacoma
	
	
	

	11
	Map, titled “Intensity Designation”
	City of Tacoma
	
	
	

	12
	Map, titled “Tier Designation”
	City of Tacoma
	
	
	

	13
	Letter, “North Shore Golf Course Ponds and Ditches”, prepared by J.S. Jones and Associates, Inc., dated December 27, 2006
	Applicant
	
	
	

	14
	Revised Wetland/Stream Exemption Request, received date of August 29, 2008
	Applicant
	
	
	

	15
	JARPA application, received date of November 9, 2007
	Applicant
	
	
	

	16
	Functional Analysis, prepared by J.S. Jones and Associates, Inc., dated November 12, 2007
	Applicant
	
	
	

	17
	Wetland Assessment, prepared by J.S. Jones and Associates, Inc., dated November 9, 2007 including updated maps with received date of November 13, 2007
	Applicant
	
	
	

	18
	Letter from J.S. Jones and Associates dated May 19, 2008
	Applicant
	
	
	

	19
	Wetland #1 Basin Map, received date November 19, 2008
	Applicant
	
	
	

	20
	Wetland #2 Basin Map, received date November 19, 2008
	Applicant
	
	
	

	21
	Conceptual Storm Drainage Report for The Point at Northshore, prepared by Apex Engineering, PLLC, dated November 9, 2007
	Applicant
	
	
	

	22
	Conceptual Storm Drainage Report for The Point at Northshore, prepared by Apex Engineering, PLLC, dated November 18, 2008
	Applicant
	
	
	

	23
	Summary of Portions of the Conceptual Storm Drainage Report, received date of November 19, 2008
	Applicant
	
	
	

	24
	Conceptual Storm Drainage Report for Joe’s Creek Basin at The Point at Northshore, prepared by Apex Engineering, PLLC, dated September 5, 2007
	Applicant
	
	
	

	25
	Joint Statement Pertaining to Status of Related Litigation, prepared by Jay P. Derr, GordonDerr LLP; Gary D. Huff, Karr Tuttle Campbell; and Aaron M. Laing, Schwabe, Williamson & Wyatt, dated August 19, 2009
	Applicant, Appellant and City of Tacoma
	
	
	

	26
	Preliminary Geotechnical Engineering Study, prepared by Pacific Geo Engineering, LLC, dated November 17, 2006
	Applicant
	
	
	

	27
	Supplemental Geotechnical Engineering Study, prepared by Pacific Geo Engineering, LLC, dated July 16, 2007
	Applicant
	
	
	

	28
	Transportation Impact Study, prepared by Transportation Engineering Northwest, LLC, dated January 29, 2007
	Applicant
	
	
	

	29
	Letter, from Transportation Engineering Northwest, LLC, dated July 19, 2007 (submitted September 20, 2007)
	Applicant
	
	
	

	30
	Point at Northshore Residential Total Trip Generation Study, prepared by Transportation Engineering Northwest, LLC, submitted November 9, 2007
	Applicant
	
	
	

	31
	Letter, from Transportation Engineering Northwest, LLC, dated July 17, 2008 (submitted August 29, 2008)
	Applicant
	
	
	

	32
	Intersection Sight Distance Exhibit, prepared by Apex Engineering, PLLC, dated November 6, 2007 (received November 9, 2007)
	Applicant
	
	
	

	33
	E-mail, from Jeff Schramm, Transportation Engineering Northwest, LLC, dated November 17, 2008 (received November 19, 2008) including a Northshore Parkway and Fairwood Boulevard queue analysis, private road section drawing, Northshore Boulevard Gated Turnaround Exhibit, and Northshore Blvd and Fairwood Blvd Preliminary Channelization Plan
	Applicant
	
	
	

	34
	Archaeological Assessment of the Pointe at Northshore, prepared by Drayton Archaeological Research, dated January 19, 2007
	Applicant
	
	
	

	35
	Phase I Environmental Site Assessment and Soil Sampling, prepared by Wolfe Environmental Consulting, Inc., dated November 22, 2006
	Applicant
	
	
	

	36
	Soil and Surface Water Sampling and Analysis, prepared by Wolfe Environmental Consulting, Inc., dated July 3, 2007
	Applicant
	
	
	

	37
	Typical elevations, floor plans and site layouts for both the single-family detached homes and the townhomes, submitted by Apex Engineering, PLLC on January 29, 2007
	Applicant
	
	
	

	38
	Typical landscape plans for the proposed community park area, pocket parks, pedestrian trail, and south entry, prepared by Thomas V. Rengstorf Associates, submitted November 9, 2007
	Applicant
	
	
	

	39
	External Boundary Typical Cross Section Exhibit, prepared by Apex Engineering, PLLC, dated November 6, 2007
	Applicant
	
	
	

	40
	Overall Layout (color version), prepared by Apex Engineering, PLLC, dated November 8, 2007
	Applicant
	
	
	

	41
	Pedestrian Circulation Exhibit (color version), prepared by Apex Engineer, PLLC, dated November 8, 2007
	Applicant
	
	
	

	42
	Zero Lot Line Typical Utility Plan, prepared by Apex Engineering, PLLC
	Applicant
	
	
	

	43
	Metro Parks and City of Federal Way Parks Level of Service (LOS), submitted by Apex Engineering, PLLC on September 19, 2007
	Applicant
	
	
	

	44
	Federal Way Park System map, submitted by Apex Engineering, PLLC on September 19, 2007
	Applicant
	
	
	

	45
	Map 3: NE Planning Area Parkland and Facility Inventory, submitted by Apex Engineering, PLLC on September 19, 2007
	Applicant
	
	
	

	46
	Parks, Schools and Amenities Exhibit, Prepared by Apex Engineering, submitted November 9, 2007
	Applicant
	
	
	

	47
	The Point at Northshore: Assessment of Open Space and Density within the Northshore PRD, prepared by Apex Engineering, submitted November 9, 2007
	Applicant
	
	
	

	Agency and Departmental Comments/Recommended Conditions:

	48
	Nick Tomanelli, Tacoma Power, dated February 7 and 12, 2007
	City of Tacoma
	
	
	

	49
	Nedda Turner, Tacoma – Pierce County Health Department, dated February 20, 2007
	City of Tacoma
	
	
	

	50
	Nedda Turner, Tacoma – Pierce County Health Department, dated December 3, 2007
	City of Tacoma
	
	
	

	51
	Department of Ecology, dated February 16, 2007
	City of Tacoma
	
	
	

	52
	Department of Ecology, dated November 20, 2007
	City of Tacoma
	
	
	

	53
	Monica Adams, Pierce Transit, dated February 22, 2007
	City of Tacoma
	
	
	

	54
	Alan Aplin, Environmental Services - Source Control, dated February 16, 2007
	City of Tacoma
	
	
	

	55
	Vida Piera, Environmental Services - Source Control, dated December 17, 2007
	City of Tacoma
	
	
	

	56
	Dale Severson, Washington State Department of Transportation, dated December 21, 2007
	City of Tacoma
	
	
	

	57
	Jesse Angel, Tacoma Water, dated November 20, 2007
	City of Tacoma
	
	
	

	58
	Karla Kluge, Building and Land Use Services, dated July 12, 2009
	City of Tacoma
	
	
	

	59
	Merita Trohimovich Pollard, Environmental Services, dated June 23, 2009
	City of Tacoma
	
	
	

	60
	Scott Beard, Building and Land Use Services, dated September 3, 2009
	City of Tacoma
	
	
	

	61
	Sue Coffman, Building and Land Use Services, dated September 10, 2009
	City of Tacoma
	
	
	

	62
	Kurtis Kingsolver, Engineering, dated September 23, 2009
	City of Tacoma
	
	
	

	63
	Dana Brown, Engineering, dated September 17, 2009
	City of Tacoma
	
	
	

	64
	Carl Anderson, Tacoma Fire, dated February 20, 2007
	City of Tacoma
	
	
	

	65
	Carl Anderson, Tacoma Fire, dated September 25, 2007
	City of Tacoma
	
	
	

	66
	Carl Anderson, Tacoma Fire, dated September 9, 2009
	City of Tacoma
	
	
	

	67
	City of Federal Way, dated February 20, 2007
	City of Tacoma
	
	
	

	68
	City of Federal Way, dated November 20, 2007
	City of Tacoma
	
	
	

	69
	Transportation Concurrency Analysis, prepared by The City of Federal Way, dated November 15, 2007
	City of Tacoma
	
	
	

	70
	City of Federal Way, dated December 2, 2008
	City of Tacoma
	
	
	

	71
	City of Federal Way, dated July 16, 2009
	City of Tacoma
	
	
	

	72
	City of Federal Way, dated September 14, 2009
	City of Tacoma
	
	
	

	73
	Charles Milligan, Tacoma School District, dated February 22, 2007
	City of Tacoma
	
	
	

	74
	Arthur Jarvis, Tacoma School District, dated November 20, 2007
	City of Tacoma
	
	
	

	75
	Arthur Jarvis, Tacoma School District, dated December 5, 2007
	City of Tacoma
	
	
	

	76
	Public Works Review Panel Minutes, dated December 17, 2008
	City of Tacoma
	
	
	

	77
	Lois Stark, Metro Parks Tacoma, dated December 5, 2007
	City of Tacoma
	
	
	

	78
	Lois Stark, Metro Parks Tacoma, dated November 20, 2007
	City of Tacoma
	
	
	

	79
	Gina Piazza, Department of Fish and Wildlife, dated January 4, 2008
	City of Tacoma
	
	
	

	80
	Michelle Tirhi, Department of Fish and Wildlife, dated December 11, 2008
	City of Tacoma
	
	
	

	81
	Larry Criswell, Construction Division, dated December 3, 2008
	City of Tacoma
	
	
	

	82
	James Coffman, Construction Division, dated December 5, 2008
	City of Tacoma
	
	
	

	83
	Joyce Mercuri, Department of Ecology, Toxics Cleanup Program, dated November 26, 2007
	City of Tacoma
	
	
	

	84
	Reuben McKnight, Historic Preservation Officer, dated February 9, 2007
	City of Tacoma
	
	
	

	85
	Elton Gatewood, Community Economic Development, dated February 16, 2007
	City of Tacoma
	
	
	

	86
	Judy Wright, Puyallup Tribe of Indians, dated November 28, 2007
	City of Tacoma
	
	
	

	87
	Koko Ekendiz, Corps of Engineers, dated November 29, 2007
	City of Tacoma
	
	
	

	SEPA Environmental Review and Public Comments:

	88
	Environmental Checklist, updated August 28, 2009
	Applicant
	
	
	

	89
	Draft Environmental Impact Statement – Northshore Country Club Estates, A Residential Development, issued August 1979
	City of Tacoma
	
	
	

	90
	Final Environmental Impact Statement – Northshore Country Club Estates, A Residential Development, issued January 1981
	City of Tacoma
	
	
	

	91
	Draft Supplemental Environmental Impact Statement to the EIS for Northshore Country Club Estates, A Residential Development, issued May 4, 2009
	City of Tacoma
	
	
	

	92
	Final Supplemental Environmental Impact Statement to the EIS for Northshore Country Club Estates, A Residential Development, issued August 17, 2009
	City of Tacoma
	
	
	

	93
	Appeal of adequacy of the Final SEIS, dated and filed August 31, 2009
	Appellant
	
	
	

	94
	Public Comments (Volume I) received on the Determination of Significance scoping process, dated December 14, 2007 to January 4, 2008
	City of Tacoma
	
	
	

	95
	Public Comments (Volume II) received on the Determination of Significance scoping process, dated December 14, 2007 to January 4, 2008
	City of Tacoma
	
	
	

	96
	Public Comments (Volume I) received on the Draft Supplemental Environmental Impact Statement, dated May 4, 2009 to June 18, 2009
	City of Tacoma
	
	
	

	97
	Public Comments (Volume II) received on the Draft Supplemental Environmental Impact Statement, dated May 4, 2009 to June 18, 2009
	City of Tacoma
	
	
	

	98
	Public Comments (Volume III) received on the Draft Supplemental Environmental Impact Statement, dated May 4, 2009 to June 18, 2009
	City of Tacoma
	
	
	

	99
	Public Comments (Volume IV) received on the Draft Supplemental Environmental Impact Statement, dated May 4, 2009 to June 18, 2009
	City of Tacoma
	
	
	

	100
	General Public Comments received outside the SEPA process
	City of Tacoma
	
	
	

	Historic Documents:

	101
	Agreement Concerning the Golf Course dated 5/10/79 (#C18 in DS appeal)
	City of Tacoma
	
	
	

	102
	Application for reclassification from R-2 to R-2 PRD dated 6/21/79 (#C19 in DS appeal)
	City of Tacoma
	
	
	

	103
	Draft EIS for Northshore Country Club Estates dated 8/29/79 (#C20 in DS appeal) (duplicate of #89 above)
	City of Tacoma
	
	
	

	104
	Final EIS for Northshore Country Club Estates dated 1/27/81 (#C21 in DS appeal) (duplicate of #90 above)
	City of Tacoma
	
	
	

	105
	Staff Report for reclassification to R-2 PRD, preliminary plat and site plan approval for Division 2A dated 2/3/81 (#22 in DS appeal, not offered/admitted)
	City of Tacoma
	
	
	

	106
	Staff Report for Open Space Tax Classification dated 2/3/81 (#23 in DS appeal, not offered/admitted)
	City of Tacoma
	
	
	

	107
	Hearing Examiner decision recommending approval of reclassification to R-2 PRD, preliminary plat and site plan approval for Division 2A dated 3/2/81 (#C24 in DS appeal) (duplicate of #8 above)
	City of Tacoma
	
	
	

	108
	Hearing Examiner decision recommending approval of Open Space Tax Classification dated 3/2/81 (#C25 in DS appeal)
	City of Tacoma
	
	
	

	109
	Tacoma City Council Resolution No. 26884 dated 3/24/81 (#C26 in DS appeal)
	City of Tacoma
	
	
	

	110
	Joint Ordinance No. 81-14 of the Pierce County Council and the City of Tacoma dated 8/4/81 (#C27 in DS appeal)
	City of Tacoma
	
	
	

	111
	Open Space Taxation Agreement dated 9/21/81 (#C28 in DS appeal) (duplicate of #9 above)
	City of Tacoma
	
	
	

	112
	Tacoma City Council Ordinance No. 22364 dated 11/3/81 (#C29 in DS appeal)
	City of Tacoma
	
	
	

	113
	Concomitant Zoning Agreement dated 11/6/81 (#C30 in DS appeal) (duplicate of #10 above)
	City of Tacoma
	
	
	

	114
	Staff report on request for site plan and preliminary plat approval for North Shore Country Club Estates, Division 2 dated 3/26/85 (#C31 in DS appeal)
	City of Tacoma
	
	
	

	115
	Hearing Examiner Decision approving site plan and recommending approval of preliminary plat for North Shore Country Club Estates, Division 2 dated 5/24/85 (#C32 in DS appeal)
	City of Tacoma
	
	
	

	116
	Excerpt from Addendum to the Northshore Country Club Estates Final EIS, Phase One for Division Three of the Northshore PRD (“Carefree”) dated November 1986 (#C33 in DS appeal)
	City of Tacoma
	
	
	

	117
	Staff report on request for site plan approval for Phase 1 of Division 3 of Northshore Country Club Estates dated 12/16/86 (#C34 in DS appeal)
	City of Tacoma
	
	
	

	118
	Staff report on request for final plat approval and site plan approval for Division IV-B of Northshore Country Club Estates dated 10/2/90 (#C35 in DS appeal)
	City of Tacoma
	
	
	

	Staff Reports:

	119
	Staff report on Preliminary Plat, Rezone Modification, Variances/Reductions, Site Plan Approval, Wetland/Stream Assessments, and Wetland/Stream Exemptions submitted October 5, 2009
	City of Tacoma
	
	
	

	120
	Staff report on SEPA Appeal submitted October 5, 2009
	City of Tacoma
	
	
	


7.
Notification:

Three public notices have been distributed for these permit applications.  The first public notice was distributed on December 14, 2007 providing notice of the applications and inviting comments on the scope of the environmental Determination of Significance (DS).  The second public notice was distributed on May 4, 2009 providing notice that the Draft SEIS was distributed for review and public comments and providing notice of an open house public meeting for the Draft SEIS, held at Meeker Middle School, on May 21, 2009.  Finally, the third public notice was distributed on August 17, 2009 providing notice that the Final SEIS was distributed for review with the applicable appeal provisions cited.  Further, this third notice provided the date, time and location of the public hearing on the permit applications and any adequacy appeals of the Final SEIS.  The three public notices were mailed to all owners of property within with boundaries of the PRD Planned Residential Development District, all owners of property located within 400 feet of the PRD boundary, qualified neighborhood groups, those parties who previously provided public comments, as well as other interested parties requesting to be provided notification of actions regarding this proposal.  Public notice signs for both the DS scoping process and notice of the permit applications have been posted on the site and all public notices were published in a newspaper of general circulation.  To date, several hundred written comment letters from the public have been received regarding the proposed applications and the environmental review conducted for the proposal.  The comment letters are appended to this preliminary report and broken up into the three separate commenting periods identified below:

· Public comments received on the DS scoping process, from December 14, 2007 to January 4, 2008.  These public comments are contained within two binders and marked as Exhibits 94 and 95.
· Public comments received on the Draft SEIS, from May 4, 2009 to June 18, 2009.  These public comments are contained within four binders and marked as Exhibits 96-99.
· General Public comments received outside the SEPA process (those comments collected at the start of the public comment period of December 14, 2007 to current, excluding specific SEPA commenting periods).  These public comments are contained within one binder and marked as Exhibit 100.
E.
ENVIRONMENTAL EVALUATION
Pursuant to the State's SEPA Rules (WAC 197-11) and the City of Tacoma's Environmental Code (TMC 13.12), the Director of Public Works issued a DS for the proposed action on December 14, 2007.  The DS focused on the following four specific areas of discussion for the SEIS:

· Aesthetics and Land Use Compatibility

· Recreation

· Transportation

· Schools

In addition to these four topics, the SEIS also included a summary of how impacts to stormwater and critical areas will be mitigated through existing codes, standards and regulations such as the TMC 13.11 Critical Areas Preservation Ordinance and the 2003 Surface Water Management Manual.

As a result of the DS scoping process, a Draft and Final SEIS (to the previous Draft and Final Environmental Impact Statements – Northshore Country Club Estates, A Residential Development issued August 1979 and January 1981) were issued on May 4, 2009 (Draft) and August 17, 2009 (Final).  See Exhibits 91 and 92.  The deadline to appeal the adequacy of the Final SEIS was August 31, 2009, in which one appeal was timely filed with the Public Works Department (appeal file number HEXAPL2009-00009).  The appeal, filed by Save NE Tacoma and individual residents John Lovelace, James Lyon and Lois Cooper, was subsequently withdrawn on October 2, 2009 and is no longer a part of this hearing.
F.
APPLICABLE SECTIONS OF THE TmC:
Permit Procedures

13.05.040.E.  Consolidated Review of Multiple Permit Applications and of Environmental Appeals with the Underlying Land Use Action.  
Applications which require an open-record hearing shall be considered by the Hearing Examiner.  When an open-record hearing is required, all other land use permit applications for a specific site or project shall be considered concurrently.  Therefore, in this situation, applications for which the Land Use Administrator has authority shall be transferred to the jurisdiction of the Hearing Examiner to allow consideration of all land use actions concurrently.

13.05.060
Applications considered by the Hearing Examiner.

A. Reclassifications.  A public hearing shall be held by the Hearing Examiner for parcel reclassification of property.  The application shall be processed in accordance with provisions of Sections 13.05.010 and 13.05.020.  Refer to Section 13.06.650 for criteria which apply to reclassification of property.

B. Subdivision of Property.  A public hearing shall be conducted by the Hearing Examiner for preliminary plats with ten or more lots.  The provisions of Chapter 13.04 for processing of the application shall apply.

C. Consolidated Review of Multiple Permit Applications and of Environmental Appeals Considered Concurrently.  The Hearing Examiner shall consider concurrently all related land use permit applications for a specific site, and any accompanying environmental appeal.  Applications for which the Land Use Administrator has authority shall be transferred to the jurisdiction of the Hearing Examiner to allow concurrent consideration of all land use actions, as prescribed in Section 13.05.040.  

13.05.080
Modification/revision to permits.

A. Purpose.  The purpose of this section is to define types of modifications to permits and to identify procedures for those actions.

B.  Minor Modifications.  No additional review for minor modifications to previously approved land use permits is required, provided the modification proposed is consistent with the standards set forth below:


1.  The proposal results in a change of use that is permitted outright in the current zoning classification.


2.  The proposal does not add to the site or approved structures more than a 10 percent increase in square footage.


3.  If a modification in a special condition of approval imposed upon the original permit is requested, the proposed change does not modify the intent of the original condition.


4.  The proposal does not increase the overall impervious surface on the site by more than 25 percent.


5.  Any additions or expansions approved through a series of minor modifications that cumulatively exceed the requirements of this section shall be reviewed as a major modification.


6.  Wetland/Stream Development Permits, Wetland/Stream Assessments, and Wetland Delineation Verifications shall be subject to the provisions of TMC Sections 13.11.140.C.9 and 13.11.140.C.10.  

C.  Review Required - Major Modifications.


1.  Any modification exceeding any of the standards for minor modifications shall follow the same procedure required for the original application.


2.  A finding that addresses the applicability of any specific conditions of approval for the original permit shall be required.


3.  Any modification that requires a permit other than the type granted for the original application shall be processed as a new permit.

Zoning Regulations and Site Plan Approval
13.06.105  R‑1 One‑Family Dwelling District.

A.  Use regulations.  A building, structure, or land, and a building or structure hereafter built, altered, or enlarged, shall be used for only the following permitted uses:

1.  One‑family dwellings.  No lot shall contain more than one dwelling unless each dwelling complies with the use regulations, height regulations, area regulations, and parking regulations of this district.

13.06.110  R‑2 One‑Family Dwelling District.

The following are the regulations of the "R‑2" One‑Family Dwelling District:

A.  Use Regulations.  A building, structure, or land, and a building or structure hereafter built, altered, or enlarged, shall be used for only the following uses:

1.  Any use permitted in the R‑1 One‑Family Dwelling District.

B.  Height regulations.  A building, structure, or portion thereof, hereafter erected, shall not exceed a height of 35 feet, except as provided in Section 13.06.545.

C.  Area regulations.  A building or structure hereafter built, enlarged, or moved shall provide the following yard and lot areas:

1.  Front yard.  There shall be a front yard having a depth of not less than 20 feet.

2.  Side yard.  On interior lots, there shall be a side yard on each side of the main building, and each side yard shall have a width of not less than seven and one‑half feet.  On corner lots, the side yard regulations shall be the same as for interior lots, except where the rear lot line of a corner lot abuts the side lot line of a lot in the rear.  In this case, there shall be a side yard on the street side of such corner lot of not less than one‑half of the required front yard of the lots in the rear, but such side yard need not exceed ten feet in width.  In no case, however, shall the side yard on the street side of a corner lot be less than seven and one‑half feet.  No accessory building on such corner lot shall project beyond the required front yard line of the lot in the rear, nor be located less than seven and one‑half feet from the side lot line of the lot in the rear.  The interior side yard shall be the same as required of interior lots.

3.  Rear yard.  There shall be a rear yard having a depth of not less than 25 feet.

4.  Lot area.  Every lot shall have a minimum average width of 50 feet, a minimum lot frontage of 25 feet, and an area of not less than 5,000 square feet.  A lot, which was a single unified parcel of land as indicated by the record of the Pierce County Auditor as of May 18, 1953, having an average width of less than 50 feet, a frontage of not less than 25 feet, or an area of less than 5,000 square feet of record at the time of the passage of this chapter may be occupied by a one‑family dwelling; provided, all yard requirements are complied with.

5.  Supplemental provisions for single‑family residential development are set forth in Section 13.06.145.

D.  Parking regulations.  Parking spaces for dwellings, and buildings other than dwellings, as required in Section 13.06.510, and shall be located in the rear portion of the lot, if suitable access is available.  

13.06.140  PRD Planned Residential Development District.

A.  Intent.  The PRD Planned Residential Development District is intended to:  provide for greater flexibility in large scale residential developments; promote a more desirable living environment than would be possible through the strict regulations of conventional zoning districts; encourage developers to use a more creative approach in land development; provide a means for reducing the improvements required in development through better design and land planning; conserve natural features; and facilitate more desirable, aesthetic, and efficient use of open space.

The PRD District is intended to be located in areas possessing the amenities and services generally associated with residential dwelling districts, and in locations which will not produce an adverse influence upon adjacent properties.

Land classified as a PRD District shall also be classified as one or more of the regular residential zoning districts and shall be designated by a combination of symbols (e.g., R‑3‑PRD planned residential development district).

B.  Procedures.  Application for reclassification to a PRD District shall be made in accordance with the provisions of Chapter 13.05 and Section 13.06.650.  Only applications bearing written consent of every property owner within the proposed PRD District shall be considered.

An application for site approval shall accompany a request for reclassification to a PRD District.  Applications filed subsequent to such a reclassification shall be considered by the Land Use Administrator.  Where only a portion of the development is submitted for site approval, a preliminary plan for the remainder of the development shall also be submitted, indicating the intended layout for the remainder of the development.

The Hearing Examiner shall conduct a public hearing on all applications for site approval which accompany a reclassification request.  In acting upon a request for site approval, the Hearing Examiner or Land Use Administrator shall consider, but not be limited to, the following criteria:

1.  The site development plan shall be consistent with the goals and policies of the comprehensive plan.

2.  The plan shall be consistent with the intent and regulations of the PRD District and any other applicable statutes and ordinances.

3.  The proposed development plan for the PRD District is not inconsistent with the health, safety, convenience, or general welfare of persons residing or working in the community.  The findings of the Hearing Examiner or Land Use Administrator shall be concerned with, but not limited to, the following:

a.  The generation of noise or other nuisances which may be injurious or to the detriment of a significant portion of the community.

b.  Availability and/or adequacy of public services which may be necessary or desirable for the support of the development.  These may include, but shall not be limited to, availability of utilities; transportation systems, including vehicular, pedestrian, and public transportation systems; and education, police, and fire services, and social and health services.

c.  Adequacy of landscaping, recreation facilities, screening, yard setbacks, open spaces, or other development characteristics necessary to provide a sound and healthful living environment and mitigate the impact of the development upon neighboring properties and the community.

d.  The compliance of the site development plan with any conditions to development stipulated by the City Council at the time of the establishment of the PRD District.

An application for site approval shall include:

4.  A plan or plans at a scale of not less than one inch equals 200 feet for the proposed development showing:

a.  Proposed name of the development, north point, scale, date, legal description, and names and addresses of the developer, engineer, surveyor, land planner, and landscape architect.

b.  The basic layout of the site or portion thereof, including lot design, if any, building locations, street layout, and roadway widths.

c.  Horizontal alignment data for all streets and vehicular accessways.

d.  Any areas proposed to be dedicated or reserved for public parks, schools, or playgrounds, or otherwise dedicated or reserved for public purposes.

e.  Other undedicated open space set aside for the use of the residents of the development in common.

f.  A general land use plan for the proposed district indicating the areas to be used for the various purposes.

g.  Types of dwellings and site locations therefor.

h.  Proposed locations of off‑street parking areas with dimensions.

i.  Pedestrian walks, malls, and other trails, both public and private.

j.  A circulation plan indicating the proposed movement of vehicles, goods, and pedestrians within the district, and to and from adjacent public thoroughfares.  Any special engineering features and traffic regulation devices needed to facilitate or insure the safety of this circulation shall be shown.

k.  The stages to be built in progression, if any.

l.  Finished contours at a five‑foot interval.

m.  The location of adjacent utilities intended to serve the development and a layout of the utilities within the development.

n.  Land within the tract not to be developed as a part of the PRD District, with indication of existing and/or intended use or uses.

o.  Necessary building setback lines, including those required for sight distance purposes.

p.  Existing zoning boundaries.

5.  The intended time schedule for development.

6.  Tables showing the density and lot coverage of the overall development and of each zoning district within the development.

C.  General requirements.

1.  The site approval shall be binding upon the development and substantial variations from the plan shall be subject to approval by the Land Use Administrator.

2.  No building permit shall be issued without a site approval.

3.  The site approval shall expire as provided in Chapter 13.05.

4.  The Hearing Examiner and Land Use Administrator, in granting site approval, may attach conditions as authorized in Chapter 1.23, or, in the case of approval by the Land Use Administrator, Chapter 13.05, and unless other arrangements are agreed to by the City, the owner and/or developers shall be responsible for paying the cost of construction and/or installation of all required on‑ and off‑site improvements.  This responsibility shall be the subject of a contractual agreement between the owner and/or developer and the City.  Such contract shall require that, in lieu of the actual construction of the required improvements, the owner and/or developer shall deposit a performance bond or cash deposit with the Department of Public Works, in an amount not less than the estimate of the City Engineer for the required improvements, and provide security satisfactory to the Department of Public Utilities, guaranteeing that the required improvements shall be completed in accordance with the requirements of the City of Tacoma and within the time specified in the contractual agreement.  Also, such contract and recorded covenants, governing all land within the PRD District, shall provide for compliance with the regulations and provisions of the district and the site plan as approved.

5.  Not more than one‑third of the gross area of the site shall have a finished grade exceeding 20 percent, consist of bodies of water, consist of tidelands, or be otherwise unusable for active recreation purposes, unless otherwise permitted by the decision.

6.  The development of the property in the manner proposed will not be detrimental to the public welfare, will be in keeping with the general intent and spirit of the zoning regulations and comprehensive plan of the City of Tacoma, and will not impose an abnormal burden upon the public for improvements occasioned by the proposed development.

7.  The plan for the proposed development shall present a unified and organized arrangement of buildings and service facilities which are compatible with the properties adjacent to the proposed development.

8.  The PRD District shall be located on property which has an acceptable relationship to major thoroughfares, and the thoroughfares within the vicinity of the PRD District shall be adequate to carry the additional traffic generated by the development.

9.  A PRD District shall make provisions for existing and future streets and undeveloped areas adjacent to the development to allow for the proper and logical development of such areas.

10.  The internal circulation system within the PRD District shall be designed and constructed to insure the safety and convenience of pedestrian and vehicular traffic by providing proper horizontal and vertical alignments, widths, physical improvements, parking provisions (on‑ and/or off‑street), pedestrian facilities, sight distances, necessary traffic control regulations and signs, and necessary directional and identification signs.

Placement and maintenance of traffic, directional, and identification signs for private vehicular accessways shall be the responsibility of the developer.

11.  The grades and alignments and other construction details for all vehicular accessways and utilities, both public and private, shall be established and approval granted by the City of Tacoma prior to commencement of any construction within the area for which site approval was granted.

12.  Subject to width variations, all vehicular accessways within the PRD District, both public and private, shall be constructed and improved to meet or exceed minimum City of Tacoma standards; except that all public and private vehicular accessways shall be paved with an impervious surface with necessary base preparations, in accordance with City of Tacoma standards.

13.  The developer shall guarantee, to the satisfaction of the Building Official, the improvement of all streets and accessways, both public and private, to minimum City of Tacoma standards prior to the occupancy of any dwelling units served by such streets and accessways.

14.  The internal circulation within the PRD District shall permit vehicular access to each building for fire protection and such other purposes as may be necessary.

15.  Fire hydrants and facilities shall be provided in accordance with the standards of the National Board of Fire Underwriters.

16.  All utilities, including storm drainage, within the PRD District shall be provided as set forth by the City of Tacoma.

17.  Due consideration shall be given by the developer or subdivider to the allocation of suitable areas for schools, parks, playgrounds, and other necessary facilities to be dedicated for public use or purposes.

18.  The initial stage of development shall be of sufficient size and dimension to produce the intended environment of a PRD District, and shall provide an equitable amount of open space, off‑street parking, and other amenities commensurate with the zoning and density of said initial stage.  The requirements of any subsequent stage may be determined in conjunction with the approved standards of all previous stages in order to determine its conformance to the overall requirements of this district.

19.  All nonconforming uses within a PRD District shall be removed or provisions made for their removal prior to the issuance of a building permit.

20.  There shall be adequate provisions to insure the perpetual maintenance of all nondedicated accessways and all other areas used, or available for use, in common by the occupants of the PRD District.

D.  Use regulations.  A building, structure, or land, and a building or structure hereafter built, altered, or enlarged, shall be used for only the following permitted uses:

1.  The uses of property permitted in the regular zoning district with which the PRD District is combined.

2.  Townhouses in all PRD Districts.

3.  Multi‑family dwellings in R‑3‑PRD Districts.

4.  Indoor and outdoor recreational facilities and structures for the exclusive use of the residents of the PRD District.

5.  Day care centers with an enrollment of 50 or fewer children or adults.

6.  Special needs housing, in accordance with the provisions of Section 13.06.535.

E.  Height regulations.  The height of buildings, structures, or portions thereof, shall be the same as the residential district with which the PRD District is combined.

F.  Area regulations.

1.  Yard regulations.  A minimum 20‑foot building setback shall be maintained from the district property line on the perimeter of the PRD District.  Setbacks from dedicated arterial streets within the PRD District shall be maintained in accordance with the requirements of the residential district with which it is combined.

The distance separating buildings, exclusive of accessory buildings, shall be not less than 15 feet, except that a building on a platted lot may be attached to any building or buildings on any adjoining platted lot or lots, or, if unattached, a building setback of not less than seven and one‑half feet all be maintained from such adjoining lot line or lines.  Accessory buildings shall not be permitted within required setback areas.

Building setbacks from the PRD District boundary, from dedicated streets adjacent to and within the PRD District, and from other buildings shall be increased by one‑half foot for each one foot the height of such a building or structure exceeds 35 feet.

2.  Site area.  The minimum gross site area for a PRD District shall be as follows:

R‑1‑PRD District
ten acres

R‑2‑PRD District
five acres

R‑3‑PRD District
two acres

R‑4‑L‑PRD District
three and one‑half acres

R‑4‑PRD District
five acres

R‑5‑PRD District
ten acres

except, PRD Districts with lesser site area may be permitted when contiguous to, and planned simultaneously with, another PRD District; provided, the total of all such PRD Districts has an area of not less than that required by the included District having the largest site requirements (e.g., a combination of an R‑3‑PRD District and an R‑5‑PRD District) shall have a site area of not less than ten acres (the area required for an R‑5‑PRD District), and a combination of an R‑2‑PRD District, R‑3‑PRD District, and an R‑4‑L‑PRD District shall have a site area of not less than five acres (the area required for an R‑2‑PRD District).

One‑half of the area of public street right‑of‑way on the perimeter of the site and all of the area of street right‑of‑way entirely within the boundaries of the sites may be included in determining the gross area of the district for minimum site area and density purposes; provided, limited access freeways may not be so included in determining gross area for site and density purposes.

3.  Density.  The maximum density of dwelling units within a PRD District shall be as follows (the gross area of the PRD District may be considered for computing density, and retirement home guest rooms and/or guest suites shall be construed as dwelling units for purposes of computing density):

R‑1‑PRD District – 7,500 square feet of gross site area per dwelling unit.

R‑2‑PRD District – 5,000 square feet of gross site area per dwelling unit.

R‑3‑PRD District – 3,000 square feet of gross site area per dwelling unit.

R‑3‑PRD District Retirement Homes – The Hearing Examiner shall determine the minimum lot area per dwelling unit, guest room, or guest suite; provided, the lot area so determined shall not be less than 1,500 square feet nor more than 3,000 square feet.

R‑4‑L‑PRD District – 1,500 square feet of gross site area per dwelling unit.

R‑4‑PRD District – 1,500 square feet of gross site area per dwelling unit.

R‑5‑PRD District – 1,500 square feet of gross site area per dwelling unit.

R‑4‑L‑PRD, R‑4‑PRD and R‑5‑PRD District retirement homes – the Hearing Examiner or Land Use Administrator shall determine the minimum lot area per dwelling unit, guest room, or guest suite; provided, the lot area so determined shall not be less than 750 square feet nor more than 1,500 square feet.

4.  Minimum dimensions.  The minimum average width and depth of any PRD District shall not be less than 120 feet, except that the minimum average width and depth of an R‑5‑PRD District shall not be less than 200 feet.

5.  Site coverage.  Buildings and structures shall not occupy more than one‑third of the gross area of the PRD District.

6.  Usable open space.  A minimum of one‑third of that area of the site not covered by buildings or dedicated street right‑of‑way shall be developed and maintained as usable landscaped recreation areas.  All open space shall be maintained free of litter and of conditions constituting a potential public nuisance.

G.  Parking regulations.  Off‑street parking space shall be provided in accordance with Section 13.06.510.  Required off‑street parking for dwellings shall not be located more than 100 feet from the dwelling or dwellings it is intended to serve unless otherwise permitted by the Hearing Examiner or Land Use Administrator.

Required parking spaces shall be surfaced with an impervious surface.

13.06.602  General restrictions.

A.  Except as hereinafter provided, and except where modified by the provisions of Chapter 13.06A relating to Downtown Districts and 13.10 relating to Shoreline Management:

1.  Use.  Any building, structure, premises, or part thereof, shall be erected, raised, moved, reconstructed, extended, enlarged, or altered; or any land shall be used or occupied; only for the uses or purpose of accommodating the uses permitted in the district in which such building, structure, premises, or land is located, and then only after applying for and securing all permits and licenses required by law and city ordinances.  While listed uses may not be varied, dimensional and/or design requirements contained in the additional regulations listed in the use tables may be varied; however, this does not allow uses to be varied.

2.  Height.  Any building, structure, or portion thereof, hereafter erected, shall not exceed the height limits established for the district wherein such building or structure is located except:

d.  Structures, above height limits.  Chimneys, tanks, towers, steeples, flagpoles, smokestacks, silos, elevators, fire or parapet walls, and/or similar necessary building appurtenances may exceed the district height limit provided all structural or other requirements of the City of Tacoma are met and no usable floor space above the district height limit is added.

3.  Area and yards.  Any building or structure hereafter built, enlarged, or moved on a lot shall conform to the area regulations of the district in which such building or structure is located.

a.  No lot area, now existing or hereafter established, shall be so reduced or diminished that the yards, open spaces, or total lot area be made smaller than required by the chapter, except in conformity with the regulations of this chapter.

b.  No yard or other open space, now provided for any building or structure or hereafter provided in compliance with the regulations of this chapter, shall be considered as any part of a yard or open space for any other building or structure, nor shall any yard or open space of abutting property be considered as providing a yard or open space for a building or structure on a lot it abuts.

c.  No permit for the construction, alteration, enlarging, or moving of any building or structure shall be granted where it shall appear from the records of the Building Official that the plat, as required by Chapter 13.04, contains any lot or tract of land, or a part of any lot or tract of land previously designated as the plat, or part of the plat, for any building or structure, for the construction, alteration, enlarging, or moving of which a permit has been granted, if the original plat will thereby be reduced to an area which will not comply with the lot area and yard requirements of this chapter.

d.  No yard shall include any land dedicated, reserved, or set aside for street purposes, except as provided in this chapter.

e.  No yard shall include any land condemned for or upon which notice of condemnation has been given for public purposes.

h.  Side yard regulations.  For the purpose of side yard regulations, a semi‑detached two‑family dwelling or four‑family dwelling, or a row house having common‑party walls, shall be considered as one building occupying one lot.

k.  Through lots.  Through lots having a frontage on two streets shall provide the required front yard on each street.

l.  Projections into yards.  Every part of a required yard shall be open, from the ground to the sky, and unobstructed, except for the following:

(1)  Accessory building in the rear yard.

(2)  Ordinary building projections such as cornices, eaves, belt courses, sills, or similar architectural features, may project into any yard not more than 24 inches.

(3)  Chimneys may project into any yard not more than 24 inches.

(4)  Uncovered balconies or fire escapes may project into a front or rear yard four feet.

(5)  Uncovered terraces or platform which do not extend above the level of the first floor of the building may project or extend into a front or rear yard not more than eight feet or into a court not more than six feet.

(6)  An uncovered landing which does not extend above the level of the first floor of the building may project or extend into a required side yard not more than three feet.

Preliminary Plat and Reductions to Specific Development Standards
13.04.030  Policy.

A.   It is hereby declared to be the policy of the City of Tacoma to consider the subdivision of land and the subsequent development of the subdivision as subject to the control of the City of Tacoma pursuant to the City’s land use codes for the orderly, planned, efficient, and economical development of the community.

B.  Land to be subdivided shall be of such character that it can be used safely for building purposes without danger to health or peril from fire, flood, or other menace, and land shall not be subdivided until adequate public facilities and improvements exist or proper provision has been made for drainage, water, sewerage, and capital improvements such as schools, parks, recreation facilities, and motorized and non-motorized transportation facilities.

C.  It is intended that these regulations shall supplement and facilitate the enforcement of the provisions, standards and policies contained in building and housing codes, zoning ordinances, the City of Tacoma’s Major Street Plan and comprehensive plan, and elements thereof.

13.04.040  Definitions.

A.  “Alley” shall mean a public or private accessway which provides a secondary means of vehicular access to abutting property, unless determined by the Land Use Administrator or Hearing Examiner to be an Officially Approved Accessway as provided under Section 13.04.140.B.

B.  “All weather surface” shall mean asphaltic concrete pavement conforming to the requirements of the “City of Tacoma Department of Public Works General Specifications for Street and Sewer Construction (Requirements for Private Permits – January 1963),” or as hereafter amended, with a standard thickness of three inches unless otherwise specified by the City Engineer, or portland cement concrete pavement conforming to the requirements of the “City of Tacoma Department of Public Works General Specifications for Street and Sewer Construction (Requirements for Private Permits – January 1963),” or as hereinafter amended, with a standard thickness of six inches unless otherwise specified by the City Engineer.

D.  “Building line” shall mean a line on a plat indicating the limit beyond which buildings or structures may not be erected.

E.  “Collector arterial” shall mean a highway whose function is to collect and distribute traffic from major arterial streets to access streets, or directly to traffic destinations; to serve traffic within a neighborhood; and to serve neighborhood traffic generators such as a small group of stores, an elementary school, church, clubhouse, small hospital, and small apartment area.

H.  “Dead-end street” or “cul-de-sac” shall mean a residential access street with only one outlet.

J.  “Official map” shall mean the map on which the planned locations, particularly of streets, are indicated with detail and exactness so as to furnish the basis for property acquisition or building restriction.

K.  “Plat” shall mean the map, drawing or chart on which the subdivider’s plan of subdivision is presented and which the subdivider submits for approval and intends to record in final form.

L.  “Primary arterial” shall mean a highway the function of which is to expedite movement of through traffic to a major traffic generator such as the central business district, a major shopping area, a commercial service district, a small college or university or a military installation; or to expedite movement of through traffic from community to community, to collect and distribute traffic from freeways to minor arterial streets, or directly to traffic destinations.

M.  “Residential access street” shall mean a highway the primary function of which is to provide access to residential property.

N.  “Roadway” shall mean the portion or portions of a public or private street or way, or permanent access easement, improved with an all-weather surface, available for vehicular traffic or the portion or portions of a public or private street or way, or permanent access easement, improved with an all-weather surface, available for vehicular traffic between curbs where curbs are laid.

R.  “Street width” shall mean the shortest distance between the lines which delineate the right-of-way of a street.

S.  “Subdivision” shall mean the division of a lot, tract or parcel of land into five or more lots or other divisions of land for the purpose, whether immediate or future, of transfer of ownership, lease or building development, including all changes in street or lot lines, and shall include all resubdivision of land.  The division of contiguous parcels of land resulting in a five or more total lots, tracts, parcels, or sites, and which are served by a shared public and/or private street or way, and/or permanent access easement shall be deemed a subdivision.

13.04.050  Jurisdiction.

A. These subdivision regulations shall apply to all subdivisions of land, as defined herein, located within the corporate limits of the City of Tacoma.

B. No land shall be subdivided within the corporate limits of the municipality until:

 1. Approval of the preliminary and final plat, binding site plan, or short plat, as applicable, is granted by the City of Tacoma; and

 2. The approved plat is recorded with the Pierce County Auditor.

C. No building permit or certificate of occupancy shall be issued for any lot, tract, parcel, or site of land which was created by subdivision after the effective date of, and not in conformity with, the provisions of these subdivision regulations.

13.04.100  Plat procedures.

A. Application.  Applications for preliminary plat approval shall be submitted to the Public Works Department on forms provided by the City.  The application shall be considered complete when the following information is received by the Public Works Department:

1. A completed application form including the following information: name(s), mailing address(es), and phone number(s) of applicant(s) and owner(s); legal description of property; assessor’s parcel number; general location of property; current use of property; proposed improvement; signature of applicant(s); and date signed.

2. An environmental checklist or draft environmental impact statement.

3. A free-consent statement signed by all owners of the property.

4. A current (within 90 days) title report or plat certificate.

5. A filing fee as set forth in Chapter 2.09.

6. A City-approved plat mylar containing the following information:

a. The plat shall show the bearings and distances on the exterior boundary with ties to at least two known monuments on the City of Tacoma horizontal grid system.  The plan shall be to scale, have a north arrow, and display the date of preparation.

b. The plat shall show existing and proposed contours at intervals of five feet or less, sufficient to show drainage patterns.

c. The names of all adjacent subdivisions and owners of adjoining parcels shall be shown.

d. All the zoning districts as set forth in the Tacoma zoning ordinances shall be shown on the mylar.

e. The location of all existing and platted streets, pedestrian ways, bike routes, recorded easements, rights-of-way, and section lines within and adjacent to the plat shall be shown on the mylar.

f. All public and private open space to be preserved within the plat shall be shown on the mylar.

g. A table showing the plat area, number of lots and minimum and average lot size shall be shown.  The lot layout, numbers and lot dimensions shall also be shown on the mylar.

h. The locations of existing storm and sanitary sewers, water mains and electric conduits or overhead power lines to be used to serve the property shall be shown at points of proposed connection.

i. All existing buildings and required setbacks for each lot shall be shown.

j. The mylar shall be stamped by a Professional Land Surveyor or Professional Civil Engineer licensed in the State of Washington.

7. A transit access checklist, including a table showing the location and walking distance in feet to the nearest bus stop(s), the routes served by that stop, and the potential transit patronage calculated according to a formula and generation rates shown on the checklist, unless this information has already been provided in the checklist submitted pursuant to the State Environmental Policy Act (SEPA).

B. Process.  Upon submittal of a complete preliminary plat application, the Public Works Department shall transmit at least one copy of the plat for review and comment to departments and agencies as determined by the Department of Public Works.  Preliminary plat applications for plats that are adjacent to a transit street or within 1,000 feet of a bus stop shall be forwarded to Pierce Transit for review and comment.

The Public Works Department shall assemble the agency comments and prepare a written preliminary report to the Hearing Examiner.  The report shall be transmitted to the Examiner and applicants a minimum of seven days prior to the date of the public hearing on the application.  The report shall contain an analysis of the applicable criteria for the approval of preliminary plats, agency comments, an environmental determination and requested conditions of approval.

C. Notification.  Notices for any public hearing required by this chapter shall be given in accordance with provisions of Chapter 13.05.  In the event that a preliminary plat of proposed subdivision with the City of Tacoma joins the municipal boundaries thereof, a notice of filing shall be given to the appropriate county or city officials and, in the event that a preliminary plat of a proposed subdivision within the City of Tacoma is adjacent to the right-of-way of a state highway, a notice of filing shall be given to the Washington State Department of Transportation.

Mailed notices required by these regulations shall give the time, date, and place of the hearing; a legal description of the property to be platted; a vicinity sketch; and a location description in non-legal language.

E. Hearing Examiner or Land Use Administrator Review of Preliminary Plat.  The Hearing Examiner or Land Use Administrator shall review the proposed preliminary plat.  The preliminary plat shall not be approved unless it is found that:

1. Appropriate provisions are made for the public health, safety, and general welfare, and for open spaces; drainage ways; streets or roads; alleys; other public ways; bicycle circulation; transit stops; potable water supplies; sanitary wastes; parks and recreation; playgrounds; schools and school grounds; and all other relevant facilities, including sidewalks and other planning features which assure safe walking conditions for students who walk to and from school and for transit patrons who walk to bus stops or commuter rail stations.

2. The public use and interest will be served by the platting of such subdivision and dedication.

The Hearing Examiner or Land Use Administrator shall consider the proposed preliminary plat and shall issue a decision.  The decision of the Land Use Administrator shall, at the conclusion of the appeal period, be forwarded to the Hearing Examiner for concurrence with the decision.  An appeal taken within 14 days of the Land Use Administrator’s decision will be processed in accordance with provisions of Chapter 1.23 of the Tacoma Municipal Code.

Approval of the preliminary plat is a tentative approval and does not constitute final acceptance of the plat.  Approval of the preliminary plat, however, shall be assurance to the subdivider that the final plat will be approved; provided, that:

a. The final plat conforms to the approved preliminary plat.

b. All requirements specified for the final plat are fully complied with.

A decision on the preliminary plat shall be made by the Hearing Examiner or Land Use Administrator within 90 days from the date of filing with the City Clerk, unless the applicant consents to the extension of such time period; provided, that if an environmental impact statement is required as provided in RCW 43.21C.030, the 90-day period shall not include the time spent preparing and circulating the environmental impact statement.
A final plat meeting all requirements of this section shall be submitted to the Land Use Administrator within five years of the effective date of the preliminary plat approval.

F. Final Plat Approval.  The final plat for the subdivision shall be submitted to the Department of Public Works and shall be an accurate plat for official record, surveyed and prepared by, or under the supervision of, a registered land surveyor who shall certify on the plat that it is a true and correct representation of the lands actually surveyed.  The final plat shall be prepared in accordance with the regulations set forth in subsequent sections of this chapter and the “City of Tacoma Department of Public Works General Specifications for Street and Sewer Construction (Requirements for Private Permits – January 1963),” or as hereafter amended.  When the final plat is submitted to the Department of Public Works for processing, it shall be accompanied by two copies of a title report confirming that the title of lands, as described and shown on a plat, is in the name of the owner(s) signing the certificate of the plat.  The final plat will be reviewed by the City Engineer and by representatives of the Water and Light Divisions of the Department of Public Utilities, and the Tacoma-Pierce County Health Department.  The Department of Public Works shall prepare a report summarizing the findings and recommendations of the reviewing departments and agencies and shall file said report and request with the Land Use Administrator.  The Land Use Administrator shall review the final plat.  The Land Use Administrator’s review shall be limited to ensuring that the final plat conforms to all requirements of this chapter and that all required improvements have been constructed or bonded.  The Administrator shall issue a report approving or denying the final plat and shall transmit a copy of the report to the applicant and parties of record.  The Administrator’s decision shall be forwarded, by resolution, to the City Council for approval, unless the decision is appealed to the Hearing Examiner within 14 days of the date of the Administrator’s decision.  An applicant may develop a plat in two or more phases.  If phasing is to be used in the development, it is recommended that an applicant identify the proposed phasing plan at the time of preliminary plat approval so that appropriate conditions for each phase can be developed.  When an applicant requests final plat approval for a specific phase of a plat subsequent to approval of the preliminary plat, the Land Use Administrator shall determine, after consultations with affected departments and agencies, the conditions of approval necessary to support that phase of the development.  Each phase of a plat must receive final plat approval within the time period identified in Section 13.04.100.E.

G. Contents of Final Plat.  The final plat shall be drawn to a scale of 100 feet or less, but, preferably, 100 feet to the inch, and shall show:

1. Name of subdivision.

2. Name and address of the subdivider.

3. North point, scale, and date.

4. The boundary lines with accurate distances and bearings, and the exact location and width of all existing or recorded streets and ways intersecting the boundary of the tract.

5. True bearings and distances to the established street lines or official monuments, which shall be accurately described on the plat; municipal, township, county, or section lines accurately tied to the lines of the subdivision by distances and bearings.

6. Streets, alleys, and ways, together with their names, and any dedicated pedestrian ways, bike routes, and land for transit facilities within the subdivision.

7. The length of the arcs, radii, internal angles, points of curvature, length, and bearing of the tangents.

8. All easements for rights-of-way provided for public services or utilities and any limitations of the easement.

9. All block indications, lot numbers, and lot lines with accurate dimensions in feet and hundredths and with bearings and angles to street and alley lines.

10. The accurate location, material, and size of all monuments.  Monuments shall meet the specifications of the City Engineer.

11. The accurate outline of all property which is offered for dedication for public use with the purpose indicated thereon, and all property that may be reserved by deed covenant for the common use of the property owners in the subdivision.

12. Zoning districts as set forth in the Tacoma zoning ordinances.

13. Private restrictions:

a. Boundaries of each type of use restriction;

b. Other private restrictions for each definitely restricted section of the subdivision.

14. Certification by a registered land surveyor to the effect that the plat is a true and correct representation of the lands actually surveyed and that all monuments shown thereon actually exist, or, in lieu of their placement, that a bond has been provided in conformance with Section 13.04.360 of this chapter, and that their location, size, and material are correctly shown.

15. Certification of approval by the City Engineer of all locations, grades, and dimensions of the plat and the construction specifications.

16. Dedication of all streets, alleys, ways, easements, parks, and lands for public use as shown on the plat and as required by the City of Tacoma.

17. All private easements (new or existing).

18. All critical areas requiring delineation in accordance with Chapter 13.11.

19. All building setback lines.

H. Monuments to be Placed Prior to Submission of Final Plat.  Prior to the time the final plat shall be submitted to the Land Use Administrator, monuments shall be placed at angle points along the perimeter of the subdivision at intervals designated by the City Engineer; and monuments shall also be placed at all intersections of centerlines of streets and at all locations where the centerlines of streets cross section lines or quarter section lines.  Delayed monumentation of the interior of the plat may be desirable pending completion of street and utility improvements.  In that case, satisfactory completion of monumentation shall be secured in the form of a cash deposit or by inclusion in the performance bond.  This provision shall not be construed to apply to boundary monumentation and survey.

I. All final plats hereafter shall contain the following dedicatory language:

KNOW ALL PEOPLE BY THESE PRESENTS: We (name of owners), the owners of the land herein described, embraced in and covered by said plat, do hereby donate and dedicate to the public forever the streets, alleys, and public places shown hereon, together with a perpetual easement on and over the private property abutting upon said streets, alleys, and public places to construct and maintain all slopes, cuts, and fill occasioned by the original grading by the City of Tacoma and necessary to accomplish and maintain such original grade of said streets, alleys, and public places. Said owners, for themselves and their respective successors and assigns, waive all claims for damages to the property included in this plat by reason of any cuts or fills made in streets, alleys, or public places shown hereon in the original grading thereof by the City of Tacoma, and further certify and swear that said land is free from all taxes and assessments which have heretofore been levied and become chargeable against said property, and further certify and swear that there are no encumbrances existing upon any of the land upon which streets, alleys, and public places have been herein donated and dedicated to the public, except for the encumbrances that are the property of the following named person(s):

(Name of person(s))

If any of these persons named as having encumbrances are lienholders , then the dedication language must also include the following:

KNOW ALL PEOPLE BY THESE PRESENTS: We (name of lienholders), who have liens upon the land herein described, embraced in, and covered by said plat, do hereby, as to any of said property hereafter acquired, donate and dedicate to the public forever the streets, alleys, and public places shown hereon, together with a perpetual easement on and over said private property abutting upon said streets, alleys, and public places, to construct and maintain all slopes, cuts, and fills occasioned by the original grading by the City of Tacoma and necessary to accomplish and maintain such original grade of said streets and alleys. Said lienholders, for themselves and their respective successors and assigns, as to any of the property hereafter acquired, waive all claims for damages to the said property included in this plat by reason of any cuts or fills made in streets, alleys, or public places shown hereon in the original grading thereof by the City of Tacoma.

J. Conditions of Approval of the Final Plat.  Before approval of the final plat of a subdivision, the Land Use Administrator will require:

1. That all street grading and grading along street lines, including sidewalk areas and bus stop areas, be approved by the City Engineer to ensure proper transition from street grade to adjacent property.

2. Surfacing of all roadways, bike routes, and pedestrian ways with an all-weather surface approved by the City Engineer; this shall include the construction of curbs and gutters of Portland cement concrete in accordance with the specifications of the City of Tacoma.

3. Installation of necessary facilities for the proper handling of storm drainage as approved by the City Engineer.

4. Installation of necessary facilities for the disposal of sanitary wastes as approved by the City Engineer.

5. Installation of necessary water supply systems, including fire hydrants, as approved by the Department of Public Utilities.

6. Installation of the necessary electrical power facilities as approved by the Department of Public Utilities.

a. As a condition of the final plat, the Land Use Administrator shall require the petitioner or developer to install underground all public utility services such as electric, telephone, and CATV facilities, whether in streets, alleys, on public easements, or on private properties.

b. The Land Use Administrator may, however, if the facts and circumstances in respect to some particular development in a proposed plat so warrant, authorize a waiver or modification from the general requirement hereinabove set forth, but, in such cases, shall give the reasons and conditions therefore.

7. The Land Use Administrator may also require the petitioner or developer, as a condition of approval of the final plat, to install or construct certain improvements on existing rights-of-way abutting the plat which are deemed necessary to control and expedite the movement of bicycles, automobiles, buses, and other vehicular and/or pedestrian traffic which would be generated by the development of the subdivision.

8. In lieu of the construction of the required improvements before approval of the final plat of a subdivision by the Land Use Administrator, the subdivider shall post a performance bond, or cash deposit in lieu thereof, with the Public Works Department in an amount not less than the City Engineer’s estimate of the cost of the required improvements, and provide security satisfactory to the Department of Public Works, guaranteeing that the required improvements shall be completed in accordance with the requirements of the City of Tacoma and within the specified period of time. The cash deposit, bond, or other security, as hereinabove required, may also secure the successful operation of required improvements for a two-year period after final approval.

All required improvements shall be completed by the subdivider within one year from the date of the approval of the final plat by the Land Use Administrator unless waived by the department, or departments, requiring such improvements.  If said required improvements are not completed in the specified time, or the required improvements do not operate successfully for two years after completion, the City may use the applicable bonds or other security, or any portion thereof, to complete the same, correct any deficiencies in, or make any repairs to, constructed improvements which fail to successfully operate for two years after completion and final approval.  After approval of the final plat by the Land Use Administrator and recording by the County Auditor of Pierce County, the subdivider may petition for, and have established by the City Council, a local improvement district in accordance with the state statutes and ordinances of the City of Tacoma to cover the cost of all required improvements not previously constructed.  The Public Works Department and/or Public Utilities Department may authorize cancellation of the previously posted performance bond or security, or a portion thereof, for installation of the required improvements after final establishment of a local improvement district by the City Council and the execution of a contract therefor.

9. A house numbering system.

10. Sidewalks shall be required along all lot frontages within a subdivision as a condition of the building permit for the development of each lot within a subdivision.  The required sidewalk(s) along a lot frontage(s) shall be constructed prior to the final inspection for any structure constructed upon such lot as provided for in Ordinance No. 19486 of the City of Tacoma or, in lieu of actual construction of required sidewalks, a performance bond or cash deposit shall be posted with the Department of Public Works ensuring that said sidewalks shall be constructed within a period of one year.

If required as a condition of the preliminary plat, sidewalks abutting private, common, or public open spaces within a subdivision shall be constructed in conjunction with the construction of the streets within the subdivision and, in lieu of actual construction, surety guaranteeing their installation shall be provided in accordance with the provisions contained in paragraph 8 of this subsection.

K. Approval of Final Plat.  Approval of the final plat shall be indicated by the signatures of the City Engineer, the Director of Public Works, the City Treasurer, the City Attorney, the Land Use Administrator, the Mayor, and the City Clerk on the original reproducible final plat.

The approval of the final plat by the Land Use Administrator shall be deemed to constitute acceptance by the public of the dedication of any street or other proposed public way or space, but only after such final plat has been recorded by the Pierce County Auditor.

Approval of the final plat by the Land Use Administrator shall be null and void if the plat is not recorded within 90 days after the date of approval, unless, during said 90-day period, written application to the Land Use Administrator for an extension of time is made and granted.

L. Plat Construction Permit.  The development of any improvements associated with a plat will not be permitted until a Plat Construction Permit is issued by the Department of Public Works.  The Plat Construction Permit shall not require a fee.  The purpose for requiring a Plat Construction Permit is to ensure that no construction activities associated with the development of a plat are started without approval by the City of Tacoma.  It is anticipated that partial permits to allow grading, clearing, etc., may be issued prior to the issuance of final permits for streets and utilities.  A Plat Construction Permit shall not be issued until the City has reviewed and approved all necessary construction plans (including streets, utilities, grading, and erosion control).  A preconstruction meeting may be required by the Public Works Department prior to the issuance of a Plat Construction Permit.
M. Plat Certificate of Completion Permit.  The Department of Public Works shall not issue permits for buildings within platted property prior to the issuance of a Temporary or Final Plat Certificate of Completion Permit.  The Plat Certificate of Completion Permit shall be signed by all departments and agencies deemed necessary by the Public Works Department.  Issuance of the Final Plat Certificate of Completion shall indicate that the plat, or an identified portion thereof, has been inspected for completion of all necessary conditions of approval

13.04.110  General requirements and minimum standards for subdivisions and short subdivisions. 

The general requirements and minimum standards of design and development set forth in Sections 13.04.120 to 13.04.230, inclusive, of these regulations, and the “City of Tacoma Department of Public Works General Specifications for Street and Sewer Construction (Requirements for Private Permits – January 1963),” or as hereafter amended, are hereby adopted as the minimum requirements and standards to which a subdivision plat, including short subdivision, must conform for approval.  However, the minimum standards found in Sections 13.04.120 to 13.04.230 may be waived upon a finding by the Hearing Examiner or Land Use Administrator that unique circumstances exist that make the strict application of the standards unreasonable.
13.04.120  Conformity to the Comprehensive Plan and the Major Street Plan.

The subdivision/short subdivision shall conform to and be in harmony with the Comprehensive Plan and the Major Street Plan.
13.04.130  Relation to adjoining street system.

A subdivision/short subdivision shall provide for the continuation of the transportation system existing in the adjoining subdivisions/short subdivisions, or of their proper projection when adjoining property is not subdivided/short subdivided, and shall be of a width not less than the minimum requirements for streets set forth in these regulations.  Where, in the opinion of the Hearing Examiner or Land Use Administrator, topographic or other conditions make such continuation or conformity impractical, an exception can be made.  In cases where the City Council itself adopts a plan or plat of a neighborhood or area of which the subdivision/short subdivision is a part, the subdivision/short subdivision shall conform to such adopted neighborhood or area plan.

Where the plat subdivision/short subdivision submitted covers only a part of the subdivider’s tract, a sketch of the prospective future street system of the unsubmitted part shall be furnished, and the street system of the part submitted shall be considered in the light of adjustments and connections with the street system of the part not submitted.

Where a tract is subdivided/short subdivided into lots of an acre or more, the Hearing Examiner or Land Use Administrator may require an arrangement of lots and streets such as to permit a later resubdivision/short subdivision in conformity to the streets and other requirements specified in these regulations.

13.04.140  Access.


A. There shall be no reserve strips controlling access to streets except where such strips are controlled by the City under conditions approved by the Hearing Examiner or Land Use Administrator.  The land shall be subdivided/short subdivided, providing each lot, by means of either a public or private street or way, or permanent access easement, with satisfactory

access to an existing public highway or to a thoroughfare as shown in the Major Street Plan, the comprehensive plan, or an official map.

B. Officially Approved Accessway.  When considering a subdivision, short subdivision,

boundary line adjustment and/or binding site plan approval, a public or private street or way, or permanent access easement, which does not conform to the minimum requirements of the Major Street Plan and the specifications of the City of Tacoma, and which provides principal access to the property it is intended to serve, shall be found by the Land Use

Administrator or Hearing Examiner to be adequate to provide all necessary ingress and egress to a parcel or parcels of land for specific uses subject to the following conditions:

1. That a minimum of 10-foot-wide officially approved accessway be required for one dwelling unit, and a minimum of a 16-foot-wide officially approved accessway be required for two or more dwelling units, or for any use other than residential; 

2. That such officially approved accessway be permanent, unobstructed, and designed, improved, and maintained to accommodate fire apparatus and necessary mobile service equipment;

3. That, if determined to be necessary for the convenience and safety of the residents served by said officially approved accessway, the Land Use Administrator or Hearing Examiner may require other reasonable standards and improvements of said officially approved accessway;

4. That the ownership and control of said officially approved accessway be with the owner of the property it serves, unless other provisions are determined to be satisfactory;

5. That the Hearing Examiner or Land Use Administrator may attach to such a determination reasonable conditions limiting and controlling the development of said parcel according to the practical capacity of said officially approved accessway and in the interest of the particular neighborhood and of the general public.

13.04.150  Conformity to topography.

When the existing topography requires, the design of the subdivision/short subdivision shall be made so that the location of public or private streets or ways, or permanent access easements conform to the topography to the extent that desirable grades are secured and other requirements of these regulations are met and, especially, that desirable building sites are provided.  

13.04.160  Public or private streets or ways, or permanent access easement widths.
The widths for public or private streets or ways, or permanent access easements shall conform to the widths designated on the Major Street Plan and the specifications of the City of Tacoma.  In cases where topography or other conditions make a public or private street or way, or permanent access easement of this width impractical, the Hearing Examiner or Land Use Administrator may modify this public or private street or way, or permanent access easement width regulation.

13.04.165  Streetlights.

Streetlights shall be installed throughout the subdivision in accordance with the Illuminating Engineering Society (IES) Standards.  The minimum requirement for full lighting shall be for intersection, mid-block, and cul-de-sac lighting.  Maximum spacing of streetlights at a 30-foot mounting height shall generally be 150 feet to 200 feet, subject to approval by the City Engineer.  Short subdivisions are exempt from the street lighting requirements of this Section.  

13.04.170  Roadways.

Roadways for arterial streets shall conform to the Major Street Plan and specifications of the City of Tacoma.

Roadways for public or private streets or ways, or permanent access easements serving residential development shall not be less than 28 feet; provided, however, where topographical or other conditions make a roadway of this width impractical, the roadway width may be reduced with approval by the City Engineer.
13.04.180  Public or private streets or ways, or permanent access easement design.

In general, the horizontal and vertical components of public or private streets or ways, or permanent access easement design shall conform with the latest current edition of “A Policy on Geometric Design of Highways and Streets” as published by the American Association of State Highway and Transportation Officials (AASHTO).

All non-arterial public or private streets or ways, or permanent access easements shall be constructed with a minimum pavement section consisting of three inches of asphaltic concrete pavement over 2.5 inches of crushed surfacing top course over five inches of crushed ballast or alternative section subject to approval by the City Engineer.  All design and construction features shall conform to design standards and policies of the City of Tacoma.  

13.04.190  Dead-end/cul-de-sac public or private streets or ways, or permanent access easements.

Dead-end/cul-de-sac public or private streets or ways, or permanent access easements shall not be longer than 500 feet.  Any dead-end/cul-de-sac public or private street or way, or permanent access easement in excess of 150 feet in length shall terminate in a turnaround with a minimum curb radius of 45 feet.  A center island with a maximum width of 30 feet may be constructed within the cul-de-sac.  Any dead-end/cul-de-sac public or private street or way, or permanent access easement with four or fewer lots accessing the public or private street or way, or permanent access easement may satisfy this requirement with the construction of a T‑type or branch turnaround subject to approval by the City Engineer.
13.04.200  Alleys.

A minimum width of an alley in a residential block, when platted, shall be 20 feet.  Alleys may be required in the rear of commercial and industrial districts and, where required, shall be at least 20 feet wide.   

13.04.210  Easements.

Where alleys are not provided, easements of not less than five feet in width may be required on each side of all rear lot lines or side lot lines where necessary for poles, cross-arms, guys, wires, appurtenances, conduits, storm and sanitary sewers, gas, water and heat mains.  Easements of greater width may be required along lot lines or across lots where necessary for the extension of main sewers and other utilities.  

13.04.220 Blocks.

Block length shall not exceed 660 feet.  The width of blocks shall be such as to allow two tiers of normal lots.

13.04.230  Lots.

A. All side lot lines shall be at right angles to public or private street or way, or permanent access easement lines or radial to curved lines, unless a reasonable variation will give a better arrangement.  Significant meandering of lot lines for the purpose of achieving minimum zoning lot size, frontage, width and/or setback standards which would result in the creation of development sites significantly inconsistent with a predominantly uniform development pattern of the surrounding area shall be prohibited.  Lots with double frontage shall not be permitted except where unavoidable or when backing onto an arterial street.

B. Corner lots shall have width sufficient to permit required front and side building setbacks and buildable widths as required by the zoning ordinances or other City regulations.

C. Lots on arterial street intersections shall have a corner radius of not less than 15 feet in the property line.  This 15-foot radius is advisable in the property lines at all street intersections.  
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13.04.240  Plats within Planned Residential Development Districts (PRD Districts).

A. Intent.  The PRD District is intended to: provide for greater flexibility in large-scale residential developments; promote a more desirable living environment than would be possible through the strict regulations of conventional zoning districts and of the subdivision ordinance of the City of Tacoma; encourage developers to use a more creative approach in land development; provide a means for reducing the improvements required in development through better design and land planning; conserve natural features and ecological systems of the physical environment; and facilitate more desirable, aesthetic and efficient use of open space.

In order to facilitate development within PRD Districts, these regulations may, if necessary, be modified as they apply to residential access streets, blocks, lots and building lines when the plan for such PRD District provides: adequate access to arterial streets and adequate circulation, recreation areas, and area per family as required by the zoning ordinances; light and air for the needs of the tract when fully developed and populated; and such legal restrictions or other legal status as will assure the carrying out of the plan.

B. Procedures.

1. All preliminary plats within PRD Districts shall be considered by the Hearing Examiner, except for minor preliminary plats considered by the Land Use Administrator subsequent to approval of a reclassification to a PRD District.  The final plat shall be considered by the Land Use Administrator.  The preliminary plat for a planned residential development may be submitted with the application for reclassification to a PRD District, and will then be processed concurrently with the reclassification application.

2. The final plat for a PRD District may be considered as a final site plan for that portion of the PRD District to which it pertains.

3. When the preliminary plat of a proposed subdivision in a PRD District is processed as the preliminary plan for the reclassification request, and/or the final plat is processed as the final site plan, the processing procedures for plats contained in this chapter shall be followed.

C. General Requirements.

1. Lot Area.  Lot sizes required for plats within PRD Districts shall be the same as for the residential district with which the PRD District is combined; provided, however, that the Hearing Examiner or Land Use Administrator may modify said lot sizes where the following factors have been considered:

a. Type of dwelling structures involved;

b. Amount of common and private open space to be provided and the location of such open space in relation to the dwelling structures involved;

c. The street pattern and street design within the PRD District; and

d. The landscaping plan concept to be utilized around such dwellings.  All modifications shall be made strictly within the spirit, intent, and purposes of this section and the PRD District section of the zoning ordinances.

2. Transfer of ownership of lots within PRD Districts shall be made in such a manner as to not increase the total number of lots in the PRD District, and in no event shall any ownership be less than the dimensions of the minimum size lot within the PRD District.

3. Streets and Roadways Within PRD Districts.

a. Standards of design and construction for roadways, both public and private, within PRDs may be modified as is deemed appropriate by the Hearing Examiner.

b. Right-of-way widths and street roadway widths may be reduced where it is found that the plan for the PRD District provides for the separation of vehicular and pedestrian circulation patterns, accommodates bicycle circulation, and provides for adequate off-street parking facilities.

4. All land within the Planned Residential Development District shall be subject to contractual agreements with the City of Tacoma and to recorded covenants approved by the City of Tacoma providing for compliance with the regulations and provisions of the district and the site plan or plat as approved.  

13.04.250  Duplication of names.

The name of the proposed subdivision shall not duplicate the name of any other area within the City.  A street name shall not duplicate the name of any other street or way within the City.  

13.04.260  Public open space.

Due consideration shall be given by the subdivider to the allocation of suitable areas for schools, parks and playgrounds to be dedicated, by covenants in the deeds, for public use or reserved for the common use of all owners of property within the subdivision.  Public open spaces shall conform to the comprehensive plan of the City.  In lieu of dedication for open space, the City may require payment of a fee of $25.00 per lot contained in the subdivision.  The fee shall be used for the acquisition and/or development of parks or open space land which will benefit the residents of the subject subdivision and the citizens of the City of Tacoma.  The above-referenced fee shall be applicable to all plats

13.04.270  Checking by the City Engineer – Charges.

The City Engineer shall completely check the final plat before it receives his approval.  The City Engineer shall prepare an estimate of cost for field and office checking and for changing any office records.  The subdivider shall thereupon deposit each estimated cost with the City Treasurer to be credited to the Department of Public Works Revolving Fund.

All work done by the City Engineer in connection with checking, computing and correcting such plat, either in the field or in the office, or for changing office records, shall be charged to such deposit.  If, during the progress of such work, it shall appear that the cost thereof will exceed the amounts so deposited, the City Engineer shall notify the subdivider thereof and shall do no further work in connection with such plat until there shall be deposited such additional amount as may be necessary to cover the cost of such work.

Upon completion of the work of checking and correcting any such plat or correcting office records, a statement of the amount of the engineering charges against such proposed plat shall be rendered by the Finance Department and any balance of such deposit unexpended shall thereupon be refunded to the subdivider; or, in case the engineering charges shall for any reason exceed the amount so deposited, such amount shall be due and payable by the subdivider upon receipt of statement of engineering charges referred to herein.

13.04.300  Model home.

As many as four model homes may be constructed within a subdivision which has received preliminary plat approval. The purpose of the model homes shall be to demonstrate a variety of housing designs together with all associated on-site improvements, e.g., landscaping, improved driveway, patios. Model homes shall be established subject to the following criteria:

A. Model homes shall meet all applicable codes of the City of Tacoma.

B. Only one model home may be occupied as a temporary real estate office.

C. Access and fire safety provisions shall be provided in a manner approved by the Building Official prior to construction of the model home. A model home may not be occupied as a dwelling unit or sold until the plat is recorded.  (Ord. 25532 § 1; passed Jun. 28, 1994)

13.04.305  Temporary rental or sales offices, contractors’ offices, and signs.

Temporary facilities, structures or signs for rental or sales offices; contractors’ offices; and advertising, directional and identification signs or structures may be utilized for the purpose of developing a new residential subdivision if:

A. Located in the residential subdivision to be served, promoted, or advertised, and deals exclusively with the real property of said subdivision; and

B. Structures and signs are removed upon buildout of the subdivision.

If a model home is occupied as a real estate office as identified in Section 13.04.300.B a temporary rental or sales office shall not be allowed.  (Ord. 25851 § 7; passed Feb. 27, 1996)

13.04.310  Subdivisions 
The subdivision and short subdivision of land in wetlands and associated buffers is subject to the following, and Chapter 13.11.260:

A.  Land that is located partially within a wetland or its buffer may be subdivided provided that an accessible and contiguous portion of each new lot is located outside the wetland and its buffer.

B.  Access roads and utilities serving the proposed subdivision may be permitted within the wetland and associated buffers only if the Land Use Administrator determines that no other feasible alternative exists, and the project is consistent with the remaining provisions of this chapter.

C.  A protection covenant such as a Conservation Easement shall be recorded with the Pierce County Assessor’s Office for wetland, stream or natural area tracts that are created as part of the permitting process.  

Off-Street Parking
13.06.510  Off‑street parking and storage areas.

Applicability.  Buildings, structures, or uses hereafter established, built, enlarged, increased in capacity, or changed in principal use in all districts shall provide the following off‑street parking areas:

1.  Off‑street parking spaces ‑ quantity.  The quantity of off‑street parking shall be provided in accordance with the standards of the tables below.

a.  Fractions.  Fractions resulting from required parking calculations will be rounded up or down from the midpoint as appropriate.

	TABLE 1 – Required Off‑Street Parking Spaces 9, 14

	Use
	Unit
	Required parking spaces

	
	
	Min.

	Residential

	Single‑family dwelling 1, 2, 12
	Dwelling.
	2.00


2.  Off‑site parking.  Parking areas for all uses shall be located on the same parcel with such uses; however, it is recognized that more efficient use of land, business, or organization growth, safety, or similar considerations may make off‑site parking desirable.  Therefore, an exception is provided that off‑street parking areas may be constructed on a parcel separate from the main building or buildings occupied by such uses, under the following circumstances:

a.  Where allowed.  The parking area shall be considered an extension of the use it serves.  The parking area shall be permitted, prohibited, or subject to conditional use permit in the same manner as the associated land use.

b.  Proximity to use.  The parcel(s) for such off‑site parking area shall be located within 500 feet of the parcel(s) to be served.  The distance shall be measured between the nearest point of public access between the two parcels.

c.  Availability confirmation.  Required parking spaces within such an off‑site parking area are owned or under legal contract by the owner(s) or lease holder(s) of the property intended to be served.

d.  Sign.  A sign with a maximum area of 1.5 square feet shall be posted on the principal site providing notice of the availability and location of the additional parking.  Said sign area will not be subtracted from any sign allowance in Section 13.06.520.  

e.  Pedestrians.  Upon review, the Traffic Engineer, or designee, may require sidewalk or pedestrian crossing improvements or fence openings to enhance pedestrian safety and mobility from the off‑site parking to the use it serves when conditions warrant such improvements.

B.  Off‑street parking area development standards.

1.  Intent.  In order to assure proper and uniform development of safe parking areas, protect adjoining property from undue invasion of privacy and peace, provide for pedestrian circulation, minimize nuisance factors, and maintain in appropriate locations a landscaped setting in keeping with accepted, sound standards of residential landscaping practice, every parcel of land hereafter used as an off‑street parking area, as defined in this chapter, shall be developed in accordance with the following minimum standards.

2.  Minimum standards.  A parking area for five or more motorized vehicles, trailers, or a combination thereof, shall be developed in accordance with the following requirements:

a.  Entrances and exit.  The location and design of all entrances and exits shall be subject to the review and approval of the City Engineer, taking into consideration factors including, but not limited to, emergency vehicle mobility, safe turn movements, right–of–way width, speed limits, proximity to street intersections and/or other entrances or exits, street classification for motorists and/or bicyclists, pedestrian mobility, transit mobility, and retention of landscaping.  Such entrances or exits shall not be designed to require vehicles to back into, or otherwise utilize a designated arterial street right‑of‑way as an aisleway for a parking area.

b.  Parking aisles.  Any aisle serving two‑way traffic or providing one‑way access to spaces at right angles to the aisle shall have a minimum width of 20 feet.  Aisles providing one‑way access to spaces at an angle of 60 degrees to the aisle shall have a minimum width of 18 feet.  Aisles providing one‑way access to spaces at an angle of 45 degrees to the aisle shall have a minimum width of 14 feet.  On dead end aisles, aisles shall extend five feet beyond the last stall to provide adequate turnaround.

c.  Border barricades.  A bumper curb of a height and strength sufficient to retain all vehicles and trailers completely within the given parking area shall be provided, except at access points.  Bumper curbs shall be designed and located in such a manner as to prevent vehicles parked within a parking area from protruding beyond the parking area property line and into public right‑of‑way and/or adjacent private property.

d.  Surfacing of parking areas.  Off‑street parking areas shall be surfaced with a minimum all‑weather surface, consisting of a crushed rock base with an asphalt concrete or cement concrete surface.  Such surface shall have a standard thickness of two inches, unless otherwise specified by the City Engineer.  Such a parking area shall provide a drainage system to the approval of the City Engineer.  Alternatives to the all-weather surface may be provided, subject to the approval of the City Engineer.  The alternative must provide results equivalent to paving.  All surfacing must provide for the following minimum standards of approval:

(1)  Dust is controlled;

(2)  Stormwater is treated to City standards; and

(3)  Rock and other debris is not tracked off-site.

The applicant shall be required to prove that the alternative surfacing provides results equivalent to paving.  If, after construction, the City determines that the alternative is not providing the results equivalent to paving or is not complying with the standards of approval, paving shall be required.

e.  Grades of access driveways.  The grade of access driveways for off‑street parking areas shall be subject to the approval of the City Engineer, as outlined in the driveway regulations contained in Chapter 10.14.

f.  Parking space standards.  

(1)  Standard parking spaces shall have a minimum width of eight and one‑half feet, a minimum length of 16.5 feet.  The minimum clearance above the parking space shall be consistent with the Uniform Building Code.

(2)  Compact parking spaces shall have a minimum width of seven and one‑half feet and a minimum length of 15 feet.  The minimum clearance above the parking space shall be consistent with the Uniform Building Code.  A maximum 30 percent of the total parking spaces provided may be composed of compact stalls.  The parking area shall be arranged such that a row of compact stalls has an exclusive aisleway or shares an aisleway with full size stalls.  In no case shall two rows of compact stalls share the same aisleway.  Aisleway widths shall conform to the requirements of full size parking.  All compact stalls shall be clearly marked “COMPACT.”

g.  Landscaping.  Provide landscaping consistent with Section 13.06.502.

h.  Lighting standards.

(1)  Light trespass.  Light trespass from sites in non‑residential zoning districts shall not exceed three lux (0.3 footcandles) at parcel boundaries with residential zoning districts.  This illuminance 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 which meet the cutoff light distribution specification of the Illuminating Engineering Society.  

(3)  General light pollution.  To control and minimize glare, all other luminaries for area and/or off‑street parking shall meet the semi‑cutoff light distribution specification of the Illuminating Engineering Society.  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 1,800 lumens (100 watt incandescent) are exempt from this requirement.  

i.  Walkways.  See Section 13.06.512 for minimum requirements.  The exact location of walkways shall be subject to the approval of the City Engineer.

Sign Code

13.06.522  District sign regulations.

E.  R‑4 Sign Regulations.  

1.  One freestanding sign not exceeding 30 square feet in area for all faces and not greater than six feet in height, or one building face sign of the same maximum dimensions, shall be allowed for each development site.

2.  Indirect illumination, floodlighting, or internal illumination shall be the only allowable means of illumination of signs.  All external lighting shall be directed away from adjacent properties to minimize the effects of light and glare upon adjacent uses.  No bare bulb or neon illumination of signs shall be allowed.  No flashing or animated signs shall be allowed.  No electrical wire or cable serving an electric or illuminated sign shall be laid on the surface of the ground.

3.  Signs shall only identify the name of the development or business and may contain secondary information related to rental or sale of units.  Public identification signs may be placed upon public service structures such as telephone booths and bus shelters.

4.  All signs shall be of permanent materials (no cardboard, cloth, paper, etc.).  No flags, banners, or other devices shall be displayed for the purpose of attracting attention to a development or site.  No temporary or portable signs shall be allowed.  The display of the national flag, state flag, and flags of other political subdivisions shall not be restricted.

5.  No sign shall be placed in a location which obstructs sight distance for an adjacent driveway or street right‑of‑way.  No signs for a development shall be placed in any public right‑of‑way.  No sign shall be erected which imitates or resembles any official traffic sign, signal, or device.  Incidental public service signs less than four square feet in area, which contain no advertising but are intended for the convenience of the public and provide such messages as “entrance,” “exit,” “emergency entrance,” “no parking,” or other incidental service messages, shall be allowed.

6.  All signs shall be submitted for the review of the Buildings Division of the Department of Public Works, as required by the Building Code and the Electrical Sign Code.  Additionally, the proposed design of all signs shall be submitted to the Building and Land Use Services Division of the Department of Public Works prior to construction for review to insure conformance with the standards listed hereinabove.

H.  PRD sign regulations.  Sign regulations shall be the same as specified herein for the R‑4 Multiple‑Family Dwelling District.  Design of signs shall be submitted with development plans at the time of site approval for review and approval of the Hearing Examiner.  A single identification sign for the overall development shall be allowed at each major access to the PRD District; provided, only one overall development sign shall be allowed adjacent to each right‑of‑way frontage of the PRD District, irrespective of the fact that more than one major access may enter said right‑of‑way.

Variances
13.06.645  Variances.

B.  Specified variances.

1.  Variance to development regulations (bulk, area, parking).  

a.  Applicability.  These shall include variances to building setbacks, building location, lot coverage, lot area, lot width, minimum‑density requirements, and Section 13.06.510 (except Section 13.06.510.B).  These shall not include variance to sign development standards, to design standards or height.

b.  Criteria.  The Land Use Administrator may, in specific cases, authorize a variance to the development regulations, subject to the criteria set forth below.  All of the following facts and circumstances must exist:

(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, such as:  parcel size; parcel shape; topography; location; proximity to a critical area; location of an easement; or character of surrounding uses; or that strict application of the regulation would be unreasonable in view of the purpose to be served by the regulation.

(2)  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.

(3)  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.

(4)  The grant of the variance will not cause a substantial detrimental effect to the public interest.

(5)  Standardized corporate design and/or increased development costs are not cause for variance.

Rezone Modification (also see 13.05.080 Modification/revision to permits)

13.06.650
Application for rezone of property.
B.  Criteria for rezone of property.  An applicant seeking a change in zoning classification must demonstrate consistency with all of the following criteria:

1.  That the change of zoning classification is generally consistent with the applicable land use intensity designation of the property, policies, and other pertinent provisions of the comprehensive plan.

2.  That substantial changes in conditions have occurred affecting the use and development of the property that would indicate the requested change of zoning is appropriate.  If it is established that a rezone is required to directly implement an express provision or recommendation set forth in the comprehensive plan, it is unnecessary to demonstrate changed conditions supporting the requested rezone.

3.  That the change of the zoning classification is consistent with the district establishment statement for the zoning classification being requested, as set forth in this chapter.

4.  That the change of the zoning classification will not result in a substantial change to an area‑wide rezone action taken by the City Council in the two years preceding the filing of the rezone application.  Any application for rezone that was pending, and for which the Hearing Examiner’s hearing was held prior to the adoption date of an area‑wide rezone, is vested as of the date the application was filed and is exempt from meeting this criteria.

5.  That the change of zoning classification bears a substantial relationship to the public health, safety, morals, or general welfare.

Critical Areas Preservation (Wetland/Stream Assessments and Exemptions)
13.11.140  Exempted Activities.

A.  Exemption request and review process.  A written request for an exemption may be required for review and concurrence by the Land Use Administrator.  The exemption request shall include, but not be limited to a description of the specific activity and the section of the code that applies, and a description of the reasonable methods to avoid and minimize impact to the critical area.

B.  Exempt activities and impacts to critical areas.  All exempted activities shall use best management practices to avoid potential impacts to critical areas.  Any incidental damage to, or alteration of, a critical area that is not a necessary outcome of the exempted activity shall be restored, rehabilitated, or replaced at the responsible party’s expense.

C.  Exempt Activities.  The following activities are exempt from the provisions of this Chapter, provided they are not prohibited by any other ordinance or law.  The exemption request and review process will apply to all exemptions unless specifically stated otherwise.


2.  Utility operations and infrastructure maintenance and repair.

a.  Maintenance and repair of legally existing roads, structures, or facilities used in the service of the public to provide transportation, electricity, gas, water, telephone, telegraph, telecommunication, sanitary sewer, or other services and the installation or construction within improved street rights-of-way of structures or facilities used to provide such services are exempt from the requirements of this chapter; provided a one‑time application for such exemption is made to and approved by the Land Use Administrator.  All work must be conducted using best management practices and comply with applicable manuals for the action, including but not limited to, the current Regional Road Maintenance Manual.  The Land Use Administrator may place conditions on any such one-time exemption.

b.  The maintenance and repair of legally existing roads, structures, or facilities used in the service of the public to provide storm water services may occur without application to and approval by the Land Use Administrator provided such work is conducted using best management practices, and is in compliance with the current City Surface Water Management Manual.

c.  Holding basins and detention ponds that are part of the municipality’s storm water system are exempt from the provisions of this chapter when such holding basin and detention pond is controlled by an engineered outlet.


11.  Interrupted wetland and stream buffers.

a.  Where a legally established, pre-existing use of the buffer exists (such as a road or structure that extends into the regulated wetland buffer), those proposed activities that are within the wetland or stream buffer, but are separated from the critical area by an existing permanent substantial improvement, which serves to eliminate or greatly reduce the impact of the proposed activity upon the critical area are exempt provided that the detrimental impact to the critical area does not increase.  However, if the impacts do increase, the Land Use Administrator shall determine if additional buffer may be required along the impact area of the interruption.  A substantial improvement may include, but is not limited to a paved area, dike, levee, or other permanent structure.  An exemption request for an interrupted buffer may require a functional analysis report.  In determining whether a functional analysis is necessary, the Land Use Administrator shall consider the hydrologic and habitat connection potential and the extent and permanence of the interruption.  

b.  Where a legally established, pre-existing structure or use is located within a regulated buffer area and where the regulated buffer is fully paved and does not conform to the interrupted buffer provision above, the buffer will end at the edge of pavement, adjacent to the critical area.

13.11.160  Pre-existing uses/structures.

An established use or existing structure that was lawfully permitted prior to adoption of this chapter, but which is not in compliance with this chapter, may continue subject to the provisions of Tacoma Municipal Code (TMC) Section 13.11.140 and Section 13.06.630.

13.11.230  Application types.

A.  This chapter allows three types of wetland/stream applications which result in the issuance of an appealable decision.  After the appeal period expires, an approved decision becomes the official permit for each project, so a separate permit is not issued.  The Land Use Administrator issues a decision for each type of application consistent with Chapter 13.05.  All applications shall be consistent with the sections of this chapter, including provisions described below.

1.  Assessment.  An assessment decision may be issued verifying whether a regulated wetland or stream exists on the subject site or within 300 feet of the subject site.  Applications must contain all submittal requirements as specified in 13.11.250.  In conjunction with the assessment process, the Land Use Administrator may require additional information on the physical, biological, and anthropogenic features that contribute to the existing ecological conditions and functions of the site prior to a decision being issued.  This information may be required to determine whether a formal wetland assessment decision is required.

An assessment may also be issued exempting a project from a wetland/stream development permit if the applicant can demonstrate the following:

a.  No adverse impacts will occur to the wetland or stream and/or adjacent buffer zones;

b.  The proposed use or structure is located beyond the required buffer zones based upon wetland category; and

c.  Stormwater runoff will be appropriately analyzed to maintain existing flows to critical areas and additional stormwater runoff will discharge into an approved storm drainage system in accordance with 13.11.250 (h).

13.11.250  Review Process.

A.  Overview.  Application for an Assessment, Delineation Verification or Development Permit for wetlands and streams by one or more property owners or applicants shall be made in accordance with the provisions of Chapter 13.05 to the Public Works Department, Building and Land Use Services Division.  The Building and Land Use Services Division may utilize information from the United States Department of Agriculture Natural Resource Conservation Service, the United States Geological Survey, the Washington Department of Ecology, the Coastal Zone Atlas, the Washington Department of Fish and Wildlife stream maps, the National Wetlands Inventory maps, Tacoma topography maps, the City’s Generalized Wetland and Critical Areas Inventory maps, and Pierce County Assessor’s maps to establish general locations and/or verify the location of any wetland or stream site.  The City’s Generalized Wetland and Critical Area Inventory maps and other above-listed sources are only guidelines available for reference.  The actual location of critical areas must be determined on a site‑by‑site basis according to the classification criteria.

B.  Preparation by a qualified Wetland Specialist.  A wetland delineation or stream report shall be prepared by a qualified wetland specialist as specified in 13.11.900.W.

C.  Application Submittal Requirements:  

1.  Applications for all types of permit decisions shall contain the following information with the exception that an applicant who is only requesting a wetland delineation verification is not required to submit information concerning a specific development project.  A written report shall be submitted and the Land Use Administrator shall review all information submitted as to its validity and may reject it as incomplete or incorrect.

a.  A Joint Aquatic Resource Permit Application including, but not limited to, the name and contact information of the applicant, the name, qualifications, and contact information for the primary author(s) of the Wetland Delineation report, a description of the proposal, and identification of all the local, state and/or federal wetland related permit(s) required for the project, and a vicinity map for the project;

b. A surveyed site plan with an accompanying legal description of the delineated wetland boundary or the stream’s ordinary high water mark and an electronic copy of the data;

c. Documentation of any fieldwork performed on the site, including field data sheets for delineations, functional assessments, baseline hydrologic data, etc.  Wetland Delineations shall be prepared according to the currently adopted Department of Ecology, Washington State Wetlands Identification and Delineation Manual;

d.  A description of the methodologies used to conduct the wetland delineations, functional assessments, or impact analyses including references;

e.  Identification and characterization of all critical areas, wetlands, water bodies, shorelines, floodplains and buffers on or adjacent to the proposed project area.  For areas off-site of the project site, estimate conditions within 300 feet of the project boundaries using best available information.  In the event of conflicts regarding information in the delineation report, the Land Use Administrator may, at the applicant’s expense, obtain competent expert services to verify information and establish a final delineation;

f.  For each wetland identified on-site and within 300 feet of the project site, provide the wetland rating per the provisions of the Title, required buffers, hydrogeomorphic classification, wetland acreage based on a professional survey from the field delineation (acreages for on-site portion and entire wetland area including off-site portions), Cowardin classification of vegetation communities including vegetation characterization, habitat elements, soil conditions based on site assessment, soil information, and to the extent possible, hydrologic information such as location of inlet/outlets (if they can be legally accessed), estimate water depths within the wetland, estimated hydro-period patterns based on visual cues (e.g., algal mats, drift lines, flood debris, etc.).  Provide square foot estimates, classifications, and ratings based on entire wetland complexes, not only the portion present on the proposed project site;

g.  The written report shall contain a discussion of the potential direct and indirect physical and biological impacts to the wetland(s), stream(s) and associated impacts with anticipated hydro period alterations from the project;

h.  A hydrologic study for the wetland or stream identifying the contributing basin and demonstrating that pre and post development flows will be maintained;

i.  Shall demonstrate that all runoff from pollution generating surfaces discharging to wetlands or stream shall receive water quality treatment in accordance with the current City’s Surface Water Management Manual.  Water quality treatment is required for all sites irrespective of the thresholds established in this Manual; and

j.  A description of the proposed actions including an estimation of square footage of impacts to wetland and buffers based on the field delineation and survey, and an analysis of site development alternatives including a no development alternative.

2.  A copy of the site plan sheet(s) for the project must be included with the written report and must include, at a minimum:

a.  Maps to scale depicting delineated and surveyed wetland, stream and required buffers on-site, including buffers for off-site critical areas that extend onto the project site; the development proposal; other critical areas; grading and clearing limits; and areas of proposed impacts to wetland(s), stream(s) and buffer(s), (include square footage estimates);

b.  A depiction of the proposed stormwater management facilities and outlets (to scale) for the development, including estimated areas of intrusion into the buffers of any critical areas;

c.  Two‑foot contours, terrain, and drainage-flow, significantly vegetated areas, specific location and species name of trees/shrubs with => 6‑inch caliper, existing site improvements/structures (calculate square feet and percentage of coverage/impervious surfaces), existing grading, drainage control facilities (natural and artificial), and existing utilities above and below ground; and

d.  The specifications of all proposed draining, excavation, filling, grading or dredging, including exact locations, amounts and methods, control facilities and utilities.

3.  For Wetland/Stream Development Permits, the additional following information is required.

a.  A description of reasonable efforts made to apply mitigation sequencing pursuant to Mitigation Sequencing to avoid, minimize, and mitigate impacts to critical areas;

b.  A mitigation plan for impacts associated with actions contained within a development permit application.  The mitigation plan must be in conformance with the 13.11.350 and 13.11.450 Mitigation Requirements;

c.  Identification of which test(s) the applicant believes applies for a Development Permit application, an explanation of why the applicant believes it applies and an analysis of how the applicant intends to meet the requirements of the test(s);

d.  Assessment and documentation of the wetland’s or stream’s functional characteristics, along with its ecological, aesthetic, economic, and other values.  Evaluation of functions for the wetland or stream and adjacent buffer using a functions assessment method recognized by local or state agency staff and including the reference for the method and all data sheets;

e.  An assessment of the probable cumulative impacts to the wetlands and buffers resulting from the proposed development;

f.  Study of potential flood, erosion or other hazards on the site and provisions for protective measures that might be taken to reduce such hazards as required by the Land Use Administrator;

g.  Any other information deemed necessary to verify compliance with the provisions of this chapter; and

h.  A Construction Stormwater Pollution Prevention Plan shall be submitted by the applicant in accordance with the current City’s Surface Water Management Manual.

13.11.310  Wetland classification.

A.  Wetlands shall be classified Category I, II, III, and IV, in accordance with the criteria from the revised Washington State Wetlands Rating System for Western Washington developed by the Washington Department of Ecology, Publication Number 04-06-025, August 2004.   

4.  Category IV wetlands are those that have the lowest levels of functions (less than 30 points) and are often heavily disturbed.  These are wetlands that may be replaced, and in some cases may be improved. 

13.11.320  Wetland buffers.

A.  General.  A buffer area shall be provided for all uses and activities adjacent to a wetland area to protect the integrity, function, and value of the wetland.  Buffers adjacent to wetlands are important because they help to stabilize soils, prevent erosion, act as filters for pollutants, enhance wildlife diversity, and support and protect plants and wildlife.  A permit may be granted if it has been demonstrated that no adverse impact to a wetland will occur and a minimum buffer width will be provided in accordance with this section.  The buffer shall be measured horizontally from the delineated edge of the wetland.  The buffer shall be vegetated with the exception of areas that include development interruptions as described within this chapter. 

B.  Minimum Requirement.

1.  Wetlands.  Wetland buffer widths shall be established according to the following tables which are based on wetland classification, habitat function, land use intensity, and local significance:

	Table 6.  Buffer width for category IV wetlands located within a Habitat Zone*

	Wetland Characteristics
	Buffer Widths by Impact of Land Use (feet)
	Other Measures Recommended for Protection

	Score for functions less than 30 pts.
	Low –25

Moderate –40

High –50
	N/A.


*Washington State Department of Ecology and Washington State Department of Fish and Wildlife’s Wetlands in Washington State; Volume 2: Guidance for Protecting and Managing Wetlands, Buffer Alternative 3

13.11.410  Stream classification.

A.  Streams shall be generally classified in accordance with the Washington State Water Typing System set forth in WAC 222-16-030 to describe Type “F”, “Np” and “Ns” streams.  Additional typing for “F1”, and “F2” and “Ns1” and “Ns2” streams are included within this section.
For permits previously issued, and pre-existing uses and structures, refer to WAC 222-16-031, the interim water typing system that describes stream categories utilized prior to the adoption of this Chapter.  The new water typing system described in WAC 222-16-030 separates streams and other water courses into Type S, F, Np and Ns Water.  The interim water typing system described in WAC 222-16-031 separates streams into Type I, II, III, IV, and V streams and their respective conversions to the types described in WAC-222-16-030.
General descriptions of the new water typing system are as follows:

1.  Type “F” Water means segments of natural waters other than Type S Waters, which are within the bankfull widths of defined channels and periodically inundated areas of their associated wetlands, to within lakes, ponds, or impoundments having a surface area of 0.5 acre or greater at seasonal low water and which in any case contain fish habitat or as further described within WAC 222-16-031.  Type “F1” Water means segments of natural waters containing salmonid fishes.  Type “F2” Water means segments of natural water containing fish that are not salmonids.

2.  Type “Np” Water means all segments of natural waters within the bankfull width of defined channels that are perennial nonfish habitat streams.  Perennial streams are waters that do not go dry any time of a year of normal rainfall or as further described within WAC 222‑16‑031.

3.  Type “Ns” Water means all segments of natural waters within the bankfull widths of the defined channels that are not Type S, F, or Np Water.  These are seasonal, nonfish habitat streams in which surface flow is not present for at least some portion of a year of normal rainfall and are not located downstream from any stream reach that is a Type Np Water.  “Ns1” Waters must be physically connected by an above ground channel system to Type, F, or Np Waters. “Ns2” Waters may not be physically connected by an above ground channel system to Type, F, or Np Waters.

13.11.420  Stream buffers.

A.  General.  A buffer area shall be provided for all uses and activities adjacent to a stream to protect the integrity and function of the stream.  Buffers adjacent to streams are important because they help to stabilize soils, prevent erosion, act as filters for pollutants, enhance wildlife diversity, and support and protect plants and wildlife.  An assessment permit may be granted if it has been demonstrated that no adverse impact to a stream will occur and a minimum buffer width will be provided in accordance with this section.  The buffer shall be measured horizontally from the edge of the ordinary high water mark.  The buffer shall be vegetated with the exception of areas that include development interruptions as described within this Chapter. 

B.  Minimum Requirement.

1.  Streams.  Stream buffer widths shall be established according to the following table which is based on stream classification:

	Table 10.  Stream Types

	Stream Type
	Buffer (feet)

	Type F1 (Salmonids)
	150

	Type F2 (Non-Salmonids
	100

	Type Np (No fish)
	100

	Type Ns1

(Connected to S, F, or Np
	75

	Type Ns2

(Not connected to S, F, or Np
	25


13.11.430  Stream buffer modification.

A.  Stream Buffer Increase.  The required buffer widths shall be increased as follows;

1.  When the Land Use Administrator determines that the recommended width is insufficient to prevent habitat degradation and to protect the structure and functions of the habitat area;

2.  When the frequently flooded area exceeds the recommended buffer width, the buffer area shall extend to the outer edge of the frequently flooded area;

3.  When a channel migration zone is present, the riparian habitat area width shall be measured from the outer edge of the channel migration zone;

4. When the habitat area is in an area of high blowdown potential, the riparian habitat area width shall be expanded an additional fifty feet on the windward side; or

5.  When the habitat area is within an erosion or landslide area, or buffer, the riparian habitat area width shall be the recommended distance, or the erosion or landslide hazard area or buffer, whichever is greater.


13.11.900  Definitions.

Buffer zone.  An area required by this chapter that is contiguous to and protects a critical area which is required for the continued maintenance, functioning, and/or structural stability of a critical area.  The area may be surrounding a natural, restored, or newly created critical area.
Streams.  Lands and waters contained within a channel which support hydrophytes and where the substrate is predominantly undrained hydric soils, nonsoil and/or is saturated with water or covered by water each growing season.

Wetlands.  Areas that are inundated or saturated by surface water or groundwater at a frequency and duration sufficient to support, and that under normal circumstances do support, a prevalence of vegetation typically adapted for life in saturated soil conditions.  Wetlands generally include small lakes, ponds, streams, swamps, marshes, bogs, and similar areas.  Wetlands do not include those artificial wetlands intentionally created from non-wetland sites, including but not limited to irrigation and drainage ditches, grass-lined swales, canals, detention facilities, farm ponds, and landscape amenities if routinely maintained for those purposes.  Wetlands do not include those wetlands created after July 1, 1990, that were unintentionally created as a result of the construction of a road, street, or highway.  However, wetlands do include those artificial wetlands intentionally created to mitigate conversion of wetlands.
G.
Applicable Intents and Policies of the Comprehensive Plan:
Generalized Land Use Element

· Growth and Development
Intent - The City will continue to be the focal point of growth for the greater Tacoma area and a growth center for the region and the state.  As such, growth and development should be coordinated with the policies of Pierce County, the Puget Sound region and the State of Washington.  It is intended that growth and development occur in an orderly and desirable manner in accordance with citizen needs and desires, the physical characteristics of the land and the City's ability to provide the necessary services.

Development of medium and high intensity uses will be encouraged in concentrations to use the land more efficiently, limit the spread of higher intensity development, protect low intensity residential neighborhoods and enable the economical provision of public facilities and services.

New development should be compatible and “fit in” with the character and nature of existing development.  Compatible developments possess attributes similar and consistent with the main or essential characteristics exhibited by surrounding developments.  These characteristics may include building shape and style, orientation and setbacks, architectural details, circulation patterns, location of parking, landscaping, open spaces and streetscape.  This does not mean that dissimilar uses cannot be located in the same area, but rather these uses must be designed, scaled and situated in such a way that they are capable of existing in a harmonious manner.  An appropriate location for dissimilar uses would be on sites possessing characteristics such as a natural buffer, a location between different intensity levels of development, or a location on a higher volume arterial.

Tier Delineation - 
Tier I – Primary Growth Area:

Lands within this designation are areas already characterized by urban growth and the key public facilities and services are available and either meets the adopted levels of service standards or are planned to meet the standards through programmed capital investments within the next six years.  Mixed-use centers and major employment centers such as the Port of Tacoma are included in Tier I.  Tier I areas include enough land to provide for the population and employment needs for the next six years.  Generally, the majority of forecasted growth for the next six years will occur in Tier I.  Under certain circumstances, some development may occur in Tier II and in limited instances within Tier III. 

Tier II – Secondary Growth Areas:

Lands within this designation are areas already characterized by urban growth and where key public facilities and services are generally available.  One or more of the key facilities may not be available or do not meet the adopted level of service standard.  In addition, no capital investments are planned which will make one or more of the key facilities available or adequate.  Generally adequate public facilities and services will be provided in Tier II areas after the initial six years, generally within years 7-13.  Both public and private purveyors may provide services.

Tier III – Tertiary Growth Areas:

Land within this designation in areas adjacent to areas already characterized by urban growth, but may not necessarily have urban levels of development.  Generally, these areas are not presently served with adequate key public facilities and services.

LU-GGD-2
Growth Rate 

Foster orderly, desirable growth in appropriate locations at a rate consistent with citizen desires and the provision of adequate services and facilities

LU-GGD-3
Concentrated Development 

Growth and development throughout the urban area should be regulated, stimulated, and otherwise guided toward the development of compact concentrated areas to discourage sprawl, facilitate economical and efficient provision of utilities, public facilities and services, and expand transportation options to the public.

LU-GGD-4
Development Timing 

Direct development in accordance with tier designations to ensure that it is timed and properly located so as not to prematurely change undeveloped land to urban uses nor intensify the development inconsistent with the character of an area.

LU-GGD-5
Concurrent Provision of Services 

Development shall be approved only if adequate public facilities or services needed to serve the development are available at the time the demand for the facility or service is created or within a reasonable time as approved by the city.

LU-GGD-6
Level of Service 

No development shall be approved which would result in a reduction in the adopted level of service standard for any needed public facility or service.

LU-GGD-7
Inter-jurisdictional Coordination 

Work in cooperation with Pierce County, other cities and towns, special districts and other public agencies to address land use development and service issues of mutual concern.

LU-GGD-8
Infill Development 

Encourage the development of vacant land within built-up urban areas in order to limit sprawl and decrease travel needs.

· Urban Growth Tiers
Intent - It is intended that development projects that proceed in either Tier II or Tier III areas be developed at urban densities and intensities consistent with the plan policies.  For developments that are to be phased based on the current availability and adequacy of facilities and services, development techniques should be employed to allow future urban levels of development on the remainder of the property when services are extended.

LU-GUGT-1
Encourage Development 

Provide incentives to encourage development and redevelopment of lands consistent with the time frames of designated growth tiers.

· Urban Aesthetics and Design
Intent - It is the desire of the city to promote and inspire design excellence. The image of Tacoma perceived by residents and visitors is based upon public and private development, the natural environment and the variety of activities and attractions available in which people can participate and enjoy. Tacoma aspires to be pedestrian-oriented and understands the importance of human scale, pedestrian access and circulation to the livability of the city. The built environment defines the habitability and the well being of community. Contrast and harmony are qualities that provide interest to the design of public and private buildings. Public squares and assembly points provide areas for community activities and serve as focal points. Street furniture, landscaping, lighting and artworks are elements of the pedestrian environment and define the character of the streetscape. Safety and security are major considerations. Sensitively designed new development and redevelopment which emphasizes the importance of aesthetics in design with respect to scale, proportion and the use of compatible materials can further enhance Tacoma’s built environment.

LU-UAD-1
Design and Aesthetics 

Emphasize good design and aesthetics by recognizing and retaining existing scale, proportion and rhythm and using compatible materials in new development and redevelopment.

LU-UAD-2
Encourage Landscaping 

Encourage the use of landscaping for buffer, screening and beautification purposes.  Encourage the use of drought tolerant species to conserve water and ensure plant survival.

· Residential Development

Intent - The single-family detached house, that is, a single home on an individual lot, is the most predominant type of residential structure in the city.  It is the preferred living mode for many people and is associated with a relatively quiet and stable neighborhood environment.  Other types of housing such as duplexes, apartments, townhomes and condominiums are also needed and desired by large segments of the population.  Housing choices are influenced by income, family size, age, lifestyles, and other factors and can change during a person's lifetime.  A wide variety of housing types are needed within a community to serve the varied needs of residents.

It is intended that higher intensity residential development locate within mixed-use centers and in concentrations along some major transportation corridors in areas of similar character and intensity.  

Density within most predominately single-family neighborhoods will stay at or near existing levels.  Density may increase slightly in some neighborhoods as a result of infill development and the development of accessory unit housing.  Densities will be higher in medium and high intensity areas than those found in low intensity residential areas.

As used in this document, density is the number of dwelling units per acre, less allowances for street and public and quasi-public uses (dwelling units/net acre).  The percentage of land needed for streets and other uses varies in different locations of the city depending on the amount of vacant land, the number and width of streets, and the existing development pattern.  Tacoma has many unique neighborhoods.  The identity of these neighborhoods has been established through the recognition of landmarks and special or community features located in the neighborhood.  The character of the neighborhoods can be further enhanced and enriched through the emphasis of these elements.  The use of design elements such as signs, landscaping, special paving and public spaces can all help to reinforce the uniqueness of a neighborhood.

It is intended that the viability of residential areas will be strengthened by eliminating incompatible land uses, protecting natural physical features, promoting quality design and encouraging repair and rehabilitation of existing residential structures.  Adequate streets and public facilities are also important to meet the needs of the citizens living in residential areas.  The viability of the city's urban residential areas is essential if they are to continue to provide an acceptable alternative to suburban living.

To provide further protection of single-family areas, design guidelines for multiple-family developments are to be used in conjunction with adopted policies when considering applications for multiple-family development.  The design guidelines are intended to mitigate potential impacts and to insure compatibility with the character of surrounding neighborhoods.

LU-RDG-1
Protect Established Residential Areas 

Protect, preserve and maintain established residential neighborhood areas where a definite density, housing type and character prevail; nuisances and incompatible land uses should not be allowed to penetrate these areas.

LU-RDG-3
Stress Natural Qualities 

Stress the natural physical qualities of our city (for example, trees, marine view and natural features) in locating and developing residential areas, provided such development can be built without adversely impacting the natural areas.

LU-RDG-4
Housing Opportunities 

Encourage the development of residential areas that offer a variety of housing opportunities for all segments of the population within all areas of the city.

LU-RDG-5
Large Scale Residential Developments 

Encourage development techniques for large scale residential developments that make better use of the land, allow a mix of housing types, provide for efficient service delivery, promote design flexibility, and preserve open space.

LU-RDG-6
Innovative Development 

Encourage residential development of mixed structural type and design, as well as unique building and site arrangements to increase affordable housing options and achieve appropriate densities provided that the development is compatible and the desirable characteristics of the surrounding area are maintained.

LU-RDG-7
Encourage Maintenance and Revitalization of Neighborhoods 

Encourage the preservation and/or maintenance of sound, viable neighborhoods and the revitalization of those that are declining.

LU-RDG-11
Residential Development and Adequate Services 

New or expanded residential developments should be located where there are adequate streets, utilities, and services necessary to support the development; these facilities and services must exist prior to or be developed concurrently with the intended development.

LU-RDG-12
Adequate and Safe Circulation Facilities 

Require sufficient rights-of-way, street improvements, access control, circulation routes, off-street parking and safe bicycle paths and pedestrian walkways for residential developments.

LU-RDG-13
Public Services and Facilities 

Residential areas should have convenient access to public transportation, parks and open space, schools, and community facilities.

LU-RDG-17
Vegetation Planning

Encourage the selection and location of landscaping on public and private property that minimizes view blockage when planted and when fully grown.

LU-RDG-19
Neighbor Cooperation
Encourage neighboring property owners to work together to preserve individual property views.

· Low Intensity
Intent - Low intensity residential development is the most prevalent type of development in the city.  The predominance of single-family detached houses on individual lots and a relatively quiet neighborhood environment are characteristic of low intensity residential areas.  Low intensity residential areas include areas developed exclusively as single-family housing as well as areas developed with a limited mixture of other uses but still predominantly single-family in character.  Large scale residential development projects which maintain a low density but permit varying types of structures such as low-scale apartments, townhouses, duplexes and single-family detached housing may be appropriate in low intensity areas.

Major portions of low intensity residential areas have been further designated as Single-Family Detached Housing Areas.  These areas are identified on the Generalized Land Use Plan Map.  A specific intent and policies that severely limit the kind of development that can take place within designated single-family detached housing areas is included on the following pages.

Within the remaining low intensity areas, some duplexes and triplexes may be present in appropriate locations.  Planned residential districts of compatible low densities and limited, low density garden court apartments, small scale, neighborhood commercial establishments and community facilities may also be present.

Larger areas of mixed residential uses may accommodate new duplex development or the redevelopment of existing housing stock as duplexes, provided the character of the area is maintained and the physical limitations of the site are considered.

It is intended that the kind, number and scale of these other uses will be limited in order to protect the existing character of low intensity residential areas and also to allow for the continued development of single-family homes.  These other uses, when permitted, will usually be located along arterial streets.  It is recognized that the majority of land along arterial streets has already been developed as single-family detached housing and will remain as such.  In certain instances, however, other uses (as mentioned above) may be appropriate along these arterials.  It is recognized that duplex, triplex and small garden court apartment development along higher volume arterials may be appropriate and desirable; however such developments would need to be compatible with surrounding land uses and structures.  These other uses will be subject to policies that insure they are properly located and compatible with the character of the surrounding neighborhood.

Overall densities for a low intensity residential area may vary and can range up to about fifteen dwelling units per gross acre.  Density will vary depending on the nature and location of development, the physical limitations of the site, the existing development pattern, and the characteristics of the surrounding area.

Low intensity residential development may be appropriate in some instances on the City's steep slopes.  Development on private steep slope properties is intended to be limited to very low-density, provided that maximum retention of open space is accomplished and soil stability maintained.  A special intent discussion and policies are provided for the development of private steep slope properties.

LU-RDLI-6
Innovative Development 

Permit the innovative development of large-scale low-density residential projects consisting of varied housing types in appropriate locations within low intensity residential areas provided the density; design and scale are compatible with the character of surrounding properties.

Housing Element

· Neighborhood Quality
Intent - The policy intent is to protect, preserve and enhance both single-family and multiple-family neighborhoods by supporting the characteristics that make these residential areas safe, healthy and livable as stated in the City’s Strategic Plan.  It is also generally assumed that established neighborhoods, especially single-family detached housing areas, will continue to increase their demands for protection from incompatible land uses or nuisances.  Over the years, Neighborhood Councils have worked to address a myriad of needs ranging from the funding of small projects using innovative grants to funding of larger capital projects using a combination of public and private resources.
H-NQ-1 
Neighborhood Investment
Provide neighborhood improvements and investment that considers the needs of individual neighborhoods including keeping areas crime free and aesthetically appealing for residents.  Support the upgrading and maintenance of public infrastructure.

H-NQ-2 
Neighborhood Infill Housing

Encourage infill housing that is compatible with abutting housing styles and with the character of the existing residential neighborhood.  Focus housing within areas identified for residential growth and promote privacy from nearby units and public areas.

H-NQ-3 
Historic/Cultural Amenities

Identify, protect and enhance cultural, architectural, historic and scenic resources within residential areas.  Support the rehabilitation of architecturally or historically significant homes as well as other landmark residential and mixed-use buildings while maintaining public safety and historic character.

· Housing Choice
Intent - The policy intent is to promote a range of housing types that meet the diverse needs of all households in the city.  While the general housing preference continues to be single-family detached homes, future residential development must take into consideration less available land as well as the demands of a population that includes students, aging “baby boomers”, low income and persons with special needs.  Specifically, the City will encourage a mixture of housing types ranging from higher density apartments and condominiums located in or near major employment centers such as downtown to single family homes in neighborhoods.

One consequence of this changing population has been a gradual reduction in the average household size with more people living alone.  Many “baby boomers” that are approaching retirement are starting to reduce the size of their housing increasing the demand for smaller housing units that are located near transit, parks, shopping and many other conveniences.  It is important the City begins to address this changing demographic and provide a variety of housing options for the community.

The City supports the provision of innovative housing types that help reduce housing costs while increasing the supply of housing.  This innovation can take many forms including: “infill” housing, cottage housing, townhouses, zero lot line lots, “zipper” lots, accessory dwelling units (ADUs), conversion of nonresidential structures, Planned Residential Development (PRDs) as well as numerous variations in site, design and lot standards.  It is also important that additional residential structures be compatible with overall density, intensity and character of established residential neighborhoods.

In particular, the use of ADUs is expected to become a significant option in the housing tool box.  This type of housing is useful since it can address a number of needs such as (1) extra income for homeowners who wish to stay in their home; (2) housing for “mother-in-law” family situations; (3) added affordable housing and (4) a less visible accommodation of density.

The City also supports housing development that considers environmental factors such as critical areas (e.g. steep slopes, wetlands, gulches), minimizes the negative impacts on air, soil and water quality and considers factors as limited energy resources, “green” construction and sustainability in the design of new housing.
H-HC-1 
Innovative Development Techniques

Promote innovative development techniques to better utilize land, promote design flexibility, preserve open space and natural features and conserve energy resources.  Ensure new housing is compatible with the overall density, intensity and character of the area.

Capital Facilities Element

Intent - It is the intent of the City to provide adequate public facilities and services, as efficiently and cost-effective as possible, to serve both existing and new development.  Such facilities and services will be designed to meet the capital facility needs of the community and to support Tacoma's land use growth and development concept.  In situations where the public facility is not owned directly by the City, the City will encourage the provision of adequate services and coordinate with the responsible agency.

Currently, there are twenty-three (23) types of facilities and services that the City provides or coordinates with other service providers to provide.  Thirteen (13) of them are referred to as “public facilities” in the Growth Management Act and the County-wide Planning Policies, and are subject to the requirement of the City’s concurrency management ordinance (TMC 13.16).  They are roads, transit, potable water, electric utilities, sanitary sewer, solid waste, stormwater management, law enforcement, fire, emergency medical service, schools, parks and libraries.  The other ten (10) are not subject to concurrency because their needs are not as directly related to existing population or growth in the city.  These facilities include the airport, railway, port facilities, municipal buildings, municipal parking facilities, convention facilities, public assembly buildings, telecommunications, economic and community improvement, and community and human service. 

The level of service (LOS) standards for all the above facilities are shown in the following tables.  For facilities subject to concurrency, LOS standards are used to determine the need for such facilities, test the adequacy of such facilities to serve proposed development concurrent with the impacts of the development, and ensure that appropriate levels of capital resources are allocated.  For facilities not subject to concurrency, LOS standards are helpful as a management tool.

	Capital Facilities

(Subject to Concurrency)
	Level of Service Standard

	Electric Utilities
	Voltage level + or - 5%; Average annual system outage duration 75 minutes or less

	Emergency Medical Services (EMS)
	.000016 units per capita

	Fire
	.000109 apparatus per capita

	Law Enforcement
	.288580 square feet per capita

	Library
	.06 square feet per circulation

	Parks

· Local

· Regional

· Open Space/Wildlife Habitat
	· .003 acres per capita

· .007 acres per capita

· .002 acres per capita 

	Roads

· Arterial Corridors

· Port Area Arterials & All Other Arterials
	· 85% arterial lane miles LOS “E”
(.99 or better volume to capacity ratio)

· 85% arterial lane miles LOS “D”
(.89 or better volume to capacity ratio)

	Sanitary Sewers

· Maximum Month Flow

· Peak Hydraulic or Peak  - Instantaneous Flow
	· 200 gallons per capita per day (GPCD)

· 400 gallons per capita per day (GPCD)

	Schools

· Elementary (K-5th grade)

· Middle (6th grade)

· Middle (7th-8th grade)

· High (9th grade)

· High (10th-12th grade)
	· 90 square feet per student

· 90 square feet per student

· 110 square feet per student

· 110 square feet per student

· 130 square feet per student 

	Solid Waste
	1.13 tons per capita per year

	Storm Water Management

· Drains < 24”

· Drains > 24”
	· 10 year, 24 hour design storm

· 25 year, 24 hour design storm

	Transit

· Auto Park & Ride Stalls

· Fixed Route Vehicles

· Shuttle Vehicles

· Vanpool Vehicles

· Transit Center Bays
	(Per capita)

· .00387

· .0003132

· .0001325

· .0001704

· .0001233

	Water (Potable)
	562 gallons per day per Equivalent Residential Unit (ERU)


	Capital Facilities

(NOT subject to Concurrency)
	Level of Service Standard

	Airport
	100% of FAA requirement; 230,000 take-offs and landings



	Economic and Community Improvement
	As needed

	Municipal Buildings

· City Government

· Community and Human Service
	· .88 square feet per capita

· As needed

	Municipal Parking Facilities
	As needed

	Municipal Railway (Tacoma Rail)
	1.07 track feet per car (staging yard)

	Port Terminal and Yard Facilities
	4,200 twenty foot equivalent unit containers per acre

	Public Assembly Buildings

· Exhibition and Convention

· Theaters, Arenas and Stadiums
	· .988827 square feet per capita

· .180477 seats per capita

	Telecommunications (Click! Network)
	As needed


CF-APFS-1
Public Facilities

Maintain level of service standards for each type of public facility and provide capital improvements needed to achieve and maintain the standards for existing and future populations.  

CF-APFS-2
Concurrency 

Ensure that those public facilities and services necessary to support development shall be adequate to serve the development at the time the development is available for occupancy or use, or within a reasonable time as approved by the City, without decreasing current service levels below locally established minimum standards. 

CF-APFS-3
Level of Service

No development shall be approved which would result in a reduction in the adopted level of service standard for any needed public facility or service.

CF-APFS-5
Growth Concept and Tiers

Provide facilities and services that are consistent with and support the growth and development concept and the designation of growth tiers.

Environmental Policy Element 

· General Policies
Environmental – Natural Features 

Intent - The city's unique natural features are a visual and aesthetic asset to the community.  Lakes, streams, slopes, and gulches are highly valued for their aesthetic quality and recreational opportunities. These natural features also provide valuable ecological functions as well. Therefore, growth and development should be in harmony with the environment in order to prudently protect these features for the benefit of as many citizens as possible.
E-ENF-1
Natural Features Value 

Recognize the value of natural features of the land within the urban environment; conserve as many natural features as is possible and appropriate.  Natural features are not only important for ecological reasons but they both possess educational and recreational values as well.  

E-ENF-2
Preservation of Natural Resources 

Preserve through programs of acquisition, easement, design standards and zoning an optimum amount of the City's desirable natural features for public purposes.  Included would be steep slope areas, water frontage, wooded areas, aquatic lands and other unique and significant natural areas. 

E-ENF-3
Environmental Considerations 

Emphasize careful planning in growth and development activities in order that the City's natural features may be preserved, soil stability maintained and renewable and non-renewable resources protected.

Growth and Development
Intent - The city will continue to be the focal point of growth for the greater Tacoma area and a growth center for the region and the state. It is intended that growth and development occur in an orderly and desirable manner in accordance with citizen needs and desires, the physical characteristics of the land.

E-GD-1
Site Planning 

Encourage site planning and construction techniques that maintain natural landforms, retain native vegetation, and preserve open space.

E-GD-2
 Development Hazards 

Discourage development on lands where such development would pose hazards to life or property, or where important ecological functions or environmental quality would be adversely affected:  (a) floodways of 100-year floodplains, (b) erosion hazard areas, (c) landslide hazards areas, (d) unique or significant wetlands or stream corridors, (e) fish and wildlife conservation areas and (f) seismic hazard areas.

E-GD-4
Educational/Aesthetic Appearance
Encourage regulations or development limitations within areas of recognized educational, anthropological, historical, biological or aesthetic significance to avoid irreversible damage to such areas.

Recreation and Open Space

Intent - Recreation and open space facilities including playgrounds, parks, public school sites, open space corridors, public golf courses, scenic or historic routes, bikeways, trails and conservation areas.
E-ROS-1
Usurping of Open Space 

Discourage the use of designated open space for non-open space uses.  Such utilization of open space land should not be permitted unless land and facilities of like character and equal value are provided.

E-ROS-3
Desirable Open Spaces 
Preserve and maintain through easement, acquisition or other appropriate means, desired open space areas such as steep slopes, scenic view areas, water frontage, wooded areas, unique natural features, and historic areas taking care to provide a proper balance between retaining these areas and private development.  

E-ROS-4
Open Space Uses 

In recognition of their ecological, conservational, recreational and educational values, preserve and maintain open spaces for bird and small animal habitats, green areas in urbanized neighborhoods, green separations between dissimilar land use districts, and aesthetic purposes. 

E-ROS-5
Private Open Space 

Encourage the retention or preservation of private open space through such programs as the Open Space Current Use Assessment Program.

Air Pollution

E-AQ-1 Air Pollution

Support the control and ultimate elimination of the contaminating by-products of transportation equipment.

Energy

E-E-1 Locate and Design for Energy Efficiencies:

Encourage building design, orientation and land use arrangements that take advantage of natural landforms, existing vegetation, and climatic features for the purpose of reducing energy demands for heating and cooling purposes.

Scenic Areas

Intent - Urban aesthetics and design encompasses all aspects of the physical and natural environment of a city. Quality design, historic preservation, and preservation of natural areas can give citizens a sense of time and place within their environment and pride in their community.
E-SA-1
Scenic Sites and Vistas 

Develop and maintain a system of scenic view sites and vistas in order to take advantage of the natural beauty of Tacoma and its siting in the Puget Sound Region.  

E-SA-2
Tree Trimming 

Permit the trimming or removal of trees or vegetation from natural open space areas only if it can be accomplished in accordance with the Critical Areas Preservation Ordinance or established regulations for view preservation or if it can be proven that the trees or vegetation are a detriment to the ecology or aesthetic appearance of the area or that they present an unsafe condition.

E-SA-3
View Corridors 

View corridors which can link the City and the water should be preserved or created.  

E-SA-4
Promote Steep Slope Views 

Recognize, protect and promote the visual qualities and the view potential offered by steep slope areas.  

E-SA-5
Preservation Large Trees/ Existing Views 

Preserve, wherever and whenever feasible, large existing trees within residential neighborhoods and select and locate new trees to preserve existing views.

E-SA-6
Design and Aesthetics 

Emphasize good design and aesthetics with respect to scale, proportion and the use of compatible materials in new development and redevelopment within the City.

E-SA-7
Encourage Private Covenants 

Encourage the establishment of private covenants to control height and vegetation in new plats to promote view preservation. 

E-SA-9
Vegetation Planning 

Encourage the selection and location of landscaping on public and private property that minimizes view blockage when planted and when fully grown.

E-SA-10
Vegetation Control 

In limited instances, where appropriate, and after City approval, permit private individuals to provide for the trimming, thinning or removal of vegetation on public property where views are obstructed or other circumstances may warrant. 

E-SA-11
Neighbor Cooperation 

Encourage neighboring property owners to work together to preserve individual property views.

Recreation and Open Space Facilities Element

Public Recreation and Open Space Standards

Public recreation and open space facilities in Tacoma are owned and/or operated by Metro Parks Tacoma, the Tacoma School District, or the City of Tacoma.  Existing facilities include parks, playgrounds, improved school sites, trails, bikeways, gulches, steep slopes, waterfront and other areas.  Categories of public recreation and open space facilities considered in this Recreation and Open Space Facilities (ROSF) Element are described below.  Due to the wide variety of uses at some sites, it is impossible to fit all sites into a specific category, and some sites may fit into more than one category.

Regional Parks

Regional parks are facilities that provide regional attractions such as a zoo, aquarium, arboretum, waterfront parks, special use areas, or other distinctive features.  Other elements may included: paths, picnic areas, restrooms, concessions, environmental education, educational exhibits, landscaping, gardens, amphitheater, hard surface play area, play equipment, athletic complexes, stables, golf courses, day camps, overnight camping, natural areas, native plantings, wildlife areas and waterfront access.

	Minimum Standard:
	varies

	Population Size:
	.007 acres per capita

	Service Radius:
	30+ minutes driving time


Development Concept (ROS – 9)

The concept is to locate, acquire, develop, and improve a good distribution of both neighborhood and citywide recreation and open space areas, which provide for a variety of recreation opportunities and are easily accessible.  […]A variety of facilities and programs will be needed to accommodate youth, families, seniors, and employees, including those whose ability to travel may be limited, such as seniors, children, and the disabled.

· General Recreation and Open Space (ROS-10 – ROS-11)

Intent - It is important to recognize the unique attributes of Tacoma's location in the Pacific Northwest, the Puget Sound region, and on Commencement Bay in the provision and improvement of recreation and open space facilities.  The City's diversity of natural settings offers many opportunities for a variety of recreation and open space areas, including parks, playgrounds, gulches, steep slopes, scenic view sites, historic areas, shoreline and wetland areas, and other natural open spaces.  

It is intended that some of these sites may be fully developed while others may receive little or no development or may be left in a natural state.  Development of sites and facilities should be accessible to all persons, and provide a wide variety of activities.  The location of sites must also be considered in order to ensure that all areas of the City are equitably served by recreation facilities and services.  It is intended that recreation and open space areas reflect sensitivity to conservation, aesthetics, natural resources and the environment while promoting efficiency and compatibility of uses.  It is also intended that open space corridors be established to link these areas together as much as possible.

Existing revenue sources for improving recreation and open space areas may not be sufficient to meet the demand.  Obtaining funds for recreation and open space acquisition, development, improvement and rehabilitation is necessary to maintain and enhance existing facilities.
ROS-G-1
Recreational Distribution

Design and locate appropriate recreational developments, facilities and services within areas demonstrating a need for such facilities and services taking care to serve all people fairly and equitably.

ROS-G-3
Design and Development

Promote design and development of recreation and open space facilities that provide for play that will enhance Tacoma's natural setting and that complement the ecology and unique features of the site or area.

ROS-G-4
Scenic Sites and Vistas

Develop and maintain a system of scenic view sites and vistas in order to take advantage of the natural beauty of Tacoma and its siting in the Puget Sound Region.

ROS-G-5
Preservation of Historic/Cultural and Scenic Resources

Preserve historic, cultural and scenic resources in the central business district, as well as throughout the city.

ROS-G-6
Multiple Use

Encourage compatible, multiple use of open space and recreation facilities.

ROS-G-7
Accessible Linkages

Encourage the development of pedestrian, bicycle or equestrian linkages wherever possible, appropriate within and between recreation, and open space sites.

Joint Use and Planning (ROS-11 – ROS-12)

Intent - Inflation, tight budgets, increased service demands, and high costs of development, operation, and maintenance are making necessary "joint use" or "cooperative arrangements."

Joint planning has merit.  Joint development may represent a cost savings.  Joint use of recreation and open space facilities is essential.  Joint operation and maintenance of facilities should be explored when feasible.

In 1944, the Park Board and School Board adopted a statement outlining cooperation so that resources of the two districts could be used to produce a "unified program of recreation for the City of Tacoma."  In 1979, to reaffirm this commitment and joint-use principles, the Tacoma School District Board of Directors and the Metro Parks Tacoma Board of Commissioners adopted unanimously a formal "Joint Use Policy Agreement."

Private organizations and businesses can also contribute to the provision of recreation and open space facilities through donations, dedication of land, sponsorship of activities, and other means.  The involvement of those outside of government can substantially reduce public expenditures and increase recreational opportunities.  It is intended that cooperative use be employed whenever possible to increase public benefit.

ROS-JU-2
Private Sector

Encourage private citizens, businesses, organizations, and others to provide recreation and open space facilities for public purposes by the dedication of land, donations to programs, and sponsorship of activities whenever appropriate.

Open Space Areas/Corridors (ROS-12 – ROS-14)

Intent - The intent of the Growth Management Act recognizes the important value and function that open space plays in the overall growth of a community.  The Act further states that each county and city identifies open space corridors and between urban growth areas.  These lands should be useful for recreation, wildlife habitat, trails and connection of critical areas that are often linear in nature.

Although many areas of Tacoma are highly developed, certain sections remain as open space conservation areas.  The majority of these areas are located in nature areas and along steep slopes.  The size of an open space area can vary from several hundred acres at Point Defiance Park to a few hundred square feet of steep slope.  Open space conservation areas provide continuous green belts of natural vegetation, act as buffers in highly urbanized areas, and are fish and wildlife habitat areas.

The primary open space conservation objectives are: 1) preservation of wildlife habitats; 2) preservation of visual and physical access to natural scenic areas; 3) protection of steep slope areas; and 4) restoration of degraded habitat areas, wetlands, and streams.

The intent is to preserve these areas as open space, wherever possible, recognizing that some development may occur on privately owned land.  Public acquisition of desirable open space property is encouraged in order to ensure its retention as an undeveloped area; to ensure the survival of wildlife species; and to protect these areas from future landslides, dumping and filling.

Nature areas and steep slope areas can provide forms of recreation not generally found in other public lands, such as hiking and nature studies.  Many of the most attractive parks of the area are located within steep slope areas, which are unusable for urban development.  McKinley Park is an example of a park in a steep slope setting.  

To date, little development has occurred within nature areas and steep slope areas due to the availability of more suitable building sites and the high costs of steep slope construction.  However, as urbanization continues and land becomes scarce, pressures to develop these properties will increase.  Despite the potential of many slope sites, a certain element of hazard may exist if they are developed.  While it is desirable to preserve nature areas and steep slopes as open space, it is recognized that a majority of these properties are privately owned and some low intensity development such as housing may occur.

Integrating nature areas and steep slope areas into a pedestrian/bikeway trail system, that links various points of interest in the city is very desirable.  An example is the "Bayside Trails," a pedestrian trail, traverses partly through Garfield Gulch nature area and connects Pacific Avenue, Stadium Way, Division Avenue, Stadium High School, Schuster Parkway, Garfield Park and the Old Town Dock.  Only a small portion of steep slope and nature areas has been preserved under public control.  It is intended that additional properties be secured through acquisition or easement for trail development and conservation purposes.

Although considered wastelands by many, marshes, ponds and other wetlands are extremely important to the food chain; many species of both animal and plant life depends on this wet environment for existence.  Birds and waterfowl choose these locations for nesting places.  In addition, these wetland areas are important as ground water recharge areas and have tremendous flood control value.

ROS-AC-1
Open Space Values

Recognize the ecological, conservation, recreational, aesthetic, and educational values of open spaces.

ROS-AC-2
Desirable Open Spaces

Recognize that lands desirable for public open space purposes are diverse and include steep slopes; scenic view areas; water frontage; wooded areas; unique natural features; drumlins; gulches; wetlands and streams; shorelines; greenbelts; gardens; plazas; landscaped corridors; fish and wildlife habitats; aquifer recharge areas, flood hazard areas; geologically hazardous areas; recreational areas; historic areas; undeveloped or derelict land, land abutting open space areas, strategically located lands and other areas.

ROS-AC-3
Greenbelt/Habitat Areas

Recognize the value of open space areas as green belts, buffers, and wildlife habitats and vegetated areas.

ROS-AC-8
Balance Open Space and Development

Balance the public desire for open space areas with the need to provide for private development.

ROS-AC-9
Promote Steep Slope Views

Recognize, protect and promote the visual qualities and the view potential offered by steep slope areas.

ROS-AC-10
Open Space Corridors

Recognize that open space corridors or linear open spaces can provide visual or physical connections between neighborhoods, centers, and open space areas and strive to protect lands which can physically and functionally link other open spaces.

ROS-AC-11
Size of Corridors

Recognize that open space corridors are comprised of a variety of open space types and that their size will vary according to the function of the particular open spaces in the system.

ROS-AC-13
Wildlife Migration

Encourage the protection and retention of natural open space corridors as wildlife habitats and as corridors for their movement.

ROS-AC-15
Natural Features

Protect and preserve as many desirable natural features as is possible and appropriate such as drumlins and streams with minimum to no alteration, where feasible, through zoning, design standards, permitting, and site plan development in public and private development including development of utilities and services facilities.

ROS-AC-17
Recreation Site Design

Promote design and development of recreation and open space facilities that enhance Tacoma's natural setting and that complement the ecology and unique features of the site or area.
ROS-AC-18
Natural, Scenic and Historic Features

Develop and preserve natural, scenic and historic areas and resources as scenic and historic routes or sites.

Neighborhood Element

· Purpose and Intent
The primary purpose of the Neighborhood Element is to provide a vision and policies unique to each neighborhood in the context of the City’s overall growth and development vision. The neighborhood vision and area policies supplement other policies of the Comprehensive Plan and provide more specific guidance for land use decisions. The purpose of this element of the Comprehensive Plan is to provide neighborhoods with an additional tool to guide development. If a conflict arises between policies found in the Neighborhood Element and a citywide policy, the neighborhood policies shall prevail. 

· Northeast Tacoma Neighborhood Community Profile

Located in the extreme northeast section of Tacoma with most of its housing developed since World War II, Northeast Tacoma is both physically and socially separate from the rest of the city.  With most of its population and housing arriving since 1980, the area represents a community of new residential subdivisions comprising a large number of family households with homeownership, incomes and education well above city averages.  As remaining subdivisions are completed, future growth will be confined given the focus on single-family zoning and the limitations of the remaining undeveloped land that includes steep slopes, canyons and gulches.  Since a few major employers exist in or near Northeast Tacoma, the vast majority of residents commute to employment opportunities, especially in King County.  With older and/or uncompleted arterial streets, circulation needs have become a key concern.

· Northeast Tacoma Neighborhood Area Vision
The vision for the residents of Northeast Tacoma, as represented in the Northeast Tacoma Action Strategy, is:


“A low-density residential district with limited commercial and multifamily development, focusing on the automobile for transportation, with access to recreational activities, open space as well as basic public and private facilities and services.”

· Residential Development

The vision stresses a predominance of single-family detached type housing.  This means infilling of the vacant areas within existing single-family detached housing areas with the same type of housing.  It also means that additional areas will be developed as single-family detached housing areas.

Limited duplex and triplex type housing and other low density multifamily developments such as townhouses or low rise apartments may be appropriate as a buffer use adjacent to commercial areas.  They may also be developed in a very limited basis on sites with unique characteristics, or they may be considered as a part of a Planned Residential District.  The design of such developments would be in character with the area in which they are locating, and any adverse features would be minimized.

· Northeast Tacoma Neighborhood Goals and Policies
Goal NET-1
Residential

Maintain the area’s predominant low-density single-family character while preserving the unique natural features associated with living in Northeast Tacoma.

Intent - Northeast Tacoma is and will continue to be a predominantly single-family residential community.  It is intended that existing single-family residential neighborhoods be preserved and protected from incompatible land uses and that future residential development maintain a single-family detached housing type.  It is recognized that limited development of duplex, triplex, and other multiple-family housing (e.g. townhouses, condominiums) may be appropriate under certain circumstances.  Such housing should be located within medium or other low intensity areas as a buffer between commercial and single-family developments with direct access to an arterial street and/or be developed under the Planned Residential Development (PRD) district concept.  While single-person, young married or elderly households may desire such housing, such multifamily developments should be scaled in terms of building size and bulk, design, and landscaping to fit the area and not cause an adverse impact to the existing single-family neighborhoods.  All residential developments should retain or establish vegetation that is visually attractive to the area.

Unique features (e.g. steep slopes) should be preserved, acknowledging there may be some limited development on certain developable portions.  Any development on steep slopes, however, must be low density, generally no greater than three dwelling units per acre, minimize any adverse environmental impacts and be unobtrusive to the surrounding area.  Existing housing located directly above on the cliff must be protected from negative impacts.

The policy intent is to encourage continued development of single-family housing and to protect the Northeast Tacoma area from other types of development that would adversely affect or change its character.  Positive qualities associated with single-family areas include low density, compatibility of structures, sense of openness, low traffic volume and small scale structures.  While some unique sites may be desirable or appropriate for development other than single-family housing, future development should take into consideration other existing policies including the preservation of steep slopes.  The viability of single-family detached housing areas depends upon maintaining these characteristics and new development should be sited and scaled to blend with it.
Policy NET-1.2
Visual Attractiveness
Residential developments should either maintain the existing natural vegetation or provide new landscaping adding to the area’s sense of open space.

Policy NET-1.3
Minimum Lot Sizes

Encourage single-family subdivision developers to provide minimum lot sizes equal to or greater in size than average lot sizes in existing single-family subdivisions.  If there are no subdivisions, the maximum should be eight lots to the acre.

· Recreation and Open Space

Goal NET-4
Recreation and Open Space

Provide a range of recreational and open space opportunities to the residents of Northeast Tacoma consistent with the changing needs of the area.

Intent - Twenty years ago, open space in Northeast Tacoma was abundant in both form and variety, but subsequent residential development has consumed much of the land.  In addition, remaining large parcels have been generally developed into large residential subdivisions.  To provide the necessary recreation and open space amenities, it is imperative that existing park projects be completed, that new recreational opportunities be identified and that remaining open space (e.g. slopes, gulches) be retained to help maintain the area’s quality of life.  The intent is to enhance the provision of open space and recreational opportunities with both public and private resources.  Properties located adjacent to existing parks, steep slopes and remaining undeveloped gulches need to be targeted for open space acquisition.  Recreationally deficient areas such as Upper Browns Point, Harbor Ridge and Northwood should be given special consideration.  Also essential will be a good working relationship between those who provide opportunities (e.g. Metro Parks, Tacoma School District, City of Tacoma) and those residents who use the facilities and services.  Improvements to key recreational facilities such as Norpoint Community Park and Alderwood Park need to be completed as soon as possible.  Also, a trail system needs to be developed for walking and bicycling that would link Northeast Tacoma to other systems in Tacoma, Federal Way, Fife, Browns Point and Dash Point.  Finally, the community needs to take advantage of its scenic views and vistas by establishing and/or improving (e.g. landscaping, paving, litter containers, etc.) public access to slope sites such as Norpoint Park located on Norpoint Way.

Policy NET-4.3
Unique Natural Features 

Require developers to provide and maintain landscaping of projects and to preserve any 

unique areas as open space.

Policy NET-4.4
Recreational Opportunities 

Develop regulations to require large-scale residential developers (e.g. subdivisions) to provide recreational opportunities within those developments to help meet the recreational needs of the residents.

Goal NET-6
Community Facilities

Provide a broad range of community facilities and services that are distributed fairly and equitably to meet the needs of the residents of all ages and of all areas within Northeast Tacoma.

Goal NET-7
Utilities and Services

To develop, maintain and properly distribute an adequate system of utilities and provide for an acceptable level of police, fire, refuse collection and street cleaning services for area residents.

Goal NET-8
Special Areas - Steep Slope Areas, Trees, Views and Native American Cultural Sites

Intent - As Northeast Tacoma has developed, there has been a significant loss of mature trees and new efforts need to be made to retain the remaining trees.  The trees add visual beauty, aid in erosion prevention and re-oxygenation and provide wildlife habitats.  Planting of new trees should occur in areas where retention is not feasible.  As an asset of the area, view also deserves consideration for promotion, protection and/or preservation pursuant to the City’s view sensitive ordinance.  As an area for early Puyallup and Nisqually cultural activities, it is also important that preservation and other actions be implemented in support of identified historic or prehistoric sites.
Policy NET-8.3
Site Views/Minimize View Blockage

Development within potential view areas should utilize various building designs, site layouts, street arrangements and orientation to maximize and protect the view potentials and minimize view blockage of adjacent sites.

Community Facilities Policy Plan

Existing facilities and services
Community facilities (public, quasi-public and private) provide a location where specific types of group activity or services can be provided.  Community facilities are buildings and other capital improvements used for the delivery of public services.  They provide places for public assembly, social and health services and for the administration of public affairs as well as facilities for transportation or utilities.  Examples include schools, libraries, correctional institutions, police and fire stations, government office buildings, airports, solid waste transfer stations, transit terminals and maintenance facilities.  Some community facilities are privately built and operated.  These include churches, hospitals, nursing homes, community club buildings and private or parochial schools.

Community facilities vary widely in character and impact.  Some are residential in character or associated with residential areas such as schools and libraries.  The location of some facilities may be dependent on other considerations such as transportation or utility system needs.  Because the term community facilities encompasses a large number of diverse facilities and uses, they have been grouped into general categories to aid discussion.  The following pages provide an overview of existing community facilities in Tacoma.

Schools – Educational services in Tacoma are both publicly and privately operated.  In Tacoma, public schools are operated by Tacoma School District No. 10.  The district operates 57 separate facilities comprised of 5 high schools, 10 junior high schools and 42 elementary schools.  Bates Vocational School is also operated by Tacoma Public Schools.  State law sets the standards for service levels and facility development of public schools.

The District has been experiencing a declining enrollment in the past few years as a result of a lower birth rate and smaller families.  This decline in enrollment may result in the use of surplus schools, where appropriate, for health clinics, community centers or other uses.  Currently the School District with the aid of several citizen committees is conducting and in-depth study on its education facilities in the city, including facility standards, enrollment projections, location of new facilities and possible school closures.  The recommendations of the citizen committees will be presented to the Tacoma School Board during the late fall of this year.

Parks and Recreation – Public recreation and open space facilities are a specialized type of community facility.  They are owned and/or operated by the Metropolitan Park District, the Tacoma School District or the City of Tacoma.  Existing facilities include parks, playgrounds, improved school sites, trails, bikeways, gulches, and steep slopes.  Facilities offered by the private sector such as movie theaters, bowling alleys or skating rinks are also considered as a part of the existing facilities available to meet a portion of recreation needs.

Northeast Tacoma Planning Area
Existing Facilities

· North Shore Golf Course, 4101 North Shore Blvd., Tacoma, Washington

Goals and Policies – Location and Design

(2) Aesthetics and facilities

Encourage community facilities to be coordinated and integrated with surrounding land uses so as to aesthetically enhance the neighborhood in which they are located and to minimize any inherent nuisance, influence or disrupt on adjacent properties.

H.
PROJECT RECOMMENDATIONS:

As part of the City’s standard review process for land use permits, notice of this application was mailed to various City departments as well as many outside governmental and non-governmental agencies.  These agencies, as noted below, have provided comments and recommended conditions to the Public Works Department.  These comments, where appropriate, have been incorporated in the Recommended Conditions of Approval section of this preliminary report.

	City of Tacoma:
	

	Building Code
	No objections

	Flood Plain
	Attached, and included as conditions

	Critical Areas
	Attached, and included as conditions

	Construction
	Attached as comments on the proposal

	Geotechnical
	Attached, and included as conditions

	Traffic Engineering
	Attached as comments on the proposal

	Public Works Review Panel
	Attached, and included as conditions and mitigation in the Draft and Final SEIS

	Environmental Services Science and Engineering
	Attached, and included as conditions

	Environmental Services Wastewater Management
	Attached, and included as conditions

	Solid Waste     
	No response

	Streets and Grounds
	No response

	Community Economic Development
	Attached as comments on the proposal

	Community Economic Development – Historic Preservation
	Attached as comments on the proposal

	Fire
	Attached, and included as conditions and mitigation in the Draft and Final SEIS

	Police
	No response

	Water
	Attached, and included as conditions

	Power
	Attached, and included as conditions

	Click!
	No response

	Metropolitan Park District
	Attached as comments on the proposal and portions included as mitigation in the Draft and Final SEIS

	Pierce County Office of the Assessor-Treasurer
	No response

	Tacoma School District #10
	Attached as comments on the proposal and portions included as mitigation in the Draft and Final SEIS

	Tacoma Pierce County Health Department
	Attached, and included as conditions

	Tacoma Audubon Society
	No response

	Environmental Protection Agency
	No response

	Pierce Transit
	Attached, and included as comments and conditions

	Port of Tacoma
	No response

	Puyallup Tribe of Indians
	Attached as comments on the proposal

	U.S. Postal Service
	No response

	Puget Sound Clean Air Agency
	No response

	Puget Sound Energy
	No response

	Washington Department of Ecology
	Attached, and included as conditions

	Washington Department of Ecology – Toxics Cleanup Program
	Attached as comments on the proposal

	AT&T Broadband
	No response

	Burlington Northern Santa Fe Railway Company
	No response

	City of Federal Way
	Attached as comments on the proposal and portions included as mitigation in the Draft and Final SEIS

	King County
	No response

	Puget Sound Energy
	No response

	Qwest
	No response

	U.S. Department of Fish and Wildlife Service
	Attached as comments on the proposal

	U.S. Army Corps of Engineers
	Attached as comments on the proposal

	Washington Department of Transportation
	Attached, and included as conditions

	Washington Department of Natural Resources
	No response

	Washington State Office of Archaeology & Historic Preservation
	No response


As noted above, those agency and departmental comments received and resulting in mitigating conditions through the Draft and Final SEIS process are incorporated by reference in the environmental documents (Draft and Final SEIS) and are also listed below in the Recommended Conditions of Approval section of this preliminary report.
I.
BURDEN OF PROOF
The applicant bears the burden of proof to demonstrate that the proposal is consistent with the criteria for the approval of Preliminary Plats (Section 13.04.100), Rezone Modifications (Section 13.04.080 & 13.06.650), Site Plan Approval (Section 13.06.140), Variances/Reductions (13.06.645 & 13.04.240) and Wetland/Stream Exemptions and Assessments (Section 13.11) of the TMC.

J.
Analysis

Transportation:

The applicant has indicated that the proposed development would be accessed via a proposed primary north-south road to be dedicated to the City of Tacoma as public right-of-way.  The southern access of the road would be served from the existing 33rd Street NE, a minor arterial, in the general location of 38th Avenue NE (extended).  The northern access would connect to the existing Fairwood Boulevard NE, which accesses Northshore Parkway NE, a minor arterial, to the north.  Fairwood Boulevard NE varies in right-of-way width from approximately 64 feet to 52 feet in the location of the proposed connection to the proposed primary north-south road.  Within the proposed development, a network of proposed public and private roads are proposed to serve the single-family homes.  The project is expected to generate a net total of approximately 5,330 trips per weekday with the single-family detached homes generating approximately 60% of the total traffic, while the townhomes would account for 40% of the total traffic generation.
The current access to the golf course, served from Northshore Boulevard NE, will be closed to vehicular traffic, with the exception of emergency vehicles and a pedestrian access.  As identified in the Draft SEIS, the applicant shall provide hammerhead turnarounds on either side of the vehicle barrier to prevent traffic impacts.  In addition, the applicant shall provide a pedestrian connection through or around the barrier and sidewalk connections to the existing sidewalks to assure safe pedestrian passage.

The applicant has submitted multiple documents relating to traffic, which are included in this report as Exhibits.  The documents include a traffic impact analysis conducted by Transportation Engineers Northwest (TENW), supplemental letters, a total trip generation summary, and an intersection sight distance exhibit.  The Exhibits are included as 28-33.
Given the location of the site in Northeast Tacoma, primary access is through the adjacent jurisdiction, the City of Federal Way.  For their response, Federal Way staff were consulted by the applicant and the City of Tacoma during the project review.  The City of Federal Way conducted a concurrency analysis and identified recommended mitigation measures to address impacts from project traffic on City of Federal Way road network.  Those mitigation measures are specified on pages 3.3-16 to 3.3-17 in the Draft SEIS and page 2-10 of the Final SEIS.  Further, these mitigating measures are included within the recommended project conditions (be reference) below in the Recommended Conditions of Approval section.  The City of Federal Way traffic staff and City of Tacoma traffic staff have determined that these mitigation measures and the specified pro-rata contribution to the City of Federal Way will adequately mitigate traffic impacts to the Federal Way road system.  Associated correspondences from the City of Federal Way and the concurrency analysis are included as Exhibits 67-72.
Open Space Calculations:
The TMC requires sites within a “PRD” designation comply with the minimum requirements for “usable open space”.  The specific provision reads:
TMC 13.06.140.F.6.  Usable open space.  A minimum of one‑third of that area of the site not covered by buildings or dedicated street right‑of‑way shall be developed and maintained as usable landscaped recreation areas.  All open space shall be maintained free of litter and of conditions constituting a potential public nuisance.
Appendix C of the Draft SEIS document (Exhibit 91) provides staff’s detailed analysis of open space for the proposed development.  Because of questions pertaining to the interpretation of what constitutes “usable open space”, together with a variety of development assumptions and scenarios, the calculations are broken into four subsections (or “appendices”) within these open space calculations.  The different scenarios and assumptions are provided as a tool to the Hearing Examiner for determining which development scenario is appropriate to apply to the proposed development.  

The first four pages of the calculations provide an analysis of the existing conditions which make up the entire Northshore PRD District.  The existing conditions of the PRD include the following categories and are individually broken down into square footage and acreage within the calculations:

· Total PRD area

· Golf course area

· Site area excluding the golf course

· Existing building coverage

· Private yard area

· Open space provided by the HOA (Home Ownership Association)

· 20-foot perimeter strip encompassing the PRD

· Grades exceeding 20%, tidelands, bodies of water and/or be otherwise unusable for active recreation purposes

· Existing public right-of-way

· Existing private roads

· Proposed public right-of-way

· Proposed private roads

During research of the above conditions, it was apparent that not all of the information, (City records, GIS mapping information, Pierce County Assessor-Treasurer information, and the applicant’s submittal) were consistent in calculations.  Therefore, the table is broken into two separate columns, reflecting the historical and GIS information available to City land use staff, and the information submitted by the applicant as part of “The Point at Northshore” application. 

The table also contains TMC citations of applicable PRD regulations in effect at the time the application for “The Point at Northshore” became vested.

Page 4 of the calculations contains a brief analysis of the density for the PRD.  The analysis provides the number of units approved under the 1981 Final EIS, current development of the site (per information available to City staff), and the information submitted by the applicant.  In summary, the following analysis regarding dwelling units was determined:

	
	Final EIS

Dated January 1981
	GIS information available to City land use staff (current development)
	Applicant’s submittal information (current development)

	Total Units
	1,485 units
	1,208 units
	1,265 units


The remaining pages of the calculations contain four appendices (“A” through “D”).  The appendices identify the following four potential scenarios for development within the PRD.

· Appendix “A” – No additional development assumed

· Appendix “B” – Build-out of the PRD to the setbacks identified by the “R-2 PRD”   

 regulations.

· Appendix “C” – Full build-out of the PRD to the property lines (i.e., zero lot line)

· Appendix “D” – Average building footprint

Each scenario was calculated using two different methods; the first includes private roads as usable open space (referred to as “Total area not covered by buildings or public roads including private roads, or “T.A.N.C.”) and the second excludes private roads as usable open space (referred to as “Total area not covered by buildings or public roads excluding private roads”, or “T.A.N.C.-X”).  Further, Table 3.1-3 “Existing and Proposed Open Space Area Within Northshore PRD District” provides a further analysis of the average building scenario by further breaking down the calculation into including or excluding private yard areas in the calculations.
In the Final SEIS analysis, staff determined that approximately 75.07 acres of open space within the PRD shall be maintained per the “usable open space” requirement.  If applying the scenario of “average building footprint”, where each lot (existing and proposed) constructs to an average footprint, an open space amount of 172.73 acres would be provided if you count private yards; however, only 44.55 acres would be provided if private yards were not included.

Using the same scenario of “average building footprint”, the proposed action alternative as identified in the Draft SEIS would only provide 176.35 acres of open space when including private yards and 66.95 acres of open space if excluding private yards.  In both of these examples, the minimum 75.07 acres of required “usable open space” is not achieved when excluding private yards.  Of note, both these scenarios also exclude private roads from being considered “usable open space”.
The applicant has also provided an analysis of the open space, titled “The Point at Northshore: Assessment of Open Space and Density within the Northshore PRD” and is included as Exhibit 47.  Below are the three development scenarios reviewed by the applicant and a brief summary of their open space findings:
· As Built-Condition – total usable recreation area is 52.69%
· Full Buildout of Every Lot to the Property Lines – open space would be 21.88% which is .12% less 

than the minimum requirement.  Further, full build-out would exceed the minimum 33% coverage by structures requirement.
· Maximum Building Footprint Allowable While Still Maintaining Minimum PRD Open Space – usable 

rec area is 25.16%.
Preliminary Plat:
As noted previously, the applicant is proposing to divide the site into 860 lots containing 366 single-family detached homes within the southerly portion of the site and 494 attached townhomes within the northerly portion of the site.  In addition to the 860 residential lots, the applicant is proposing 65 separate tracts to serve a combination of uses such as private access roads, open space, storm facilities, slopes, and critical areas and/or their associated buffers.  The applicant is proposing approximately 14,265 lineal feet of dedicated right-of-way throughout the site.

The TMC identifies this area as a single-family planned residential development district and the City of Tacoma’s Comprehensive Plan designates the site as a “Low Intensity” housing area, an area that is suitable for single-family development.  The Generalized Land Use Element (GLUE) provides that overall densities for a low intensity residential area may vary and can range up to about 15 dwelling units per gross acre.  Further, densities will vary depending on the nature and location of development, the physical limitations of the site, the existing development pattern, and the characteristics of the surrounding area.  In general, assuming that the existing PRD boundaries are the “low intensity residential area” per the GLUE, then the existing density yields approximately 3.57 units per acre (PRD area [338.24 acres] and 1,208 residential units).  Of note, this is a gross calculation and includes roads per the Comprehensive Plan.  Further, Section III – Residential Development of the GLUE, states “As used in this document, density is the number of dwelling units per acre, less allowances for street and public and quasi-public uses (dwelling units/net acre)”.  Therefore, the specific proposed development of the golf course would yield a density of approximately 9.85 units per acre (golf course area [112.4 acres] minus public & private roads [25.09 acres] and 860 residential units).  This dwelling unit/net acre calculation requiring the exclusion or roads is further supported by the TMC 13.06.602.A.3.d which states “No yard shall include any land dedicated, reserved, or set aside for street purposes, except as provided in this chapter.”  Further, “quasi-public uses” were excluded from the net density calculation based on the TMC definition of “Public Facility Site”.  A Public Facility Site is defined as “An existing public or quasi-public site developed with an existing public or quasi-public facility…”  The definition describes quasi-public as existing facilities.  As none of the proposed parks, trails and/or utility facilities are presently provided, they were not included in the density calculation.  As both the PRD area and the golf course are below the 15 units/acre density for Low Intensity designation, it can be assumed that the proposed development, together with existing development within the PRD, will remain at or below 15 units/acre.
The site is comprised of three different Tier types.  The majority of the site is located within the Tier I “Primary Growth Area” designated location.  The GLUE indicates that primary growth areas are already characterized by urban growth and the key public facilities and services are available and either meets the adopted levels of service standards or are planned to meet the standards through programmed capital investments within the next six years.  The south-central portion of the site is located within a Tier II “Secondary Growth Area” designated location.  The GLUE indicates that secondary growth areas are already characterized by urban growth and where key public facilities and services are generally available.  One or more of the key facilities may not be available or do not meet the adopted level of service standards.  The GLUE goes on to further state that private and public purveyors may provide services.  Finally, the north-easterly portion of the site is located within the Tier IIICR “Tertiary Growth Area – Critical Area”.  While the Comprehensive Plan does not describe the “CR” designation, it does indicate that Tier III “Tertiary Growth Areas” are lands adjacent to areas already characterized by urban growth, but may not necessarily have urban levels of development.  Generally, these areas are not presently served with adequate key public facilities and services.  Should the proposal be approved, the necessary utility system improvements have been provided by service providers and have been included as recommended conditions in this report.  With the development of these utility improvements, the proposal will be providing the streets, pedestrian access, and utility services necessary to serve this development.
The subject property is zoned “R-2 PRD”.  The zoning requires that newly platted residential sites in this area have a minimum of 5,000 square feet of lot area and minimum average lot width of 50 feet.  The “Variances/Reductions” section below provides more detail on minimum lot site and setbacks proposed by the applicant.
The applicant is proposing a significant amount of grading to occur on the site to allow the construction of retaining walls, utility and street improvements, level building sites, and other associated site development activities.  Generally, the applicant has proposed to balance the site with cut and fill material which will require the movement of approximately 400,000 cubic yards of material on the site, per the applicant’s SEPA checklist revised November 5, 2007 (Exhibit 88) and a conceptual grading plan (Exhibit 1).  With respect to steep slopes and soil types, the applicant has provided a geotechnical report and supplemental study, prepared by Pacific Geo Engineering, LLC, regarding the site.  Those documents are appended as Exhibits 26 and 27.  Further, the City’s Geological Engineer, Ms. Sue Coffman, has reviewed the studies and provided specific conditions with respect to earthwork within sloped areas that have been included as recommended conditions of approval should the proposal be authorized.
Further, the applicant has also requested reductions to minimum accessway standards for the proposal.  Identified below as “Request” the applicant has requested the following reductions and Officially Approved Accessways according to the most recent site plan received by Public Works on August 29, 2008, marked as Exhibit 1, and a “Lot Area Reduction and Right of Way Modification Request” revised on November 8, 2007 marked as Exhibit 3.  
TMC 13.04.110 provides “…the minimum standards found in Sections 13.04.120 to 13.04.230 may be waived upon a finding by the Hearing Examiner or Land Use Administrator that unique circumstances exist that make the strict application of the standards unreasonable.”

In this regard, the City’s Public Works Department, City Traffic Engineer and Tacoma Fire Department have reviewed the requested reductions and provide the following analysis indicated as “Response”:

Request:  Private accessways serving the townhomes within the northerly portion of the site are proposed to contain a total width of 24 feet.

Response:  As discussed in the Draft SEIS, a 24-foot accessway serving the townhomes is not of sufficient width and design to accommodate the necessary infrastructure, provide room for on-street parking (the impact related to reduction of on-street parking is further analyzed in the Draft SEIS), and emergency services.  Staff recommends 30-foot wide private road designs on streets that end with an approved turnaround.  The 30-foot wide design shall have sidewalks on each side, vertical curb and gutter combination, and asphalt paving 20 feet in width.  Additional easements may be necessary for utilities.  Where on-street parking can be accomplished on one side of the street, including the road segment commencing at the connection to Fairwood Boulevard NE and continuing south to the transition to the proposed 52-foot street right-of-way in Phase III, a 38-foot wide private road design is recommended. The 38-foot wide design increases the parking supply for guests and residents. The 38-foot wide Private Road design shall consist of 28 feet of paving, a combination sidewalk and vertical curb, and gutter.  Further details regarding the design of these roadways are contained in the Draft SEIS.  
Request:  Private accessways serving detached single-family homes (lots 14-16, 75-77 and 215-218) are proposed within private tracts less than 52 in width with roadways of less than 28 feet in width.  Specifically, proposed Tract “C” is approximately 22 feet in width, proposed Tract “G” is approximately 30 feet in width, and proposed Tract “K” is approximately 30 feet in width.
Response:  Provided that the private accessways serving the lots comply with the minimum development standards identified in the 2004 Design Manual, staff has no objections.
Request:  Private roadways serving the townhomes are proposed to terminate in turnarounds other than cul-de-sacs (required on dead-end roads serving five or more lots).  Further, several of the dead-end roads exceed the dead-end length of 500 feet and block lengths exceeding 660 feet.

Response:  In the case of the proposed development, the unique shape of the lot with regards to the townhome locations, and the higher proposed housing density, may qualify the project for this waiver.  The Tacoma Fire Department has determined that the proposed street alignment, including the over 500-foot long dead ends does not pose any threat to fire and public safety as long as the townhouses are equipped with sprinklers, adequate turnarounds, and fire hydrants are provided.  Current fire codes do not require townhouses to include sprinklers; however, sprinklers can be required if local access problems make it more difficult to reach the townhomes.  As the townhomes within the subject development would be located on dead end streets longer than 500 feet and will be more difficult to access, the townhouses should be required to be equipped with automatic sprinkler systems.  Further, staff has no objections to the waiver of cul-de-sacs on private roads approved with a reduced development standard; however, the turnarounds shall comply with the minimum development standards for branch or T-type turnarounds per the City’s 2004 Design Manual and as determined adequate through the City’s Work Order process.
Request:  Reduced minimum radiuses for cul-de-sacs.  The site plan (Exhibit 1) indicates a radius of 52 feet; whereas, the City’s Design Manual and Platting and Subdivision standards requires a minimum curb radius of 45 feet and radius of 55 feet to the private property line. 

Response:  Staff does not recommend approval of this reduction.  There is no indication of unique circumstances that would require such deviation from the minimum radius standard for cul-de-sacs.  In addition, the applicant is proposing public streets that comply with minimum width and development standards; therefore, the cul-de-sacs shall meet all minimum standards as well.
Finally, through public comment, the question of whether the proposed development is consistent with RCW 58.17.215, Alteration of subdivision – Procedure, has been raised.  A more detailed response to this issue is addressed within the Final SEIS (page 3-52 and 3-53); however, in summary, public comments offer an interpretation regarding the applicability of this section relative to the proposed development.  The City Attorney’s office has found no case law to support the proposition that this application is required to obtain a plat alteration of an adjacent plat (Division 2).  Judge Hartmann, while ruling on the validity of the CZA and OSTA, provided that the applicant is entitled to seek a change to these two restrictions though the PRD modification process (rezone modification).  The Judge also ruled that these two agreements did not create a property interest or third party beneficiary rights held by property owners in the adjacent residential areas within the PRD, including Division 2.  See Exhibit 25 regarding the summary and decision by Judge Hartmann.
Further, according to the public comments, a plat modification for Division 2 that occurred in 1985 carried forward a condition (condition #17) that required development within Division 2 to modify the original CZA as assurance of the continued availability of the golf course for open space density requirements in perpetuity.  As Division 2 has already been fully constructed with homes, it suggests that the City has previously determined the condition was satisfied with the existing text of the CZA and OSTA, as staff is unaware of any modified CZA agreement.
Rezone Modification: 

As detailed in TMC 13.06.650, applications for reclassifications may be approved if the proposal is found to be consistent with the stated decision criteria.  Staff has reviewed this project against these criteria and this review is set forth below.

1. That the change of zoning classification is generally consistent with the applicable land use intensity designation of the property, policies, and other pertinent provisions of the comprehensive plan.

In this instance, the request is not for the purpose of changing the existing “R-2 PRD” zoning classification, as the subject site was rezoned to “R-2 PRD” One-Family Dwelling and Planned Residential Development District in 1981 (Rezone File No. 120.924).  Rather, a modification to the previously approved rezone is necessary because the current proposal exceeds the thresholds for minor modifications to previously approved land use permits.  In this regard, the proposal would increase the number of dwelling units by 860 with associated infrastructure and utility improvements.  Further, the modification is required for the proposal to remove the previous condition of approval which tied the golf course to the “PRD” for both its open space and density requirement.  Below is the condition identified in the Hearing Examiner’s recommendation:
“The applicant shall submit a legal agreement, which is binding upon all parties and which may be enforced by the City of Tacoma.  It should provide that the property in question will maintain and always have the use of the adjacent golf course for its open space and density requirement which has been relied upon by the applicant in securing approval of this request.  In this regard, the agreement attached to File No. 128.9 may be used in concept (See Exhibit No. 4).  However, the Examiner believes that there must be more certainty provided to insure the golf course use, which was relied upon to gain the density for this request, is clearly tied to the applicant’s proposed use in perpetuity.”

Of note, Division 1 existed prior to the rezone of the golf course and other divisions (2, 3 and 4) to "R-2 PRD", and as such, the reliance for open space and density for Division 1 was not a component upon which these permit actions relied.
In consideration of the current proposal, the City of Tacoma Comprehensive Plan incorporates many specific plan elements that provide broad development plans and policies to guide new development in the City of Tacoma.  The Comprehensive Plan identifies this site, as well as the properties to the northeast, southeast and northwest as within a “Low Intensity” area.  A predominance of single-family detached houses on individual lots and a relatively quite neighborhood environment are characteristic of low intensity residential areas.  Low intensity areas may also include a limited mixture of other uses but still predominantly single-family in character.  Further, the Low Intensity designation states that large scale residential development projects which maintain a low density but permit varying types of structures such as low-scale apartments, townhouses, duplexes and single-family detached housing may be appropriate in low intensity areas.  As previously discussed, the overall densities for low intensity residential areas may vary and can range up to about 15 dwelling units per gross acre.
With respect to the intensity designation, existing development along the perimeter of the golf course and the developments constructed within the golf course (such as Windance, The Links, and On the Green), were permitted and constructed with the intent of the golf course providing significant open space and recreation to the immediate area (per the 1979 and 1981 Draft and Final EIS, Exhibits 89 and 90). While the proposed development is consistent with the density standards of the Low Intensity designation (i.e. 15 units per acre or less), from a strictly mathematical calculation, it does appear inconsistent with the intent of this designation. The intent of the Low Intensity speaks to low-scale townhouses and single-family detached housing, along with compatible low densities in planned residential districts.  As already noted, the existing residences were constructed in a manner to take advantage of the approximately 116-acre golf course and surrounding views. For example, On the Green apartments, Windance, and The Links communities were clustered together, while the golf course surrounds the developments on two or three sides.  Many single-family detached homes were constructed immediately adjacent to the golf course or at the top of slopes, with sweeping views of the golf course.
Development of The Point at Northshore would completely remove the golf course; and though some tracts for open space and recreation will be provided, the overall scale of the 860-unit development is inconsistent with the established character and present scale of the existing residences.  Further, the development would primarily be eliminating the open space and recreational area that the golf course was intended to provide for the surrounding area. The Proposed Action Alternative (as contained in the Draft and Final SEIS, Exhibits 92 and 92) may also be inconsistent with the intent of the Low Intensity designation; however, this alternative lessens the impact to surrounding properties by including open space transition zones and a uniform trail system for active recreation that is able to be enjoyed by the surrounding development both visually and physically.
A full analysis of the applicable Comprehensive Plan policies is contained within Appendix C of the Final SEIS document (Exhibit 92).  In summary, a portion of the Comprehensive Plan policies were either found to be consistent with the proposal or could be consistent if the recommended mitigation is required.  However, several policies were found to be inconsistent with the proposed development.  Those inconsistent policies are outlined below:

***

LU-GGD-2 Growth Rate 
Foster orderly, desirable growth in appropriate locations at a rate consistent with citizen desires and the provision of adequate services and facilities 

Comment: As identified in the DRAFT SEIS, adequate services and facilities to support The Point at Northshore would be required if the development is approved. However, of the hundreds of written comment letters received from citizens living in the immediate vicinity of the golf course, none expressed a desire for the Proposed Action to be developed. Therefore, this development may be inconsistent with some aspects of this policy.
***

LU-UAD-1 Design and Aesthetics 
Emphasize good design and aesthetics by recognizing and retaining existing scale, proportion and rhythm and using compatible materials in new development and redevelopment. 

Comment: The Tacoma Municipal Code, under which this application is considered, does not presently prescriptively regulate the aesthetics of single-family structures for lots that meet Code prescribed standards such as lot size and dimensions, and building height and setbacks. In the Planned Residential Development zoning overlay, the minimum average lot area is 5,000 square feet and the minimum average lot width is 50 feet with 7.5 foot side yard setback requirements (TMC 13.04.240 & 13.06.110). 

The scale of development in the single-family detached homes of The Point at Northshore may be inconsistent with this policy. Many of the lots for the proposed single-family detached homes at The Point at Northshore are smaller than the 5,000 square feet standard. The Proponent has requested a reduction in minimum side yard setbacks to 5 feet and a reduction in average lot width to 40 feet. Divisions I, II and IV, of the existing Northshore Country Club Estates contain single-family detached homes which abut The Point at Northshore site. On average, these existing surrounding adjacent lot sizes range from approximately 10,200 square feet to 12,200 square feet. Further, these existing lots typically meet or exceed the 7½ foot side yard setback requirement and the average lot width requirement of 50 feet. The Windance community, which is located in the central portion of the overall golf course, was granted side yard setback variances in 1996 to allow the single-family homes to have side yard setbacks of 5 feet. 

While the proposed townhomes in both the Proposed Action and Proposed Action Alternative appear consistent with the low intensity designation regarding density, it is noted that significant variances and reductions to minimum development standards such as side yard setbacks, lot width and lot area reductions would be necessary based on the Proposed Action. While the townhouses are proposed to be located near the majority of existing condominium and multi-family development, the proposed townhouses would be inconsistent with this policy, because they would be out of scale and rhythm with existing development. The proposed townhouses in The Proposed Action would be the first townhouses to be included in the Northshore Country Club Estates PRD. The PRD is presently comprised of single-family detached homes, multi-family rental units (apartments) and ownership units (condominiums). The townhouses are proposed to contain an average lot area of approximately 2,100 square feet and varying average lot widths of approximately 20 feet. The townhouses are proposed to be located near the majority of the existing condominium and multi-family development. The townhouses will also be situated near the Windance community of single-family detached homes which contain an average lot area of approximately 5,800 square feet, an average lot width of approximately 50 feet, and reduced side yard setbacks of 5 feet.

***

LU-UAD-2 Encourage Landscaping 
Encourage the use of landscaping for buffer, screening and beautification purposes. Encourage the use of drought tolerant species to conserve water and ensure plant survival. 

Comment: To date, the Proponent has submitted typical landscape plans for the proposed entrance along 33rd Street NE, parks, trails, and roadway designs. However, the landscape plans do not provide specifics on amount, type, or degree of screening that the landscaping will provide, or tract specific landscaping information for the entire site. The Proponent has indicated they will maintain some of the existing trees and landscaping presently located on the golf course; however the exact location, type, and quantity of the trees has not been clearly described given the placement of proposed roads, structures, and grading. Although the Proposed Action and to a greater extent The Proposed Action Alternative, provide vegetative buffers, it is not clear whether species will be drought tolerant and conserve water; therefore, we cannot yet determine if the proposal is consistent with this policy. 

The View Analysis Video and snapshots contained within the Draft SEIS simulate the tree-planting plan of the Proposed Action and the Proposed Action Alternative after 10-20 years of growth.

***

LU-RDG-1 Protect Established Residential Areas 
Protect, preserve and maintain established residential neighborhood areas where a definite density, housing type and character prevail; nuisances and incompatible land uses should not be allowed to penetrate these areas. 

Comment: Northshore Country Club Estates is an established residential neighborhood with predominantly single-family homes and a variety of lot sizes ranging from 5,000 to over 12,000 square feet. Additionally, there are multi-family rental and ownership housing units. As previously discussed in LU-UAD-1 Design and Aesthetics, the Proposed Action includes single-family attached and detached residential lots with average lot areas, lot widths, and setbacks that are smaller than the predominant development pattern. Additionally, townhouses would be introduced for the first time to this neighborhood. The Draft SEIS identified significant and adverse impacts to Land Use Compatibility and Aesthetics under the Proposed Action. The Proposed Action would be inconsistent with this policy. At this time insufficient design and detail are available to determine whether the Proposed Action Alternative would be consistent with this policy.  Draft SEIS Section 3.1 Land Use Compatibility and Aesthetics provides a detailed analysis of impacts by the Proposed Action on adjacent, existing residential uses, and identifies mitigation to reduce the impacts caused by the development on those uses. Further, the Transportation, Schools, and Recreation sections of the Draft SEIS identify proposed deficiencies to nearby public facilities that the Proponent will be required to mitigate to prevent adverse impacts on the surrounding neighborhoods.
***

LU-RDG-3 Stress Natural Qualities 
Stress the natural physical qualities of our city (for example, trees, marine view and natural features) in locating and developing residential areas, provided such development can be built without adversely impacting the natural areas. 

Comment: The Proposed Development will replace the majority of the existing trees, open space, and recreation features currently provided by the North Shore Golf Course with houses, streets, and new open space tracts. Existing marine, scenic, and territorial views have been reviewed under the Draft SEIS to determine the extent of view impacts to the surrounding area from both private and public locations. Some views will be impacted by the Proposed Development. While the golf course is a constructed recreational feature, this feature and associated mature plantings, provide a unique and desirable community asset and natural feature opportunity. To this end, the majority of residences surrounding the golf course were constructed not only after the golf course was built, but the golf course was highlighted as a key asset of the overall intended planned community development. Further, this planned community was designed and constructed to provide the most advantageous views of the numerous natural features of the land, including the territorial views of the golf course and its open space, as well as the City‘s other desirable natural features such as scenic views of Mount Rainier and other unique and desirable Pacific Northwest characteristics. The development of the golf course under the Proposed Action will significantly reduce these desirable natural physical qualities. Staff concludes that the Proposed Development is inconsistent with this policy.
***

LU-RDG-6 Innovative Development 
Encourage residential development of mixed structural type and design, as well as unique building and site arrangements to increase affordable housing options and achieve appropriate densities provided that the development is compatible and the desirable characteristics of the surrounding area are maintained. 

Comment: The Proponent submitted schematics and/or photos for approximately 15 proposed housing elevations, both attached and detached single-family types. Further, the Proponent has indicated that site layout and design will allow for existing residences to maintain views of proposed amenities, such as pocket parks, trails, and water features to be maintained from existing surrounding homes. However, the Proposed Development may not be compatible and may not maintain the desirable characteristics of the surrounding area.

During the comment period, several hundred nearby residences stated that the existing golf course would be a more desirable neighborhood characteristic than the development of 860 new homes and associated infrastructure and open space.

Staff was unable to conclude whether the Proposed Development meets this policy.
***

LU-RDG-7 Encourage Maintenance and Revitalization of Neighborhoods Encourage the preservation and/or maintenance of sound, viable neighborhoods and the revitalization of those that are declining. 

Comment: The existing Northshore Country Club Estates homes (Divisions 2, 3 and 4) have been constructed surrounding the North Shore Golf Course since the early 1980s. The Proponent now proposes to redevelop the golf course into a residential neighborhood with 860 residential units. Aesthetic impacts to the surrounding neighborhood have been evaluated within the Draft SEIS. The Proposed Development may not be consistent with this policy.

***

LU-RDLI-6 Innovative Development 
Permit the innovative development of large-scale low-density residential projects consisting of varied housing types in appropriate locations within low intensity residential areas provided the density; design and scale are compatible with the character of surrounding properties. 

Comment: As mentioned above, the Proponent has provided multiple photographs and sketches of possible housing types that may be developed on the site. However, the Proponent has not committed formally to these designs, only that a variety of housing types will be built (single-family detached and townhouses of various sizes). The mix of single-family housing densities conforms to the intent of this policy; however in some areas, the development is not compatible with the character of surrounding properties; therefore, this policy has not been followed. 

The Propose Action Alternative includes a unified perimeter trail running through the vegetated transition buffer, an innovative design feature that will improve the compatibility between proposed and existing developments.
***

H-NQ-2 Neighborhood Infill Housing 
Encourage infill housing that is compatible with abutting housing styles and with the character of the existing residential neighborhood. Focus housing within areas identified for residential growth and promote privacy from nearby units and public areas. 

Comment: The Proposed Action includes infill housing that is in some areas comparable to existing development, and in other areas, is incompatible because it is more intense than existing development. Because of the different characteristics of abutting housing and Proposed Development, it is difficult to determine whether or not this policy is met by the Proposed Development. Draft SEIS Section 3.1 Land Use Compatibility and Aesthetics and FSEIS Appendix D give a detailed analysis of land use compatibility along the perimeter of the Proposed Development site. The transition zone in the 

Proposed Action Alternative helps promote privacy from nearby units and public areas and improves land use compatibility.
***

H-HC-1 Innovative Development Techniques 
Promote innovative development techniques to better utilize land, promote design flexibility, preserve open space and natural features and conserve energy resources. Ensure new housing is compatible with the overall density, intensity and character of the area.

Comment: The Proponent has stated in 2.4 Project Objectives (contained within the Draft SEIS), that an objective of their proposal is to ―Implement innovative development techniques that allow a better use of the land, provide a better mix of housing types, and create efficient delivery of urban services, [and to promote] design flexibility that enhances and improves the use of and enjoyment of open space areas by the neighborhood and general public.  Further, the Proponent‘s application materials, specifically the Variance and Rezone criteria, identify measures that will generally promote a community feeling and slower traffic, such as proposed landscaping, retention of several of the existing ponds, reduced development standards, and smaller roadways. The proposed landscaping and open space will assist in providing privacy for future residents.

A widely acceptable assumption is that attached housing is more efficient because this type of development uses less energy, usually allows for an opportunity to preserve open space and natural features, and usually provides a more efficient use of land. However, in this instance, staff finds that the townhouse portion of the proposal does not allow for notable amount of open space, nor does it afford the significant preservation of natural features, such as mature trees and shrubs and varying topography.

Therefore, staff concludes that the Proposed Action does not meet this policy. However, in staff‘s view, the Proposed Action Alternative moves the project closer to meeting the intent of this policy than the Proposed Action.

***
E-ENF-1 Natural Features Value 
Recognize the value of natural features of the land within the urban environment; conserve as many natural features as is possible and appropriate. Natural features are not only important for ecological reasons but they both possess educational and recreational values as well. 

Comment: This application proposes to substantially alter the existing natural features of the project site area. The existing site currently contains an 18-hole privately-owned public golf course. The golf course and surrounding residential properties contain large, mature deciduous and non-deciduous trees, detention ponds/water features, steep grades that at times exceed 40% and the headwaters for Joe‘s Creek. While the Proponent may assert that the site no longer contains ―natural‖ features (due to the grading and stormwater control facilities created with the development of the golf course), staff contends that the landscaping, ponds, and topography are perceived as natural, as such elements have been showcased as part of the natural amenities for the surrounding residential communities. For example, the steep slopes create opportunities for scenic and territorial views of the existing open space (i.e., the existing golf course), Commencement Bay, and Mount Rainier. Along the same lines, the ponds and mature trees located within and at the edges of the golf course open space create a visually pleasing environment, support urban wildlife, and create a visual break from the surrounding residential neighborhoods.

While this application proposes to retain the four largest of the existing seven ponds and some landscaping, this Proposed Action will considerably alter the existing topography by grading and filling the project site, removing the majority of trees and vegetation, and developing the golf course with 860 residential units. The current proposal cannot be built without the approval of several variance and development waiver requests. As such, Proponent has not demonstrated that this proposal will be consistent with this policy, which strives to conserve as many natural features as is possible and appropriate.

***

E-ENF-2 Preservation of Natural Resources 
Preserve through programs of acquisition, easement, design standards and zoning an optimum amount of the City's desirable natural features for public purposes. Included would be steep slope areas, water frontage, wooded areas, aquatic lands and other unique and significant natural areas. 

Comment: As noted above, this application proposes to retain the four largest of the existing seven ponds and some perimeter landscaping. However, the only public use elements proposed for this application is a 1.7 acre central park, several pocket parks, and the proposed trail system. The Proponent states that the trail system creates a north-south pedestrian path through the project site. However, it appears that this trail system is made up of a series of sidewalks and trails throughout the development– not one uniform, uninterrupted trail system.

Almost all of the existing wooded areas will be removed and replaced with limited amounts of vegetation; a substantial amount of grading and filling will flatten the site‘s existing rolling hills; the trail system consists of a series disconnected concrete sidewalk and trails; the ponds that are retained are required for on-site storm detention and already exist; therefore, staff finds that this application does not exemplify a good faith effort to preserve desirable natural features for public purposes.
***

E-ENF-3 Environmental Considerations 
Emphasize careful planning in growth and development activities in order that the City's natural features may be preserved, soil stability maintained and renewable and non-renewable resources protected. 

Comment: As noted earlier, this proposal does not seek to adequately preserve the site‘s natural features and protect the site‘s existing renewable and non-renewable resources (i.e., mature trees, scenic and territorial views, and recreation component); therefore, it is not consistent with this policy. 

A geotechnical analysis has been submitted with the application; and if the preliminary plat is approved by the City, the City‘s geotechnical engineer will review the Final Plat and associated development permits for retaining walls, grading/filling, and overall maintenance of soil stability for the development site.

***

E-GD-1 Site Planning 
Encourage site planning and construction techniques that maintain natural landforms, retain native vegetation, and preserve open space. 

Comment: Based on the previously noted policy analysis, the Proponent has not demonstrated to staff‘s satisfaction that its site planning and construction techniques conform to this policy by maintaining the site‘s natural landforms, retaining native vegetation, and preserving open space.
***

E-GD-4 Educational/Aesthetic Appearance 
Encourage regulations or development limitations within areas of recognized educational, anthropological, historical, biological or aesthetic significance to avoid irreversible damage to such areas. 

Comment: The City strives to avoid irreversible damage to areas recognized for their educational, anthropological, historical, biological, or aesthetic significance through enforcement of its Critical Areas Preservation Ordinance (TMC 13.11), the 1988 Puyallup Tribal Agreement, and the Landmarks and Historic Special Review Districts Ordinance (TMC 13.07). 

Whereas the golf course is a privately owned property, it does have an aesthetic significance to the surrounding communities. The immediately adjacent neighborhoods were constructed specifically around the golf course to take advantage of views of the course. The original EIS for the PRD (dated January 1981) provides an analysis of the PRD and that the golf course was an integral component of the development. 

The Proposed Action will be required to comply with all City standards, including those listed above. There is no City standard or policy specifically establishing the aesthetic value of the North Shore Golf Course, but the golf course does have local significance to homeowners enjoying views and/or direct access to the facility. As mentioned above, the majority of residences surrounding the golf course were constructed not only after the golf course was built, but the golf course was highlighted as a key asset to the development. The golf course was also considered as an important open space feature in the 1981 Northshore Country Club Estates EIS. Although the Proposed Action will be mostly consistent with this policy through enforcement of the above-mentioned City ordinances and policies, the North Shore Golf Course holds local aesthetic significance; therefore redevelopment of the golf course would be inconsistent with this policy.
***

E-ROS-1 Usurping of Open Space 
Discourage the use of designated open space for non-open space uses. Such utilization of open space land should not be permitted unless land and facilities of like character and equal value are provided. 

Comment: In 1981, the Hearing Examiner‘s recommendation to approve the PRD rezone contained a condition that the PRD Proponent enter into an agreement with the golf course owners that includes the use of the golf course for open space and density, in perpetuity, for the overall PRD development. However, through the request to modify the original PRD rezone request, the Proponent for The Point at Northshore is now seeking to modify/remove this condition, and to provide instead a public easement over all parks and trails as well as dedicated streets for public use within the plat. 

As described earlier, the application proposes several small tracts for neighborhood pocket parks, and one larger tract for a 1.7 acre park. The four detention ponds created or retained through this application will also be held in common-ownership tracts. 

The new open space proposed would include land uses and facilities of unequal character and value to a golf course; therefore the Proposed Action is inconsistent with this policy.

***

E-ROS-3 Desirable Open Spaces 
Preserve and maintain through easement, acquisition or other appropriate means, desired open space areas such as steep slopes, scenic view areas, water frontage, wooded areas, unique natural features, and historic areas taking care to provide a proper balance between retaining these areas and private development.

Comment: As described earlier, the Proposed Action involves redevelopment of an existing golf course, which also contains some view corridors. New open space is proposed at The Point at Northshore in the form of several small tracts for neighborhood pocket parks, and one larger tract for a 1.7 acre park. The four detention ponds proposed for construction or retention under this application will also be held in common-ownership tracts. Although the Proposed Action may convert open space in a manner inconsistent with this policy, the Proposed Action Alternative represents a development scheme that would provide more balance between retaining open areas and allowing private development that is more consistent with this policy.

***

E-ROS-4 Open Space Uses 
In recognition of their ecological, conservational, recreational and educational values, preserve and maintain open spaces for bird and small animal habitats, green areas in urbanized neighborhoods, green separations between dissimilar land use districts, and aesthetic purposes. 

Comment: As previously noted, the Proponent is proposing that the development contain a 1.7 acre park, several pocket parks, open space tracts, an interrupted trail system, and tracts for steep slopes. The Proposed Action Alternative does provide for a more uniform and uninterrupted trail system, which would retain many of the existing mature trees along the site‘s perimeter, as well as also providing the proposed parks and tracts. The Proposed Action Alternative would further achieve the green separation between the existing and Proposed Development, further reducing the aesthetic impact on surrounding residences, and provide additional habitat for birds and small animals. Staff concludes that the Proposed Action Alternative would be more consistent with this policy than the Proposed Action.

***

E-SA-1 Scenic Sites and Vistas 
Develop and maintain a system of scenic view sites and vistas in order to take advantage of the natural beauty of Tacoma and its siting in the Puget Sound Region. 

Comment: Consistent with this policy, the City of Tacoma has developed a View-Sensitive Zoning Overlay District to protect areas with special scenic view sites (see Tacoma Municipal Code 13.06.555). The development site is not located in this View-Sensitive District. Still, the City recognizes that views of the North Shore Golf Course are a locally-significant amenity and were an integral part of the original 1981 Northshore Country Club Estates PRD approval. See Draft SEIS Section 3.1 Land Use Compatibility and Aesthetics for an analysis of territorial and scenic impacts to existing residences resulting from the Proposed Development.

***

E-SA-4 Promote Steep Slope Views 
Recognize, protect and promote the visual qualities and the view potential offered by steep slope areas. 

Comment: Consistent with this policy, in its review of The Point at Northshore, the City considered impacts to views from steep slope areas. Presently, the existing golf course sits at a lower elevation than many of the adjacent residence; thus, adjacent residences have views of the golf course. According to the Proponent‘s proposal, in the course of redevelopment, the golf course site will be filled in many locations in order to build housing lots, and streets and necessary infrastructure. Therefore, the elevation difference between existing and proposed homes will be reduced, and the view of the golf course will no longer exist. The view analysis contained within the Draft SEIS and Final SEIS (see Draft SEIS Section 3.1 Land Use Compatibility and Aesthetics and Final SEIS Appendix D Land Use Affected Environment and Impact Analysis) provides visual depictions of how the views from homes, sitting on steeper slopes, would be impacted.

***

E-SA-5 Preservation Large Trees/ Existing Views 
Preserve, wherever and whenever feasible, large existing trees within residential neighborhoods and select and locate new trees to preserve existing views. 

Comment: The Proponent‘s application materials indicate that some existing trees would be maintained on the site; however, after careful review of the Proposed Development and grading, it appears that most trees will need to be removed. Staff believes it is feasible to retain some large existing trees within the Proposed Development site; and has proposed retaining existing vegetation in some areas in the Proposed Action Alternative. This alternative includes open space transition areas that would provide buffers along the entire perimeter of the development and retain, where possible, existing mature trees. Retention of these trees would help maintain the aesthetic appearance of the area; and therefore, the Proposed Action Alternative would be consistent with this policy.

***

E-SA-6 Design and Aesthetics 
Emphasize good design and aesthetics with respect to scale, proportion and the use of compatible materials in new development and redevelopment within the City. 

Comment: See comments for LU-UAD-1 above. The Proposed Development would be inconsistent with this policy; however the Proposed Action Alternative addresses some design issues that could lead to consistency with this policy.
***

ROS-G-4 Scenic Sites and Vistas 
Develop and maintain a system of scenic view sites and vistas in order to take advantage of the natural beauty of Tacoma and its siting in the Puget Sound Region. 

Comment: As with policy E-SA-1, the City has acted consistently with this policy by developing a View-Sensitive Zoning Overlay District to protect areas with special scenic view sites (see Tacoma Municipal Code 13.06.555). The development site is not located in this View-Sensitive District. 

Still, the City recognizes that views of the North Shore Golf Course are a locally-significant amenity and were an integral part of the original 1981 Northshore Country Club Estates PRD approval. See Draft SEIS Section 3.1 Land Use Compatibility and Aesthetics for an analysis of territorial and scenic impacts to existing residences resulting from the Proposed Development. The Proposed Action Alternative identifies a lesser scale development that would incorporate open space transition zones to reduce impacts to existing scenic and territorial views from adjacent residences.
***

ROS-G-4 Scenic Sites and Vistas 
Develop and maintain a system of scenic view sites and vistas in order to take advantage of the natural beauty of Tacoma and its siting in the Puget Sound Region. 

Comment: As with policy E-SA-1, the City has acted consistently with this policy by developing a View-Sensitive Zoning Overlay District to protect areas with special scenic view sites (see Tacoma Municipal Code 13.06.555). The development site is not located in this View-Sensitive District. 

Still, the City recognizes that views of the North Shore Golf Course are a locally-significant amenity and were an integral part of the original 1981 Northshore Country Club Estates PRD approval. See Draft SEIS Section 3.1 Land Use Compatibility and Aesthetics for an analysis of territorial and scenic impacts to existing residences resulting from the Proposed Development. The Proposed Action Alternative identifies a lesser scale development that would incorporate open space transition zones to reduce impacts to existing scenic and territorial views from adjacent residences.
***

ROS-G-5 Preservation of Historic/Cultural and Scenic Resources 
Preserve historic, cultural and scenic resources in the central business district, as well as throughout the city. 

Comment: The City strives to avoid irreversible damage to areas recognized for their historical, cultural, and scenic value. The Proposed Action will be required to comply with all City of Tacoma ordinances and policies addressing historic/cultural and scenic resources, such as the Critical Areas Preservation Ordinance (TMC 13.11), the 1888 Puyallup Tribal Agreement, and the Landmarks and Historic Special Review Districts Ordinance (TMC 13.07). 

As previously noted, the site is not believed to contain historic or cultural resources per the Proponent‘s Archeological Assessment; therefore, this development will be consistent with portions of this policy pertaining to historic and cultural resources. As for protecting scenic resources, the City recognizes that views from existing homes will be impacted by the proposal (see Section 3.1 Land Use Compatibility and Aesthetics). The Proposed Action Alternative identifies a lesser scale development scenario that would incorporate open space transition zones to reduce impacts to existing scenic and territorial views from adjacent residences. The Proposed Action Alternative presents a development scenario that is more consistent with this policy than the Proposed Action.

***

ROS-G-7 Accessible Linkages 
Encourage the development of pedestrian, bicycle or equestrian linkages wherever possible, appropriate within and between recreation, and open space sites. 

Comment: As previously noted, the Proponent Action includes a north-south trail system that was comprised of a mix of public sidewalks and unimproved trails. Staff finds that this disjointed trail system does not provide an effective linkage for the site or serve as a cohesive recreation amenity, and is, therefore, inconsistent with this policy. On the other hand, the Proposed Action Alternative includes an uninterrupted trail system linking the entire site within the open space transition zones. Thus, the Proposed Action Alternative is more consistent with this policy.

Additionally, per the Tacoma Municipal Code, under any development scenario the Proponent will be required to provide a safe walking route for children who walk to school. Draft SEIS Section 3.4 Schools provides more specific details on locations of the route and how safe access will be provided.
***

ROS-AC-3 Greenbelt/Habitat Areas 
Recognize the value of open space areas as green belts, buffers, and wildlife habitats and vegetated areas. 

Comment: Consistent with this policy, the City has considered impacts to greenbelt/habitat areas resulting form the Proposed Action, and finding that insufficient vegetated buffering was maintained between existing and Proposed Development, the City proposed the Proposed Action Alternative. This alternative would provide for greater green belts (or open space transition areas) surrounding the perimeter of the development site. This continuous green belt would provide for wildlife habitat area and preserve many of the mature trees along the perimeter. Further, the Proponent has indicated that no modifications or impacts will occur to the regulated critical areas (including wetlands and a stream) on site or their associated buffers. The Proposed Development site does not contain any mapped habitat corridor areas.
***

ROS-AC-3 Greenbelt/Habitat Areas 
Recognize the value of open space areas as green belts, buffers, and wildlife habitats and vegetated areas.

Comment: Consistent with this policy, the City has considered impacts to greenbelt/habitat areas resulting form the Proposed Action, and finding that insufficient vegetated buffering was maintained between existing and Proposed Development, the City proposed the Proposed Action Alternative. This alternative would provide for greater green belts (or open space transition areas) surrounding the perimeter of the development site. This continuous green belt would provide for wildlife habitat area and preserve many of the mature trees along the perimeter. Further, the Proponent has indicated that no modifications or impacts will occur to the regulated critical areas (including wetlands and a stream) on site or their associated buffers. The Proposed Development site does not contain any mapped habitat corridor areas.

***

ROS-AC-18 Natural, Scenic and Historic Features 
Develop and preserve natural, scenic and historic areas and resources as scenic and historic routes or sites. 

Comment: North Shore Golf Course has local significance as a scenic and recreational amenity to existing residents of Northshore Country Club Estates. Development under the Proposed Action would be inconsistent with this policy to preserve scenic resources.

***

Policy NET-1.2 Visual Attractiveness 
Residential developments should either maintain the existing natural vegetation or provide new landscaping adding to the area‘s sense of open space. 

Comment: As currently proposed, the Proposed Action is not consistent wit this policy. Based on the proposed layout of the development and grading activities, the Proposed Development will remove the majority of the existing mature trees and vegetation on the site. The Proponent has submitted ―typical landscape plans for the parks, stormwater ponds, roads, etc.; however, the plans do not provide a comprehensive analysis of the type and location of plantings. Further, the Proponent has indicated that some existing trees would remain on the site, but has not submitted a tree retention plan indicating the location of those trees. Further, the Proponent has requested reduced minimum lot sizes and setbacks which will further decrease the area‘s sense of open space as many existing, surrounding lots, exceed the City‘s minimum development standards.

***

Policy NET-1.3 Minimum Lot Sizes 
Encourage single-family subdivision developers to provide minimum lot sizes equal to or greater in size than average lot sizes in existing single-family subdivisions. If there are no subdivisions, the maximum should be eight lots to the acre.

Comment: Similar to policy NET-1.2 above, as currently proposed the Proposed Action is not consistent with this policy. As previously noted, the Proponent is proposing single-family lots that neither comply with the minimum lot size standards for the ―R-2 PRD District, nor are equal to 
or greater in size than average lot sizes in existing, surrounding subdivisions. Specifically, the development of the single-family detached portion of the site is proposing a majority of the lots to be smaller than the 5,000 square foot lot area minimum and minimum average lot width of 50 feet. See also additional analysis in the comment for policy LU-UAD-1.

***

Policy NET-4.3 Unique Natural Features 
Require developers to provide and maintain landscaping of projects and to preserve any 

unique areas as open space. 

Comment: The development site at The Point at Northshore contains landscaping features such as ponds, mature trees, rolling grassy areas, and natural and landscaped shrubbery. Under the Proposed Action the Proponent will retain the four largest of the existing seven ponds and some perimeter landscaping. A total of six ponds would be provided. New landscaping in the form of a 1.7 acre central park, several pocket parks, and the proposed trail system will be added. Staff finds that this application does not exemplify a good faith effort to preserve the unique areas and open space at the development site; almost all of the existing trees and natural areas will be removed and replaced with limited amounts of vegetation; a substantial amount of grading and filling will eliminate the site‘s existing topography; the trail system consists of a series disconnected concrete sidewalk and trails; and the ponds that are retained are required for on-site storm detention and four of the ponds already exist. Therefore, staff finds the Proposed Action to be inconsistent with this policy.
***

Policy NET-8.3 Site Views/Minimize View Blockage 
Development within potential view areas should utilize various building designs, site layouts, street arrangements and orientation to maximize and protect the view potentials and minimize view blockage of adjacent sites. 

Comment: Development under the Proposed Action would be inconsistent with this policy. New residences at The Point at Northshore would generally be constructed lower than adjacent homes and will have little, if any, views. Adjacent homes, however, are anticipated to have their views impacted. As previously discussed, the Draft SEIS identifies in the view analysis contained in Section 3.1 Land Use Compatibility and Aesthetics how existing views would be impacted by the Proposed Development. The Proposed Action Alternative identifies a lesser scale development that would incorporate open space transition zones to reduce impacts to existing scenic and territorial views from adjacent residences, thus improving consistency with this policy.

***

2. That substantial changes in conditions have occurred affecting the use and development of the property that would indicate the requested change of zoning is appropriate.  If it is established that a rezone is required to directly implement an express provision or recommendation set forth in the comprehensive plan, it is unnecessary to demonstrate changed conditions supporting the requested rezone.

As previously indicated, the request is not for the purpose of changing the existing “R-2 PRD” zoning classification, as the subject site was rezoned to “R-2 PRD” in 1981.  Rather, a modification to the previously approved rezone is requested because the current proposal exceeds the thresholds for minor modifications to previously approved land use permits.  Staff is unaware of any substantial changes in conditions that have occurred affecting the use and development of the golf course site that would indicate the requested modification to the zoning is appropriate.  Specifically, in the general vicinity of the golf course, no major actions such as arterial street improvements, rezones, or significant developments other than the development of the adjacent residential homes to the golf course have occurred.  The Northshore Country Club Estates development (Divisions 2, 3 and 4) were constructed fairly consistent with the 1981 rezone, subsequent miscellaneous modification permits, and the EIS.  While the development may have been built at a somewhat lesser density than what was originally permitted, nonetheless, it was developed to surround an 18-hole golf course (note: the golf course was expanded from a 9-hole to an 18-hole course as part of the development).  During the 1981 rezone, the golf course was identified throughout the rezone process and environmental documents as being relied upon as an integral component of the overall development for density, open space and a significant feature of the proposed neighborhoods.
Further, staff does not find that the proposed development is necessary to directly implement an express provision or recommendation set forth in the Comprehensive Plan.  While the Comprehensive Plan generally speaks to infill developments, it also recognizes the value of open space and the value in recognizing and retaining existing scale, proportion and rhythm to existing developments.  As previously identified above, staff finds that the proposed development appears inconsistent with several of the Comprehensive Plan policies.  Further, the proposal is in direct conflict with many of the goals and policies directly tied to the Northeast Tacoma Neighborhood, such as preserving unique natural features associated with Northeast Tacoma, providing lots equal to or greater in size than average lot sizes in existing single-family subdivisions, and minimizing view blockage.
Therefore, it is the opinion of the Department of Public Works that the request is inconsistent with the original 1981 rezone of the area to a PRD designation.
3. That the change of the zoning classification is consistent with the district establishment statement for the zoning classification being requested, as set forth in this chapter.

The stated intent of the PRD Planned Residential Development District is to provide for greater flexibility in large scale residential developments; promote a more desirable living environment than would be possible through the strict regulations of conventional zoning districts; encourage developers to use a more creative approach in land development; provide a means for reducing the improvements required in development through better design and land planning; conserve natural features; and facilitate more desirable, aesthetic, and efficient use of open space.  Additionally, the PRD District is intended to be located in areas possessing the amenities and services generally associated with residential dwelling districts, and in locations which will not produce an adverse influence upon adjacent properties.

The original rezone of the site in 1981 to a PRD designation allowed for flexibility in development requirements such as allowing multi-family and condominium developments as well as flexible setback standards for clustered development which are not applicable to an “R-2” zoning without the PRD designation.  As part of the Northshore Country Club Estates PRD concept and layout and designation of open space during the permitting process of the PRD designation, the golf course was identified as an integral open space and density component to the development and was conditioned as such.  The golf course also helped to conserve the natural features of the site, including but not limited to views from slopes, the existing 9-hole golf course, mature trees, vast amounts of landscaping/greenery, and water features on the golf course.  As previously indicated, although the proposal is not to rezone property, the request is reliant, if authorized, upon extinguishment of the golf course.  Hence the loss of significant open space and a recreational attribute.
The current proposal to redevelop the golf course with 860 residential homes has been noted by staff as appearing inconsistent with many of the Comprehensive Plan policies speaking to conserving natural features and providing/retaining open space.  As provided in the Draft and Final SEIS documents, the proposed development is deficient in providing appropriate amenities to serve the proposed homes.  Further, that applicant's proposal does not adequately demonstrate how the development is a more desirable living environment, specifically given the amount of variances and reductions requested, minimal conservation of natural features such as the use of required storm detention facilities within proposed parks/open space, and a disjointed trail system.  As such, it does not appear that a more desirable, aesthetic and efficient use of open space is provided.  The SEIS documents provide recommended mitigation under the Proposed Action Alternative scenario which would mitigate for those adverse impacts on services, as well as proposing a development that while still may be found to be inconsistent with Comprehensive Plan policies and intent of the PRD designation, does better achieve those policies and PRD intent by proposing such mitigation as open space transition zones, an uninterrupted trail system to provide alternatives to motorized vehicles and allow for active recreation, providing greater separation between structures, additional landscaping/screening for existing/adjacent homes, and requiring additional on-street parking for the residential uses.  
4. That the change of the zoning classification will not result in a substantial change to an area‑wide rezone action taken by the City Council in the two years preceding the filing of the rezone application.  Any application for rezone that was pending, and for which the Hearing Examiner’s hearing was held prior to the adoption date of an area‑wide rezone, is vested as of the date the application was filed and is exempt from meeting this criteria.

The subject site was zoned “R-2 PRD” One-Family Dwelling and Planned Residential Development District in 1981.  Records indicate no area-wide rezone actions have been taken by the City Council in the past two years that affect this property.

5. That the change of zoning classification bears a substantial relationship to the public health, safety, morals, or general welfare.

As previously noted, the purpose of the request is not to change the zoning, but rather to modify the previous rezone that occurred in 1981.  Should the Hearing Examiner find the proposal to be compatible with the TMC and Comprehensive Plan, then staff have provided recommended mitigation measures within the Draft and Final SEIS documents and additional conditions contained within the Recommended Conditions of Approval section of this staff report for the purpose of ensuring that the project is developed consistent with the public health, safety, morals and general welfare.
Site Plan Approval: 

As detailed in TMC 13.06.140, the Hearing Examiner shall consider, but not be limited to, the following criteria for site plan approval.  Staff has reviewed this project against these criteria and this review is set forth below.

1.  The site development plan shall be consistent with the goals and policies of the comprehensive plan.

As previously noted in the analysis of the rezone modification, the City of Tacoma Comprehensive Plan incorporates many specific plan elements that provide broad development plans and policies to guide new development in the City of Tacoma.  The Comprehensive Plan identifies this site, as well as the properties to the northeast, southeast and northwest as within a “Low Intensity” area.  A predominance of single-family detached houses on individual lots and a relatively quite neighborhood environment are characteristic of low intensity residential areas.  Low intensity areas may also include a limited mixture of other uses but still predominantly single-family in character.  Further, the Low Intensity designation states that large scale residential development projects which maintain a low density but permit varying types of structures such as low-scale apartments, townhouses, duplexes and single-family detached housing may be appropriate in low intensity areas.  As previously discussed, the overall densities for low intensity residential areas may vary and can range up to about 15 dwelling units per gross acre.

With respect to the intensity designation, existing development along the perimeter of the golf course and the developments constructed within the golf course (such as Windance, The Links, and On the Green), were permitted and constructed with the intent of the golf course providing significant open space and recreation to the immediate area (per the 1979 and 1981 Draft and Final EIS).  While the proposed development is consistent with the density standards of the “Low Intensity” designation (i.e. 15 units per acre or less) from a strictly mathematical calculation, it does appear inconsistent with the intent of this designation. The intent of the Low Intensity speaks to low-scale townhouses and single-family detached housing, along with compatible low densities in planned residential districts.  As already noted, the existing residences were constructed in a manner to take advantage of the approximately 116-acre golf course and surrounding views. For example, On the Green apartments, Windance, and The Links communities were clustered together, while the golf course surrounds the developments on two or three sides.  Development of The Point at Northshore would completely remove the golf course; and though some tracts for open space and recreation will be provided, the overall scale of the 860-unit development is inconsistent with the established character and present scale of the existing residences. The Proposed Action Alternative (as contained in the Draft and Final SEIS, Exhibits 91 and 92) may also be inconsistent with the intent of the Low Intensity designation; however, this alternative lessens the impact to surrounding properties by including open space transition zones and a uniform trail system for active recreation.

Further, the proposed development appears to be in direct conflict with the stated goals and policies of the Northeast Tacoma Neighborhood, such as preserving unique natural features associated with Northeast Tacoma, providing lots equal to or greater in size than average lot sizes in existing single-family subdivisions, and minimizing view blockage.  In this instance, the applicant is proposing the majority of the single-family detached lots to be under the minimum 5,000 square foot lot area requirement along with all the townhome lots to contain less than half of the minimum 5,000 square foot lot area requirement.  On average, single-family detached homes located adjacent to the golf course in Divisions 2 and 4 contain and average lot area of approximately 11,700 square feet of lot area.  Further, the Windance development located within Division III contains an average lot area of approximately 5,800 square feet.

A full analysis of the applicable Comprehensive Plan policies is contained within Appendix C of the Final SEIS document (Exhibit 92).
2.  The plan shall be consistent with the intent and regulations of the PRD District and any other applicable statutes and ordinances.

Again, the stated intent of the PRD Planned Residential Development District is to provide for greater flexibility in large scale residential developments; promote a more desirable living environment than would be possible through the strict regulations of conventional zoning districts; encourage developers to use a more creative approach in land development; provide a means for reducing the improvements required in development through better design and land planning; conserve natural features; and facilitate more desirable, aesthetic, and efficient use of open space.  Additionally, the PRD District is intended to be located in areas possessing the amenities and services generally associated with residential dwelling districts, and in locations which will not produce an adverse influence upon adjacent properties.

The original rezone of the site in 1981 to a PRD designation allowed for flexibility in development requirements such as allowing multi-family and condominium developments, as well as reduced setback standards which are not applicable to an “R-2” zoning without the PRD designation.  As part of the Northshore Country Club Estates PRD concept, layout and designation of open space during the permitting process of the PRD designation, the golf course was identified as an integral component to the development.  Further, as conditioned in the permits, the golf course was relied upon to achieve the density and open space permitted for the development.  The golf course also helped to conserve the natural features of the site, including, but not limited to views from slopes, the existing 9-hole golf course, mature trees, vast amounts of vegetation/greenery, and water features on the golf course.

The current proposal to redevelop the golf course with 860 residential homes has been noted by staff as appearing inconsistent with many of the Comprehensive Plan policies speaking to conserving natural features and providing/retaining open space.  As provided in the Draft and Final SEIS documents, the proposed development is deficient in providing appropriate amenities to serve the proposed homes.  Therefore, the SEIS documents provide recommended mitigation under the Proposed Action Alternative scenario which would mitigate for those adverse impacts on services, as well as proposing a development that while still may be found to be inconsistent with Comprehensive Plan policies and intent of the PRD designation, does better achieve those policies and PRD intent by proposing such mitigation as open space transition zones, an uninterrupted trail system to provide alternatives to motorized vehicles and allow for active recreation, providing greater separation between structures, additional landscaping/screening for existing/adjacent homes, and requiring additional on-street parking for the residential uses.

3.  The proposed development plan for the PRD District is not inconsistent with the health, safety, convenience, or general welfare of persons residing or working in the community.  The findings of the Hearing Examiner or Land Use Administrator shall be concerned with, but not limited to, the following:

a.  The generation of noise or other nuisances which may be injurious or to the detriment of a significant portion of the community.

b.  Availability and/or adequacy of public services which may be necessary or desirable for the support of the development.  These may include, but shall not be limited to, availability of utilities; transportation systems, including vehicular, pedestrian, and public transportation systems; and education, police, and fire services, and social and health services.

c.  Adequacy of landscaping, recreation facilities, screening, yard setbacks, open spaces, or other development characteristics necessary to provide a sound and healthful living environment and mitigate the impact of the development upon neighboring properties and the community.

d.  The compliance of the site development plan with any conditions to development stipulated by the City Council at the time of the establishment of the PRD District.

As previously indicated, the applicant’s proposal would provide an 860 unit residential development comprised of both single-family detached homes and single-family attached, or zero lot-line, townhomes.  The site density would be approximately 9.85 units per acre.  The existing Northshore golf course would be eliminated to accommodate the development.  Access throughout the site will be comprised of a network of public and private streets, a disjointed trail system comprised of sidewalks and trails, and bike lanes.  Further, limited private tracts are proposed for utilities, open space and recreation (both public and private).
While the proposed development, once constructed, will generate a certain amount of noise and other possible nuisances commonly associated with similar residential developments throughout Tacoma, it is not anticipated that the long term effects of such impacts would be injurious to a significant portion of the community.  Construction noises associated with the development will be required to comply with the City’s noise ordinance on construction noise levels and hours of operation.  However, based on the hundreds of written comment letters from the surrounding community, the public has expressed anger and fear over the proposal and cited throughout their letters how the project would be a detriment to the community.  Some specific examples are impacts that were cited are removal of views of the golf course, removal of significant vegetation (such as trees), traffic impacts, school impacts, increased noise, increased stormwater/flooding, increased need/impacts on emergency services, reduced home and land values, and impacts to recreation facilities.  See Exhibits 94 to 100 for all the written public comments received on the proposal.

The necessary utility system improvements have been provided by service providers and their recommended development conditions have been included as recommended conditions in this report where appropriate.  These utility systems include, but is not limited to power and water services, storm and sanitary service, transportation for both pedestrian and vehicular traffic, fire services and flood plain requirements.  Other services, such as mitigating impacts on schools and recreation facilities have been outlined and addressed in the Draft and Final SEIS documents.

As discussed in more detail throughout the Draft EIS document, and previously noted, the golf course was identified in the original 1981 rezone to the PRD district as being a significant open space and recreation element of the PRD approval.  It served not only to satisfy the amount of open space acreage required by the PRD district, but also served a qualitative purpose – to provide a significant design element around which much of the surrounding PRD residential development was designed.  With regards to required open space, the PRD designation is required to meet the minimum standard found in TMC 13.06.140.F.6:
Usable open space.  A minimum of one-third of that area of the site not covered by buildings or dedicated street right-of-way shall be developed and maintained as usable landscaped recreation areas.  All open space shall be maintained free of litter and of conditions constituting a potential public nuisance.

As previously discussed, based on calculations completed by staff, the entire PRD would require approximately 75.07 acres of open space to comply with the usable open space requirement.  As the TMC is unclear on what is or isn’t considered part of the required usable open space, such as private yards and/or private roads, staff had provided in the Draft SEIS document multiple versions or scenarios of open space depending on different build-out scenarios, including/not including private yards and roads, and using data from both the applicant and resources available to staff.  One of the results from this analysis, and identified in Section 3.1.A.2 of the Draft SEIS, is that build-out of the entire PRD (including the golf course) to an average building size would not comply with the minimum useable open space requirement if private yards are not included.  Should the proposed development be authorized, the applicant would need to clearly demonstrate how the usable open space requirement would be met, based on direction from the Hearing Examiner on how the calculations are to be completed.  
With regard to landscaping, recreation facilities, and screening of the proposed development, it is staff’s opinion that these development characteristics have not been adequately provided for in the applicant’s proposal.  As previously noted, the golf course was specifically identified throughout the 1981 rezone and environmental documents as being significant in providing open space, an aesthetic appearance, and recreational component to the surrounding neighborhoods.  As the golf course is now proposed for removal and replacement with 860 residences, those components must be mitigated for the adjacent communities and new residents who will reside in the development.  The Draft SEIS focuses on these specific components (landscaping, recreation and screening) and offers mitigation for the loss of the golf course.  Staff concurs with the recommended mitigation measures outlined in the Draft SEIS and has summarized them below (see also Exhibit 91 for the Draft SEIS): 
· Designation of open space transition zones where the site abuts existing properties.  These open space transition zones shall be designated for a mix of public recreational tracts with associated landscaping or private landscaping tracts.  The open space transition zones shall be located consistent with figure 3.1-40 of the Draft SEIS.
· As designated in figure 3.1-40 of the Draft SEIS, existing evergreen trees and associated understory vegetation shall be retained in the open space transition zones.

· As designated in figure 3.1-40 of the Draft SEIS, installation of landscaping will be required in the open space transition zones consistent with the “Visual Screen” or “Filtered Screen” requirements outlined further in the Draft SEIS.
· Street trees required for private and public roads greater than 40 feet in width.

· The southeasterly entrance, from 33rd Street NE, to the proposed development shall include a prominent water feature which clearly highlights the entrance to the development.
· Trail marker signs, delineating the access points to the non-motorized trail system, shall be installed on all trails.
· Benches and picnic tables shall be distributed among the community picnic and active recreation play areas. 
· High quality, vinyl, minimum two-rail fencing shall be installed around community picnic and active recreation play areas, such as play structures and sport courts. 
· Existing stormwater drainage ponds that are proposed to be relocated and/or reconfigured shall be incorporated into the site design as an amenity and located in and/or adjacent to the perimeter of the site to provide for separation of the proposed residential development from existing uses. Stormwater ponds shall be attractively landscaped and integrated into the site design in the final design plan.
· The applicant shall provide onsite parks and recreational facilities, including sports courts, playground structures, open lawn areas and trails.  The specific quantity of these facilities is identified in the Draft SEIS.

· A network of pedestrian trails, separated from sidewalks, which provides pedestrian connectivity within the site, shall be provided. The trail system shall meander through onsite vegetation and shall integrate the existing cart paths contained within the interrupted wetlands buffers. 
· Off-site mitigation for recreational facilities shall be provided to Metro Parks Tacoma for deficiencies in football fields and indoor gym.  The pro rata mitigation shall be calculated consistent with the Draft SEIS outline.

With regard to the adequacy of yard setbacks, a detailed analysis is provided within the section titled “Variances/Reductions” as the applicant is requesting a substantial amount of reductions to not only yard setbacks, but lot area and average lot width requirements.
The final provision of ensuring the development/site plan is consistent with the health, safety, convenience, or general welfare of persons residing or working in the community, is that the site development plan is in compliance with any conditions to development stipulated by the City Council at the time of the establishment of the PRD District.  In this respect, the applicant is also requesting a rezone modification to remove the land use restrictions placed on the golf course at the time of the original rezone in 1981.  Specifically, the golf course was identified as a significant aspect of the overall PRD development during the rezone and environmental review, and as previously outlined in the staff report; the rezone was conditioned such that the golf course be tied in perpetuity to the PRD.  See below for the specific condition wording by the Hearing Examiner:
“The applicant shall submit a legal agreement, which is binding upon all parties and which may be enforced by the City of Tacoma.  It should provide that the property in question will maintain and always have the use of the adjacent golf course for its open space and density requirement which has been relied upon by the applicant in securing approval of this request.  In this regard, the agreement attached to File No. 128.9 may be used in concept (See Exhibit No. 4).  However, the Examiner believes that there must be more certainty provided to insure the golf course use, which was relied upon to gain the density for this request, is clearly tied to the applicant’s proposed use in perpetuity.”

As a result of this condition, an Open Space Taxation Agreement was entered into between the owners of the golf course, City of Tacoma, and Pierce County.  The agreement contains a Pierce County Auditor recording number of 8110300211 and is marked as Exhibit 9.  The agreement further states:
“The use of such land shall be restricted solely to golf course and open space use.  No use of such land other than as specifically provided hereunder shall be authorized or allowed without the express consent of the City of Tacoma.”

Variances/Reductions:
Per TMC 13.06.645, variances to development regulations may be granted as long as the Hearing Examiner finds that all of the criteria listed below are met.  Specifically, the applicant has requested a significant number of variances to reduce setback standards throughout the development as follows:

· Variances to the 20-foot building setback from the PRD district boundary line.  Specifically, the applicant indicates on the August 29, 2008 site plan building setbacks closer than 20 feet to the existing PRD perimeter at lots 24 and 25.  Further, per the applicant’s response letter dated November 3, 2008, they have also requested a four foot setback variance to the PRD boundary at lot 298.  Upon further review of the plat map, it appears that the building setback lines are to be located at the required 20 feet from the PRD boundary for lot 298 (adjacent to existing parcel 6400012222).

· Variances to allow for reduced setbacks to the property lines.  Specifically, applicant proposes 5-foot side yard setbacks throughout the plat, a 2 ½ foot reduction from the code required 7 ½ foot separation from the structure to the property line on platted lots.

Variance Criteria:

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, such as:  parcel size; parcel shape; topography; location; proximity to a critical area; location of an easement; or character of surrounding uses; or that strict application of the regulation would be unreasonable in view of the purpose to be served by the regulation.


Staff is unaware of any unique conditions affecting the site that would prevent the applicant from meeting minimum side setback standards of 7 ½-feet for detached structures in the “R-2 PRD” district, or the minimum 20-foot setback from the PRD boundaries.  Specifically, the overall site is of sufficient size to accommodate building lots which meet the minimum setbacks.  While the site does contain some steep slopes along the perimeter, as well as critical areas and other proposed amenities such as tracts for open space, trails, landscaping and stormwater facilities, staff does not find that these characteristics would prohibit or limit compliance from meeting required setback standards.

  
With regards to the purpose of the required PRD perimeter setback standard, it is to provide adequate space and a buffer area to transition the PRD development from other non PRD developments.  In this instance, lots 24 and 25 are located adjacent to the right-of-way along 33rd Street NE resulting in approximately 85 feet of separation from the homes across 33rd Street NE.  However, staff notes that although the relief requested under the proposal appears reasonable, it is unclear why the variances on these two lots are necessary.  In this regard, lot 24 contains approximately 6,260 square feet with a potential buildable area of over 4,300 square feet without the relief and lot 25 provides even greater area since it is larger than lot 24.  As such, staff finds that both sites contain adequate area and contain no unique conditions that warrant the granting of the relief requested.

Further, the purpose of the side yard separation regulation between structures is to provide adequate separation between structures for light, air and fire safety, prevent the overcrowding of the land and provide adequate area for amenities normally associated with detached single-family dwellings.  As already noted, staff finds no unique conditions which warrant the need for a 2 ½-foot side yard reduction throughout the entire development.  The applicant has created their own need for this reduction by proposing a majority of lots that fall below the minimum development standards for lot area and average lot width, together with larger development footprints for the proposed structures.  Again, staff finds that the proposed development lots could contain adequate area to comply with minimum side yard separation requirements and that there are no unique conditions that warrant the granting of the relief requested.

Turning to the second test of the first criterion, the purpose of the regulation for side yard separation between structures is to provide adequate separation between structures for light, air and fire safety, prevent the overcrowding of the land and provide adequate area for amenities normally associated with a detached single-family dwelling.  In this instance, by providing a 5-foot side yard setback throughout the proposed development, the homes would have a minimum 10 feet of separation and would be required to still comply with building codes relating to fire requirements.  Staff would note that while other single-family detached zoning districts now allow side yard setbacks of five feet as a result of December 31, 2008 changes to the residential zoning code, no changes to the required setbacks and building separation in the City’s PRD districts occurred during the recent PRD code update of July 10, 2007.  Clearly, the City has chosen not to reduce these standards and therefore; the applicant is essentially asking the Examiner to adopt a different regulatory approach for this specific development, which staff notes, would be the largest residential development in the general area.  Further, the purpose and intent of the PRD district is generally to provide for greater flexibility in large scale residential developments; promote a more desirable living environment than would be possible though the strict regulations of conventional zoning districts; to encourage a more creative approach in land development; conserve natural features; and facilitate more desirable, aesthetic, and efficient use of open space.  An example of such development appearing to meet the intent of the PRD is the community of Windance (Division 3, Phase 4) where relief was granted to the side yard setback requirement; however, homes were clustered together and surrounded by golf course open space on three sides.  Further, the applicant for Windance provided lot areas that appear to meet or exceed minimum “R-2” standards (5,000 square feet) and greater front and rear yard setbacks to further mitigate for the reduced side yard separation and open space provided on each lot.  The reduced setbacks requested by the applicant would further exasperate reduction of open area, reduce view corridors between structures, and contribute to overcrowding of the land within the PRD.  It is staff’s opinion that this reduction is contrary to the intent of the PRD and the applicant has not satisfactorily demonstrated how the reductions to side setbacks are warranted.
2.
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.


Granting of the variances would not alter or change the permitted use by zoning of single-family homes, both detached and attached, as one-family dwellings are a permitted use within the “R-2 PRD” zoning district; therefore, the proposed uses are compatible with the zoning district regulations which allow such uses.  However, a more environmentally sensitive design is not achieved if the requested relief were authorized, as granting the variances would further compress the amount of open area, view corridors, and considerably contribute to the overcrowding of the land, particularly when comprehensively considered with the applicant’s requested lot area and average lot width reductions.  As previously indicated, the purpose and intent of the PRD district is to provide greater flexibility in large scale residential developments; promote a more desirable living environment than would be possible though the strict regulations of conventional zoning districts; to encourage a more creative approach in land development; conserve natural features; and facilitate more desirable, aesthetic, and efficient use of open space.  The applicant’s proposal does not accomplish this desired outcome.  As previously noted, and detailed in the Draft SEIS, the subject site sits generally at a lower elevation than the existing homes surrounding the site.  By allowing reduced side yards, the homes would have smaller view corridors to proposed amenities such as the trails, open space and park tracts.  Further, granting of the variances is inconsistent with the majority of the surrounding neighborhoods.  Specifically, the detached homes surrounding the golf course presently contain side yard setbacks that either meet or exceed the minimum 7 ½ feet.  In general, most side yards are 10 feet from the side wall of the home to the side property line.  While the Windance development was granted side yard setbacks of five feet (10 feet between structures), it is noted; however, that the applicant proposed greater front yard (15-foot) and rear yard (20-foot) setbacks than required by the TMC as a compromise to the reduced side yard setbacks.  It was identified in the decision that these greater yard areas would provide adequate open space and privacy on the lots.  Further, the Windance development is surrounded on three sides by golf course open space.
 
Lastly, with the exception of the Windance community, few if any variances to residential dwelling development standards such as setbacks, minimum lot width, and area, as requested herein, have been authorized within the overall Northshore Country Club Estates development (overall PRD District boundaries) and as such, would constitute a grant of special privilege not enjoyed by other properties in the area.

It is staff’s opinion that there has been no showing that the granting of reduced setbacks for an 860-lot plat is necessary in order to allow reasonable use of this 116 acre site that contains limited amounts of topographic or critical area constraints.  Nor has the applicant demonstrated that the proposed plat design would result in a more environmental sensitive design than could be achieved by compliance with applicable zoning regulations.  Finally, the authorization of the requested variances would constitute a grant of special privilege not enjoyed by other properties in the area. 
3.
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.

As previously noted, several Comprehensive Plan policies address land use compatibility and aesthetics to encourage new, infill development to be consistent in scale, mass, character, type, and appearance with the existing surrounding residential neighborhood (LU-UAD-1, H-NQ-2, LU-RDLI-6 and LU-RDG-6). The Comprehensive Plan policies also encourage compatibility, innovative development techniques for larger scale residential developments, and maintaining required development standards to protect existing residential uses (LU-RDG-1, LU-RDG-5 and NET-1.3). 

Policy LU-RDG-6, which provides general direction for protection of established residential areas, states: 

“Encourage residential development of mixed structural type and design, as well as unique building and site arrangements to increase affordable housing options and achieve appropriate densities provided that the development is compatible and the desirable characteristics of the surrounding area are maintained.” 
Policy LU-RDLI-6, which is specific to the Low Intensity designation for the golf course, states: 

“Permit the innovative development of large-scale low-density residential projects consisting of 

varied housing types in appropriate locations within low intensity residential areas provided the 

density; design and scale are compatible with the character of surrounding properties.”
Policy NET-8.3, which is specific to the Northeast Tacoma Neighborhood and discusses site 

views/minimizing view blockage, states:

“Development within potential view areas should utilize various building designs, site layouts, street arrangements and orientation to maximize and protect the view potentials and minimize view blockage of adjacent sites.”

As previously noted, the proposed development is inconsistent with several of the surrounding residential neighborhoods with regards to setbacks, lot size, average lot width and mass.  Particularly, in regards to the proposed detached single-family homes, the applicant is proposing five-foot side yard setbacks with the majority of the lots containing less than 5,000 square feet of lot area and an average lot width of less than 50 feet.  As previously noted, the single-family neighborhoods such as Division 1, 2 and 4 contain lot areas of generally 10,000 square feet and side yard setbacks of generally ranging from 9 feet to 12 feet.  Further, the residences constructed in Divisions 2, 3 and 4 were constructed with the intent of the community surrounding a significant feature of an 18-hole golf course.  As such, the communities have incorporated this character into the development of their homes which take advantage of the views, greater separation for detached single-family homes, and clustered development where located in the center of the golf course.  In conclusion, the development, as proposed, would result in a development pattern and intensity that is dramatically different from the currently established character of the surrounding neighborhood, including resulting in a develop scenario, such as reduced lot sizes, setbacks, etc. that has not been and currently is not employed by the residents of the surrounding community.
4.
The grant of the variance will not cause a substantial detrimental effect to the public interest.


Due to the substantial amount of variances requested, the apparent disregard for the minimum setback requirements established for a PRD district, and lack of unique conditions that would necessitate the variances being granted in order to allow a reasonable development of the site, it is staff’s opinion that granting of the variances would cause a substantial detrimental effect to the public interest.
5.
Standardized corporate design and/or increased development costs are not cause for variance.


The applicant has not cited the need for the variances to be based upon issues related to corporate design or increased development costs.
***

The applicant is also requested reductions to the minimum lot width and lot area standards per the 

TMC, section 13.04.240.C, including the following:

· Reductions to the minimum lot area requirement of 5,000 square feet for platted, single-family development lots.  The applicant indicates on sheet 1 of the site plan that lot areas will vary throughout the plat.  Below are the minimum lot size and average lot sizes, per phase, proposed by the applicant:

	
	Minimum Lot Size
	Average Lot Size
	Construction Type

	Phase I
	3,600+/- square feet
	4,944 +/- square feet
	Detached

	Phase II
	1,740 +/- square feet
	2,104 +/- square feet
	Townhomes

	Phase III
	3,600 +/- square feet
	4,944 +/- square feet
	Detached

	Phase IV
	1,740 +/- square feet
	2,083 +/- square feet
	Townhomes


· Reductions to the minimum average lot width requirement of 50 feet for platted, single-family development lots
.  The applicant indicates on sheet 1 of the site plan that the following lots will be “40’ lot sizes” for the detached single-family homes: lots 1-12, 55-62, 65-251, 256-258, and 286-322.  Further, the applicant provided a table (Exhibit A-9) titled “The Point at Northshore Single Family Detached approximate lot widths” that provides different lot widths than those identified on sheet 1 of the site plan.  For the townhome portion of the site, the applicant did not provide a separate breakout of the average lot widths.  From a review of sheet 2 of the site plan, it appears the average lot width range from approximately 20 – 30 feet.

Reduction Criteria:
a. Type of dwelling structures involved;
The applicant is proposing a variety of housing types and styles that range from townhomes comprised of 2 to 7 units sharing common walls, to detached single-family homes that may range in height up to the maximum limit of 35 feet.  The applicant’s typical architectural drawings of the homes are attached as Exhibit 37.  In addition to the type of units, the applicant is also requesting reduced side yard setbacks to allow the detached structures, as well as end units on townhome buildings, to be located 5 feet from the side property line rather than 7 ½ feet per the TMC.
b. Amount of common and private open space to be provided and the location of such open space in 

relation to the dwelling structures involved;

As previously noted, it is unclear in the TMC how the minimum requirement for “usable open space” will be calculated.  Staff has performed numerous versions of the calculations based on whether private yards or private roads are included as open space.  Those detailed calculations are contained within the Draft SEIS.  Regardless of how the Hearing Examiner interprets the requirements for the open space area, the recreation section of the Draft SEIS provides mitigation measures to ensure that common open space is proportionately dispersed throughout the development.  Staff would note that the combination of reduced lot area, reduced lot width and reduced side yard setbacks will significantly reduce the amount of private open space provided on each lot, specifically within the detached single-family home portion of the site.  As for the townhome portion of the site, some reductions to lot width and lot area seem appropriate given the definition of townhomes, which is a dwelling unit occupying an individually owned parcel of land and sharing one or more common walls.  If reductions are not granted for the townhomes, the applicant would be required to construct townhome structures that are a minimum 50 feet wide in order to meet minimum zoning requirements.  Table 3.1-6 of the Draft SEIS provides recommended development standards for the townhome portion of the site.  Specifically, it identifies a minimum average lot width of 16 feet and minimum lot area of 1,500 square feet as appropriate for the Proposed Action Alternative in recognition of attached townhomes being proposed.  The Draft SEIS does not recommend any reductions to development standards for the detached single-family homes.
c. The street pattern and street design within the PRD District; and

The applicant’s proposed street pattern and street design includes a primary north-south road varying from 70 feet in width to 60 feet in width and providing a through connection from the southerly end of the development at 33rd Street NE to the northerly end of the development at Fairwood Boulevard NE, which then connects to Northshore Parkway NE.  Further, the site will also contain a network of both public and private roads serving the proposed homes.  As previously identified in the Preliminary Plat analysis above, many of the townhomes are proposed to be accessed from a 20-foot wide paved private accessway (within 24 feet of easement).  Upon further review of the street system by the City’s Traffic Engineer and Fire Department, it has been determined that this is not an adequate width for serving the townhomes and a minimum paved driving surface of 20 feet (within 30 feet of easement) is recommended along with pedestrian and vehicular safety improvements such as sidewalks, vertical curb, gutter and on-street parking locations located within a comfortable walking distance to the homes they are serving.  These on-street parking locations may either take form as widening the pavement of the private road and easement to accommodate on-street parking, or provide satellite parking areas which clusters the parking.  The details of the development requirements recommended for the street system is included in the Draft SEIS and generally referenced below in the Recommended Conditions of Approval section.
d. The landscaping plan concept to be utilized around such dwellings. All modifications shall be made strictly within the spirit, intent, and purposes of this section and the PRD District section of the zoning ordinances.
As previously noted, the applicant has submitted typical landscape plans for the proposed entrance along 33rd Street NE, parks, trails, and roadway designs. However, the landscape plans do not provide specifics on amount, type, or degree of screening that the landscaping will provide, or tract specific landscaping information for the entire site. The Applicant has indicated they will maintain some of the existing trees and landscaping presently located on the golf course; however the exact location, type, and quantity of the trees has not been clearly described given the placement of proposed roads, structures, and grading.
As previously noted, the stated intent of the PRD Planned Residential Development District is to provide for greater flexibility in large scale residential developments; promote a more desirable living environment than would be possible through the strict regulations of conventional zoning districts; encourage developers to use a more creative approach in land development; provide a means for reducing the improvements required in development through better design and land planning; conserve natural features; and facilitate more desirable, aesthetic, and efficient use of open space.  Additionally, the PRD District is intended to be located in areas possessing the amenities and services generally associated with residential dwelling districts, and in locations which will not produce an adverse influence upon adjacent properties.

The original rezone of the site in 1981 to a PRD designation allowed for flexibility in development requirements such as allowing multi-family and condominium developments, as well as reduced setback standards which are not applicable to an “R-2” zoning without the PRD designation.  As part of the Northshore Country Club Estates PRD concept, layout and designation of open space during the permitting process of the PRD designation, the golf course was identified as an integral component to the development.  Further, as conditioned in the permits, the golf course was relied upon to achieve the density and open space permitted for the development.  The golf course also conserves the natural features of the site, including, but not limited to views from slopes, the previous 9-hole golf course, mature trees, substantial vegetation such as shrubs, large expanses of lawn area, and other golf course amenities such as water features.
The current proposal to redevelop the golf course with 860 residential homes has been noted by staff as appearing inconsistent with many of the Comprehensive Plan policies speaking to conserving natural features and providing/retaining open space.  As provided in the Draft and Final SEIS documents, the proposed development is deficient in providing appropriate amenities to serve the proposed homes.  Therefore, the SEIS documents provide recommended mitigation under the Proposed Action Alternative scenario which would mitigate for those adverse impacts on services, as well as proposing a development that while possibly inconsistent with Comprehensive Plan policies and intent of the PRD designation, does better achieve those policies and PRD intent by proposing such mitigation as open space transition zones, an uninterrupted trail system to provide alternatives to motorized vehicles and allow for active recreation, providing greater separation between structures, additional landscaping/screening for existing/adjacent homes, and requiring additional on-street parking for the residential uses.

Wetland/Stream Assessments and Wetland/Stream Exemptions:

The applicant has requested Wetland/Stream Exemptions and Wetland/Stream Assessment Permits for existing regulated systems that are located on the golf course.  Specifically, the Wetland/Stream Exemptions are for interrupted buffers on two, Category IV wetlands.  The existing golf cart path passes through the buffer areas.  As part of the proposal, the applicant intends to keep the golf cart path, in the location of the buffers, and incorporate it as part of the proposed pedestrian trail system.  Further, the stream buffer is also presently interrupted by the golf cart path and proposed road improvements are proposed within the stream buffer.  As described in more detail below, additional analysis will be necessary should the road remain as proposed within the stream buffer, between the golf cart path interruption and the stream.  Further a Wetland/Stream Assessment is also requested in order to identify all regulated systems on the golf course and exempt them from a Wetland/Stream Development Permit.  In addition to the two Category IV wetlands, the golf course also contains the buffer of a Type Np stream that is located off-site.  
The North Shore Golf course Ponds and Ditches letter prepared by J.S. Jones and Associates, Inc. (Exhibit 13) argues that the stormwater ponds are not regulated by the City of Tacoma based upon TMC Section 13.11.140.C.2.c which specifies whether holding basins with wetland characteristics are regulated under the City of Tacoma CAPO.  Mr. Jones’ letter states the following “Ponds “A”, “D”, “E”, and “F” all function as stormwater facilities and are part of the city storm water conveyance system.  Based on the applicable TMC sections regarding holding basins and stormwater facilities, together with the existing conditions of the ponds observed during Ms. Karla Kluge’s, Senior Environmental Specialist, site visit, a conclusion was determined that the stormwater ponds would not be regulated under the City of Tacoma CAPO as they were intentionally created from upland areas for stormwater and landscape amenities and are routinely maintained for those purposes.  The basins in which the ponds lie in would suggest that wetlands may have historically been present at this site.  However, the development of the golf course, including clearing and grading and the purposeful placement of specific soil layers designed for drainage have eliminated the any “natural” wetland areas.  See Ms. Kluge’s technical memorandum appended as Exhibit 58.
Wetland and Stream Classification:
The 2007 Wetland Assessment of the Northshore Golf Course Property (Exhibit 17) identifies two wetlands (Wetland #1 and Wetland #2) using the parameters of the Washington State Wetland Identification and Delineation Manual. The two wetlands are Category IV systems, both with a code required 50-foot buffer, according to TMC 13.11.320 “Wetland Buffers” required under the Critical Areas Preservation Ordinance in place at the time of submittal.  

Wetland #1 is located along the paved golf cart path in the northeast of the site.  The wetland is approximately “T” shaped and is 2,254 square feet on site and is seasonally saturated.  Wetland # 1 is best described as a palustrine emergent wetland approximately 150 feet by approximately 5 feet along the paved golf cart path that travels around the perimeter of the golf course.  The dominant vegetation within this wetland and its buffer is grass, although a few scattered trees, including a snag, are also present in the buffer area.  

The source hydrology of Wetland #1 is provided primarily from nearby residential roof runoff.  Runoff saturates the mowed lawn and runs down a gentle slope to the paved golf cart path, where it spreads out and is drained to the north by a catch basin.  The saturated wetland area does not cross the paved golf cart path, and subsequently forms a shallow swale which defines the limits of the wetland.  The habitat functions for this Category IV wetland are low due to its well maintained state as a lawn and effects from fertilizers, herbicides, and pesticides as well as from the continual effects from human traffic in the general area.

Wetland #2 is located south of the large stormwater pond at the northern end of the property.  It is approximately 2,325 square feet in size, ovular in shape and its configuration is approximately 90 feet long and 20 feet wide.  Wetland #2 is seasonally saturated and is also primarily comprised of grasses and best described as a palustrine emergent wetland.  The buffer is also primarily comprised of grass with the exception of two big-leaf maple trees and a portion of a sand trap that is part of the hazard components of the golf course.

The source of hydrology to Wetland #2 appears to be landscape contours and groundwater. The habitat functions for this Category IV wetland are also low due to its maintained state as a lawn and affects from fertilizers, herbicides, and pesticides as well as from the continual affects from human traffic in the general area.

The applicant also identified one stream, also known as Joe’s Creek,  within 300 feet of the subject site and categorized the stream as a Type Ns1 stream with a 25-foot buffer that extends onto the subject site.  The applicant provided justification for the type Ns1 typing including the stream’s seasonal flow and the lack of an above-ground channel connecting the stream reach on the subject site with the stream reach on the north side of Northshore Parkway which prevents it from being classified as a Ns2 stream with a 75-foot buffer.  However, the applicant has supplied plans depicting a 75-foot buffer without additional explanation.  The creek flows through a culvert under Northshore Parkway and continues within the jurisdictional boundaries of the City of Federal Way.

The stream buffer surrounds an approximate 10-foot by 15-foot, day lighted portion of Joe’s Creek that is located off-site near the northeast corner of the golf course site.  A Type Ns stream indicates that the stream is of a seasonal nature and completely stops flowing for some period of time during the year.  Per multiple inspections by Ms. Kluge, Senior Environmental Specialist, she has the stream throughout the year and has not observed the stream dry at any time.  During review of the project, the City requested documentation regarding the seasonal nature of the portion of the stream (Joe’s Creek) that is located south of Northshore Parkway, due to the applicant’s assertion that the stream is a seasonal stream. The applicant has failed to provide documents demonstrating the reported seasonal nature of the stream.  Therefore, the City’s Senior Environmental Specialist cannot concur with the applicant’s stream typing and consider the stream perennial based upon observations and the information provided.  Further, the City recommends that the appropriate classification for the stream is a Type Np with a code required 100-foot buffer according to the requirements in TMC 13.11.410 and TMC 13.11.420.
Exemption Review:
The applicant has requested an interrupted buffer exemption to allow the activities associated with the proposal to occur within a buffer area that is interrupted by a paved golf cart path that is approximately 8 feet wide along the length of it where it borders Wetland #1 and Wetland #2.  The applicant’s proposal includes retaining the golf cart path in its current state as a community trail system that will run through the proposed development.  

The applicant provided information for the Wetland Interrupted Buffer Exemption describing the functional characteristics of the buffer on the west side of the existing golf cart path.  They argue that the golf cart pathway was legally established and paved prior to 1985 and is a pre-existing use.  The asphalt paving is 8 feet wide and slightly above the adjoining grade with base rock underlying the 1-2 inches of asphalt.  The applicant furthers argues that this pathway interrupts the limited functions of Wetland #1 and Wetland #2 and that the activities associated with the subdivision of property creating yard area and a portion of a new road will have no effect on the wetlands.  The source hydrology of the wetlands is dependent upon areas on the wetland side of the pathway and will not be affected by the proposed activities. They argue further that if the pathway was removed, the hydrology may be affected as the pathway appears to limit the flow of water across the landscape as evidenced by the spreading of Wetland #1 along the pathway.  All existing trees in the buffers are proposed to be retained and therefore, the limited diversity of habitat will also not be affected.     

The interrupted buffer exemption allows new activities within a wetland or stream buffer that are separated from the critical area by an interruption, provided that the use is a pre-existing use and the interruption is a permanent substantial improvement which eliminates or greatly reduces the impact of the proposed activity upon the critical area and the detrimental impact to the critical area does not increase.  

For Wetland #1, the applicant has provided an impact analysis for the elements that are proposed within the buffer and those elements include a new proposed road, single family residences yard area and enlarged stormwater pond on the opposite side of the pathway from the wetland.  For Wetland # 2, the proposed activities include single family residence yard areas within the buffer of Wetland “2” on the opposite side of the pathway from the wetland.   The activities, as proposed, are consistent the interrupted buffer provision and do not result in increased impacts to either wetland.  Thus, the proposal appears to meet the interrupted buffer provision.  For clarity, the buffer does not end at the edge of the pavement; it continues to overlap the pathway and the activities within the interrupted portion may be allowed without further permitting.

Assessment Review:
The applicant has also applied for a Wetland Assessment permit in order to identify regulated systems on the subject site and to exempt them from a Wetland Development Permit by demonstrating the following:

TMC Section 13.11.230.A.1.c  

a.  No adverse impacts will occur to the wetland or stream and/or adjacent buffer zones;

b.  The proposed use or structure is located beyond the required buffer zones based upon wetland category; and

c.  Stormwater runoff will be appropriately analyzed to maintain existing flows to critical areas and additional stormwater runoff will discharge into an approved storm drainage system in accordance with 13.11.250 (h).
The Type Np stream, Joes Creek, has a regulated buffer of 100 feet which overlaps into the paved golf cart pathway by approximately 8-9 feet onto the lawn area on the other side of the pathway.  The proposal initially included an argument that the stream should be a type Ns 1 stream with a 25-foot buffer.  The proposed activities are located beyond 25 feet from the stream and should the applicant provide seasonal documentation of the stream that results in a stream type of Ns1, the code provision requiring that the new use or structure be located outside the regulated buffer would be applicable.  In addition, the applicant has provided site plans depicting the stream as a Ns2 type stream with a buffer of 75 feet, although the text provided by the applicant argues this category.

However, as stated previously, it is the City’s Senior Environmental Specialist’s professional opinion that the stream is perennial and more appropriately characterized as a type Np stream with a 100 foot buffer and that the new road that is proposed, along with a water line, would be in a small portion of the stream buffer.

In addition, the applicant has applied for an interrupted buffer exemption and although the stream was not specifically included in the exemption application, the same exemption would apply to the stream as it does to the two wetland areas.  The concrete golf cart path also interrupts the stream buffer in the same way that it does for the wetlands.  The activity that is proposed within the area on the opposite side of the golf cart path from the stream is a new road and water line which will not likely negatively affect the stream as the buffer is also maintained lawn and affected by pesticides and fertilizers and significant human traffic.  However, a portion of the new road is proposed on the stream side of the golf cart path and additional analysis is needed to demonstrate that there will be no additional detrimental impacts to the stream.

Under the Wetland Assessment provisions, stormwater must be handled appropriately.  The applicant has indicated that Pond D will be enlarged to accommodate the flooding and the applicant’s consultants, Apex Engineering, have provided a Conceptual Stormwater Drainage Report, November 9, 2007, and plan amendments, indicating that pre and post development flows to the stream will be maintained without any flooding once Pond D is enlarged.   

The historic flooding of the site overlaps the stream and stream buffer which requires the expansion of the stream buffer according to TMC 13.11.430.A.2 which states that “When the frequently flooded area exceeds the recommended buffer width, the buffer area shall extend to the outer edge of the frequently flooded area”.  This code provision acknowledges stream channel migration and flooding and allows the regulation of the entire riparian area that interacts with a stream.  In this case, the flooding has historically occurred from the stream overtopping its banks and from the detention pond, Pond D, overtopping onto the lawn within the stream and its buffer.  
Engineering calculations were submitted by Apex Engineering and have been reviewed by Environmental Sciences and Engineering Services (ESSE).  Ms. Merita Trohimovich Pollard, ESSE, provided comments indicating that “the applicant can likely demonstrate, through submittal of additional information and/or modifications to the proposal, that wetland hydrology and creek flows can be maintained”.  Ms. Pollard has recommended conditional requirements in a memorandum dated June 23, 2009 (Exhibit 59).  As indicated in her email, she notes that the total number of lots may be reduced and changes to the layout may be required to achieve compliance with this requirement.

TMC Section 13.11.230.A.1.c requires that stormwater will be appropriately analyzed to maintain existing flows to critical areas and additional stormwater runoff will discharge into an approved storm drainage system in accordance with 13.11.250 (h).  The applicant has provided conceptual analysis and will be required to provide additional information to the City to demonstrate full compliance.  As identified by Ms. Trohimovich Pollard’s conditional requirements, the applicant must supply additional information with detailed plans for complete review.
In summary, the applicant has met the Interrupted buffer provision for the wetland buffer interruptions.   

The applicant has not met the requirements for the assessment criterion “a” which requires that “no adverse impacts will occur to the wetland or stream and/or adjacent buffer zones.”  The applicant is proposing a new road within the stream buffer area that is not interrupted and no analysis has been provided demonstrating that there will be no impacts to the stream buffer.
Although the applicant has not met criterion “a” under the wetland assessment provisions, the applicant may wish to move the road slightly to the opposite side of the existing trail and utilize the interrupted buffer exemption, or provide information indicating there are no detrimental impacts to the stream buffer, or provide information showing the stream is seasonal which would reduce the buffer to 25 feet.  

Should the applicant elect to make these changes and/or provide additional information for review which may result in a decision that may be approval by the Hearing Examiner, the conditions outlined below, in the Recommended Conditions of Approval section, are recommended should the project be approved:
K.
Recommended Conditions of approval

Should the requests be approved, the Public Works Department recommends that the following conditions be made conditions of approval for these applications.  These conditions of approval shall be constructed or bonded for prior to Final Plat approval (except for those specifically noted to be implemented at the building permit stage):

1.
GRADING AND EROSION CONTROL
a.
Grading and erosion control plans shall be provided and approved prior to any grading in excess of 50 cubic yards taking place on the site.

b.
The grading plan shall be reasonably consistent with the proposed topography, number and location of retaining walls, and amounts of on-site material to be used to balance the site as represented by the applicant at the time of preliminary plat.  This grading plan shall include any necessary retaining walls, and any walls that exceed four (4) feet in height must be designed in accordance with the requirements of the Uniform Building Code (UBC) and engineered plans with appropriate calculations must be submitted to and approved by the City Engineer.

c.
At the request of the Building Official or designated representative, the project development proponent shall submit a record “as-built” drawing of the final grade and site elevations to the Building and Land Use Services Division prior to final plat approval to ensure the final grades and elevations on the site are reasonably consistent with the topography proposed at the time of preliminary plat.

d.
The final grading plan shall depict the final building footprint locations and clearly depict building setbacks from any steep slopes.  In addition, the top and bottom of wall elevations for the proposed retaining walls shall also be shown.  
 

e.
The supplemental geotechnical report indicated that there are areas of landslide prone soils.  Selection of the type and design of retaining walls in these areas needs to be done by a geotechnical engineer.  The engineered slopes referenced in the Supplemental Geotechnical Report shall also be protected from damage.  A geotechnical engineer shall confirm there is no damage to the components of this slope during construction.

f.
Per the geotechnical report prepared by Pacific Geo Engineering, LLC on Nov 17, 2006, the soils are highly moisture sensitive.  Therefore, mass grading of the site will be restricted to the dry season, April 1st to October 1st.  Work outside of this restricted time period may occur only upon specific written request of and authorization by the City of Tacoma Building and Land Use officials.  As the project is proposed to occur in phases, the grading plans shall also be phased to reflect how and when development is proposed.
g.
A Grading Plan and an Erosion Control Plan must be submitted, approved and complied with.  A pre-construction meeting shall be set prior to any clearing or grading taking place on the site.  The proponent shall grade the site to drain toward the street or provide adequate measures for each lot to prevent the discharge of surface and storm water drainage onto private property.  Graded areas that are not to be immediately improved shall be hydroseeded under the direction of the City's BLUS Division to prevent surface water runoff from carrying silt and debris into the drainage system and onto private property.  It shall be the proponent’s responsibility to maintain the erosion control facilities in a manner acceptable to the City Engineer until building permit applications have been submitted on all lots within the subdivision.  All erosion control measures shall be designed in accordance with the City's Storm Water Management Manual.

2.
TACOMA-PIERCE COUNTY HEALTH DEPARTMENT (TPCHD)

a.
All grading and filling of land must utilize only clean fill, i.e., dirt or gravel.  All other materials, including waste concrete and asphalt, are considered to be solid waste and permit approval must be obtained through the TPCHD prior to filling.


b.
Asbestos containing material must be removed prior to demolition and disposed in accordance with the requirements of the Puget Sound Clean Air Agency, Washington State Department of Labor and Industries and the TPCHD.



c.
All demolition material, including but not limited to, wood waste, sheetrock, roofing material, and concrete, must go to a licensed solid waste handling or disposal facility.


d.
All wells that will not be included in the public water system for this project must be properly “Decommissioned” per WAC (173-160) prior to final application approval.  The TPCHD must be contacted 48 hours prior to any decommissioning activity at the site.  Contact Rich Dickerson at 253-798-2885, TPCHD for further information regarding decommissioning wells.

3.
DEPARTMENT OF ECOLOGY


Air Quality: Bernard Brady (360) 407-6803

a.
Best management practice for minimization of track out ant windblown dust should be included in any applicable permitting.

Solid Waste & Financial Assistance: Al Salvi (360) 407-6287
b. The applicant proposes to demolish an existing structure(s). In addition to any required asbestos abatement procedures, the applicant should ensure that any potentially dangerous or hazardous materials present, such as PCB-containing lamp ballasts, fluorescent lamps, pesticides and solvents, are removed prior to demolition. It is important that these materials and wastes are removed and appropriately managed prior to demolition. It is equally important that demolition debris is also safely managed, especially if it contains painted wood or concrete, treated wood, or other possibly dangerous materials.
c. Under Item B.1.e of the previous SEPA checklist dated November 24, 2006, the proponent has failed to indicate the purpose/type/quantity/source of fill to be used. The use of fill material meeting the definition of inert waste as defined in WAC 173-350-990 may require a solid waste permit from the local health department if greater than 250 cubic yards. Such materials include, but are not limited to concrete, asphalt, brick and masonry, ceramic, glass, stainless steel and aluminum.

d. Landscaping should incorporate waste prevention measures and the use of organic materials. Water needs are reduced by use of drought tolerant plantings, compost material, mulch, and drip irrigation. Pesticide needs are reduced by use of pest resistant plantings. Compost is also an effective soil amendment. Chipped woody debris can be used to mulch ornamental beds, suppress weeds, retain moisture, control erosion, and provide a base for pathways. We also recommend using organic debris generated on-site if possible for landscaping.

e. Meeting the City of Tacoma's energy codes is required. To go beyond what is required and to further incorporate energy conservation features, please refer to the techniques referenced by Built Green Washington. Achieving any of the various levels of Built Green certification indicates a comprehensive effort to reduce overall environmental impacts from building construction and operation, and can be attractive to potential buyers. For assistance and additional information on incorporating green building techniques and sustainable building materials in the project, please contact Rachael Jamison at (360) 407-6352. The Pierce County Built Green Website can be found at http://www.builtgreenwashington.org/program.php?id=13.

f. Many golf courses use treated wood on various areas of the golf course. If there is treated wood on site, please refer to Ecology's publication "Focus on Treated Wood Exclusion," available at http://www.ecy.wa.gov/pubs/0304038.pdf, for suggested best management practices and disposal requirements for treated wood. For additional information or clarification, please contact Dee Williams with Ecology's Hazardous Waste and Toxics Reduction program, at (360) 407-6348.

g. Please review the "Dangerous Waste Rules for Demolition, Construction, and Renovation Wastes", posted at Ecology's website, www.ecy.wa.gov/programslhwtr/demodebris/. The applicant may also contact Rob Rieck of Ecology's Hazardous Waste and Toxics Reduction Program at (360) 407-6751 for more information about safely handling dangerous wastes and demolition debris.
h. Ecology encourages property owners and contractors to consider how building materials might be salvaged and reused. Doors, windows, cabinets and other valuable fixtures may be salvaged for reuse prior to demolition. For assistance in finding local reuse and recycling options for building materials, contact Dan Farrell. 

i. The applicant should recycle all possible leftover construction, demolition, and land clearing (COL) materials and reduce waste generated. Recycling construction debris is often less expensive than landfill disposal. Please call Ecology's I-800-RECYCLE hotline for facilities in the area that will accept your COL materials for reuse or recycling.


j.
Please consider the use of low-toxic building products and finishes, and incorporating building materials that have been salvaged or are made from recycled materials to the greatest extent possible.

4.   FLOOD PLAIN

a.   Homes within flood areas must be designed to meet flood proof requirements. Fill within flood areas must be placed at minimum 95% compaction (Standard Proctor, per ASTM D-698). Confirmation that this compaction had been obtained will be required by Compaction Certificate prior to final plat approval.

b.
A 100 year storm/flood analysis performed per FEMA's requirements for flood analysis methodology, shall be submitted to the City of Tacoma demonstrating that the 100 year storm is properly contained for all seven ponds prior to the issuance of development permits for the site.  If the flood area cannot be properly managed and contained, significant modifications to the proposal may be necessary, including additional flood analysis and critical area permitting, which may also result in a major modification of the permits under the Tacoma Municipal Code.

c.
Mitigating measures to address the flooding impacts are outlined as Mitigation within the Draft SEIS on pages 3.5-3 to 3.5-4.  These sections are incorporated herein by reference (Draft SEIS pages 3.5-3 to 3.5-4) as requested conditions on the proposed development.
5.
STORM AND SANITARY SEWERS
a. Any utility construction, relocation, or adjustment costs shall be at the applicant's expense.

b. Adequate separation of utilities both in public right of way and on private lots shall be provided as required in the City of Tacoma Public Works Manual and Standards and the City of Tacoma Surface Water Management Manual.

c. Each lot shall be independently connected to the City sanitary sewer at the building construction stage.  Permits for this work shall be obtained.

d. The City sanitary sewer shall be extended to serve the project site through the City's work order process.  Location and alignment shall be approved by City of Tacoma Environmental Services.  Sanitary sewer plans shall be prepared by a licensed civil engineer registered in the State of Washington, per City standards, and shall be submitted to the Public Works Department Construction Division for approval.  For information on the work order process, please contact Public Works Department Construction Division at (253) 591-5760.  

e. Private sanitary sewer easements shall be provided across any parcel(s) that side sewers must cross to serve parcels which do not have direct access to a public sanitary sewer.  All private easements shall appear on the face of the plat Mylar.

f. Peak daily sanitary flow calculations, prepared by a licensed engineer, shall be submitted to the Science & Engineering Division.  Peak daily flows shall be calculated in accordance with the Washington State Department of Ecology Criteria for Sewage Works Design (Orange Book).  Science & Engineering Division staff will then determine if the sewer system has enough capacity to accommodate the new peak flows in addition to upstream peak flows for fully developed conditions.  If the public sewer system does not have enough capacity to accommodate the proposed development, the public sanitary sewer shall be upsized by the applicant prior to sewer connection.

g. All surface water shall be managed in compliance with the 2003 City of Tacoma Surface Water Management Manual (SWMM).

h. This project will contribute stormwater via the City of Tacoma’s stormwater drainage system to the City of Federal Way.  The more restrictive of City of Tacoma or City of Federal Way requirements shall apply to this project.

i. Final design of the stormwater facilities may require modifications to the lot layout and/or a reduction in number of available building lots.  

j. A preliminary stormwater and sewer utility plan shall be prepared to show a preliminary design for stormwater and sewer mitigation.  This plan shall be approved by City of Tacoma Environmental Services prior to final plat.  An approved work order or fill and grade permit covering the entire site may be substituted for the preliminary stormwater and sewer utility plan.

k. The following statement(s) shall be completed and placed on the plat mylar:


A preliminary stormwater and sewer utility plan dated _________ was reviewed by _________________________ of Environmental Services on ___/___/___.  This plan is available under permit number 40000__________ from Building and Land Use Services, 747 Market Street, Tacoma, WA 98402.  Additional permits and approvals are required for construction. 

l. For all stormwater proposals that require an engineered design, the project engineer shall provide an Engineer’s Certification to the City of Tacoma after facility installation and prior to permit final inspection and/or closeout.  The Engineer’s Certification shall reference the permit number and state that all stormwater facilities have been installed according to the approved permit documents.  The Engineer’s Certification shall be submitted to Environmental Services / Plan Review Lead/ 2201 Portland Ave / Tacoma, WA 98421. For work orders send a copy of the certification to Construction Division, 747 Market Street, Room 620, Tacoma, WA 98402.  For site and building permits send a copy of the certification to Building and Land Use Services 747 Market Street, Room 345, Tacoma, WA 98402.
m. Per City of Tacoma Surface Water Management Manual Minimum Requirement #4: Preservation of Natural Drainage Systems and Outfalls, Natural drainage patterns shall be maintained, and discharges from the project site shall occur at the natural location, to the maximum extent practicable.  The transfer of flows between basins requires an exception in accordance with SWMM Volume 1 Section 3.7.

n. This project is located in the natural drainage course of abutting properties.  All offsite flows that run on to the project site and all onsite flows shall be included in the stormwater analysis and mitigated appropriately.  Flow control and water quality facilities that accept offsite flows shall be designed for fully developed offsite conditions per SWMM Volume 3, Table 4.1.
o. The final design shall maintain adequate base flows in Joe’s Creek. No analysis has been provided to determine if the individual infiltration systems will be a barrier to maintaining base flows in Joe’s Creek.  An analysis will be required once the final area to be infiltrated is determined.  The stormwater design may be require revision depending upon the effects of infiltration.  The final design shall maintain adequate base flows in Joe’s Creek.  Locations, sizing and control elevations of existing stormwater facilities contributing flows into and off of the site shall be verified and analyses and facilities shall be revised if necessary based upon this verification.

p. Per Minimum Requirement #5 of the City of Tacoma Surface Water Management Manual, all storm drainage shall be collected and managed on-site if feasible.  If drainage can not be handled on-site then it shall be conveyed to the City storm system in accordance with the Public Works Design Manual and SWMM. 
q. Drywells are not allowed within the City of Tacoma.  Individual infiltration systems are allowed where soil conditions are suitable and when designed in compliance with the City of Tacoma SWMM.

r. Water quality shall be provided for all projects that meet or exceed the thresholds for Minimum Requirement #6 as outlined in the City of Tacoma Surface Water Management Manual.  Pollution-generating impervious surfaces created and/or replaced offsite as a result of this project shall count toward the pollution-generating impervious surface total. 

s. The water quality design storm volume shall be based on a 6-month, 24-hour precipitation of 1.44 inches per City of Tacoma SWMM Volume 5 Section 4.1.

t. The regional detention facility constructed on the Northshore Golf course provides enhanced treatment for the existing regional (offsite) development that ultimately discharges into Joe’s Creek.  This level of treatment for offsite flows shall be maintained.

u. Installation of proprietary stormwater treatment devices will be approved by Environmental Services on a case by case basis.  Applicants shall submit requests for pre-approval of proprietary devices to Merita Trohimovich Pollard / Environmental Services Plan Review Lead / 2201 Portland Avenue / Tacoma, WA 98421-2711.  Additional information on the pre-approval process may be obtained at the following link: http://www.cityoftacoma.org/stormwater
v. Flow control shall be provided for all projects that meet or exceed the thresholds for Minimum Requirement #7 as outlined in the City of Tacoma Surface Water Management Manual.  Impervious surfaces created and/or replaced offsite as a result of this project shall count toward the impervious surface total.

w. The City stormwater drainage system shall be extended to serve the project site and/or the required street improvements through the City's work order process or another method of stormwater management meeting all requirements of the City of Tacoma Surface Water Management Manual shall be provided.  For information on the work order process, please contact Public Works Construction Division at (253) 591-5760.  The City stormwater drainage shall be extended in a manner which allows the system to be extended in the future to serve neighboring properties.  
x. Per Section 4.4 of Volume 3 of the City of Tacoma Surface Water Management Manual (SWMM), all conveyance systems shall be designed for fully developed conditions. 

y. Existing outlets and their controls, including the outlet to the existing 15 inch culvert leading to Joe’s Creek shall be included in the offsite analysis.

z. Depth to groundwater shall be determined in accordance with the City of Tacoma Surface Water Management Manual as required for the proposed stormwater facilities.  The presence of groundwater may impact the selection and sizing of water quality treatment and flow control facilities. 

aa. The applicant shall verify that for both wetlands identified in the J.S. Jones and Associates, Inc., report dated July 5, 2007 that the onsite buffers and contributory areas to the wetlands will remain the same in the proposed condition as in the existing condition or, if the tributary basin has been modified from existing conditions.  Provide the pre-developed and post-developed hydrologic calculations for the 6-month, 2-year, 10-year and 100-year flow rates and volumes for those onsite areas tributary to the wetland.

ab. Several of the existing drainage facilities proposed for revision and/or removal are governed by easements and/or agreements between the golf course and the City.  The agreements and/or easements shall be revised or eliminated and written approval by Environmental Services to alter any of the associated facilities shall be required prior to any alteration of the facilities.

ac. Ownership of stormwater facilities, either public or private shall be clearly noted on the construction plans and final plat mylars.  Public facilities shall be provided for public drainage, and private facilities shall be provided for private drainage.

ad. Stormwater facilities, other than conveyance, are required to be located in separate tracts dedicated to an association for private facilities or to the City of Tacoma for public facilities per the City of Tacoma Surface Water Management Manual, Volume 3, Section 4.8.  

ae. Maintenance access shall be provided for all sanitary sewer and stormwater facilities.

af. Private storm drainage systems require a Covenant and Easement Agreement for maintenance and access.  The Covenant and Easement Agreement shall be recorded prior to final plat.

ag. All easements required for public storm and/or sanitary sewer extensions shall be granted to the City of Tacoma and be prepared by the City of Tacoma Public Works, Real Property Services Department.  The recording numbers shall be inked on the plat Mylars prior to recording of the plat.  Once the utility location(s) on the site are/is approved by Public Works Department, Environmental Services Engineering Division the applicant shall contact Rich Price Public Works, Real Property Services Department at (253) 591-5515 to prepare the easement for recording during the work order process.  Work Order number(s) applicable to this project shall also be submitted along with the easement legal description(s).

ah. The following statement(s) shall be completed and placed on the plat mylar:


WARNING: This plat will contain a private storm drainage system. Private storm drainage systems are the sole responsibility of the owners, successors and assignees of all lots being served by the private storm drainage system. Responsibility includes, but is not limited to, constructing, maintaining, and allowing City inspection of the private storm system in accordance with a separately recorded covenant and easement document.


Covenant and Easement Recording No. _______________ 

ai. No permanent structure(s) shall be erected within the public or private easement area(s) unless specifically approved in writing by the City of Tacoma Director of Public Works.  Permanent structures shall mean any concrete foundation, concrete slab, wall, rockery, pond, stream, building, deck, overhanging structure, fill material, tree, recreational sport court, carport, shed, private utility, fence, or other site improvement that restricts or unreasonably interferes with the City of Tacoma’s access to install, construct, inspect, maintain, remove, repair and replace public storm and/or sanitary sewer utilities in said easement(s).  Permanent structures shall not mean flowers, ground cover and shrubs less than 3-feet in height, lawn grass, asphalt paving or gravel improvements that do not prevent the access of men, material, and machinery across, along and within the said easement area.  Land restoration by the City within the said easement area due to the construction, shall mean planting grass seed or grass sod, asphalt paving and gravel unless otherwise determined by the City of Tacoma. 
aj. This project may include an infiltration facility that is regulated under Ecology’s underground injection control (UIC) well program.  UIC wells shall be registered with the Washington State Department of Ecology.  Registration and program information is available at: http://www.ecy.wa.gov/programs/wq/grndwtr/uic/ or by calling 360-407-6143.  This requirement typically applies to all infiltration trenches regardless of the size of the system except single family facilities that receive only roof runoff.
ak. Coverage under the NPDES Construction General Permit is required for any clearing, grading, or excavating that will disturb one or more acres of land area and that may discharge stormwater from the site into surface water(s), or into storm drainage systems that discharge to a surface water, per the Washington State Department of Ecology (Ecology).  Contact Ecology's Office of Regulatory Assistance at 1-800-917-0043 to determine if any additional requirements are necessary.  Additional information is also available online at http://www.ecy.wa.gov/programs/wq/stormwater/construction/.  City approval does not release the applicant from state or other permitting requirements.

al. Facilities that detain water shall be evaluated to determine if the Washington State Department of Ecology’s Dam Safety Program applies.  Any facilities that are regulated under this Program shall fully comply with all requirements of the Dam Safety Program prior to final approval of the facility and/or final plat.  The applicant shall coordinate with the Ecology if needed and provide the City of Tacoma with all requested information regarding Dam Safety.

am.  Mitigating measures to ensure impacts from stormwater are addressed are outlined as Mitigation within the Draft SEIS on pages 3.6-3 to 3.6-4 and in the Final SEIS on page 2-11.  These sections are incorporated herein by reference (Draft SEIS pages 3.6-3 to 3.6-4 and Final SEIS page 2-11) as requested conditions on the proposed development.

The City of Tacoma Surface Water Management Manual is available online at www.cityoftacoma.org/stormwater.  A copy of the Surface Water Management Manual can be purchased by contacting the Public Works Department, Environmental Services Engineering Division at (253) 591-5588.

If you have questions regarding these storm and sanitary sewer conditions, please contact Merita Trohimovich Pollard, Public Works Department, Environmental Services Engineering Division at (253) 502-2103.
6.
ENVIRONMENTAL SERVICES WASTEWATER MANAGEMENT
a.
Up to code back water protection is required for those plumbing fixtures that are below grade of the next upstream sanitary manhole.
b.
When construction dewatering is necessary, the applicant or his/her contractor shall apply for a Special Approved Discharge (SAD) permit as part of the dewatering plan.  No discharge of groundwater to the City’s sewer systems will be permitted without first obtaining this permit.

7.
PROTECTION OF ADJACENT PROPERTIES
a.
With the development of the project, the proponent shall be responsible for adverse impacts to other property abutting the project.  The project shall be designed to mitigate impacts including, but not limited to, discontinuities in grade, abrupt meet lines, access to driveways and garages, and drainage problems.  Slopes shall be constructed with cuts no steeper than 1-1/2:1, and fills no steeper than 2:1, except where more restrictive criteria is stipulated by the soils engineer.  When encroaching on private property, the project engineer shall be responsible to obtain a construction permit from the property owner.  The design shall be such that adverse impacts are limited as much as possible.  When they do occur, they shall be addressed by the project engineer.

8.
PIERCE TRANSIT


a.
Pierce Transit will not provide public transportation services on private property.  If the proposed development includes a private road network please provide written notice on the face of the Plat advising property owners that public transportation service may not be available within the internal private road network of the subdivision.

9.
STREETS, DRIVEWAYS AND SIDEWALKS

a.
Mitigating measures to ensure safe vehicular and pedestrian provisions for both the City of Tacoma and City of Federal Way are outlined as Mitigation within the Draft SEIS on pages 3.3-13 to 3.3-17 and within the Final SEIS on page 2-10.  These sections are incorporated herein by reference (Draft SEIS pages 3.3-13 to 3.3-17 and Final SEIS page 2-10) as requested conditions on the proposed development.

b.
Private roads internal to the proposed development shall be constructed consistent with the standards identified in the Draft SEIS on page 3.3-9 under Private Roads.
c.
The applicant shall construct a Taylor Way right turn lane to northbound SR 509.  This improvement shall be operational prior to Final Plat Approval and the recording of the 3rd phase of this development, whichever occurs first.  This improvement shall be designed to all applicable WSDOT design standards, shall be built to a length as approved by WSDOT, and shall be designed such that the right turn lane incorporates the future SR 509 double left turn lane intersection widening that is planned for future construction by the Port of Tacoma.  
 



Should the timing of the Port of Tacoma project or any other developer or agency project occur when the applicant must construct the right turn lane, the applicant may at the discretion and approval of the WSDOT either contribute a proportionate amount or contribute the 100% cost of the right turn lane design and construction cost. The amount of the contribution shall be as approved by the WSDOT.
10.
STREET LIGHTING
a.
In accordance with TMC 13.04.165, the applicant shall design and construct street lighting for the plat to the approval of the City Engineer in accordance with the Illuminating Engineering Society (IES)/ANSI Standard RP-8 Recommended Illuminance for Roadways and Pedestrian Ways.  Specifically, streetlighting shall be installed at intersections, mid block and at the cul-de-sacs.  Streetlight design and construction shall be done through the City’s work order process.  To initiate a work order please contact the Public Works Department, Streetlighting Section at 591-5278.

11.
TACOMA WATER

a.
City ordinance 12.10.045 requires a separate water service and meter for each parcel.

b.
Tacoma Water currently has a 16” D.I. water main in a 20 foot easement that crosses the proposed project site. The water main will need to remain in service unless another 16” main in a new alignment is installed prior to abandoning the existing main at the developer’s expense.

c.
Extension of a permanent water main may be constructed by private contract.  The developer of the privately financed project will be responsible for all costs and expenses incurred by Tacoma Water for preparation of plans and specifications, construction inspection, testing, flushing, sampling of the mains, and other related work necessary to complete the new water main construction to Tacoma Water standards and specifications.  The engineering charge for the preparation of plans and specifications will be estimated by Tacoma Water.  The developer will be required to pay a deposit in the amount of the estimated cost.  The actual costs for the work will be billed against the developer’s deposit.  The new mains will be installed by and at the expense of the developer.  The developer will be required to provide a 20-foot wide easement over the entire length of the new water main, new fire hydrants, new service laterals and meters unless they are located within the limits of the dedicated Rights of Way.  The developers Professional Land Surveyor shall prepare and submit the legal description of the easement to Tacoma Water for review and processing.  Prior to construction, a second deposit in the estimated amount for construction inspection, testing, and sampling will be due to Tacoma Water.  Upon completion of the project, the developer will either be refunded the unused amount of the deposit or billed the cost overrun.  Approximate design time is ten weeks.

d.
Customer is advised to obtain private utility easements for any property-side water pipes leading from the City meter to the building on any portion(s) existing on adjacent parcels.
e.
If fire sprinklering, contact the Tacoma Water Permit Counter at (253) 502-8247 for policies related to combination fire/domestic water service connections.

f.
The Uniform Plumbing Code requires that a pressure-reducing valve (PRV) be installed on the customer's property side service line if pressure exceeds 80 PSI.  Since the supply elevation that serves this project is 549’, a PRV will be required for any lot below elevation of 364’.

g.
New water services will be installed by Tacoma Water after payment of the Service Construction Charges and the Water Main Charges.  New meters will be installed by Tacoma Water after payment of the System Development Charges.

h.
If a new fire hydrant is required at a location with an existing water main, the hydrant will be installed by Tacoma Water after payment of an installation deposit. Upon completion of the fire hydrant installation, the developer will either be refunded the unused amount of the deposit or billed the cost overrun.

i.
If existing water facilities need to be relocated or adjusted due to street improvements for this proposal they will be relocated by Tacoma Water at the owners’ expense.
j.
Fire hydrants and water meters will need a 5-foot minimum horizontal separation from any other utility including the joint trench.

k.
Sanitary sewer mains and sidesewers shall maintain a minimum horizontal separation of ten feet from all water mains and water services. When extraordinary circumstances dictate the minimum horizontal separation is not achievable, the methods of protecting water facilities shall be in accordance with the most current State of Washington, Department of Ecology “Criteria For Sewage Works Design”.
12.
TACOMA POWER

a.
The cost to relocated and/or extend existing facilities to serve the new plat will be born by the customer.


b.
Easements must be shown on the face of the Recorded Final Plat for electrical power, communications and natural gas utilities.
c.
Easement requirements:

· Show a designated 10-foot utility easement on the plat parallel to all interior and exterior road rights of way.
· Show a 5-foot utility easement parallel to all side lot lines at the front 15 feet of each lot.

· If there are flag lots, the stem or driveway section shall be designated as a utility easement along with an additional 5-foot wide easement extending across the end of the stem area and 5 feet into each adjacent property.
· Longitudinal wet utilities, such as drainage, dry wells, storm/sewer systems, bio-swales and sidewalks or permanent structures shall not be installed in the 10-foot utility easement as indicated above.  Lateral crossings are permitted.

d.
Additional general requirements:

· Utility easement as indicated above shall not have greater than 2 percent slopes perpendicular to the road rights of way.
· Extend all sewer stubs and roof drains to the property side, beyond the 10-foot utility easement.  No clean-outs to be placed in the utility easement.
· Show building setbacks from the property line.
· No building including the eaves shall be constructed within 8 feet of a transformer.

· Any relocation of Tacoma Power’s facilities will be done at the customer’s expense.
13.
TACOMA FIRE

a.
Fire hydrants shall be installed and spaced so that typical on-center spacing does not exceed 500 feet in accordance with the Fire Code (TMC 3.02).

b.
Minimum fire flow required will be 1,000GPM at 20psi in accordance with the Fire Code (TMC 3.02).
c.
Fire apparatus turnarounds, meeting the requirements of the Fire Code (TMC 3.02) and the minimum standards of the Public Works Design Manual shall be provided for dead-end roads that exceed 150 feet in length.

d.
Inside and outside turning radii for roads serving the townhomes shall be verified by the applicant to ensure they comply with minimum Fire Code (TMC 3.02) and Public Works Design Manual requirements.

e.
Where the roads serving the proposed townhomes are 30-foot easements with 20 feet of pavement, "No Parking - Fire Lane" signs and/or "No Parking - Fire Lane" curb markings shall be posted on both sides of the roads by the developer prior to final plat approval.
f.
Mitigating measures to ensure safe vehicular and pedestrian provisions for both the City of Tacoma and City of Federal Way are outlined as Mitigation within the Draft SEIS on pages 3.3-13 to 3.3-17 and within the Final SEIS on page 2-10.  These sections are incorporated herein by reference (Draft SEIS pages 3.3-13 to 3.3-17 and Final SEIS page 2-10) as requested conditions on the proposed development.
14.
CRITICAL AREAS
a.
The applicant must record Notice on Title per TMC Section 13.11.200 prior to any development permits being issued for the site.  An electronic copy of the on-site portions of the wetland and stream boundary shall be provided for inclusion in the City wetland maps in the following format: Datum: NAD 83/91 (HARN), Coordinate System: Washington State Plane, South Zone, US Foot.

b.
The applicant shall provide a Homeowner Yard Maintenance Plan for approval to the Land Use Administrator prior to any site work.  The applicant and residents within the plat shall conform to the provisions of the Homeowners Yard Maintenance Plan to protect and preserve the wetlands and stream and their buffers.
c.
The applicant shall provide a barricade and/or silt fence along the perimeter of the golf cart path prior to conducting site work when conducting work near the wetland or stream buffer The applicant shall erect silt fencing on the development side of the barricade fence along the barricade fence and inform the City SES and the City Building Inspector when the fence is erected in order to allow the City SES and the City Building Inspector to inspect silt fence prior to beginning site development work.  The applicant shall ensure that once the development is complete and erosion control is no longer needed, the barricade and silt fence must be removed.

d.
Permanent signs are required on each lot or wetland, stream or natural area tract affected by a wetland, stream, or their buffer and shall be prepared in accordance with the approved City of Tacoma template for signs. The applicant shall provide proposed sign locations for approval by the City of Tacoma.

e.
The applicant shall comply with the conditional requirements of Merita Pollard, ESSE as attached to this memorandum.  ESSE and BLUS must approve the final storm drainage plan for the plat and the applicant must ensure that each new home is constructed according to the plan in order to ensure that the hydrology of the stream and wetlands is maintained.

f.
The applicant and their construction manager shall attend a preconstruction meeting with the SES and Building Inspector prior to the issuance of any development permits for the site.

g.
Mitigating measures to ensure impacts regarding critical areas are addressed are outlined as Mitigation within the Draft SEIS on pages 3.5-3 to 3.5-4.  These sections are incorporated herein by reference (Draft SEIS pages 3.5-3 to 3.5-4) as requested conditions on the proposed development.
15. LAND USE COMPATIBILITY AND AESTHETICS


a.
Mitigating measures to ensure compatibility and aesthetics of the area are provided for, are outlined as Mitigation within the Draft SEIS on pages 3.1-11 to 3.1-13.  These sections are incorporated herein by reference (Draft SEIS pages 3.1-11 to 3.1-13) as requested conditions on the proposed development.

16.
RECREATION


a.
Mitigating measures to ensure adequate recreation opportunities are provided for, are outlined as Mitigation within the Draft SEIS on pages 3.2-10 to 3.2-13.  These sections are incorporated herein by reference (Draft SEIS pages 3.2-10 to 3.2-13) as requested conditions on the proposed development.

17.
SCHOOLS

a.
Mitigating measures to address that impacts on schools are provided for, are outlined as Mitigation within the Draft SEIS on pages 3.4-4 to 3.4-5.  These sections are incorporated herein by reference (Draft SEIS pages 3.4-4 to 3.4-5) as requested conditions on the proposed development.
18.
FINAL PLAT NOTES FOR PRIVATE/PUBLIC TRACTS
a.
Landscaping Tracts:

Pursuant to subdivision and platting standards of TMC 13.04.260, the Applicant shall include a note on the face of the Final Plat that reads substantially as follows:

A homeowner’s association shall be established and shall own and maintain Tracts [list all tracts identified as landscaping tracts] in perpetuity as landscaping tracts, which Tracts shall be used exclusively for landscaping purposes. This restrictive covenant: (i) shall run with the land; (ii) shall inure to the benefit of and be binding upon the homeowner’s association, all lot owners, and their successors and assigns; and (iii) may be terminated or altered only in a manner consistent with RCW 58.17.215, as may be amended.

b.
Private Recreational Tracts:

Pursuant to subdivision and platting standards of TMC 13.04.260, the Applicant shall include a note on the face of the Final Plat that reads substantially as follows:

A homeowner’s association shall be established and shall own and maintain Tracts [list all tracts identified as private recreational tracts] in perpetuity as private open space tracts, which Tracts shall be used exclusively for pedestrian access and open space purposes by the lot owners and their invitees. This restrictive covenant: (i) shall run with the land; (ii) shall inure to the benefit of and be binding upon the homeowner’s association, all lot owners, and their successors and assigns; and (iii) may be terminated or altered only in a manner consistent with RCW 58.17.215, as may be amended.

c.
Public Recreational Tracts:

Pursuant to subdivision and platting standards of TMC 13.04.260, the Applicant shall include a note on the face of the Final Plat that reads substantially as follows:

A homeowner’s association shall be established and shall own and maintain Tracts [list all tracts identified as public recreational tracts] in perpetuity as public open space tracts, which Tracts shall be used exclusively for pedestrian access and open space purposes by the general public. This restrictive covenant: (i) shall run with the land; (ii) shall inure to the benefit of and be binding upon the homeowner’s association, all lot owners, and their successors and assigns; and (iii) may be terminated or altered only in a manner consistent with RCW 58.17.212, as may be amended.

d.
Public Stormwater Tracts:

The Applicant shall include a note on the face of the Final Plat that reads substantially as follows:

Upon the recording of this plat, Tracts [list all tracts identified as public stormwater tracts] are dedicated and conveyed to the City of Tacoma for stormwater treatment, retention and/or detention purposes. The Applicant shall be responsible for the maintenance, repair and replacement of stormwater improvements contained therein until applicable post-construction monitoring has been confirmed acceptable for performance by the City of Tacoma.

e.
Private Stormwater Tracts:


The Applicant shall include a note on the face of the Final Plat that reads substantially as follows:

A homeowner’s association shall be established and shall own and maintain private Tracts [list all tracts identified as stormwater tracts] in perpetuity as private stormwater tracts, which Tracts shall be used exclusively for stormwater treatment, retention and/or detention purposes. This restrictive covenant: (i) shall run with the land; (ii) shall inure to the benefit of and be binding upon the homeowner’s association, all lot owners, and their successors and assigns; and (iii) may be terminated or altered only in a manner consistent with RCW 58.17.215, as may be amended.

f. Transportation/Access Tracts:


The Applicant shall include the following note on the face of the Final Plat:

A homeowner’s association shall be established and shall own and maintain private Tracts [list all tracts identified as access tracts] in perpetuity as private access tracts, which Tracts shall be used exclusively for pedestrian and vehicular access and underground utility purposes. This restrictive covenant: (i) shall run with the land; (ii) shall inure to the benefit of and be binding upon the homeowner’s association, all lot owners, and their successors and assigns; and (iii) may be terminated or altered only in a manner consistent with RCW 58.17.215, as may be amended.

19.
MISCELLANEOUS
a.
Prior to obtaining building or grading permits, the proponent shall contact the appropriate City departments to make the necessary arrangements for all required improvements.  The required departmental approvals shall be acquired from, but not necessarily limited to, Tacoma Power (383-2471), Tacoma Water (383-2471), and Public Works (591-5525).

b.
The basis of bearing for the final plat shall conform to the City of Tacoma grid system.  Coordinates for all lot corners and angle points shall be submitted with the final plat on the NAD 83 WASHINGTON STATE PLANE South Zone Grid System.  The final plat shall be drawn to a scale of 1"=100' unless, prior to submittal, written approval for a different scale is granted in writing by the Public Works Department.  Mylar size shall be 18 inches by 24 inches.

c.
The final plat shall be submitted with a section breakdown from the land surveyor.  The final plat shall agree with and be compatible with existing facilities and rights-of-way within the area.

d.
Per TMC 13.04, rebar shall be installed at all lot corners.  Plat monuments shall be set at all perimeter boundary locations and street monuments shall be set in all necessary locations meeting the approval of the City Engineer.

e.
The final plat shall incorporate lot/block numbers and a house numbering system to the approval of the City Engineer.

f.
As part of the final plat submittal, a 100 feet to the inch scale final plat map shall be provided to the BLUS Division.

g.
An amended Concomitant Zoning Agreement (CZA), incorporating the herein imposed conditions of approval, shall be fully executed by all parties with ownership interest in the property and recorded with the Pierce County Auditor prior to final approval of the rezone modification by the City and prior to final plat approval.  Said CZA shall modify the previously recorded CZA No. 8111120139.
h.
If the PRD (rezone) modification and preliminary plat are approved, the OSTA shall be terminated pursuant to section 2 of the OSTA and penalties and taxes, if any, paid pursuant to RCW Chapter 84.34.   Any open space areas established pursuant to the preliminary plat and PRD site plan approval shall be encumbered by permanent open space easements recorded on the face of the plat (see conditions identified under number 18 above, regarding “FINAL PLAT NOTES FOR PRIVATE/PUBLIC TRACTS”.
i.
If improvements required prior to final plat approval are not constructed prior to final plat approval, such improvements shall be bonded for or an assignment of funds given meeting the approval of the City Attorney to guarantee that all required improvements will be designed and constructed.  This is required if the applicant wishes to proceed with the final plat prior to the physical construction of those conditions.  If conditions are to be bonded for, the applicant shall post the necessary bond at the time of, or prior to filing for final plat approval, and the following warning statement shall be incorporated on the plat map page, or additional page, of the final plat:


WARNING: Purchasers of the lots herein are advised that the City of Tacoma holds certain financial guarantees to insure completion of certain improvements and utilities, including but not limited to sanitary, road and storm facilities, power, water and street lights.  Purchasers are advised that building permits may not be issued until these improvements are completed.  Should these improvements/utilities not be completed, the City of Tacoma reserves the right to enter the property to complete these improvements and to seek reimbursement via the aforementioned financial guarantees or through other remedies at law, and the property grantor, heirs, owners, executors, successors or assigns shall save the City harmless from any damage that may be suffered by said re-entry and construction upon said premises.
j.
A homeowner’s association or similar mechanism shall be established for the maintenance of the common areas and facilities within the development, including private roadways, critical areas and open space.  Prior to the approval of the final plat, documents establishing the entity responsible for maintaining these common areas and facilities shall be submitted to and approved by the City Attorney to the extent that the City Attorney is satisfied that adequate provisions are made for maintenance of these common areas and a sufficient legal entity is created to accomplish the same.  The homeowner’s association or similar mechanism established shall be consistent with the final plat notes stated above.
j. Prior to obtaining building or grading permits, the proponent shall contact the appropriate City departments to make the necessary arrangements for all required improvements.  The required departmental approvals shall be acquired from, but not necessarily limited to, Tacoma Power (383-2471), Tacoma Water (383-2471), and Public Works (591-5525).  The proponent shall either construct the required improvements or furnish to the City of Tacoma a performance bond, or other financial security as approved by the City Attorney, guaranteeing the completion of such improvements.
k. The project shall be developed substantially in conformance with the representations made by the applicant through the submitted site plans, elevation drawings, and the environmental checklist. Any substantial change(s) or deviation(s) in development plans, proposals, or conditions of approval imposed shall be subject to the approval of the Hearing Examiner and may require further and additional hearings.[image: image1.png]



Examples of Significant Meandering of Lot Lines











� Throughout the staff report, the approximate size of the golf course is referred to as either approximately 116 acres or approximately 111.7 acres.  The difference in size is a result of varying historical records for the golf course, including, but not limited to: the original rezone request, later land swaps altering the size of the golf course, GIS data, Pierce County Assessor data, and the applicant's submittal which references different sizes for the golf course as well.


� The City of Tacoma calculates average lot width by dividing the lot area by the depth of the lot.  It appears the applicant has calculated average lot width by taking the average of the front and rear property lines.  These two different calculations will yield different average lot widths.


� The City of Tacoma calculates average lot width by dividing the lot area by the depth of the lot.  It appears the applicant has calculated average lot width by taking the average of the front and rear property lines.  These two different calculations will yield different average lot widths.
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