
WEEKLY REPORT TO THE CITY COUNCIL 

Members of the City Council , 
City of Tacoma, Washington 

September 24, 2015 

Dear Mayor and Council Members: 

ACTION REQUESTED 

1. For the purpose of building community empowerment and creating safe 
communities through positive relationships with the Tacoma Police Department, 
Project PEACE meetings have been scheduled as follows: 

• Monday, October 5th
, 5:00 p.m., Lincoln High School Cafeteria, 

701 South 3ih Street 
• Wednesday, October 21 st, University of Puget Sound Wheelock Student 

Center, 1500 North-Warner Street 
• Thursday, October 29th

, 5:00 p.m., Centre at Norpoint Cascade Hall, 
4818 "Nassau Avenue NE 

STUDY SESSIONIWORK SESSION 

2. The City Council Study Session of Tuesday, September 29, 2015, will be held 
in Room 16 of the Tacoma Municipal Building North, at Noon. Discussion items 
will be: (1) Federal Legislative Updates; (2) LivelWork and Work/Live 
Proposed Code Amendment Recommendations; (3) Other Items of Interest; 
(4) Committee Reports; and (5) Agenda Review and City Manager's Weekly 
Report. 

At Tuesday's Study Session, Len Simon, our Washington DC representative, 
will brief the City Council on what we can expect from Congress for the 
remainder of the year and in 2016. 

In addition at Tuesday's Study Session, Planning and Development Services 
staff will share the proposed LivelWork and Work/Live Amendments to the 
Land Use Regulatory Code. Live/Work and Work/Live units are types of mixed­
use developments that can help eliminate the need to commute to work, provide 
more affordable work and housing space, and support the creation of new 
businesses by expanding entrepreneurial opportunities. In 2012, the City Council 
adopted Live/Work and Work/Live code amendments to promote these 
community goals, with a particular emphasis on the adaptive reuse of existing 
buildings in Downtown Tacoma and the City's other Mixed-use Centers. The 
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Planning Commissions' proposed amendments are intended to build upon the 
amendments that were previously adopted by identifying additional code 
changes that could further facilitate this type of use. Planning and Development 
Services Director Peter Huffman provides the attached memorandum and a 
packet of information, which includes proposed ame,ndments to Title 13 - Land 
Use Regulatory Code, Title 2 - Building Code, and Title 6 - Tax and License 
Code, as well as the related letters of recommendation from . both the Planning 
Commission and Board of Building Appeals. 

3. The updated Tentative City Council Forecast and Consolidated Standing 
Committee Calendars are attached for your information. 

GRANT APPLICATIONS 

4. Hilltop and Lincoln Neighborhoods Pedestrian Survey - , Fundi,ng from the 
Tacoma-Pierce County Health Department for the 2015 Walkability Grant 
Program with the goal of improving walkability, health equity and community 
engagement in Pierce County communities. The target areas for developing 
programs include Tacoma's Hilltop and Lincoln neighborhoods. The City's 
proposal for the funds is to survey residents about their transportation habits 
through door-to-door canvassing, organized community meetings and planned 
events that encourage pedestrian use of City streets for recreation and active 
transportation The City is requesting $10,000 with no match required. 

MARK YOUR CALENDARS 

5. You have been invited to the following events: 

• COURAGE to End Domestic Violence, the City's Domestic Violence 
Awareness Initiative, will be hosting eight discussions about healthy 
relationships and ending domestic violence as part of the Men's Talk 
Series on the third Thursday of each month, 6:00 to 8:00 p.m., starting 
April 16th through November 19th

, at King's Books, located at 218 St. 
, Helen's Avenue. 

• Metropolitan Development Council Share Breakfast Community 
Celebration on Tuesday, September 29th

, 7:30 to 9:00 a.m., at the hotel 
Murano, located at 1320 Broadway. 

• Courage Domestic Violence Rally on Friday, October 2nd
, Noon, at 

Tollefson Plaza, located at 1548 Pacific Avenue. 
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• Hilltop Artists Better Futures Luncheon on Wednesday, October 7th
, 

at the Hotel Murano, located at 1320 Broadway. Silent auction begins at 
1.0:30 and lunch program begins at 11 :30 a.m. 

• "Stories You Tell" Pierce County Center for Dispute Resolution 
Annual Fundraising Breakfast on Thursday, October 15th

, 7:30 to 8:30 
a.m., at the STAR Center, located at 3873 South 66th Street. 

• A. Philip Randolph Institute Tacoma Chapter 2015 Fundraiser 
Banquet honoring Tom Dixon on Friday, October 16th

, 6:00 p.m., at 
the Clover Park Technical College, Sharon McGavick Student Center 
Conference Facility, located at 4500 Steilacoom Boulevard SW, Building 
23, Lakewood. 

• Graduate Tacoma! Back-To-School Spotlight: "Reaching Higher" 
luncheon on Friday, October 30th

, 11 :30 a.m. to 1 :30 p.m., at the 
Bicentennial Pavilion in the Hotel Murano, located at 1320 Broadway. 

• Associated Ministries I AM Leading the Way Home for the homeless 
in our Community! Event on Thursday, November 5th

, 7:30 a.m., 
Freighthouse Station, located a,t 2501 East D Street. 

TCB:crh 
Attachments 

Sincerely 

. oadnax 
City Manager 



City of Tacoma 
Memorandum 

TO: T.C. Broadnax, City Manager 

FROM: Peter Huffman, Director, Planning and Development Services Departme 

SUBJECT: Proposed live/Work and WorklUve Code Amendments 

DATE: September 23, 2015 

At the·Study Session on September 29, lOIS, the City Council will discuss proposed code amendments 
designed to support the creation of live/work and workllive units. The study session will be followed by a 
public hearing on the proposed amendments that evening at approximately 5:30 p.m. Subsequently, the 
Infrastructure, Planning and Sustainability Committee is scheduled to discuss the public conunents and 
any potential modifications to the proposal at its meeting on October 14, 2015. First reading of an 
ordinance adopting the proposed code amendments is tentatively scheduled for October 20, 2015, with 
final reading scheduled for October 27,2015. 

Live/work and workllive units are types of mixed-use development that can help eliminate the need to 
commute to work, provide more affordable work and housing space, and support the creation of new 
businesses by expanding entrepreneurial opportunities. In 2012, the City Council adopted live/work and 
workllive code amendments to promote these community goals, with a particular emphasis on the 
adaptive reuse of existing buildings in Downtown Tacoma and the City's other Mixed-Use Centers. 

These proposed regulatory code amendments are intended to be incremental to and build upon the 
amendments that were adopted in 2012. These changes are largely based on recommendations from a 
recently fmalized consultant study on code compatibility, which identified additional code changes that 
could further facilitate this type of use. 

The Planning Commission conducted a lengthy public review process of the proposed amendments pertaining 
to the Land Use Regulatory Code. This culminated in a public hearing on July 15,2015, after which the 
Commission adjusted the proposal to emphasize the importance of providing additional flexibilities with better 
tailoring of incentives to promote this use within older, underutilized buildings. The Commission made a 
recommendation for adoption to the City Council on August 19,2015. 

The Board of Building Appeals completed its review and analysis of the proposed amendments pertaining to 
the Building Code, and made a recommendation for adoption to the Infrastructure, Planning and Sustainability 
Committee on July 31, 2015. 

City staff completed its review and analysis of the proposed amendments pertaining to the Tax & License 
Code, and recommends that a regulatory license be established that requires a $75 license fee and a written 
agreement between the City and the occupants of live/work or workllive units. 

To facilitate the Council's review, attached is a packet-containing: 

• The Planning Commission's Letter of Recommendation, Findings of Fact and Recommendations 
Report, and proposed Land Use Code amendments 

• The Building Board of Appeals reconunendation letter and proposed Building Code amendments 

• Proposed Tax & License Code Amendments 

1 



City of Tacoma 
Memorandum 

If you or Council members have any questions, please contact Molly Harris, Senior Planner, at 
(253) 591-5383 or mharris@citvoftacoma.org or Sue Coffman, Building Official, at (253) 594-7905 or 
sue. coffman @cjtyoftacoma.org. 

PH:sc 

Attachments 
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August 19, 2015 

City ofTaroma 
Planning Commission 

The Honorable Mayor and City Council 
City of Tacoma 
747 Market Street, Sulte-1200 
Tacoma, WA 98402 

HONORABLE MAVOR STRICKlAND AND 'MEMBERS OF THE CITY COUNCIL, 

On behalf of the Planning Commission, I am pleased to forward our recommendations regarding the 
proposed Live/Work and Work/Live Amendments to the Land Use Regulatory Code, as outlined in the 
Planning Commission's Findings 0/ Fact and Recommendations Report, August 19, 2015 (attached). 

Over the past three months, the Commission has conducted a public process regarding a proposal to 
amend the existing live/work and work/live provisions within the Land Use Regulatory Code. These 
provisions were originally adopted in 2012 to recognize live/work and work/live as uses that promote 
Increased local activity, reduced commuting, expanded entrepreneurial opportunities, housing 
affordability and community Interaction, and can facilitate the reuse and rehabilitation of the many 
older, underutlllzed buildings in this community. The original amendments included development 
flexlblUtles for projects that incorporated live/work and work/live units in the context of adaptive reuse 
of existing buildings In Downtown Tacoma and the City's other Mixed-Use Centers. 

The adoption of these Land Use Regulatory Code amendments prompted a study on code compatibility, 
with a particular focus on examining ~he City's Building Code. Recommendations were formulated as 
part of the study with the goal of implementing code revisions that would reduce regulatory obstacles 
with respect to live/work and work/live development. The recommendations focused primarily on two 
general objectives: (I) Increasing development f1exlblllties in the'Bulldlng Code and (2) reevaluating 
limitations Imposed by the land use provisions adopted In 2012. The Commission's analysis focused on 
the latter. 

The study, which was finalized early this year,.served as the Commission's starting point for this effort. 
Recommendations from the study were reviewed and Incorporated into the proposal and a public 
hearing was conducted on July 15, 2015. The public comments received raised some questions about 
whether the proposal was stili sufficiently promoting this type of use In pre-existing buildings. The 
Commission recognizes concerns held by some members of our community and generally agrees that it 
Is Important to ensure that the proposed Incentives focus on the reuse of underutilized existing 
buildings. In response to those concerns we have Incorporated additional code language to better meet 
that intent. As proposed, we feel that these amendments represent a significant Improvement over the 
existing codes by providing an expanded list of Incentives to encourage this type of use and better tying 
those Incentives to the reuse and rehabilitation of older and historic buildings. ' 

Planningruxi IA'Vt~1pIllt!llt Herviu.'l'l DL'pnrtm . .'I1t I 747l\1nri«!tStJn.t, Hmm:l4,1j I Tawnul, W:r·;h~rttll1 004a2 
(2!'.'3) :l91-;JO!:i Iwww.cityuiblUlI1V.l.Orp/pLlIming 
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The CommIssion acknowledges that land use regulations are only one component of the proposed 
package of amendments. The amendments to the Land Use Regulatory Code have been developed in 
coordination with complimentary Building Code amendments, which have undergone their own review 
process under the purview of the Board of Building Appeals. Minor modifications to the Tax and Ucense 
Code are another component of the proposal. These amendments are proceeding together with the 
Intent ~f streamlining live/work and work/live regulations throughout the Tac6ma Municipal Code. 

It is with that understanding and Intent that the Planning CommIssion respectfully requests the City 
Council adopt the proposed live/work and work/live amendments to the Land Use Regulatory Code, as 
recommended. 

Sincerely, 

CHRIS BEALE 

Chair 

Endosure 
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LIVE/WORK & WORKILIVE 

PROPOSED AMENDMENTS TO THE LAND USE REGULATORY CODE 

TACOMA PLANNING COMMISSION 
FiNDINGS OF FACT AND RECOMMENDATIONS 

AUGUST 19,2015 

A. SUBJECT: 

Live/Work and WorklLive Code Amendments - Proposed Amendments to the Land Use 
Regulatory Code 

B. SUMMARY OF PROPOSED AMENDMENT: 

The proposed amendments, as shown in Exhibit "A'\ would amend the Tacoma Municipal Code, 
Chapters 13.06 - Zoning and 13.06A - Downtown Tacoma, in which modifications would be 
made to the live/work and work/live provisions. The existing code provides the following 
development flexibilities for projects that incorporate live/work and work/live units into existing 
buildings (those lawfully in existence as of September 25,2012) within Downtown Tacoma and 
the City's other Mixed-Use Centers: 

• No additional parking spaces are required; 

• Up to 10% of new floor area may be added, either internally or externally, for the 
purposes of creating living or working space without triggering a change in use; and, 

• External additions are exempt from all prescriptive design standards contained within 
TMC 13.06.300 and TMC 13.06A, but external additions shall be in conformance 
with the character of the existing building. 

The proposal would remove the section from Chapter 13.06A - Downtown, and relocate it to a 
newly created section within Chapter 13.06 - Zoning. The new section - 13.06.570 - would be_ 
specific to live/work and work/live uses and would include improvements to the existing 
provisions. The new iteration would retain the development flexipilities ofthe existing code, but 
the applicability of certain flexibilities would be reserved for buildings lawfully in existence prior 
to December 5, 1989, while others would be reserved only for historic buildings. Additionally, 
the proposal would incorporate the following modifications: 

• Clarify that live/work and work/live uses are subject to business license requirements and 
that the residential portions of these units must be inhabited by the operator or an 
employee of the commercial or manufacturing activities within the unit; 

• Clarify that the residential portion of the unit is limited in occupancy to one family; 

• Clarify the areas where live/work and work/live uses are permitted - to include all zoning 
districts that allow for the associated mix of uses; 

Live/Work & WorklLive Code Amendments Page 1 
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• Remove the restriction on live/work and work/live projects with more than 20 dwelling 
units or 12,000 square feet of commercial space, while retaining the 20 dwelling unit 
limitation for projects involving new construction. 

• Expand the definition of "historic buildings" for the purposes of these tlexibilities to 
include both buildings listed on historic registers and buildings that retain sufficient 
historic character such that they could be listed on historic registers. 

The existing code also contains specific provisions that are generally not under the purview of 
the Land Use Regulatory Code but are. more typical of Building Code considerations. Some of 
these provisions are already addressed in the International Building Code (mC) while others are 
being incorporated. into local Building Code amendments being proposed concurrently. The 
following provisions would be rescinded from the Land Use Regulatory Code and modified in 
the proposed Building Code amendments: 

• Limiting the residential portion of work/live units to 33 percent of the unit (this ratio is 
more restrictive than the current mc for live/work units - a 50 percent maximum 
residential use area is being proposed in the Building Code amendments); 

• Requiring un separated living and working quarters (the proposed Building Code 
amendments would provide options for separation of space). 

C. FINDINGS OF FACT: 

1. In 2012, the City Council adopted Ordinance No. 28088, which created regulations to 
incentivize the development of live/work and work/live uses in the City's commercial 
centers. The amendments provided development tlexibilities related to parking, design 
standards, and off-site improvement requirements to promote the expansion and 
improvement of these types of joint living/working units when incorporated into existing 
buildings within the Downtown and other Mixed-Use Districts. The intent was to provide 
new tools to help restore vibrancy in neglected and underutilized areas by allowing greater 
tlexibility for infill development and the reuse of existing buildings. 

2. Subsequently, a consultant study on code compatibility was conducted with the goal of 
implementing code revisions to both the Building Code and Land Use Regulatory Code that 
would further reduce regulatory obstacles with respect to live/work and work/live 
development. 

3. A report, prepared by BLRB Architects, was finalized in early 2015, which included analysis 
of the City's existing efforts on live/work and work/live codes, benchmarked studies in 
jurisdictions similar to Tacoma, case studies for a few potential buildings in Tacoma, and 
recommendations for further code changes. 

4. Recommendations from the report were reviewed by Staff and the Planning Commission. 
The following City departments provided expertise and comment to the process and proposal: 
Planning & Development Services, Community & Economic Development, Finance, and 
Tacoma Fire. 

Live/Work & WorkiLive Code Amendments 
Planning Commission Findings of Fact and Recommendations (8-19-15) 

Page 2 



5. Updates regarding the progress of the proposed amendments were presented to, and feedback 
solicited from, the City Council's Infrastructure, Planning, and Sustainability Committee on 
May 27th and August 12th in 2015. 

6. The Planning Commission r~viewed findings ~om th~ consultant study and the rroposed 
Land Use Regulatory Code amendments at their meetmgs on May 20th, June 17t , and 
August 5th in 2015. All meetings were open to the public. 

7. The Planning Commission conducted a public hearing on July 15, 2015 on the proposed 
amendments to the Land Use Regulatory Code. Notice of the public hearing was distributed 
to the City Council, Neighborhood Councils, business district associations, civic 
organizations, environ.rnental groups, the development community, the Puyallup Tribal 
Nation, adjacent jurisdictions, major employers and institutions, City and State departments, 
the Tacoma Public Library, and other known stakeholders and interested entities. An 
adv~rtisement was placed in the News Tribune on July 6, 2015; and a legal notice regarding 
the environmental determination was placed in the Tacoma Daily Index on July 6, 2015. 

8. Environmental Review - Pursuant to WAC 197-11-340(2) and the City'S SEPA procedures, a 
Preliminary Determination of Environmental Nonsignificance (DNS) for the proposed 
regulations was issued on June 25,2015 (SEPA File Number: SEP2015-40000249187), . 
based upon a review of an environmental checklist. The DNS and the environmental 
checklist was provided or made available to appropriate entities that received the Planning 
Commission's public hearing notice. The City did not receive any comments on the 
preliminary determination. The determination was not modified by the City, and becam« final 
on July 29,2015. 

9. A '~otice of Intent to Adopt Amendment 60 Days Prior to Adoption" was filed with the 
State Department of COrnn1ence on July 1, 2015 (per RCW 3(>. 70A.l 06). A notification was 
sent to Joint Base Lewis-McChord on July 7,2015 (per RCW 36.70A.530(4.».·A similar 
notice was also sent to the City of Tacoma Attorney's Office, requesting legal review to help 
ensure that the proposed amendments will not result in an unconstitutional taking of private 
property (per RCW 36.70A.370). No concerns have been raised in response to these notices. 

10. One citizen testified at the. Planning Commission's public hearing on July 15,2015, and three 
written comments were received by the record closing date of July 22,2015. The public 
comments generally addressed the following concerns: 

• Removing the 20+ dwelling restriction may result in more live/work and work/live 
developments within larger, less affordable buildings, which may detract from the goal of 
incentivizing the reuse of older small buildings. 

• Allowing these uses in new buildings and outside of mixed-use centers and Downtown 
could potentially dilute the original intent, which was to incentivize this in those areas. 

11. The Planning Commission reviewed oral and written comments at its meeting on 
August 5, 2015, and provided direction on changes to the proposal to reflect additional 
Commission deliberations and address some of the community concerns raised through the 
public process. 

Live/Work & Work/Live Code Amendments 
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D. CONCLUSIONS: 

The Planning Commission concludes that: 

1. The proposed live/work and work/live code amendments to the Land Use Regulatory Code 
are designed to streamline the City's regulatory code to support this type of mixed-use 
development, particularly within the context of the reuse and renovation of existing and 
historic buildings. These proposed amendments will facilitate people living and working in 
one place and expand entrepreneurial opportunities, while at the same time supporting the 
safe occupation of structures; 

2. As proposed, these amendments represent a significant improvement over the existing codes 
by providing an expanded list of incentives to encourage this type of use-and better ties those 
incentives to the reuse and rehabilitation of older and historic buildings. 

3. The proposed live/work and work/live code amendments to the Land Use Regulatory Code 
will work in conjunction with companion Building Code amendments to support the City's 
strategic goals for a safe, clean, attractive, and environmentally sustainable city while 
fostering economic diversity; 

4. The proposed live/work and work/live code amendments to the Land Use Regulatory Code 
are consistent with the Growth Management Act, will benefit the City as a whole, will not 
adversely affect the City's public facilities and· services, and are in the best interests of the 
public health, safety and welfare of the citizens of Tacoma. 

E. RECOMMENDATION: 

The Planning Commission recommends that the <;ity Council adopt the proposed live/work and 
work/live code amendments as set forth in Exhibit "A", along with the companion amendments 
to the Building Code. 

F. EXffiBITS: 

"A": LiveIW ork and WorkILive Code - Proposed Amendments to the Land Use 
Regulatory Code 

LivelWork & WorklLive Code Amendments 
Planning Commission Findings of Fact and Recommendations (8-19-15) 
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Live/Work and Work/Live Code Amendments 

PROPOSED LAND USE REGULATORY CODE AMENDMENTS 
August 19,2015 

Exhibit A 

These proposed amendments include modifications to the following Sections ofTMC Title 13, the Land 
Use Regulatory Code: 

13.06 - Zoning 

13.06.100 - Residential Districts. 

13.06.200 - Commercial Districts. 

13.06.300 - Mixed-Use Center Districts. 

13.06.400 - Industrial Districts. 

13.06.570 - LivefWork and WorkILive. (new section) 

13.06.700 - Definitions and illustrations. 

13.06A - Downtown Tacoma 

13.06A.050 - Additional use regulations. 

*Note - These amendments show all of the changes to the existing land use regulations. The sections included 
are only those portions of the code that are associated with these amendments. New text is underlined and text 
that is deleted is shown in striltethrol:lgh. 
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13.06.100 Residential Districts. 

3. Use table abbreviations. 

P = Pennitted use in this district. 

Chapter 13.06 

ZONING 

*** 

* * * 

TU = Temporary Uses allow~d in this district subject to specified provisions and consistent with the criteria and 
procedures of Section 13.06.635. 

CU = Conditional use in this district. Requires conditional use pennit, consistent with the criteria and procedures of 
Section 13.06.640. 

N = Prohibited use in this district. 

4. District use table. . 
Uses R-I R-2 -2SRD HMR- R-3 "R-4-L R-4 R-5 Additional 

SRD Regulations) 

* * * 

Home occupation P P P P" P P P P Subject to additional 
requirements 
contained in Section 
13.06.100.E. 

Hospital N N N N N CU CU CU 

Hotel/motel N N N N N N N N 

Industry, heavy N N N N N N N N 

Industry, light "N N N N N N N N 

Intennediate care N N N N P P P P Subject to additional 
facility requirements 

contained in Section 
13.06.535. 

Juvenile community CU CU CU CU CU CU CU CU Subject to additional 
facility requirements 

contained in Section 
13.06.530. 

Live/Work N N N N N N 

* * • 

Work/Live N N N N N N N N 

Work release center N N N N N N N N Subject to additional 
requirements 
contained in Section 
13.06.550. 
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Uses R-I R-l ~-lSRD HMR- R-3 R-4-L R-4 R-5 Additional 
SRD Regulation. 1 

Uses not prohibited N N N N N N N N 
by City Charter and 
not prohibited herein 

Footnotes: 
I For historic structures and sites, certain uses that are otherwise prohibited may be allowed, subject to the approval ofa 

conditional use permit. See Section 13.06.640.F for additional details, limitations and requirements. 

• •• 
13.06.200 Commercial Districts. 

• •• 

3. Use table abbreviations. 

p = Permitted use in this district. 

CU = Conditional use in this district. Requires conditional use permit, consistent with the criteria and procedures 
of Section 13.06.640. 

TU = Temporary Uses allowed in this district subject to specified provisions and consistent with the criteria and 
procedures of Section 13.06.635. 

N = Prohibited use in this district. 

4. District use table. 

Uses T C-l C-l1 HM PDB Additional Reaulatlons2. J (allo see . 
footnotes at bottom of table) 

• •• 
Home occupation P P P P P Subject to additional requirements 

contained in Section 13.06.100.E 

Hospital N CU CU P N 

Hotel/motel N N P P P 

Industry, heavy N N N N N 

Industry, light N N N N N 

Intermediate care P P P P P See Section 13.06.535. 
facility 

Juvenile community N N N N N Prohibited except as provided for in 
facility Section 13.06.530. 

Live-[Work-ttRit NE P P P P Projects incomorating live/work in new 
construction ~hall contain no more than 20 
live/work units. 
Subject to additional reQuirements 
contained in Section 13.06.570. 

• •• 
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Uses T C-l C_Z l 8M' PDB Additional Regulationsl
, 3 (also see 

footnotes at bottom oftable) 

Work/Live f e f ~ f Pro jects inco!l1orating work/live in new 
construction shall contain no more than 20 
work/live units. 
Subject to additional reguirements 
contained in Section 13 .06.570 

Work release center N N N N N Prohibited except as provided for in 
Section 13.06.550. 

Uses not prohibited N N N N N 
by City Charter and 
not prohibited herein 

* * * 

13.06.300 Mixed-Use Center Districts. 

* • * 

2. Use table abbreviations. 

P = Permitted use in this district. 

CU = Conditional use in this district. Requires conditional use permit, consistent with the criteria and 
procedures of Section 13.06.640. 

TU = Temporary use consistent with Section 13.06.635. 

N = Prohibited use in this district. 

Uses NCX CCX UCX RCX l CIX HMX URX NRX Additional Regulationsl
, 

4, 5 (also see footnotes at 
bottom of table) 

*** 
Home P P P P P P P P Home occupations shall 
occupation be allowed in all X-

Districts pursuant to the 
standards found in 
Sections 13.06.100.E-iH*I 
I ~ .g",iIo . Q~g 

Hospital N CU CU N P P N N 

Hotel/motel P P P N P P N · N 

Industry, heavy N N N N N N N N 

Industry, light N N N N P N N N 

Intermediate P P P P P P P P See Section 13.06.535. In 
care facility NCX and CCX Districts, 

prohibited at street level 
along frontage of 
designated core . pedestrian streets? 

-. 
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Uses NCX CCX UCX RCX
I CIX HMX URX NRX Additional Regulatlons3

, 

4,5 (also see footnotes at 
bottom oftable) 

Juvenile P P P P/CU P N P/CU CU In NCX and CCX 
community Districts, prohibited at 
facility street level along frontage 

of designated core 
pedestrian streets.2 See 
Section 13.06.530 for 
additional information 
about size limitations and 
permitting requirements. 

Live/Work f £. £. £. £. £. £. £. Projects incomorating 
live/work in new 
construction shall contain 
no more than 20 
live/work units. 
Subject to additional 
reguirements contained in 
Section 13.06.570. 

• •• 
Wholesale or N N N N P N N N 
distribution 

Work-LLive P P P P P P P N£ Projects incomorating 
work/live in new 
construction shall contain 
no more than 20 work/live 
units . 
Subject to additional 
reguirements contained in 
Section 13.06.570. ~ 
5libjeella IRiRimlim 
thmsi~' FetlliiFi!RleRls. 

• •• 
13.06.400 Industrial Districts. 

• •• 
3."Use table abbreviations. 

P = Pennitted use in this district. 

CU = Conditional use in this district. Requires conditional use pennit consistent with the criteria and 
procedures of Section 13.06.640. 

TU = Temporary Uses allowed in this district subject to specified provisions and consistent with the criteria 
and procedures of Section 13.06.635. 

N == Prohibited use in this district. 

4. District use table. 
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Uses M-I M-2 PMI Additional Regulations I 

*** 

Home occupation P P P Subject to additional requirements contained in Section 
13.06.100.E 

Hospital P/CU* PIN- N *Conditional use within the South Tacoma MliC Overlay 
District. 

- Not permitted within the South Tacoma MIlC Overlay 
District. 

HoteVmotel PIN* N N *Not permitted within the South Tacoma MIlC Overlay 
District. 

Industry, heavy N P P Animal slaughter, fat rendering, acid manufacture, smelters, 
and blast furnaces allowed in the PMI District only. 

Industry, light P P P 

Intermediate care facility PIN* N N In M-I districts, permitted only within residential or 
institutional buildings in existence on December 31, 2008, the 
effective date of adoption of this provision, or when located 
within a mixed-use building where a minimum of 113 of the 
building is devoted to industrial or commercial use. 

*Not permitted within the South Tacoma MIlC Overlay District. 

See Section 13.06.535. 

Juvenile community PIN* PIN* P See Section 13.06.530 for resident limits and additional 
facility regulations. 

*Not permitted within the South Tacoma MIlC Overlay 
District. 

Live-LWork~ P N N Proiects inco!l!orating live/work in new construction shall 
contain no more than 20 live/work units. 

Subject to additional reQuirements contained in Section 
13.06.570 

* • • 

Work/Live f - N Projects inco!l!orating work/live in new construction shall 
contain no more than 20 work/live units. 

Subject to additional reguirements contained in Section 
13.06.570 

Work release center CU CU P Subject to development standards contained in Section 
13.06.550. 

* * * 
13.06.500 Requirements in all preceding distr~cts. 

* * * 
13.06.570 LivelWork and Work/Live 

A. Purpose and Intent: Live/work and work/live units are types of mixed-use development that can eliminate the 

need to commute to work, provide affordable work and housing space, and support the creation of new businesses 

by expanding entrepreneurial opportunities. The purpose of this section is to recognize live/work and work/li ve as 

uses that promote these community goals by facilitating economic activity in conjunction with residential uses, 

which is particularly appropriate within Downtown Tacoma and the City's other Mixed-Use Centers. Furthermore, 
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this section provides certain flexibilities to development standards in order to incentivize the development of these 
mixed-use units in the context of adaptive reuse of older, economically distressed. or historically significant 
buildings. These provisions are intended to operate in con junction with companion flexibilities provided in the 
Building Code with the overall goal of promoting live/work and work/live development as a means to conserve and 
reuse older. smaller, and historically significant buildings to their highest and best use. 

B. Live/Work 

I. Applicability. Live/work units shall be permitted in accordance with Section 13.06A.050 as well as the district use 
tables in Sections 13.06.100, 13.06.200, 13,06.300, and 13.06.400, provided that the work component of the unit is a 
permitted use in the underlying zoning district and subject to other limitations and standards applicable to that use. 
Uses that are permitted conditionally in the associated underlying zoning district may be allowed in live/work units. 
provided that a Conditional Use Permit is authorized. 

2. Requirements. The following requirements shall apply to live/work units: 

a. The commercial or manufacturing activity taking place is sub ject to a valid business license associated with the 
premises; 

b. The residential portion of the unit shall be inhabited by the operator or an employee of the commercial or 
manufacturing activities performed in the unit. The work space shall not be leased separately from the living space; 
conversely, the living space shall not be leased separately from the work space; 

c. The residential portion of the unit shall be limited !n occupancy to one family; 

d. The Director mav attach additional conditions to permits that are required for live/work units to ensure that the 
intent and standards are met as outlined above. 

e. The live/work use shall be subject to any additional requirements within the Building Code. 

3. Exemptions from development standards. 

a. No additional parking shall be required for live/work units within buildings lawfully in existence prior to 
December 5, 1989. 

b. For historic buildings, up to 10 % of new floor area may be added in which external additions and alterations are 
exempt from all ,prescriptive design st~ndards contained within TMC 13.06.500 and TMC 13.06A, but external 
additions and alterations shall be in conformance with the character of the existing building and shall not negatively 
impact or remove important character-defining features as determined by the Historic Preservation Officer. For the 
purposes of this section, a historic building is defined as follows : Any building or structure that is listed in the State 
or National Register of Historic Places; or designated as a City Landmark under Chapter 13.07 of the Tacoma 
Municipal Code; or certified as a contributing resource within a ational Register or Tacoma Register historic 
district: or with an opinion or certification that the property is eligible to be listed on the National or State Register 
of Historic Places either individually or as a contributing building to a historic district by the State Historic 
Preservation Officer, or with an opinion from the Tacoma Historic Preservation Officer that the property appears to 
meet the criteria for designation as a I?callandmark listed in Chapter 13.07 of the Tacoma Municipal Code. 
However, such review by the Historic Preservation Officer shall in no case replace the review by the Landmarks 
Preservation Commission when otherwise required. 

C. Work/Live 
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I. Applicability. Work/live units shall be permitted in accordance with Section 13.06A.050 as well as the district use 
tables in Sections 13.06.100, 13.06.200, 13.06.300, and 13.06.400, provided that the work component of the unit is a 
permitted use in the underlying zoning district and sub ject to other limitations and standards applicable to that use. 
Uses that are permitted conditionally in the associated underlying zoning district may be allowed in work/live units, 
provided that a Conditional Use Permit is authorized. 

2. Requirements. The following requirements shall apply to work/live units: 

a. The commercial or manufacturing activity taking place is sub ject to a valid business license associated with the 
premises; 

b. The residential portion of the unit shall be inhabited by the operator or an employee of the commercial or 
manufacturing activities performed in the unit. The work space shall not be leased separately from the living space; 
conversely, the living space shall not be leased separately from the work space; 

c. The residential portion of the unit shall be limited in occupancy to one family. 

d. The Director may attach additional conditions to permits that are required for work/live units to ensure that the 
intent and standards are met as outlined above. 

e. The work/live use shall be subiect to anv additional requirements within the Building Code. 

3. Exemptions from development standards. 

a. No additional parking shall be required for work/live units within buildings lawfully in existence prior to 
December 5, 1989. 

b. For historic buildings, up to 10 % of new floor area may be added in which external additions and alterations are 
exempt from all prescriptive design standards contained within TMC 13.06.500 and TMC 13.06A, but external 
additions and alterations shall be in conformance with the character of the existing building and shall not negatively 
impact or remove important character-defining features as determined by the Historic Preservation Officer. For the 
purposes of this section, a historic building is defined as follows: Any building or structure that is listed in the State 
or National Register of Historic Places; or designated as a City Landmark under Chapter 13.07 of the Tacoma 
Municipal Code; or certified as a contributing resource within a National Register or Tacoma Register historic 
district; or with an opinion or certiftCation that the property is eligible to be listed on the National or State Register 
of Historic Places either individually or as a contributing building to a historic district by the State Historic 
Preservation Officer, or with an opinion from the Tacoma Historic Preservation Officer that the property appears to 
meet the criteria for designation as a local landmark listed in Chapter 13.07 ofthe Tacoma Municipal Code. 
However, such review by the Historic Preservation Officer shall in no case replace the review b'y the Landmarks 
Preservation Commission when otherwise required . 

13.06.700 Definitions and illustrations. 
* * • 

Live/work. A residential unit that is intended to function predominantly as a living space with incidental 
accommodations for work-related activities that are beyond the scope of a home occupation. 

*** 
Work-Llive. A non-residential use that includes a subordinate residential component consisting of at least a kitchen, 
bathroom and sleeping quarters. 

• * * 
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Chapter 13.06A 

DoWNTOWN TACOMA 

• * • 

13.06A.OSO Additional use regulations. 
• •• 

D. bi'.'e Work. Live/work and work/live uses shall be allowed in all downtown districts, subject to the requirements 
contained in Section 13.06.570. 

I. PIIFflose aftd In~ent: The pllrpose of this Seetion is to assist with the reyitalization of Downtown Taeom8 aRe the 
City 's alher Mixed Use Centers ana '""ith the implemeAtation oftRe Cit",s Comprehensi'>'e Plan by facilitatiAg 
adeitional eeonomio aeli,>,it)' in eoRjI:lRetion with FesieeAtiall:lses. This will help 10 reallee ~'aeanl spaee as well as 
preseT'''e Dov,'nloWA's IlFchitesll!fal BRd cll ltllral past aAa encollrage the aevelopment OfB live wor!; ane resiaential 
camml:lnit,' Downtown, thl:ls sTealing a Rlora balanoee ratio between ROllsiAg aRe jobs in the region 's priRlary 
emploYRlent eenter. This re ... itali~ ioR '...,ill also faellitate tRe ae'lelepmeR( ofa "24 hOl:lr aity" Me eReow:age miltee 
eommercialaRe resiaent'iall:lses iR orEier 10 impro\'e air EJI!Blity anEi FeEll:lee veh iela trips BnEi vehiele Rliles travelee 
b)' loeatiflg resieeRts, jobs, hotels ane transit sen'iees neBr aaoh other. Aeding a hORla oeel:lpation eoes not trigger 
ohaRge of use reEflliFeRlefits under the City's lane I:Ise coEies. 

a. All legal resiEi!!ntialllses within bl:lilEiings lawAdly in !!}(ist!!ROe OR SepteRlber 25, 2912 in DowRtowR aREi tlle 
other mb.:eEi tlse eenters RIa)" as a matter of right, aee a home oeollpation ptlFSllant to TMC 13 .1:)6 . il:)l:) E withollt 
aeing sl:Iejeet to the limitation in TMC 13 .9(;. 199 E((;) that RO eRlployees olltsiee the memaers of the family resieing 
on t~e pFeRlises ae in\'olvee in the ~ome ooel:lpatioFl . 

a. No aaeitional ~Brking s~aees are r!!Ejl:tiree. 

e. Up to I Qq~ effie'll f1eor aFea Rl8!I' be aadee, either interAally or e}(ternally, for Ihe f'uFfloses oferealing living Or 
working spaee withollt triggering a shange ifll:lse. 

e. £\Jftemal aeeilions are ellempt frORl all preseripti,'e eesigR stafleares eontainea within TMC 13.96.31:)1:) ane TMC 
13.961'., bl:tt eJfterRal aeeit ioRs shall ae iR eonfermanoe with the eharaeter oHhe existing bliileing. 

r e. }JOR eORferRling floor area, ~Ioor Area Rallo (fAR), setbaeks, height aREi site laReseaping are "graRap8rentea 
in", meaniRg tRat a .. 'arianee is flat reEjliirea for ae'/elopmenl that aoes nat inefease the eegree efRoR eORformit" . 

f. Mez2!aniTie sl"aees may ae aaEiee so lang as tRey do nal e)leeee a 19% inGrease in floor area or eRe Illire the area of 
the fleor aelow. 

g. These provisions do nat extend to aaal3li ... e rellses that involve more than 21:) ewelliAg liRils or more tRan 12,99Q 
square feet efeoRlRlereial space in a l3aFtieYlar builaing. 

(! . Work bi>fe. 

I. Pl:lf130Se ana Intent: The purpose of III is Section is to assist with the reyitali2!alion of DewRto' .... n Taeoma ane with 
the iRlp leRlentation efthe City 's CORlpreheRsi~'e Plan by faeilitating the eon>fersien ofoleer, economieally 
eistressee, or historieally sigRifieant al:li ldings Ie work live units. Tliis will Relp to redllee vaeant spase as well as 
preserve DOWRtO .... 'ii' S are~itectllral aRe el:tltuFBI past ane enool:trage the Eie\'elepment ofa werl! live ane resieeRtial 
eommlinit,' Downlo". .. n, thlls sreatiRg a more balaneee ratio between hotlsing and jabs iR the regioA 's primllFY 
emj.'l lo)'ment eenter. This Feyitalizetion wi ll also faeilitale the eevelopmeRt ora "24 hOI:lF eily' ane enootlrage RliKee 
eORlmereial Bile resieeRtiallises iA oreer 10 impre\'e air qllali~' aRa reellee vehiele trips anEi ',cehiele RIlles lra .. 'elee 
ay loeating resieents, jobs, hotels aTia transit ser ... iees Rear eash ather. Aeding a RliTior residential eompoR",n! 10 an 
existiAg or hislerie bl:lilEling aees Tlot trigger ehaTige of lise reqllireRlents tlneer tile Cil)"S baRe I:Ise eoees. 

a. A work live unit is a eamaiRedliviRg aRe work linit that ineluees a loiteReTi ane a bathrooRl. Tile r@sieeRtial 
portieR oflhe IIRil, inelueiRg tile sleeping area; kitsR!!n, bathroom, ane eloset areas, oesllpies RO more than 33 
pereent ef tke total floor aFea of tile legal Ron resieentialltse, ane tlle li"ing sp'aee is Tiel sej.'lllFatee from the werl, 
s~a6e . It Rlust be loeatee ..... ithin bl:liie ings lawfully in e)(isteRce on September 25, 2() 12 in Downto' .... n. 

b. The requirements fer the "work liye" IInits are as fellows: 

i. The resieential lise mllst be "dearly ineiaental and sllaoreinate to tll~ worl! spaee. 
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ii. Buildings eonlaiRing "' .... orlc live" I:Inits shall Rot geHeFlNe aaditiollal iFIIl3acts to aRY greater eKteRt than ' .... hat is 
tlstlall}, el(l3erieHoed iR the SI:IA'ol:lRaiRg area. 

iii. The Direetor FIIay altaeh aeailional eonaitioRs to l3eFFllits that are re~l:Iirea fer "worlt live" !:tRiIS to eRSHre that the 
eriteria set ferth alJo¥e are filet 

e. For the I3I:1~oses of this ehal3ter, a !:Ii storie IJl:lildiRg is defiRed as fellows : Any Bllilaing or struetlue that is listea iR 
the Slate or jl-jatioHal Register of HistoFie Plaoes; OF desigRated as a C.ity baRamarl. ynder Ch8J3t8r 1 J .07 of til a 
TaeoFlla MYRieil3al Code; or certified as a oORtribYliRg reSOYFee wilhiR a NatioRal Register or TaeoFlla Register 
hislorie aistriet; or with aR ol3inion or eertifiealion that the I3rol3erty is eligible to be listeei OR the NatioFlal or State 
Register of Historic Plaees either iRai¥idYally OF as a eOHtribYliRg InlildiRg to a historie distriet by the State Historic 
PreseF\'alioR afReer, or with aR Ol3iRioR [roFII the Taeoma Historio PresBF\'atioR Offiser that the I3Fo~erty appears to 
FIIee! the erileria fer desigRatioR as a 10ealiaRdFllark listed in CRal*er 13 .07 of IRe TacoFlla MYRisil3al ~ode . 

o. POlo adaitioAalparking spaees are reEfl:lirea. 

e. Up to lO%! of Rew floor area may be aodeo, either inteFRally or elEteFRally, fer the l3yrl3oses of erealing liviRg or 
working ·5138ee widlol:lt triggering a ei:lange in I:Ise. 

f. e*leFRal aEiditions are eueml3t from all pRiseril3ti..,e ElesigR stllflaan:Js eOAlaiReEi withiR TMC 13 .06.300 aRa TMC 
13.0BA, by! e*temal aEiditioRs shall be in eonformanee with the eharaeter oflhe eKistiAg byilEliAg. 

g. ~jOA eOAfoFFlliRg floor area, Floor Area Ratio (FAR), salaasl.s height, aRd site laReisea)3iRg are "graREll3areAteEi 
iA", meaAjRg tkat a ¥Qriaflee is ROt reEjyired for deve lol3ment that does ROt iRerease the degree of Ron eORfoFFllity. 

h. MelniRiRe sl3aees fila), be aedea so 10Rg as ~e)' do Rot elteeed a 1 O~' iRere85e iR floor area or ORe thira the area 
ortAe floor below. 

i. ~jew roofstfYGtl:lres shall not be cORsiaerea as aaaiRg Rew floor area or trigger sRaAge ofyse refJl:lir8F11eRts 
prB¥iEleEi IRat: syeh stnletYfeS are not ysea fer living or worl(iRg fJl:IartBrs ; aRa, SYSR struetl:lres are yseo solely fer 
assessor)' yses or iR eoAjYRetion 'NitR ol3eR 513aeB ameRities . 

. j . AddiRg a "wBrk li¥e" Hflit is ROt sYbjeet t(l deRsity refJyiremenls iR the I:IRderlyiRg 2:ORe. 

k .. TRese I3Fovisions 00 RefexteRd to adaptive £e1:l5e5 that iR\'ol',ce FIIore tRElA 20 awelliRg I:IRits or more Ih8fl 12,!}!}!} 
SEJl:lare feel ofeoFllFllereial spaee iA a l3artiel:llar aYilding: 

F.£. Marijuana uses (marijuana producer, marijuana processor, and marijuana retailer). Marijuana retailers shall be 

allowed in all downtown districts, subject to the additional requirements contained in Section 13.06.565. Marijuana 

producers and marijuana processors shall be prohibited in all downtown districts. 

* * * 
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City of Tacoma Planning and Development Services 

July 31, 2015 

INFRASTRUCTURE, PLANNING AND -SUSTAINABILlTY_ COMMllTEE 

On behalf of the Board of Building Appeals I am pleased to forward our recommendation to adopt 
amendments to TMC Titles 2.02 and 2.19. These amendments will incorporate the following changes: 

• Work/live amendments to the 2012 International Building Code and International Existing Building 
Code: Creates a new work/live use, provides sprinkler alternatives for existing buildings, and does not 
require existing buildings to change occupancy to create workllive uses. 

• Offsite improvement amendments: Defines offsite improvements and applicable code standards, sets 
threshold limits for types and dollar value of projects, and establishes in lieu of fund for off site 
improvements. . 

• Low impact development amendments: provides exemptions for replacing a garden roof of same 
weight for single family/duplex, allows vegetated roofs to be approved as an alternate design or with 
alternate drainage systems, clarifies that roof drainage on public property must be city-approved. 

The Board of Buiiding Appeals met on July 15,2015 to review the amendments to these codes that were 
proposed by City staff. At this meeting, the Board voted unanimously in favor of modifying the code with the 
recommended changes. 

Sincerely. ~ 

-Ro:e-~:'lllY' AlA, Chainnan ----"--..x....-t."" 

Board of Building Appeals 

cc. Board of Building Appeals 



LiveIWork and WorklLive Code Amendments 

PROPOSED BUILDING CODE AMENDMENTS 

July 31,2015 

Exhibit 

These proposed amendments include modifications to the following Sections ofTMC Title 2, 
Buildings: 

Chapter 2.02 - Building Code 
Chapter 2.19 - Site "Development and Off-Site Improvements 

*Note - These amendments show all of the changes to the existing building code. The sections 
included are only those portions of the code that are assodated with these amendments. New text is 
underlined and text that is deleted is shown in strikethrol::lgh. 
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Chapter 2.02 

BUILDING CODE 

*** 

2.02.070 Amendment to mc Section 102.4 - Referenced codes and standards. 
102.4 Referenced codes and standards. The codes and standards referenced in this code shall be considered part of the 
requirements of this code to the prescribed extent of each such reference. Where differences occur between the provisions of 
this code and the referenced standards, the provisions of this code shall ~ontroJ. The edition of each referenced code and 
standard shall either be the edition listed in !BC Chapter 35 or the most current published edition if approved by the Building 
Official. 

J ; lisel3tieR: 

RefereRsea National fire PFoteetioR Assoeiation ("NFP/\ ") StllJUlaF6S 13 13R, 130, 14 , 2(:) , 24, aRa 25 skall Be tJ:te FRost 
C"i:H'l'efl~~#ieR5:-

*** 

2.02.100 Amendment to mc Section 202 - Definitions - D, L, and W. 
*** 

Design Professional. A Washington State Licensed Architect governed by the Washington State Board of Registration for 
Architects, or a Washington State Licensed Engineer governed by the Washington State Board of Registration for Professional 
Engineers and Land Surveyors. 

*** 

Live/Work Unit. A dwellin g or sleeping unit in which up to 50 percent of the space includes a nonresidential use that is 
operated by the occupant. No more than six unrelated persons may inhabit the dwelling or sleeping unit. 

* * * 

Work/Live Unit. A Group A, B, F, or M occupancy in which up to 50 percent of the space is a dwelling unit. The dwelling 
unit shall be inhabited by the operator of the licensed business occupying the work/live uni t. No more than six unrelated 
persons may inhabit the dwelling unit. 

*** 

2.02.135 Amendment to IBC Section 419 - LivelWork Units. 
SECTION 419 - L1VEIWORK AND WORK/LIVE UNITS. 

419.1 LivelWork Units 

419.1.1 General A live/work unit shall comply with Sections 419.1.1 through 419.1.9. 

Exception: Dwelling or sleeping units that include an office that is less than 10 percent of the area of the dwelling 
unit are permitted to be classified as dwelling units with accessory occupancies in accordance with Section 508.2 . 

419.1.1.1 Limitations. The following shall apply to all live/work areas: 

1; The live/work unit is permitted to be not greater than 3,000 square feet (279 m1
) in area; and 

2. The nonresidential area of a live/work unit is permitted to be not more than 50 percent of the area of each live/work unit; 
and 

3. The nonresidential area function shall be limited to the first or main floor only of the live/work. 

419.1.2 Occupancies. Live/work units shall be classified as a Group R-2 occupancy. Separation requirements found in 
Sections 420 and 508 shall not apply within the live/work unit where the live/work unit is in compliance with Section 419.1. 

onresidential uses which would otherwise be classified as either a Group H or S occupancy, or occupancies related to 
mari juana growing, processing or retail sales shall not be permitted in a live/work unit. 
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Exception: Storage shall be permitted in the live. work unit provided the aggregate area of storage in the 
nonresidential portion of the live/work unit shall be limited to 10 percent of the space dedicated to nonresidential 
activities. 

419.1.3 Means of egress. Except as modified by this section, the means o(egress'components for a live/work unit· shall be 
designed in accordance with Chapter 10 for the function served. 

419.1.3.1 Egress capacity. The egress capacity for each element of the live/work unit shall be based on the occupant 
load for the function served in accordance with Table 1004.1.1. 

419.1.3.2 Spiral stairways. Spiral stainvays that conform to the requirements of Section 1009.12 shall be permitted. 

419.1.4 Vertical openings. Floor openings between floor levels of a live 'work unit are permitted without enclosure. 

IFI 419.1.5 Fire protection. The live/work unit shall be provided with a monitored (ire alarm system where required by 
Section 907.2.9 and an automatic sprinkler s ystem in accordance with Section 903.2.8. 

419.1.6 Structural. Floor loading for the areas within a live work unit shall be designed to conform to Table 1607.1 based on 
the function within the space. 

419.1. 7 Accessibility. Live/work units shall be accessible in accordance with Chapter 11 for the function served. For the 
residential portion of the live, work unit. accessibility requirements for R-2 occupancies in Chapter 1107.6 shall apply. 

419.1.8 Ventilation. The applicable ventilation requirements of the International Mechanical Code shall apply to each area 
within the live/work unit for the function within that space. 

419.1.9 Plumbing facilities. The nonresidential area of the live/work unit shall be provided with minimum plumbing 
facilities as specified by Chapter 29, based on the function of the nonresidential area. Where the nonresidential area of the 
live/work unit is required to be accessible by Section 1] 03.2.13, the plumbing fixtures specified by Chapter 29 shall be 
accessible. 

419.2 WorklLive Units 

General A work/live unit shall comply with Sections 419.2.1 through 419.2.13 . 

419.2.1 Limitations. The following shall apply to all work/live areas: 

I . A work/live unit shall be located within a building that complies with the provisions of Chapters 5, 9, and 10. 

2. A work/live unit is permitted to be not greater than 3,000 square feet (279 m2
) in area: 

Exception: Work/live units shall not be limited in size for the following: 

• Buildings classified as A, B, F-2, or M occupancy, and 

• Buildings compliant with height and area requirements in Table 503, and 

• Buildings with an approved automatic sprinkler system installed in accordance with 903.3 .1. J throughout, 
and 

• Where the nonresidential uses are separated from the residential uses in accordance with Section 508.4.4. 

3. The residential area ofthe work/live unit is permitted to be not greater than 50 percent of the total area of the work/live unit 
and shall not exceed 1,500 square feet (139 ml ); 

4. A work/live unit shall not be located on a floor that is greater than 75 feet above the lowest level of fire department vehicle 
access. 

Exception: Work/live units located in high-rise buildings complying with Section 403. 

5. The nonresidential area function shall be limited to the first or main floor only of the work/live unit. 
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6. For the purposes of this section, the residential area is considered a Group R occupancy. 

419.2.2 Occupancies. Work/live units shall be classified in accordance with Chapter 3 for the type of nonresidential 
occupancy. Permitted occupancies for work/live units are A, B, F, and M. Nonresidential uses which would otherwise be 
classified as either a Group H or S occupancy, or occupancies related to marijuana growing, processing or retail sales shall not 
be permitted in a work/live unit. For the purposes of this section, requirements in the International Building, Mechanical 
Code, Fuel Gas, Uniform Plumbing Code, or Washington State Energy Code related to residential occupancies shall be 
applied to the residential portion of the unit where applicable. 

Exception: Storage shall be permitted in the work/live unit provided the aggregate area of storage in the 
nonresidential portion of the work/live unit shall be limited to 10 percent of the space dedicated to nonresidential 
activities. 

419.2.3 Fire and smoke protection features. 

419.2.3.1 Separations within work/live units. Separations between and within work/live units shall be accordance 
with Sections 419.2.3.1.1 or 419.2.3 .l.2 

419.2.3.1.1 The residential use area within the work/live unit shall be separated from the nonresidential use 
by I-hour fire barriers walls and/or horizontal assemblies. 

Exception: For work live units of A, B, F-2, and M occupancies, separation between the 
residential use and the nonresidential use is not required where the building is full y equipped with an 
automatic sprinkler system installed in accordance with 903.3 .1. J.,; however. the residential use must be 
clearly delineated from the nonresidential use. 

419.2.3.2 Separations between work/live units and between work/live units and other occupancies. Work/live 
units shall be separated from other work/live units and other occupancies in accordance with Section 508 or with 1-
hour fire partition walls and/or horizontal assemblies, whichever is more restrictive. 

419.2.4 Hazardous Materials. The maximum allowable quantities per control area for the storage and use of hazardous 
materials shall be reduced to 25 percent ofthose 'values in IFC Tables 5003.1 .1 (1 ) and 5003.1.1(2). Additional requirements 
may be imposed by the Building or Fire Code Official depending on the specific hazardous materials associated with the 
nonresidential use. 

419.2.5 Fire Protection Systems 

419.2.5.1 Automatic Sprinkler Systems. Buildings containing work/live units shall be equipped throughout with an 
approved automatic sprinkler system installed in accordance with Section 903.3.1 .1. 

Exception: Buildings lawfully in existence prior to December 5, 1989 may alternatively comply with 
Sections 419.2.5 .1.1 through 419.2.5.1.3. 

419.2.5.1.1 Buildings may be partially equipped with an approved. automatic sprinkler system installed in 
accordance with Section 903.3.1 .1 and the following: 

I. All stories containing work/live units and all stories below work/live units. including basements. 
shall be equipped with an automatic sprinkler system installed in accordance with Section 
903.3.1.1 . 

2. The means of egress shall be equipped throughout with an approved automatic sprinkler system 
installed in accordance with Section 903 .3.1.1 . 

419.2.5.1.2 Buildings may be partially equipped with an approved automatic sprinkler sl's/em installed in 
accordance with Section 903.3 .1.2 and the followin g: 

WorkILive and Live/Work 

I. The residential use within the work/live unit shall be separated from the nonresidential use in 
accordance with Section 419.2.3.1.1. 

2. The residential space within the work/live unit shall not be required to exit through the 
nonresidential space. · 

3. Work/live units shall be located on a level of exit discharge. 
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4. The means o[ egress for the residential use area shall be provided with an automatic sprinkler 
svstem installed in accordance with Section 903.3.1.2. 

5. A building shall contain no more than four work/live units. 

Exception: Work/live units ofF-l occupancy shall be equipped throughout with an approved 
automatic SIJrinkler system installed in accordance with Section 903.3.1.1. 

419.2.5.1.3 Buildings may be partially equipped with an approved automatic sprinkler system installed in 
accordance with Section 903.3 .1.3 and the following: 

I. The residential use within the work/live unit shall be separated from the nonresidential use in 
accordance with Section 419.2.3.1. J. 

2. The residential space within the work/live unit shall not be required to exit through the 
nonresidential space. 

3. Buildings containing work/live units shall be single-story without basements. 

4. The residential use area shall be provided with direct access to an exit and shall not be required 
to exit through the nonresidential area of the work/live unit. 

5. A building shall contain no more than one work/live unit. 

Exception: Work/live units ofF-l occupancy shall be equipped throughout with an approved 
automatic sprinkler system installed in accordance with Section 903.3 .1.1. 

419.2.5.1.4 Water Supply. Automatic sprinkler systems installed in accordance with Sections 419.2.5 .1.2 
or 419.2 .5.1.3 are permitted to be connected to the domestic service. Such combination services shall 
comply with the following requirements: 

I . Valves shall not be installed between the domestic water riser control valve and the sprinkler 
system. 

Exception: An approved indicating control valve supervised in the open position in 
accordance with Section 903.4. 

2. The domestic service shall be capable of upplying the simultaneous domestic demand and the 
sprinkler demand required to be hydraulically calculated by NFPA 13D orNFPA I3R. 

419.2.5.2 Alarm and Detection Systems. 

419.2.5.2.1 Manual fire alarm system. A manual fire alarm s stem that activates the occupant notification 
system in accordance with Section 907.5 shall be installed throughout work/live occupancies. 

Exception: Manual fire alarm boxes shall not be required where the building is equipped 
throughout with an approved automatic sprinkler !>ystem installed in accordance with Section 
903.3.1 .1 and the occupant notification system or emergency voice/alarm communication system 
will activate throughout the noti~cation zones upon sprinkler water flow. 

419.2.5.2.2 Automatic smoke detection system. In addition to those required by Chapter 9, area smoke 
detectors shall be provided throughout buildings with a work/live use. The activation of any detector 
required by this section shall activate the occupant notification system in accordance with Section 907.5. 

Exception: Area smoke detection shall not be required in rooms/areas where an approved 
automatic sprinkler s ystem has been provided and the occupant notification system or emergency 
voice/alarm communication system will activate throughout the notification zones upon sprinkler 
water flow. 

419.2.5.2.3 Sine:le- and multiple-station smoke alarms. Listed single- and multiple-station smoke alarms 
complying with UL 217 shall be installed in accordance with Sections 419.2.5.2.3.\ through 419.2.5.2.3.3 
and NFPA 72. 
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419.2.5.2.3.1 Location. Single- or multiple-station smoke alarms shall be installed in the following 
locations: 

I . In each room used for sleeping purposes. 

2. On the ceiling or wall outside of each separate sleeping area in the immediate vicinity 
of bedrooms. 

3. In each story within a dwelling unit, including basements but not including crawl 
spaces and uninhabitable attics. In dwellings or dwelling units with split levels and 
without an intervening door between the ad jacent levels. a smoke alarm installed on the 
upper level shall suffice for the adjacent lower level provided that the lower level is less 
than one full story below the upper Level. 

419.2.5.2.3.2 Interconnection. Where more than one smoke alarm is required to be installed 
within an individual dwelling unit, the smoke alarms shall be interconnected in such a manner that 
the activation of one alarm will activate all of the alarms in the individual unit. Physical 
interconnection of smoke alarms shall not be required where listed wireless alarms are installed and 
all alarms sound upon the activation of one alarm. The alarm shall be clearly audible in all 
bedrooms over background noise levels with all intervening doors closed. 

419.2.5.2.3.3 Power Source. Smoke alarms shall receive their primary power from the building 
wiring where such wiring is served from a commercial source and shall be equipped with a battery 
backup. Smoke alarms with integral strobes that are not equi pped with battery back-up shall be 
connected to an emergency electrical system. Smoke alarms shall emit a signal when the batteries 
are low. Wiring shall be permanent without a disconnecting switch other than as required for 
overcurrent protection. 

Exception: Smoke alarms are not required to be equi pped with battery backup where they 
are connected to an emergency electrical system. 

419.2.5.2.4 Carbon monoxide alarms. Work/live occupancies shall be provided with single station carbon 
monoxide·alarms installed outside of each separate sleeping area in the immediate vicinity of the bedrooms 
in dwelling units and on each level of the dwelling. The carbon monoxide alarms shall be listed as 
complying with UL 2034 and installed and maintained in accordance with NFPA 720-2012 and the 
manufacturer's instructions. 

419.2.5.2.4.1 Carbon monoxide detection systems. Carbon monoxide detection systems, that 
include carbon monoxide detectors and audible notification appliances, installed and maintained in 
accordance with this section for carbon monoxide alarms and NFPA 720-2012 shall be permitted. 
The carbon monoxide detectors shall be listed as complying with UL 2075. 

419.2.6 Means of ee: ress. Except as modified by this section, the means of egress components for a work/live unit shall be 
designed in accordance with Chapter 10 for the function served. 

419.2.6.1 Ee:ress capacity. The egress capaci ty for each element of the work/live unit shall be based on the occupant 
load for the function served in accordance with Table 1004. 1.1. 

419.2.6.2 Spiral stairways. Spiral stailways that conform to the requirements of Section 1009.12 shall be permitted 
only for the residential portion of the work/live unit. 

419.2.7 Vertical openine:s. Floor openings between floor levels ofa work/live unit are permitted without enclosure where the 
residential and nonresidential uses are permitted to be nonseparated. 

419.2.8 Structural. Floor loading for the areas within a work live unit shall be designed to conform to Table 1607.1 based on 
the function within the space. 

419.2.9 Accessibili ty . Work/live unit shall be accessible in acccordance with Chapter 11 for the function served. For the 
residential portion of the work/live unit, accessibility requirements for R occupancies in Chapter 1 107.6 shall apply. Where 
there are other R occupancy units within the building. work/live units shall be considered R-2 occupancy and shall be 
combined with other R-2 occupancy units in determining accessibili ty requirements for the residential units within the 
building. 
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419.2.10 Ventilation. The applicable ventilation requirements of the international Mechanical Code and Section 1203 shall 
apply to each area within the work/live unit for the function within that space. Mechanical ventilation systems shall be 
separate for the residential and commercial portions where separated by a fire barrier wall. . 

419.2.11 Plumbinc facilities . The nonresidential area ofthe work/live unit shall be provided with minimum plumbing 
facilities as specified by Chapter 29, based on the function of the nonresidential area. Where the nonresidential or residential 
area of the work/live unit is required to be accessible by Section 1103.2.13, the plumbing fixtures specified by Chapter 29 
shall be accessible. Toilets and bathrooms shall also meet requirements in Section 1210. 

419.2.12 Sound insulation. Common interior walls and floor/ceiling assemblies between adjacent work/live units or between 
work/live units and other occupancies shall have sound transmission in accordance with Chapter 1207. 

419.2.13 Interior Space Dimensions. Habitable and occupiable spaces within work/live units shall meet the minimum 
requirements for interior space dimensions in Section 1208 . 

••• 
2.02.160 Amendment to mc Section 1503.4 - Roof Drainage. 
1503.4.1 General. Roofs shall be sloped a minimum of 1 unit vertical in 48 units horizontal (2% slope) for drainage unless 
designed for water accumulation in accordance with Chapter 1-6, and approved by the Building Official. Vegetated roofs may 
be approved as an alternate design . 

1503.4.2 Roof Drains. Unless roofs are sloped to drain over roof edges, roof drains shall be installed at each low point of the 
roof. Vegetated roofs may be designed with alternate drainage systems as approved by the Responsible Public Official. 

Roof drains shall be sized and discharged in accordance with the Uniform Plumbing Code. Roof drainage shall be directed 
away from the building and discharged to the storm sewer or to other approved disposal systems. Roof drainage shall not be 
connected to, or allowed to infiltrate into, the footing drain system. 

1503.4.3 Overflow Drains and Scuppers. Where roof drains are required, overflow drains having the same size as the roof 
drains shall be installed with the inlet flow line located two inches above the low point of the roof, or overflow scuppers 
having three times the size of the roof drains and having a minimum opening height of four inches may be installed in 
adjacent parapet walls with the inlet flow line located not more than two inches above the low point of the adjacent roof. 

Overflow drains shall discharge to an approved location and shall discharge at a point above the ground, which can be readily 
observed. Overflow drains shall not be connected to roof drain lines. 

1503.4.4 Concealed Piping. Roof drains and overflow drains, where concealed within the construction ofthe building, shall be 
installed in accordance with the Uniform Plumbing Code. 

1503.4.5 Over Public Property. Roof drainage water from a building shall not be permitted to flow over public property~ 

unless part of a City approved dispersion system and where an easement has been obtained. 

6)1eepti9R: 

GFeI:lP R 3 aRe Gr91:1p U Oeel:lpaReies. 

1503.4.6 Gutters: Gutters and leaders placed on the outside of buildings other than Group R-3, private garages, and buildings 
of type V construction shall be of noncombustible material or a minimum of Schedule 40 plastic pipe . 

• ** 

2.02.540 Amendment to IRC·Section RI0S.2 - Work Exempt Fro~ Permit. 
RI05.2 Work exempt from permit. Permits shall not be required for the following. Exemption from the permit requirements of 
this code shall not be deemed to grant authorization for any work to be done in any manner in violation ofthe provisions of 
this code or any other laws or ordinances of this jurisdiction. 

Building: 

I. One-story detached accessory structures used as tool and storage sheds, playhouses and similar uses, provided the floor area 
does not exceed 200 square feet (18.58 m2). 

L 2. Reroofing of single family or duplex residential buildings, provided the existing roof coverjngs are removed 
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prior to reroofing and mat-the following conditions are met: 
~fhe new roofing material does not exceed five (5) pounds per square foot......Qr 
• For a vegetated roof, where it is the ~same weight as the previous roof and a.vegetated roofwas 

previously approved thorough a building permit.. 

3. Fences not over seven feet (1829 mm) high. 

4. Retaining walls that are not over four feet (1219 mm) in height measured from the bottom of the footing to the top of the 
wall, unless supporting a surcharge. 

5. Water tanks supported directly upon grade if the capacity does not exceed 5,000 gallons (18927 L) and the ratio of height to 
diameter or width does not exceed 2 to 1. 

6. Sidewalks, driveways, and on grade concrete patios with an aggregate area not exceeding 2,000 Sq. Ft. (185.81 sq-M). 

7. Painting, papering, tiling, carpeting, cabinets, countertops, and similar finish work. 

8. Prefabricated swimming pools that are less than 24 inches (610 mm) deep. 

9. Swings and other playground equipment. 

10. Window awnings supported by an exterior wall which do not project more than 54 inches (1372 mm) from the exterior 
wall and do not require additional support. 

11. Decks not exceeding 200 square-feet (18.58 m2) in area that are not more than 30 inches (762 mm) above grade at any 
point, are not attached to a dwelling, and do not serve the exit door required by Section R311.4. 

Gas: 

I. Portable heating, cooking, or clothes drying appliances. 

2. Replacement of any minor part that does not alter approval of equipment or make such equipment unsafe. 

3. Portable fuel cell appliances that are not connected to a fixed piping system and are not interconnected to a power grid. 

Mechanical: 

I. Portable heating appliance. 

2. Portable ventilation appliances. 

3. Portable cooling unit. 

4. Steam, hot, or chilled water piping within any heating or cooling equipment regulated by this code. 

5. Replacement of any minor part that does not alter approval of equipment or make such equipment unsafe. 

6. Portable evaporative cooler. 

7. Self-contained refrigeration systems containing 10 pounds (4.54 kg) or less of refrigerant or that are actuated by motors of 1 
horsepower (746 W) or less. 

8. Portable fuel cell appliances that are not connected to a fixed piping system and are not interconnected to a power grid. 

9. The stopping ofleaks in drains, water, soil, waste or vent pipe; provided, however, that if any concealed trap, drainpipe, 
water, soil, waste, or vent pipe becomes defective and it becomes necessary to remove and replace the same with new 
material, such work shall be considered as new work and a permit shall be obtained and inspection made as provided in this 
code. 

10. The clearing of stoppages or the repairing of leaks in pipes, valves or fixtures, and the removal and reinstallation of water 
closets, provided such repairs do not involve or require the replacement or rearrangement of valves, pipes or fixtures. 

RI05.2.1 Emergency repairs. Where equipment replacements and repairs must be performed in an emergency situation, the 
permit application shall be submitted within the next working business day to the Building Official. 

RI 05.2.2 Repairs. Application or notice to the Building Official is not required for ordinary repairs to structures. Such repairs 
shall not include the cutting away of any wall, partition or portion thereof, the removal or cutting of any structural beam or 
load bearing support, or the removal or change of any required means of egress, or rearrangement of parts of a structure 
affecting the egress requirements; nor shall ordinary repairs include addition to, alteration of, replacement or relocation of any, 
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water supply, sewer, drainage, drain leader, gas, soil, waste, vent or similar piping or mechanical or other work affecting 
public health or general safety. 

Rl 05 .2.3 Public service agencies. A permit shall not be required for the installation, alteration, or repair of generation, 
transmission, distribution, metering, or other related equipment that is under the ownership and control of public service 
agencies by established right. . 

••• 
2.02.760 Amendment to IEBC Section 202 - General Definitions - "y addition of a deHRiti8R ef 

sH"staRtial FeRo~'atiOR OF eeRstFHetieR.L, S, and W. 
• • • 

LivelWork Unit. A dwelling or sleeping unit in which up to 50 percent of the space includes a nonresidential use that is 
operated by the occupant. 0 more than six unrelated persons may inhabit the dwelling or sleeping unit. 

• • • 
Substantial reRS'/atisR Renovation or hoonstruction~ shaH ee defined as meaning Rremodeling, alteration, or reconstruction 
of, and/or addition to, an existing building within a two-year period, the cost or which exceeds 50 percent ofthe value of the 
building as calculated using the latest Building Valuation Data published by the International Code Council. The two-year 
period shall be measured from the issuance date of the initial building permit for the project. 

• • • 
Work/Live Unit. A Group A. B, F, or M occupancy in which up to 50 percent of the space is a dwelling unit. The dwelling 
unit shall be inhabited bv the operator of the licensed business occupying the work/live unit. No more than six unrelated 
persons may inhabit the dwelling unit. 

• • • 
2.02.770 Amendment to IEBC Section 407.1- Change of Occupancy. 
EB407.1 Conformance. No change shall be made in the use or occupancy of any building that would place the building in a 
different division of the same group of occupancy or in a different group of occupancies, unless such building is made to 
comply with the requirements of the International Building Code for such division or group of occupancy. Subject to the 
approval of the Building Official, the use or occupancy of existing buildings shall be permitted to be changed and the building 
is allowed to be occupied for purposes in other groups without conforming to all the requirements of the International 
Building Code for those groups,. provided the new or proposed use is less hazardous, based on life, fire risk, and seismic risk, 
than 'the existing use. Minimum standards for Wire, life, and seismic safety reEjlliremeAls reEjllired for the Hew a66Hpaney, el:ll 
Ral re"lHirea fer the a la a66HpaR6~',under TM 2.01 Minimum Building and Structures Code shall be provided regardless of 
whether the new occupancy or new use is considered less hazardous than the old occupancy. The relative hazard of 
occupancies shall be determined using IEBC Chapter 10 'as amended in this chapter. 

407.1.1 Work/Live Use. A change to a work/live use is not a change of occupancy for the building or space provided the 
following conditions are met: . 

I. The buildings containing work/live units shall comply with !BC Section 419.2; and 

2. The occupancy classification of the work/live unit conforms to the existing permitted use; and 

3. All buildings with work/live uses shall comply with the standards for fire, life, and seismic safety in TM 2.01 
Minimum Building and Structures Code; and 

Additional conditions may imposed by the Building Official or Fire Code Official where deemed neces ary for the general 
safety and welfare of the occupants and the public depending on the specific hazards and hazardous materials associated with 
the nonresidential use. 

2.02.775 Amendment to IEBC Section 504.1 - Alteration - Level 2 

EBS04.1. Scope. Level 2 alterations include the reconfiguration of space, the addition or elimination of any door or window, 
the reconfiguration or extension of any system, or the installation of any additional equipment below the threshold of a Level 
3 alteration. 

2.02.776 Amendment to IEBC Section 505.1- Alteration - Level 3 

WorkILive and LiveIWork Page 9 
Exhibit - Proposed Building Code Amendments 



E8505.1 . Scope. Level 3 alterations apply where the work is Substantial Renovation or Construction as defined in 2.02.760. 

2.02.780 Amendment to IEBC Section 603 - Fire Protection - by addition of a new subsection EB603.2. 
EB603.2 Group R-l and R-2 occupancies. Where Repairs, as defined by the International Existing Buildings Code, are 
undertaken to buildings of Group R-l or Group R-2 occupancies, automatic fire sprinkler systems shall be provided when 
required by the International Fire Code ("IFC") as adopted and amended in TMC Chapter 3.02. 

2.02.790 Amendment to IEBC Section 703 - Fire Protection - by addition of a new subsection EB703.2. 
EB703.2 Group R-l and R-2 occupancies. Where Repairs, as defined by the International Existing Buildings Code, are 
undertaken to buildings of Group R-l or Group R-2 occupancies, automatic fire sprinkler systems shall be provided when 
required by the International Fire Code e'lFC") as adopted and amended in TMC Chapter 3.02. 

2.02.805 Amendment to IERC Section 1001.1 - Change of Occupancy - Scope. - by addition of an 
exception to EB1001.1. 

E81001.1 Scope. The provisions of this chapter shall apply where a change o( occupancy occurs, as defined in Section 202, 
including: 

I . Where the occupanc)! classification is not changed: or 

2. Where there is a change in occupancy classification or the occupancy group designation changes. 

Exception: The addition ofwOl'ki/ive units complying with mc Section 419.2 where the occupancy classification of the 
work/live unit conforms to the existing permitted use and the building complies with TMC 2.01 Minimum Building and 
Structures Code. 

* * * 

WorkILive and LivelWork Page 10 
Exhibit - Proposed Building Code Amendments 



Chapter 2.19 

SITE DEVELOMENT AND OFF-SITE IMPROVEMENTS 

• • • 

2.19.040 Off-site improvements. 
A. Authority. The authori ty for this section is held by the Planning and Development Services Director or designee. 

B. Scope and Intent. 

I. The intent of this code is to consider the health, safety and general welfare of the public. Development shall not impact 
adjacent and/or downstream property owners in a detrimental manner compared to the pre-developed condition. 

2. This code is intended to assist, but not to substitute, competent work by professional engineers. it is expected that the 
professional engineers will bring to each pro ject the best of their skills and abilities to see that the pro ject is thoroughly 
analyzed and designed correctly, accurately, and in compliance with generally accepted engineering practices. This code is not 
intended to address all situations or to unreasonably limit any innovative or creative effort in design and construction which 
may result in better quality, cost savings, or iinproved performance. 

A. ~. Off-site Improvements and Development Standards . 

.L Off-site improvements and corresponding development standards (2.19.040.C.2) shall be required for all Rew 9yildiRg 
eORSlfY6tioR, site Yses, 6"'BRge ofoeeYpBRsies, moved 9yilEiiRgs, aREi al teFatioRsladditioAs New Construction, Additions, Site 
Uses, Change of Occupancies as defined in Chapter 3 of the International Existing Building Code, Moved Buildings, and 
Remodels/Alterations to existing buildings. wilh th!! 8MeeptioR of t"'!! fu llowiRg: Off-site improvements as defined in TMC 
2.19.020 shall conform to the City of Tacoma Standards and be constructed in accordance with the Design Manual. Ri ght of 
Way Restoration Policy, and the City of Tacoma Stormwater Management Manual. 

The maximum level of off-site improvements that may be imposed by project type is shown in Table 2. I 9.1, however, this 
limit shall not apply to projects that have requirements imposed by a SEPA, CUP, or other conditioning documents. The City 
shall determine the order of preference when determining off-site improvement requirements, considering general health, 
safety, and welfare as the primary ob jectives. 

Projects involving more than one project type (New Construction, Additions, Change of Occupancy, and Remodel/Alteration ), 
shall app ly the most restrictive criteria in Table 2.19.1. The Planning and Development Services Director or his desi gnee is 
authorized to establish. and modify or eliminate the off-site improvement requirements shown in Table 2.19. I for individual 
cases where there are practicable difficulties involved in implementation of the requirements of this code. 

T bl 2 191 Off. . a e -sIte morov ment o t e ermmatlOns (I) 

Project Type Threshold Off-site Improvement Requirement'" 

New Construction 

No limit defined . Off-site improvements per 

CommercialO) All new and moved buildings 
2. I 9.040.C.2 and as determined by the Planning 
and bevelopment Services Director, plus all 
utility construction or relocation and installation 
of safety miti~ation measures. 
No limit defined. Offsite improvements as 

Single Family and two 
All new and moved buildings 

determined by the Planning and Develol2ment 
famil y dwellings Services Director. Fee In-lieu available per 

2.19.040.0.2. 

Garage and Utili ty 
None required: Access to property shall be in 

buildings (Group U 
accordance with 2.19.C.2(c) 

occupancy}. 

Additions 
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No limit defined. Off-site imQrovements Qer 
2.19.040.C.2, and as determined by the 

Commercial - Large(3) 50% or greater than building area Planning and Develogment Services Director, 

glus all utility construction or relocation and 
installation of safety mitigation measures. 

Commercial - Small(J) Less than 50% of building area 
Off-site Improvement Requirements up to 

apQroximately 10% of Addition Valuation. 

Single Family and two 
None required; Access to Qroge!!y shall be in 

Additions accordance with 2. 19.040.C.2(c)' and 
family dwelling 

comQliance with 2.19.040.C.2{d}. 

Change of OccuQancy 

Off-site ImQrovement Requirements UQ to the 
greatest of either: 

Large(3) Change of Occupancy to 50% or n lO% of Remodel Valuation(4) 

greater of the building area 
n lO% of the change to the building valuation 

based on the most current ICC Building 
Valuation table. 

Off-site Iml!rovement Requirements UI2 to the 
, greatest of either: 

Change of Occupancy to greater than 
Small(3) 10% but less than 50% ofthe building n 5% of Remodel Valuation(4) 

area 
n 5% of the change to the building valuation 

based on the ICC Building Valuation. 

Change of Use to: 

n Live/work occu(1ancy for up to 10 

Exceptions dwelling units: None required 

n Workilive use for buildings less 
than 30,000 square feet (2787 m2) 

Remodel /Alterations 

Large()I 
Remodel Valuation 50% or greater Off-site Improvement Requirements tiQ to 
than ICC Building Valuation aQQroximately 10% of Remodel Valuation(4) 

Remodel Valuation greater than 10% 
Off-site ImQrovement Requirements ug to Small (J) but less than 50% ofICC Building 
apQroximately 5% of Remodel Valuation(4) 

Valuation 

Remodel Valuation less than 10% of 
Off-site imQrovements may be required at the 

ExceQtion discretion of the Planning and Development 
ICC Building Valuation 

Services Director 
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Water or Fire Damages re12airs that 

Exce12tion are valued at less than 50% of the ICC None required 
Building Valuation 

( I) Limits listed are a12proximate, and the Planning and Develo12ment SerVices Director or his designee may im120se 
additional requirements as needed to 12rotect the health, safety, and general welfare of the public, 

(2) Costs for utility construction or relocation and safety mitigation measures shall not be included in the 
owner'sldevelo12er's percentage of off-site improvement requirements. Off-site im12rovement requirements 
contributing to the percentage shall include, but not be limited to: street 12aving, concrete curbs and gutters, as12halt 
wedge curb, sidewalks, driveways, and curb ram12s. 

(3) For Cam12us sites, the City Engineer, or designee. shall determine the required frontage im12rovements. 
(4) The Remodel Valuation limit shall be defined as the estimated construction cost of the project submitted by the 

contractor or owner at time of permit submittal as a 12ercentage of the most recent version of the International Code 
Council Building Valuation Data. The estimate shall detail all major cost elements of the project. The remodel 
valuation limit shall not apply to projects that have requirements imposed by a SEPA, CUP, or other 'conditioning 
document. 

1. Chaage ofltse to Groltp R fer bi .. ,e/WoFJ. or Worl~bi ... e YAits which aFe t'meFRIH fFeFR laRa yse regltlatory reE}ltireFReats 
IIRaer l'MC 13.Q6p..Q5Q. 

2. AlteFatioRs te ollilEJiRgs preseRtly elfistiag eR the ollilaiag site fer bive/WaA( or Worl""~ive yses eJ(eFRpt frem laRa lise 
reglllateF)' FeE}ltiremeRts IIRaer TMC 13,96A.959. 

3. AlleFalieRs aRe aeeitiaRs to ol:lilaiRgs preseRtly el(isting aR the oyilEliag site fer: 

a. 8uilaiRgs IIRaergeiRg alteFatioRs/aesitioRs Jess lAaR 5Q perGeRt eftRe-existiRg aggFegate fleer area. 

!:l . SiRgle family aRe twe falHily ewellillgs. 

6. GaFage ana Utility ollileiRgs (Grmlp U OGGIlPaflCY), 

8 . ,,"ccess to Property, DFiveway approaehes sRall be ill ElCeOFaanee with TMC 10.14 (Dri,,'eway OreiRaRce). 

c. eJ(isting Off site ImpFovemeRts: Where a site has el(istiRg impFevefllents slIeh as siaewalks, cltrbs, glttters, ane pa\'ing , 
these impro','emeRts shall oe replacee ifth~' aFe orel.eR, eamagee er hal!8Fealls. Pavement shall al se oe reE}ltiree ta oe 
replacee wheR it saes Rat meet the CI:IFfeRt staRears pa'"emeRt seetieR fer resiatmtial er arteFial streets eentaiReEi iR the Pllblie 
Werl.s DepartmeRt DesigR MaRital. Live/Werk aRe Werklbi\'e e)u~mpt frem effsite impravemeRts peF Sestian 2.19.Q4Q.A are 
aRly reqltiree le Feplace ItRsafe sieewalks alaRg the street freRlage. 

D. DevelopmeRt StaRaaFes: All Rew off sile lmpro'/emeRls, where requiree shall eeRfoFFR to the PltoliG Works DepartFReRt 
SlaRaareS aRa be eaRstFII61es iR a6eereanee ..... ill:! the Pliblie WarlEs DepaFlmeRt DesigR MaRllal aRa the City ofTaeema 
Surfase Wa*eF MaRagemeRt MaRl:lal (COtSWMM). WheR a lot aajoiRs aR alley ar street interseetiaR, improvements shall 
alsa be iRstallea al the alley ar street iRterseelieR. Alle;)'s shall be impravea la City afTaeama staRGaraS wheR allY a6eess to 
the site is proyieee frem the alle~' . 

I. SiRgle family aRa Twa Family ewelliRgs: New SiRgle family ar Twa family DwelliRg blliiaiRgs reqltiFe the Elevelel"meRt 
afeemeAt eeRcFete eltre aRa gYtter, pa\'iRg, aRe er-aiRage of all eeeieatee streets aleRg the lat fFaRtages, el(sept, ill eases where 
the lepagFal"hy ar other eoaaitieRs make it iml"FaGtiGal. Sieewall,s shall be Feqltirea wheR aRY afthe fellawiRg eriteria applies: 

a. Sidewall,s exist eR the site, ar sites aEljaceRt le IRe site to be bllilt aR, OF 

b. Side'A<alks exist aR Ihe majarity efthe eet/elepes sites iR the area or 

o. TRllre is slIfficiellt IiAdevelapee property iR the street fFelltages eR bath siGes af the street that, wheR ee .. 'elapeEi eitheF oy 
itselfar wheR aeEJeEi Ie lat fFaRtages alreaey eOAtaiAiRg sieewall,s, the majarity afthe street froRIages an oeth siees afthe 
street will haye siae ..... alks, ar 

e. The ee';elapRleRt iRyolYes Iflare thaR aRe site aRd warFants sieewallts as part af IRe e\'erall ee\'elapmeRt. 

2. The following develo12ment standards and related off-site improvements shall ap12ly to all -applicable project ty12es listed in 
Table 2.19.1 , 

(a) Alleys: When a lot adjoins an alley or street intersection, improvements shall also be installed at the alley or street 
intersection. Alleys shall be improved to City of Tacoma Standards when any access to the site is provided from the alley. 
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(b) Off-site improvements are dependent on the project type and threshold listed in Table 2.19.1 , and shall require the 
development of cement concrete curb and gutter, sidewalks, curb ramps. paving, safety measures, other ri ght-of-way elements 
and drainage of all dedicated streets along the lot frontages, except. in cases where the topography or other conditions make it 
impractical. 

ec) Access to Property. Driveway approaches shall be in accordance with TMC 10.14 (Driveway Ordinance). Public roads 
fronting the property shall be comprised of an all-weather surface, or will need to be paved to provide an all-weather surface. 

(d) Where a site has existing improvements such as sidewalks. curbs. gutters. and paving, these improvements shall be 
replaced if they are broken, damaged or hazardous. Pavement shall also be required to"be replaced when it does not meet the 
current standard pavement section for residential or arterial streets contained in the City of Tacoma Standards. Live/Work and 
Work/Live developments which are exempt from off-site improvements per Table 2.19.1 are only required to replace broken, 
damaged, or hazardous sidewalks along the street frontage. 

D. Fee In Lieu of. Upon approval of the Planning and Development Services Director or his designee, a fee may be paid in 
lieu of construction ofthe required Off-site improvements. In addition, the Director or his designee shall determine the 
eligible off-site improvements and fee in lieu amount. The fees shall be paid at the time of permit issuance and deposited in 
the Fee In Lieu Of Off-site Improvements Fund. 

~E.. Covenant and Easement Agreement~. Where development has been exempted from off-site improvement requirements for 
LivelWork or WorklLive u~es, a covenant/use restriction shall be recorded on title of the exempt property as-a covenant 
running with the land that the use giving rise to the exemption must be maintained for a minimum of 10 years. If LivelW ork 
or WorklLive use changes within the 10 year covenant/restriction period, off-site improvement requirements may be imposed 
at the time of change of use. 
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LiveIWork and WorklLive Code Amendments 

PROPOSED TAX & LICENSE CODE AMENDMENTS 
September 23,2015 

Exhibit C 

These proposed amendments include modifications to the following Sections ofTMC Title 6, the Tax & 
License Code: 

*Note - These amendments show all of the changes to the existing tax & license regulations. The sections 
included are only those portions of the code that are associated with these amendments. New text is underlined 
and text that is deleted is shown in striketRrol:lgR. 

Sections: 
68.145.010 
68.145.020 
68.145.030 

6B.145.010 

Chapter 6B.145 
LIVE/WORK AND WORK/LIVE 

License Required - Special agreement. 
License Fee. 
Exemptions. 

License Required - Special agreement 
A. It is unlawful for any person to operate or engage'in business activities within live/work or work/live 
units, as defined in TMC 13.06.700, without first obtaining a license pursuant to the provisions of this 
chapter. Prior to the issuance of said license, the Director must be satisfied that the applicant will be in 
conformance with applicable laws, including, but not limited to, the criteria set out in TMC 13.06.570 and 
TMC 2.02, and the applicant must also manifest his or her assent to comply with all applicable laws and 
regulations by entering into a Conditional Live/Work and Work/Live Agreement. 

B. 80th the license and the Conditional' Live/Work and WorklLive Agreement are personal to the original 
applicant. and may not be assigned. If there is a change of location of the licensed business to another 
live/work or work/live unit, the license holder need not obtain a new license, but is required to enter into a 
new Conditional Live/Work and Work/Live Agreement. Should the nature of the business change, the 
license holder must obtain a new license and enter into a new Conditional Live/Work and Work/Live 

Agreement. 

6B.145.020 License Fee. 
The license fee for a live/work or work/live is a one-time fee and is hereby fixed as follows: 

I Live/Work or Work/Live license I $75 
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6B.145.030 Exemptions. 

The fee assessed by the provisions of this chapter shall not apply to: 

A. Any charitable organization. 

S. Day cares, bed and breakfasts. and boarding homes. 

C. Business of renting or leasing real property. 
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Council Committee Report 
(SUbject to Change) 

Economic Development Comml/tee 
Committee Membenl: CampbeU (Chair), Boa, Walker, Mello, Alternate -Thoms 
Executive Ual80n: Andy CheruUo; Staff Support - Brad Forbes 

esc Aaalgnmenta: • Tacoma Arts Commission 
• Graater Tacoma Regional Convention Center 
PubUc FaclUtles District 

September 29, 2015 Q2 Dashboard Presentation 

Office Retention. Expansion. and Recruitment in Tacoma 

Future: 
October 13, 2015 CERC Interviews 

Go Local Update 

Food Truck Pilot Program Final Report to Include Rules and 
Regulations 

October 27,2015 IERE Update 

Foss Waterway Development Authority Interviews 

2nd, 4th, and 6th Tueaclaya 
10:00 Lm. 
Floom248 

• Foss Waterway Development Authority 
• City Events and Recognltlon Committee 

DebbIe Bingham, Program Development Spac/allst, Community and 
Economic Development 
Elly Walkowiak, Bua/naae Development 1IanagfIr, Community and 
Economic Development; Pat Beard, Project MaMger, Community and 
Economic Development 

Dorla Sorum, City Cler#( 
, Carol Wo"', Program Development Spec/allat, Community and 
Economic Development; PatriclH.ecy Davia and Judi Hyman, Go 
Local Tacoma 
Kala Dralle, Economic Development Spec/allef, Community and 
Economic Development Department 

KrlaU Lyne", Manager, OffIce of Suata/nablllty, Environmental 
Servlcea; Colleen Barta, Director of Development, Inatltufa for 
Environmental Reuarch and Education 
Su DowIe, Executive Director, Foaa Watetway Development Authority 

Destination Point Defiance Development Regulation Agreement Ian Munce, Spacial Aae/atant to the Director, Planning and 
recommendation Deve/OINJIfInt Servlcea 

Government Pelform.1nce and Fmance ComnJlttcc 

Committee MelllbenI: Lonergan (ChaIr), Campbel, Thori1s. Strlckland. Alternate-Ibsen 
Executive Ueleon: Andy CheruUo; SlBff Support - India Adams 

cac Aaalgnmenta: • PubliC UtlMty Board 
• Board of Ethics 

September 30.2015 Cancelled 

Future: 

October 7.2015 Tacoma Information Management System (TIMS) 

ISP Update on Charging Methods 

Accela Implementation 

October 21. 2015 Audit Advi.ory Board Meeting 

Inlr.lslwctufe, PlannIng [lnd $ust.1m.lblilty Committee 

Committee Melllbera: Mello (Chair). Boa, Walker. Ibsen. Altemate-CampbeB 
executive Llaleon: Mark Lauzler; Staff Support - AnIta Gallagher 

cac Aaalgnmente: • Sustainable Tacoma Commission 
• Plannlna Commission 

1", 3rd, end 6th WedM8deya 
4:30p.m. 
Room 248 

• Audit Advisory 
• Civil Service Board 

Jack Kelanic, Information Technology Director 

Jack Ke/anic, Information Technology Director 

Peter Huffman, Planning and Devlopment Services Director 

2nd and 4th Wedneedaya 
4:30p.m. 
Room 18 

• Board of Building Appeals 
• Transportation Commission 

October 14, 2015 Live/Work- Work/Live Code Recommendations Brlan Boude', Dlvlalon Manager, and Sue Coffman, Building Offlcia/, 
Planning and Development Services 

2015 Comprehensive Plan Update Stephen Atkinson, Senior Plannar, Planning and Development 
Services 

Future: 
October 28, 2015 Billboards Regulations John Harrington, Principal Planner, Planning and Development 

Services 
PSRC Household Travel Survey Diane Wiatr, Active Transportation Coordinator, Environmental 

Services 
November 11, 2015 Veterans Day Holidey 
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Council Committee Report 
(Subject to Change) 

NeIghborhoods and HOL/slng COfl)mt/tec 

CommlttM Membera: Walker (ChaIr), Boa, Ibsen, l!onerQ!In, A1temate-Woodards 1 lit and 3rd Mondaya 
Executive LlallOn: Mark Lauzlar; Staff Support - Monica Ghosh 4:30p.m. 

Room 248 

cac AMlgnmente: • Tacoma Community Redevelopment AuthorIty 

October 5, 2015 Cancelled 
Future: 

October 19, 2016 IntervIews, Tacoma CommunIty Redevelopment Authority Board 

2015 Annual Amendment-Affordable/ln!l. Housing Brlan Souder, P/annlnll and Development S.rvlces 
November 2, 2015 MuHlgenerational Houalng Presentation; Meny Lights Foundation MMths Andet'eon, Community and Economic Development 

PublIC S.,'cly, Hllm.1n SerVIces. and Ed"c,1/lon Comnllllce 
CommlttM Membera: Woodards (ChaIr), Campbell, Lonergan, Strickland, A1t~mate-Mello 2nd and 4th Thurad11y8 
Executive LlallOn: NadIa Chandler-Hardy; Staff Support - Genesis Gavlno 4:30p.m. 

Room 248 

cac Aaalgnmente: • CitIzen RevIew Panel • CommISSion on Disabilities 
• Human ServIces CommIssIon • LIbrary Board 
• Human RIghts CommIssIon , 

October 8, 2016 Gang ReductIon Plan , llfell ... Cortllero, NeIghborhood and Community S.rv/ces 
Gun Sa!eT Program llfell ... Cordlero, Nelgh/;Jorhood and Community s.rvices 
Student Government Day Indlll Acfllm., City lIfe/Ulger'. OHIce and SyllZ Suali, Offlce of 

IllelUlgement and Budrlet 
Future: 

October 22, 2016 Human Services Commission Interviews DorI. Sorum, CIty Clerk'. OHIce 

November 12, 2016 Tacoma PublIc Schools - Innovative Programs Dan Voe/ptII, Tacom. Public School. 
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