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CITY OF

Tacoma

WEEKLY REPORT TO THE CITY COUNCIL
May 7, 2026

Members of the City Council
City of Tacoma, Washington

Dear Mayor and Council Members:

ITEMS OF INTEREST

1. Council Member Scott provides the attached Council Action Memorandum for a Resolution
affirming the potential for high-investment corridors to serve as drivers of economic growth and
development; recognizing the importance of community safety along high-investment corridors;
and directing the City Manager to prioritize cross-departmental, problem-driven solutions using
existing resources to address community safety concerns on high-investment corridors.

2. Planning and Development Services Director Peter Huffman reports that on March 26, 2026, the
Puget Sound Regional Council’s (PSRC) Executive Board approved the redesignation of the
Tacoma regional growth centers and certified the associated subarea plans. This recognizes the
City of Tacoma’s success in meeting Regional Centers Framework criteria. Designated centers
serve an important role in accommodating new growth and are priority areas for PSRC-managed
Federal Transportation funds. As part of the redesignation process, PSRC, in coordination with
City staff, prepared reports summarizing the Tacoma Downtown center’s status and review of
the subarea plan, and the Tacoma Mall center’s status and subarea plan review, including
highlighting areas for further alignment with regional policy. The subarea plans for the
Downtown Regional Growth Center and Tacoma Mall Regional Growth Center can be reviewed in
their entirety at tacoma.gov/onetacoma. For more information, please contact Stephen Atkinson,
Interim Assistant Division Manager for Long Range Planning, at:
satkinson@tacoma.gov.

3. Tacoma Public Utilities Executive Operations & Governance Manager Charleen Jacobs provides
that attached May 13, 2026, Public Utility Board and Study Session agendas. The below items will
be going to Council June 2, 2026.
e Resolution U-11603 — Authorize execution of a collective bargaining agreement as
negotiated with the International Brotherhood of Electrical Workers, Local 483, Water
Unit, effective retroactive from January 1, 2025, through December 31, 2027.
e Resolution U-11604 — Authorize execution of a collective bargaining agreement as
negotiated with the Tacoma, Washington, City and Pierce County Employees Local
Number 120 of the Washington State Council of County and City Employees, effective
January 1, 2026, through December 31, 2028.


https://www.psrc.org/media/10433
https://www.psrc.org/media/2632
https://www.psrc.org/media/10434
https://www.psrc.org/media/3782
https://tacoma.gov/onetacoma
mailto:satkinson@tacoma.gov
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City-funded Temporary and Emergency Shelter Performance: The City posts weekly information
about its Temporary and Emergency Shelter locations including current census, number of
available beds, and exits to housing. This information can be found at:
https://cms.tacoma.gov/ncs/weeklydataupdate.pdf and is updated weekly.

Pierce County Human Services also uses the Homeless Management Information System to
report daily availability throughout Pierce County. This information can be found at:
https://www.piercecountywa.gov/8220/Homeless-Emergency-Shelter-Availability and shows the
available beds open at shelters and is updated Monday - Friday by 10:00 a.m.

Encampment Outreach: For the week of April 27 — May 1, 2026, the HEAL team visited 11
locations. This resulted in 26 (16 new, and 10 repeat) individuals contacted and referred to
community services; 3 individuals accepted shelter placement and HEAL will continue to work
with the additional 14 individuals to find available shelter beds that best meet the individual’s
needs. This information can be found at: HEAL Team Engagement Dashboard | Tacoma Open
Data.

Neighborhood and Community Services ( NCS) 2027-2028 Competitive Funding Process: The
Neighborhood & Community Services Department released an application for 2027-28 contract
funding on May 6, 2026. The application period will close on June 9, 2026. Funding may come
from the following sources: General Fund, Mental Health & Substance Use Disorder (MHSUD)
sales tax, Criminal Justice sales tax, Affordable Housing (House Bill 1590), Justice Assistance
Grant (JAG), Community Development Block Grant (CDBG), and Emergency Solutions Grant (ESG)
funds. NCS will seek to fund programs that align with Council priorities and NCS department
goals. A review panel, including Commissioners from the Human Services Commission, will
review and rate applications and make recommendations for how to allocate the available funds.
All funding recommendations (including the programs not required to compete below) will be
subject to Council approval of the 27-28 biennial budget.

Due to ongoing commitments and critical nature of services, currently funded programs in the
areas below will not be required to compete for 2027-2028 funding:
o City initiatives and inter-local agreements (Crystal Judson Family Justice
Center, Tacoma-Pierce County Health Department, Mental Health Co-
Responder, Tacoma Public Schools Whole Child, Therapeutic Mental Health
Court)
o Senior Services (Parks Tacoma, Senior Transportation)
o Young Adult Shelter (Valeo Vocation)
(Currently funded providers not required to compete have been notified)

Applications will be accepted for the following funding areas:

o Building Resilience Against Youth Violence & Exploitation (BRAYVE)
Community Violence Response
Domestic Violence and Intimate Partner Violence Prevention
Equitable Food Access
Health & Health Care: Behavioral Health Services
Housing

O O O O O


https://cms.tacoma.gov/ncs/weeklydataupdate.pdf
https://www.piercecountywa.gov/8220/Homeless-Emergency-Shelter-Availability
https://data.tacoma.gov/apps/9518ca70852247a591d3850022d8764a/explore
https://data.tacoma.gov/apps/9518ca70852247a591d3850022d8764a/explore
https://tacoma.gov/government/departments/office-of-strategy/tacoma-strategic-plan/
https://tacoma.gov/government/departments/neighborhood-and-community-services/
https://tacoma.gov/government/departments/neighborhood-and-community-services/
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o Inclement Weather Response
o Sheltering
o Stability Site Operator

NCS and Purchasing staff will host three pre-proposal meetings for interested applicants. Those
meetings are currently planned for May 7, 2026, May 20, 2026, and May 26, 2026.

Funding recommendations are scheduled to be presented to Community, Vitality and Safety
Committee meeting (CVS) on September 24, 2026, and all contracts requiring Contracts & Award
Board and City Council approval are planned to be presented to Council in November. Contracts
will be effective between January 1, 2027, and December 31, 2028.

City Manager’s Office Constituent Relations Analyst Karyssa Mathison provides the attached
Constituent Intake Report.

Please see the attached City of Tacoma Weekly Meeting Schedule.

Tacoma Police Chief Jackson provides the attached Weekly Crime Report for the week ending on
May 3, 2026.

Amy Clancy, Media and Communications Director shares the “Good News” below.

e Kids to Parks Day is a national day of outdoor play held annually on the third Saturday of
May. But in Tacoma, Kids to Parks Day is more than just one day —it’s the entire month of
May! Join us at fun events that celebrate parks and connect kids and families to the
outdoors. Learn more in this Tacoma Report: Kids to Parks - Tacoma Report - April 17,
2026.

e Last week, we hosted more than 40 children for Bring Your Kid to Work Day! The kids got
to learn how City government works and got a better understanding of what their
parents do each day. They got to tour City Hall and meet with many of our department
employees (including City Manager Hyun Kim), visited Fire Station 1 for a vehicle tour of
fire trucks, police cars, motorcycles, solid waste trucks, and even got to go into Council
Chambers for 'Who Wants to be Mayor/Council Member for the Day'. Thanks to the
Tacoma Fire Department for letting us visit the station, all the employees that made this
event happen, the Council Members that came to greet the kids, and to all the kids who
spent the day with us!

e We released our Year One review of the Home in Tacoma initiative, revealing significant
growth in housing development applications and a broader diversity of housing options
for residents within areas previously zoned exclusively for single-family homes.
Comparing the first year of implementation (February 2025 — January 2026) to the
average of the prior five years within these specific zones, the City saw a 39% increase in
permit applications and a 62% increase in the number of proposed housing units, despite
an overall slowdown in permitting activity across the region.


https://www.youtube.com/watch?v=DjO4m3BTTX4
https://www.youtube.com/watch?v=DjO4m3BTTX4
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While the Year One data specifically tracks Home in Tacoma zones — and does not reflect
concurrent residential growth in Downtown Tacoma or designated Mixed-Use Centers
which operate under different zoning frameworks — it highlights a clear shift toward
"missing middle" housing. To learn more about Home in Tacoma and to read the full
report, visit tacoma.gov/homeintacoma.

With the more frequent warm temperatures, more residents and visitors will be enjoying
Tacoma’s waterfront. Those in the area may notice increased train horn noise. This is a
safety requirement. When the City’s current wayside horn system (a quieter alternative
at crossings) doesn’t activate properly due to aging equipment, federal law requires
trains to use their louder onboard horns. The City understands the frustration with the
increased noise and is actively working on a fix. A full replacement system is already in
progress, with an estimated 7-9-week timeline before installation as equipment is
received and tested. We appreciate the community’s understanding as we work to
restore a quieter, more reliable system.

Pothole Palooza: Phil is back to help our Street Operations team fill potholes in every
Council district across Tacoma! Check out his spring 2026 tour dates and locations below.
Get more details on the work being done at each location at tacoma.gov/potholes.

o May 4, 2026 - North 21st Street westbound lane repair from North Cheyenne to
North Ferdinand Street.

o Mayb5, 2026 —South 19th Street westbound lane repair from Pearl to South
Visscher Streets.

o May 6, 2026 — Norpoint Way Northeast northbound (uphill) curb lane from Point
Woodwork Drive to 168 Norpoint Way Northeast.

o May 7,2026 — East Bay Street westbound lane repair from SR 167 to East Q
Street.

o May 8, 2026 — Center Street eastbound curb lane from the 4400 block to South
Tyler Street.

o May 11, 2026 - South Wilkeson Street repairs in both directions between South
23rd to 2357 Wilkeson Street.

o May 12,2026 - Pacific Ave southbound lane repairs between South 32nd and
South 34th Street.

o May 13, 2026 - South Yakima Avenue repairs in both directions between South
46th and South 48th Street.

o May 14 —South Hosmer Street northbound curb lane from South 80th Street to
8217 Hosmer Street.

o May 15— South 66th Street lane repairs in both directions from South
Montgomery to South Clement Street.

May is Historic Preservation Month! Join us on May 21, 2026, for the Historic
Preservation Awards ceremony. Congratulations to all the winners! To see the full list of
those that will be honored during the awards, visit tacoma.gov/hpmonth.



https://tacoma.gov/homeintacoma
http://tacoma.gov/potholes
https://tacoma.gov/hpmonth
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e We're looking for six volunteers to fill positions on the Equity in Contracting Advisory
Committee! This group is responsible for monitoring compliance and providing advice to
the Equity in Contracting Program Manager on performance and effectiveness. Learn
more and apply by May 18, 2026, at: tacoma.gov/cbc.

STUDY SESSION / WORK SESSION

11. The City Council Study Session of Tuesday, May 12, 2026, will be conducted as a hybrid meeting.

12.

This meeting can be attended in-person at the Tacoma Municipal Building, Council Chambers,
located at 747 Market Street on the 15t floor or be heard by dialing (253) 215 — 8782 or through
Zoom at: www.zoom.us/j/89496171192 and entering the meeting ID 894 9617 1192; passcode
896569 when prompted. This meeting will be broadcast on TV Tacoma.

Discussion items will include: (1) Six-Year Transportation Improvement Program Amendment
Briefing; (2) Critical Areas Ordinance Update; (3) Roadmap to Recovery; (4) Other ltems of
Interest; (5) Committee Reports; (6) Agenda Review & City Manager’s Weekly Report.

On our first agenda item, Public Works staff will present the draft Six-Year Comprehensive
Transportation Improvement Program Amended 2026 and 2027-2032 (draft Program). The draft
Six-Year Comprehensive Transportation Improvement Program Amended 2026 and 2027-2032
was developed in alongside the Transportation and Mobility Plan (TMP) vision to create and
sustain a transformative multimodal transportation system that connects people to place and
people to people. The projects and programs included in the draft Six-Year Comprehensive
Transportation Improvement Program Amended 2026 and 2027-2032 focus on being a partner;
protecting the community; providing mobility for all; striving for fiscal, environmental, and social
sustainability; leveraging programs and services; and linking to land use.

On our second agenda item, Planning and Development Services staff will provide an overview of
the Planning Commission’s recommendations regarding the adoption of the Critical Areas
Ordinance (CAO). The CAO is a component of the City’s development regulations, intended to
protect the city’s most sensitive environmental features including wetlands, streams, fish and
wildlife habitats, critical aquifer recharge areas (CARA), flood hazard areas, and geologically
hazardous areas. The update is a periodic review required by the Growth Management Act to
ensure consistency with best available science and State law. The presentation is in preparation
for a resolution at the City Council meeting on May 12, 2026, to set June 2, 2026, as a public
hearing on the amendments to the Critical Areas code. The Planning Commission’s
recommendation packet is attached, and additional background information is available on the
City’s project webpage (https://tacoma.gov/project/critical-areas-ordinance-update/).

On our third agenda item, City Manager Kim will discuss his Roadmap to Recovery, a
coordinated effort to ensure long-term sustainability and improve our approach to public
service.

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


https://tacoma.gov/government/committees-boards-and-commissions/how-to-apply/
http://www.zoom.us/j/89496171192
https://tacoma.gov/project/critical-areas-ordinance-update/
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MARK YOUR CALENDARS

e Come join Tacoma Mayor Anders Ibsen at his weekly community office hours, upcoming
dates listed below:
o McDuff’s Café, 1400 North Highlands Parkway, Tacoma WA 98406,
Wednesday, May 13, 2026, 10:30 a.m. - 11:45 a.m.
o Bigfoot Pizza & Bar, 1308 North | Street, Tacoma WA 98403, May 20, 2026,
6:00 p.m.—=7:15 p.m.

e Grit City Connect: The City of Tacoma is teaming up with Parks Tacoma, Tacoma Public
Schools, and the Port of Tacoma to bring a major networking event to the contracting
community on May 12, 2026! Sign up to attend Grit City Connect, which is in-person at
the STAR Center, 3873 S 66th Street, 8:30 a.m. —12:30 p.m. To learn about upcoming
project and procurement needs and engage with public agency staff and
technical assistance providers.

o Connect with prime contractors and public agency staff
o Learn about upcoming projects and procurement needs
o Build partnerships and grow your business

o Subcontractors, please bring your capabilities statement.

To reserve your spot, please register at: https://Inkd.in/gS9gPXh7. For prime contractors,
technical assistance providers, or accessibility requests, call (253) 453-9488.

e Save the date for Coffee with Council Member John Hines! Join District 1 Council
Member Hines on Saturday, May 30 from 10:30 a.m. to noon at the Wheelock Library to
share what's on your mind, ask questions, and hear directly from Council Member Hines.

In service,
—7 ( i b=
Z //j
HK: ram Hyun Kim
City Manager


https://www.facebook.com/ParksTacoma?__cft__%5b0%5d=AZbsEBBk_dCRdzYzmNqtEdTWS0-fPy8t8gHIi8I1Xf8_1fcb83hS-JxBzX8IdXP8evHx2BnEYmFFhLUWhc4q8vjeQojeLbbnXVdMa68SarSTQ-rRXFhq_nacSQKivGudymdn_hhchMUMKs9e7fa65HtaBJZyJUJTdp5uWLYciLEfGD08z1tM4gGQ9f6D1c5V92Y&__tn__=-%5dK-R
https://www.facebook.com/tacomaschools?__cft__%5b0%5d=AZbsEBBk_dCRdzYzmNqtEdTWS0-fPy8t8gHIi8I1Xf8_1fcb83hS-JxBzX8IdXP8evHx2BnEYmFFhLUWhc4q8vjeQojeLbbnXVdMa68SarSTQ-rRXFhq_nacSQKivGudymdn_hhchMUMKs9e7fa65HtaBJZyJUJTdp5uWLYciLEfGD08z1tM4gGQ9f6D1c5V92Y&__tn__=-%5dK-R
https://www.facebook.com/tacomaschools?__cft__%5b0%5d=AZbsEBBk_dCRdzYzmNqtEdTWS0-fPy8t8gHIi8I1Xf8_1fcb83hS-JxBzX8IdXP8evHx2BnEYmFFhLUWhc4q8vjeQojeLbbnXVdMa68SarSTQ-rRXFhq_nacSQKivGudymdn_hhchMUMKs9e7fa65HtaBJZyJUJTdp5uWLYciLEfGD08z1tM4gGQ9f6D1c5V92Y&__tn__=-%5dK-R
https://www.facebook.com/portoftacoma?__cft__%5b0%5d=AZbsEBBk_dCRdzYzmNqtEdTWS0-fPy8t8gHIi8I1Xf8_1fcb83hS-JxBzX8IdXP8evHx2BnEYmFFhLUWhc4q8vjeQojeLbbnXVdMa68SarSTQ-rRXFhq_nacSQKivGudymdn_hhchMUMKs9e7fa65HtaBJZyJUJTdp5uWLYciLEfGD08z1tM4gGQ9f6D1c5V92Y&__tn__=-%5dK-R
https://lnkd.in/gS9gPXh7
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TO: Hyun Kim, City Manager

FROM: Council Member Jamika Scott and Christina Caan, Policy Analyst

COPY: City Council and City Clerk

SUBJECT: Resolution - Affirming the potential for high-investment corridors to serve as drivers of economic

growth and development; recognizing the importance of community safety along high-investment
corridors; and directing the City Manager to prioritize cross-departmental, problem-driven
solutions using existing resources to address community safety concerns on high-investment

corridors.
DATE: May 6, 2026
SUMMARY AND PURPOSE

A resolution affirming the potential for high-investment corridors to serve as drivers of economic growth and
development; recognizing the importance of community safety along high-investment corridors; and directing the
City Manager to prioritize cross-departmental, problem-driven solutions using existing resources to address
community safety concerns on high-investment corridors.

COUNCIL SPONSORS
Council Member Jamika Scott, Council Member Olgy Diaz, Deputy Mayor Bushnell, and Council Member John Hines

LEGISLATIVE INTENT

Background: In the past decade, Tacoma has seen robust public and private investments in new transit, housing,
infrastructure, and businesses. These investments are often clustered together along discrete corridors that span
several blocks in Mixed-Use Centers. These types of high-investment corridors are vital for Tacoma’s economic
growth because they can attract considerable community use and have the potential to help spread development to
surrounding areas.

e Examples of high-investment corridors include Martin Luther King (MLK) Street, from 9th Street to Earnest
Brazil Street; 6t Avenue from S Mildred Street to S Jackson Avenue; S 38th Street from S G Street to Yakima
Avenue; and N Proctor Street from N 27th Street to N 24th Street.

While some of Tacoma'’s high-investment corridors are thriving, others are at risk of stagnation or even decline due
to ongoing community safety concerns. For example, the MLK corridor should be well-positioned for significant
community use—it has large new apartment buildings, new transit access, new businesses, new art installations,
and more. Plus, this corridor is within walking distance of numerous office buildings and large medical facilities, has
ample parking, and is located by a large public park. However, community safety concerns are limiting the number
of people who engage with the corridor. Without focused problem-driven intervention to enhance community safety,
Tacoma will struggle to harness this high-investment corridor to drive economic growth and spread development in
the area.

e Community safety concerns are impacting the success the MLK corridor in a variety of way. For example,
businesses on the corridor are experiencing financial strain, vacant properties are struggling to quickly
attract new leases, and development has been slow to spread to additional areas on and around the corridor.

e Community safety concerns on the MLK corridor arise not just due to crime in the broader Hilltop area, but
also because of environmental conditions on the corridor itself, such as extensive visible graffiti and litter;
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widespread dog waste on sidewalks; overgrown landscaping; open-air drug use; vacant and boarded up
storefronts; poisonous rat traps proliferating by store entry points; and an underutilized parking lot that is
dimly lit.1

Resolution: This resolution would affirm the potential for high-investment corridors to serve as drivers of economic
growth and development; recognize the importance of community safety along high-investment corridors; and
direct the City Manager to prioritize cross-departmental, problem-driven solutions using existing resources to
address community safety concerns on high-investment corridors.

e Advancing the goals of the City’s Comprehensive Plan: Increasing community use of high-investment
corridors fits well with the City’s Comprehensive Plan, which identifies Mixed-Use Centers as the focus for
future population growth, employment growth, and new development.2 Mixed-Use Centers also serve as the
core of the City’s long-term growth strategy.

o Identifying high-investment corridors: Such locations should be defined as an area that includes less than
eight contiguous blocks located in designated Mixed-Use Centers in the City’'s Comprehensive Plan. The
corridor must have received large-scale public or private investment within the past decade aimed at
enhancing infrastructure, transit, housing, and/or new business or non-profit activity.

e Recognizing impacts from low community use: Corridors experiencing low community use due to
community safety concerns tend to show signs of businesses that are closing or on the verge of closing due
to high safety costs and fewer customers; attractive properties that face delays in quickly securing new
leases; and persistent low occupancy rates for new housing. Such corridors are also likely to be struggling to
spread economic development outward.

e Understanding community safety: Community safety is more than just the absence of crime.3 Community
perceptions of safety are also shaped by environmental conditions, such as the presence of litter, trash, and
graffiti or whether there is sufficient street lighting, well-maintained landscaping, and facilities that appear
welcoming. The City’s broad understanding of community safety suggests that the toolbox for enhancing
community safety expands far beyond policing and includes a potential wide variety of services and
resources from across multiple City Departments.

o Applying cross-departmental, problem-driven solutions: Rather than providing only generalized City
services and resources, high-investment corridors need targeted action to increase community use. Such
efforts should take no more than 90 days and rely on existing City services and resources. Problem-driven
solutions should also aim to draw on lessons from Crime Prevention Through Environmental Design when
possible, as well as the momentum of current cross-departmental efforts. *

e Getting started: High-investment corridors in City Council districts that did not participate in the
Neighborhood Planning Process and/or Participatory Budgeting should be prioritized for action. This should
include the MLK corridor and the 6t Avenue corridor. In addition, the City Manager or City Council Members
should aim to continue identifying current or emerging high-investment corridors that are struggling to

1 Community Safety Action Strategy | City of Tacoma

2Tacoma's One Tacoma: Comprehensive Plan | City of Tacoma

3 Community Safety Action Strategy | City of Tacoma

4 Building and Site Design for Crime Prevention — Tacoma Permits



https://tacoma.gov/government/departments/city-managers-office/transforming-tacoma/city-council-priority-community-safety/community-safety-action-strategy/
https://tacoma.gov/government/departments/planning-and-development-services/long-range-strategic-plans/comprehensive-plan/
https://tacoma.gov/government/departments/city-managers-office/transforming-tacoma/city-council-priority-community-safety/community-safety-action-strategy/
https://www.tacomapermits.org/tip-sheet-index/cpted-intro
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succeed due to community safety issues. If work in the Mixed-Use Centers is successful, the City Manager
should also consider taking this type of action to address discrete sections of multimodal and transit
corridors where the success of costly investments is hindered by community safety concerns.

COMMUNITY ENGAGEMENT

Council Member Jamika Scott has heard from community members who do not visit the MLK corridor alone or with
their friends and families due to a perception of unsafe conditions. In addition, Council Member Scott has connected
with several local business owners on the MLK corridor who are struggling to stay open due to extra safety costs
and low foot traffic. Mangers of new apartment buildings both on the MLK corridor and adjacent to it have also
shared the challenges they are experiencing finding renters for brand new commercial space and housing units. The
Community and Economic Development Department and the City Council’s Economic Development Committee
shared valuable input on high-investment corridors and this proposal as well.

e Council Member Scott and City staff conducted a walk-through of the MLK corridor and identified more than
twenty specific sources of community safety concerns. In addition, Council Member Scott and City staff
collected observational data to provide an initial comparison between foot traffic on the MLK corridor,
where community has shared notable community safety concerns, and the Proctor corridor, where there
are less community safety concerns. While preliminary, this data showed that the MLK corridor had only
half the number of adults and less than one-third the number of children as the Proctor corridor engaging
with it, underscoring the impact of community safety concerns.

2025 STRATEGIC PRIORITIES

Equity and Accessibility: High-investment corridors that have few community safety concerns, such as the Proctor
corridor, have proven to be capable of attracting substantial community use. In turn, such corridors are seeing
continued new development and popular new businesses, as well as new leases for properties being secured
relatively quickly. The City could help increase community use and engagement with more of Tacoma’s high-
investment corridors by taking action to address community safety concerns when needed. Doing so would help
ensure high-investment corridors in Mixed-Use Centers citywide have an opportunity to thrive.

Economy/Workforce: Equity Index Score: Moderate Opportunity
Increase positive public perception related to the Tacoma economy.

Civic Engagement: Equity Index Score: Moderate Opportunity
Increase the percentage of residents who believe they are able to have a positive impact on the community and
express trust in the public institutions in Tacoma.

Livability: Equity Index Score: Moderate Opportunity
Increase positive public perception of safety and overall quality of life.

ALTERNATIVES
Alternative Positive Impacts Negative Impacts
Do not deploy cross- General City services and Community use and engagement with
departmental, problem- | resources would continue high-investments corridors may
driven solutions to to be deployed. continue to be low, or decrease
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address community further, limiting the ability of these
safety concerns on high- locations to help drive broader
investment corridors. economic development.

Support the vitality of Community safety concerns | The City is in a budget deficit and
high-investment could be more rapidly providing new funding to address
corridors with dedicated | addressed on high- community safety concerns would
City funding for new investment corridors. result in a reduction of other vital
services and resources. services and resources.

EVALUATIONS AND FOLLOW UP
The City Manager should provide City Council with a yearly update on relevant cross-departmental, problem-driven
solutions taken to enhance community safety on high-investment corridors.

SPONSOR RECOMMENDATION
Sponsors recommend supporting this resolution.

FISCAL IMPACT

No new funding is requested. Existing staff and resources should be utilized for cross-departmental community
safety improvements.

What Funding is being used to support the expense?
N/A

Are the expenditures and revenues planned and budgeted in this biennium’s current budget?
N/A

Are there financial costs or other impacts of not implementing the legislation?
NO

Will the legislation have an ongoing/recurring fiscal impact?
NO

Will the legislation change the City’s FTE/personnel counts?
NO
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TACOMA PUBLIC UTILITIES

City of Tacoma
Public Utility Board Meeting

May 13 2026; 6:30 p.m.
Tacoma Public Utilities — Ground Floor Auditorium
3628 S 35t Street, Tacoma WA 98409

Join remotely: https://us06web.zoom.us/j/84626080846
or by dialing 253-215-8782 and entering meeting ID: 846 2608 0846

Call to Order
Roll Call

A.
B.
C.

Approve Minutes of Previous Meetings
Comments by the Public
Regular Agenda

Departmental

C-1

C-2

Resolution U-11602- A resolution to award certain contracts and approve certain
purchases:

. Increase and extend contract to Cabbros Cleaning Service, LLC, for encampment

mitigation, debris, and litter removal services ($9,000,000, plus applicable taxes.
Projected contract total $9,200,000, plus applicable taxes. Budgeted from the Tidy
Up Tacoma fund) [Stan Rowden, Sr. Buyer];

Award contract to Miles Resources, LLC for the replacement and upgrade of 12-inch
plastic water main to 12-inch ductile iron water main along 104 St E between
Golden Given Road East and 16" Ave E ($1,127,950.16, plus a 15 percent
contingency for a projected total of $1,297,142.68, plus applicable taxes) [Troy
Saghafi, Professional Engineer];

Award three-year contract to NAES Power Contractors for supplemental labor
support necessary to perform maintenance, repairs, construction support, and other
operational work across Tacoma Power facilities and project sites ($4,000,000, plus
applicable taxes. Includes option to extend for one additional year) [Stan Sayenko,
Engineering Project Mgr.]

Award contract to Skanska USA Building Inc., for the planning, validation, basis of
design report, schematic design, and sixty-percent design to develop the guaranteed
maximum price for the new maintenance building, warehouse, decant facility, wash
bay, covered fleet parking, covered storage, and site improvements ($2,275,523,
plus applicable taxes, plus a five percent contingency for a projected contract
amount of $2,389,299) [Garth Nelson, Sr. Engineering Project Mgr].

Resolution U-11603 — Authorize execution of a collective bargaining agreement as
negotiated with the International Brotherhood of Electrical Workers, Local 483,
Water Unit, effective retroactive from January 1, 2025 through December 31, 2027
[Dylan Carlson, Labor Relations Division Mgr].

Page 1 of 2


https://urldefense.com/v3/__https:/us06web.zoom.us/j/84626080846__;!!CRCbkf1f!AjmI0t2bsyIchBwgb1DNiIW7WQolR_KTtb6jJrazSw9fFKEbXkRjuAoH_-49-WcNE59Z$

Resolution U-11604 — Authorize execution of a collective bargaining agreement as
negotiated with the Tacoma, Washington, City and Pierce County Employees Local
Number 120 of the Washington State Council of County and City Employees,
effective January 1, 2026 through December 31, 2028 [Dylan Carlson, Labor
Relations Division Mgr].

Tacoma Water

C-4

Resolution U-11605 — Authorize execution of a low-interest drinking water state
revolving fund loan of approximately one million dollars with Tacoma Water and the
Washington State Department of Health for two main replacement projects [Marc
Powell, Sr. Business Services Analyst].

Tacoma Power

C-5

E.
The

Motion 26-03 - Authorize a new engagement for up to $550,000 with the Cascadia
Law Group PLLC for continued representation and counsel related to Tacoma
Power’s Federal Energy Regulatory Commission licensing compliance and re-
licensing issues, and other related matters [Engel Lee, Chief Deputy City Attorney].

Unfinished Business

Resolution U-11599 — A resolution adopting certain changes to the Public Utility
Board Rules of Procedure as shown in the attachments on file with the Clerk of the
Board.

Adjournment

Public Utility Board may enter a closed or executive session at any time during an

open public meeting as provided by law.

The City of Tacom does not discriminate on the basis of disability in any of its programs,
Activities, or services. To request this information in an alternative format or to request a
(_L/\ reasonable accommodation, please contact the TPU Director’s Office at 253-502-8201
or utilityboard@tacoma.gov, TTY or speech to speech users please dial 711 to connect to
Washington Relay services.
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City of Tacoma
Public Utility Board
Study Session

May 13, 2026;

3:00 p.m.

Tacoma Public Utilities, LT1 (3" Floor Conference Room)
(Directly Across Main Elevator)
3628 South 35" Street, Tacoma WA 98409

Join remotely: https://lus06web.zoom.us/j/81336402669

or by dialing 253-215-8782 and entering meeting ID 813 3640 2669

Call to Order

Roll Cali

The Public Utility Board will hold a study session with staff to discuss the following:

Approximate Topic Presenter(s)
Time
3:00 — 3:30 Tacoma Power: Energy Risk Nikki Bufford, Energy Risk Mgr; Saul
Management Update Villarreal, Resource Operations Lead
3:35-3:50 Tacoma Water: Water Condition Glen George, Water Resource Manager
Update
3:55 - 5:25 Operating Division Major Budget Alex Yoon, Deputy Director for
Changes Administration; Michelle Rhubright, Power
Budget & Financial Planning Mgr; Dan
McCabe, Asst. Rail Supt.; Hayley Falk,
Water Financial Services Asst. Division
Mgr
5:30 Closed Session to Discuss Labor
Negotiations [RCW
42.30.140(4)(b)] and Executive
Session to discuss
Pending/Potential Litigation [RCW
42.30.110(1)(i)]
Adjournment

The Public Utility Board may enter into a closed or executive session at any time during an
open public meeting as provided by law.

Relay services.

The City of Tacoma does not discriminate on the basis of disability in any of its programs,
activities, or services. To request this information in an alternative format or to request a
reasonable accommodation, please contact the TPU Director’s Office at 253-502-8201 or
utilityboard@tacoma.gov. TTY or speech to speech users please dial 711 to connect to Washington
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MEETINGS FOR THE WEEK OF
MAY 11,2026 THROUGH MAY 15,2026

TIME MEETING LOCATION
MONDAY, MAY 11,2026
5:00pM  Local Improvement District (L.I.D.) Hearings* 747 Market St., Municipal Bldg., Council Chambers
Visit https://tacoma.gov/hearingexaminer
5:00pPM Tacoma Arts Commission 747 Market St., Municipal Bldg., Conf. Rm. 248

Join Zoom Meeting at: https://zoom.us/j/99977551941
Telephonic: Dial 253-215-8782
Meeting ID: 999 7755 1941 Passcode: 148977

5:30PM  Human Rights Commission Study Session 747 Market St., Municipal Bldg., Conf. Rm. 243
Join Zoom Meeting at: http://zoom.us/j/85915410975
Telephonic: Dial 253-215-8782
Meeting ID: 859 1541 0975  Passcode: 166967

6:00PM  Community’s Police Advisory Committee 747 Market St., Municipal Bldg., Conf. Rm. 220-A
Join Zoom Meeting at: https://zoom.us/j/89777781982
Telephonic: Dial 253-215-8782
Meeting ID: 897 7778 1982  Passcode: 572221
Contact Ted Richardson at trichardson@tacoma.gov

6:30PM  Human Rights Commission 747 Market St., Municipal Bldg., Conf. Rm. 243
Join Zoom Meeting at: http://zoom.us/j/85915410975
Telephonic: Dial 253-215-8782
Meeting ID: 859 1541 0975 Passcode: 166967

TUESDAY, MAY 12, 2026
9:00 AM Hearing Examiner's Hearing* 747 Market St., Municipal Bldg., Council Chambers
Visit www.cityoftacoma.org/hearingexaminer
10:00 AM  Economic Development Committee 747 Market St., Municipal Bldg., Conf. Rm. 248

Join Zoom Meeting at: https://zoom.us/j/88227539908
Telephonic: Dial 253-215-8782
Meeting ID: 882 2753 9908  Passcode: 614650

11:15 AM Bid Opening** 3628 S. 35th St., Public Utilities Bldg., ABN-M1
Join Zoom Meeting at: https://zoom.us/j/88402680573
Telephonic: Dial 253-215-8782
Meeting ID: 884 0268 0573  Passcode: 070737
Contact Lisa Yost at 253-502-8468

NooN City Council Study Session 747 Market St., Municipal Bldg., Council Chambers
Join Zoom Meeting at: https://zoom.us/j/89496171192
Telephonic: Dial 253-215-8782
Meeting ID: 894 9617 1192 Passcode: 896569
Contact Rosheida Myers at 253-591-5134

5:00pM  City Council Meeting 747 Market St., Municipal Bldg., Council Chambers
Join Zoom Meeting at: https://zoom.us/j/84834233126
Telephonic: Dial 253-215-8782
Meeting ID: 848 3423 3126  Passcode: 349099
Contact City Clerk’s Office at 253-591-5505
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WEDNESDAY, MAY 13, 2026

3:00 PM

4:30 PM

5:30 PM

6:00 PM

6:30 PM

Public Utility Board Study Session

Infrastructure, Planning, and Sustainability

Committee

Landmarks Preservation Commission

Human Services Commission

Public Utility Board Meeting

3628 S. 35th St., Public Utilities Bldg., Conf. Rm. LT1
Join Zoom Meeting at: https://zoom.us/j/81336402669
Telephonic: Dial 253-215-8782
Meeting ID: 813 3640 2669

747 Market St., Municipal Bldg., Conf. Rm. 248

Join Zoom Meeting at: https://zoom.us/j/87829056704
Telephonic: Dial 253-215-8782
Meeting ID: 878 2905 6704  Passcode: 614650

747 Market St., Municipal Bldg., Conf. Rm. 243

Join Zoom Meeting at: _https://zoom.us/j/89120046605
Telephonic: Dial 253-215-8782
Meeting ID: 891 2004 6605

747 Market St., Municipal Bldg., Conf. Rm. 138

Join Zoom Meeting at: https://zoom.us/j/83364476695
Telephonic: Dial 253-215-8782
Meeting ID: 833 6447 6695 Passcode: 002323

3628 S. 35th St., Public Utilities Bldg., Auditorium
Join Zoom Meeting at: https://zoom.us/j/84626080846
Telephonic: Dial 253-215-8782
Meeting ID: 846 2608 0846

THURSDAY, MAY 14,2026

7:30 AM

9:00 AM

1:00 PM

4:30 PM

4:00 PM

5:00 PM

Tacoma Community Redevelopment Authority
Board

Hearing Examiner's Hearing*
Tacoma Employees’ Retirement System Board

Community Vitality and Safety Committee

Tacoma Area Commission on Disabilities

Land Use Public Meeting***

747 Market St., Municipal Bldg., Conf. Rm. 248

Join Zoom Meeting at: https://zoom.us/j/84447211773
Telephonic: Dial 253-215-8782
Meeting ID: 844 4721 1773  Passcode: 970091

747 Market St., Municipal Bldg., Council Chambers
Visit https://tacoma.gov/hearingexaminer

3628 S. 35th St., Public Utilities Bldg., ABN-LT1 Conf. Rm.
Contact Adora Peters at 253-502-8612

747 Market St., Municipal Bldg., Conf. Rm. 248

Join Zoom Meeting at: https://zoom.us/j/85961604917
Telephonic: Dial 253-215-8782
Meeting ID: 859 6160 4917  Passcode: 614650

747 Market St., Municipal Bldg., Conf. Rm. 220-A
Join Zoom Meeting at: https://zoom.us/j/87500730041
Telephonic: Dial 253-215-8782
Meeting ID: 875 0073 0041  Passcode: 931997

747 Market St., Municipal Bldg., Council Chambers
Contact Larry Harala at lharala@tacoma.gov

FRIDAY, MAY 15,2026

NO MEETINGS SCHEDULED

Meeting sites are accessible to people with disabilities. People with disabilities requiring special accommodations
should contact the appropriate department(s) 48 hours prior to the meeting time.

* Hearing Examiner’s Hearings and Local Improvement District Meetings meet on an as-needed basis. Contact the Hearing Examiner’s Office at 253-591-5195 to
confirm whether a meeting will be held this week. Hearings may be held at various times throughout the day.

** Bid Opening will be held on an as-needed basis. Contact the Finance Procurement and Payables Office at 253-502-8468 or www.tacomapurchasing.org to confirm
whether Bid Opening will be held.
*** Land Use Public Meetings meet on an as-needed basis. Contact Division Manager Shirley Schultz at 253-345-0879 to confirm whether a meeting will be held this

week.
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Citywide Weekly Briefing for 27 April 2026 to 03 May 2026

The data is not National Incident Based Reporting System (NIBRS) compliant. Do not compare the results with any report using that standard. The data is dynamic and is subject to change and/or revision.
The number of distinct offenses listed on a report are counted. This does not represent reports or individuals. All data is compared to last year for the same number of days or date range. Small numbers

may cause large percent increases and decreases. Beginning 1 October 2022, there was a change in how TPD reports certain Aggravated Assaults and Destruction offenses.

Offense Breakdown 27-Apr-2025 27-Apr-2026 06-Apr-2025 06-Apr-2026 01-Jan-2025 01-Jan-2026 7 Days
03-May-2025 03-May-2026 03-May-2025 03-May-2026 03-May-2025 03-May-2026
Persons 94 80 359 299 1399 1374 14.9%V |  16.7%V 1.8%V
Assault 81 71 318 273 1246 1219 123%V | 14.2%V 22%V
Homicide (doesn't include Negligent/Justifiable) 2 0 5 1 11 8 100.0%V¥ | 80.0%V 27.3%V
Kidnapping/Abduction 1 2 6 6 24 44 100.0% A 0.0% 83.3%A
Sex Offenses, Forcible 10 7 30 19 118 102 30.0%V| 36.7%V, 13.6%V
Property 268 226 1122 905 4898 4136 15.7%V | 193%V| 156%V
Arson 1 1 7 2 26 29 0.0% 71.4%V  11.5% A
Burglary/Breaking and Entering 21 17 100 92 423 400 19.0% V 8.0%V 5.4%V
Counterfeiting/Forgery 0 2 2 2 19 14 NC 0.0% 263%V
Destruction/Damage/Vandalism of Property 57 67 314 265 1313 1171 17.5% A 15.6% V¥ 10.8% V¥
Fraud 10 7 41 49 198 198 30.0% V| 19.5%A 0.0%
Larceny/Theft 132 73 478 323 2147 1653 44.7%V | 32.4%V| 23.0%V
Motor Vehicle Theft 35 49 135 126 590 487 40.0% A 6.7%V | 17.5%V
Robbery 9 6 22 27 87 90 333% V| 22.7%A 3.4% A
Stolen Property 3 2 18 12 66 60 333%V| 333%V 9.1%V
Society 27 25 87 105 345 448 7.4%V | 20.7%A | 29.9% A
Drug/Narcotic 19 17 53 66 220 306 10.5%V | 245%A| 39.1%A
Pornography/Obscene Material 0 0 0 4 10 8 0.0% NC  20.0%V
Prostitution 0 0 4 0 8 7 0.0% 100.0%V  12.5%V

Weapon Law Violations 0.0% 16.7% A 18.7% A

8 8 30 35 107 127
Citywide Totals |38 | 31| 1568 TR TR T 120% Y| 165% V] 103%V

NC = Noncalculable

ERWAVEIV

Notes: Top 5 Locations - Compared to last year Top 5 Offense Locations - Compared to last year
® There were no Homicide offense(s) during the last 7 days. e 315 Martin Luther King Jr Way: 0 1 7 e Street/Right Of Way: 83 N 69
® 63.4% (45/71) of the Assaults were coded Simple Assault. e 7050 Tacoma Mall Blvd: 0 2 5 ® Apartment: 57 N 55
e There were 46 DV-related offenses. e 3118 6thAve: 0 14 e Parking Lot: 49 N 46
® 67.4% (31/46) of the DV-related offenses were Persons. e 4602 45th Ave Ne: 0 11 4 e Single Family Residence: 67 N 45
® 42.3% (30/71) of the Assaults were DV-related. ® E25thSt&EMSt: 214 e Sidewalk: 8 219
o DV-related Offenses: 62 N 46 ® 4275SPineSt: 014 ® Garage (Residential): 2 29
e There were no Gang-Related offense(s) during the last 7 days. e 4302 CenterSt: 0 14
e Theft from Motor Vehicle: 37 \ 27

Official Use Only Page 1 of 5



Sector 1 Weekly Briefing for 27 April 2026 to 03 May 2026

The data is not National Incident Based Reporting System (NIBRS) compliant. Do not compare the results with any report using that standard. The data is dynamic and is subject to change and/or revision.
The number of distinct offenses listed on a report are counted. This does not represent reports or individuals. All data is compared to last year for the same number of days or date range. Small numbers

may cause large percent increases and decreases. Beginning 1 October 2022, there was a change in how TPD reports certain Aggravated Assaults and Destruction offenses.

Offense Breakdown 27-Apr-2025 27-Apr-2026 06-Apr-2025 06-Apr-2026 01-Jan-2025 01-Jan-2026
03-May-2025 03-May-2026 03-May-2025 03-May-2026 03-May-2025 03-May-2026

Persons 22 22 85 78 349 357 0.0%
Assault 17 21 72 73 302 318 23.5% A
Homicide (doesn't include Negligent/Justifiable) 0 0 0 1 4 3 0.0%
Kidnapping/Abduction 1 2 1 8 10 NC
Sex Offenses, Forcible 5 0 11 3 35 26 100.0% 'V

Property 89 60 353 245 1482 1141 32.6%V
Arson 0 2 1 8 14 100.0% ¥
Burglary/Breaking and Entering 7 5 30 27 112 109 28.6%V
Counterfeiting/Forgery 0 0 0 0 1 4 0.0%
Destruction/Damage/Vandalism of Property 21 20 118 84 496 347 48%V
Fraud 4 2 16 10 50 43 50.0% V¥
Larceny/Theft 40 21 132 78 570 412 47.5%V
Motor Vehicle Theft 11 11 38 38 190 158 0.0%
Robbery 4 1 8 5 26 21 75.0% V¥
Stolen Property 1 0 7 2 21 21 100.0% 'V

Society 8 8 22 34 70 143 0.0%
Drug/Narcotic 4 6 9 26 37 112 50.0% A
Pornography/Obscene Material 0 0 0 0 0 0.0%
Prostitution 0 0 3 0 3 0.0%
Weapon Law Violations 4 2 10 8 27 28 50.0%V

Sector Totals . u | 9% | 40 | 357 | o1 | 1ea JEIVIA/

NC = Noncalculable

8.2%V
1.4% A
NC
50.0% V¥
72.7%V
30.6% VY
50.0%V
10.0%V
0.0%
28.8% VY
37.5%V
40.9%V
0.0%
37.5%V
71.4%V
54.5% A
188.9% A
0.0%
100.0% V¥
20.0%V
22.4%V

2.3% A
53% A
25.0%V
25.0% A
25.7%V
23.0%V
75.0% A
2.7%V
300.0% A
30.0%V
14.0%V
27.7%V
16.8% VY
19.2%V
0.0%
104.3% A
202.7% A
100.0% V¥
25.0%V
3.7% A
13.7% V

ERWAVEIV

Notes:

e There were no Homicide offense(s) during the last 7 days.
61.9% (13/21) of the Assaults were coded Simple Assault.
There were 15 DV-related offenses.

53.3% (8/15) of the DV-related offenses were Persons.
33.3% (7/21) of the Assaults were DV-related.
DV-related Offenses: 14 2 15

Theft from Motor Vehicle: 19 ™ 10

There were no Gang-Related offense(s) during the last 7 days.

4602 45th Ave Ne: 0 21

Top 5 Locations - Compared to last year

4

E25thSt&EMSt: 2 14

1111SLSt: 1 13
821 Yakima Ave: 1 /1 3
725E 25thSt: 1 13

Official Use Only

Apartment: 18 <> 18

Single Family Residence: 14 N 9

Parking Lot: 16 N 6

Rental/Storage Facility: 0 21 4
Garage (Residential): 2 21 4

Sidewalk: 5N 4

Top 5 Offense Locations - Compared to last year
Street/Right Of Way: 33 N 24

Page 2 of 5



Sector 2 Weekly Briefing for 27 April 2026 to 03 May 2026

The data is not National Incident Based Reporting System (NIBRS) compliant. Do not compare the results with any report using that standard. The data is dynamic and is subject to change and/or revision.
The number of distinct offenses listed on a report are counted. This does not represent reports or individuals. All data is compared to last year for the same number of days or date range. Small numbers
may cause large percent increases and decreases. Beginning 1 October 2022, there was a change in how TPD reports certain Aggravated Assaults and Destruction offenses.

Offense Breakdown 27-Apr-2025 27-Apr-2026 06-Apr-2025 06-Apr-2026 01-Jan-2025 01-Jan-2026 7 Days
03-May-2025 03-May-2026 03-May-2025 03-May-2026 03-May-2025 03-May-2026
Persons 20 21 86 65 341 295 5.0%A| 244%V | 13.5%V
Assault 18 18 76 57 297 261 0.0% 25.0%V  12.1%V
Homicide (doesn't include Negligent/Justifiable) 1 0 2 0 3 2 100.0%V¥ | 100.0%V 6 33.3%V
Kidnapping/Abduction 0 0 0 1 6 8 0.0% NC  333%A
Sex Offenses, Forcible 1 3 8 7 35 24 200.0% A 12.5%V 31.4%V
Property 55 58 264 262 1166 1124 5.5% A 0.8%V 3.6%V
Arson 0 1 2 1 4 8 NC| 50.0%V | 100.0% A
Burglary/Breaking and Entering 4 5 26 28 104 116 25.0% A 7.7% A 11.5% A
Counterfeiting/Forgery 0 0 0 0 4 2 0.0% 0.0% 50.0%V
Destruction/Damage/Vandalism of Property 9 20 69 76 305 332 122.2% A 10.1% A 8.9% A
Fraud 3 0 7 20 48 58 100.0% V| 185.7%A| 20.8%A
Larceny/Theft 31 19 117 96 519 454 38.7% V| 17.9%V | 125%V
Motor Vehicle Theft 8 12 40 30 152 121 50.0%A| 250%V| 204%V
Robbery 0 1 2 7 17 17 NC' 250.0% A 0.0%
Stolen Property 0 0 0 2 5 9 0.0% NC, 80.0% A
Society 6 4 7 12 32 41 333% V| 714%A| 28.1%A
Drug/Narcotic 3 2 3 3 11 18 33.3%V 0.0%  63.6% A
Pornography/Obscene Material 0 0 0 2 0.0% NC 0.0%
Prostitution 0 0 0 0 0.0% 0.0% 0.0%
Weapon Law Violations 3 2 4 7 19 33.3% V| 75.0%A 10.5% A

21
Sector Totals & | 8 | 37 | 3 | 1539 | 1460 25%A|  5.0%V|  51%YV

NC = Noncalculable

ERWAVEIV

Notes: Top 5 Locations - Compared to last year Top 5 Offense Locations - Compared to last year
e There were no Homicide offense(s) during the last 7 days. e 315 Martin Luther King Jr Way: 0 2 7 e Street/Right Of Way: 11 A1 22
® 66.7% (12/18) of the Assaults were coded Simple Assault. e 3118 6thAve: 0 1 4 e Single Family Residence: 18 ™ 13
e There were 10 DV-related offenses. e 610N Yakima Ave: 0 /2 3 e Parking Lot: 57 12
e 80.0% (8/10) of the DV-related offenses were Persons. ® N3rdSt&NKSt: 012 ® Apartment: 17 \ 12
® 44.4% (8/18) of the Assaults were DV-related. e 1502 N Prospect St: 0 11 2 ® Garage (Residential): 0 2 5
e DV-related Offenses: 11 N 10 ® 3320S523rdSt: 012
e There were no Gang-Related offense(s) during the last 7 days. ® 4505S519thSt: 0.1 2
e Theft from Motor Vehicle: 57 8 ® There were 7 additional locations with 2.
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Sector 3 Weekly Briefing for 27 April 2026 to 03 May 2026

The data is not National Incident Based Reporting System (NIBRS) compliant. Do not compare the results with any report using that standard. The data is dynamic and is subject to change and/or revision.
The number of distinct offenses listed on a report are counted. This does not represent reports or individuals. All data is compared to last year for the same number of days or date range. Small numbers
may cause large percent increases and decreases. Beginning 1 October 2022, there was a change in how TPD reports certain Aggravated Assaults and Destruction offenses.

Offense Breakdown 27-Apr-2025 27-Apr-2026 06-Apr-2025 06-Apr-2026 01-Jan-2025 01-Jan-2026 7 Days
03-May-2025 03-May-2026 03-May-2025 03-May-2026 03-May-2025 03-May-2026
Persons 25 16 84 77 314 332 36.0% ¥ 83%V 5.7% A
Assault 20 15 72 73 283 289 25.0% 'V 1.4% A 2.1% A
Homicide (doesn't include Negligent/Justifiable) 0 0 0 0 0 1 0.0% 0.0% NC
Kidnapping/Abduction 1 0 2 1 5 13 100.0%V¥ | 50.0%V  160.0%A
Sex Offenses, Forcible 4 1 10 3 26 28 75.0% 'V 70.0% 'V 7.7% A
Property 59 66 241 215 1180 926 11.9% A 10.8%V| 21.5%V
Arson 0 0 1 0 6 1 0.0% 100.0%V  83.3%V
Burglary/Breaking and Entering 1 3 17 16 96 71 200.0% A 59%V, 26.0%V
Counterfeiting/Forgery 0 2 1 2 7 8 NC| 100.0% A 14.3% A
Destruction/Damage/Vandalism of Property 14 17 60 55 267 226 21.4% A 83%V 15.4%V
Fraud 2 2 10 9 50 45 0.0% 10.0%V  10.0%V
Larceny/Theft 36 21 123 90 609 428 41.7%V | 268%V| 29.7%V
Motor Vehicle Theft 4 17 21 28 112 102 325.0% A 333%A 8.9%V
Robbery 2 1 6 6 16 25 50.0% ¥ 0.0% 56.3% A
Stolen Property 0 2 0 5 11 12 NC NC 9.1% A
Society 2 5 12 25 83 115 150.0% A | 108.3% A 38.6%A
Drug/Narcotic 2 4 9 14 57 76 100.0% A 55.6% A 33.3% A
Pornography/Obscene Material 0 0 0 1 6 4 0.0% NC  333%V
Prostitution 0 0 0 1 2 0.0% 0.0% 100.0% A
Weapon Law Violations 0 1 3 10 19 33 NC| 2333%A| 73.7%A
Sector Totals ™I T = T T T oA 0% 12.9%Y

NC = Noncalculable

ERWAVEIV

Notes: Top 5 Locations - Compared to last year Top 5 Offense Locations - Compared to last year
e There were no Homicide offense(s) during the last 7 days. e 7050 Tacoma Mall Blvd: 0 2 5 e Parking Lot: 18 /1 21
® 53.3% (8/15) of the Assaults were coded Simple Assault. ® 4275SPineSt: 014 ® Apartment: 10 2 16
e There were 6 DV-related offenses. e 4302 CenterSt: 0 1 4 e Single Family Residence: 13\ 8
® 66.7% (4/6) of the DV-related offenses were Persons. ® 8233 SHosmerSt: 013 e Street/Right Of Way: 9\ 8
® 26.7% (4/15) of the Assaults were DV-related. ® 3202 S MasonAve: 0 13 o Department Store: 8 N 4
e DV-related Offenses: 17 N 6 ® 2515S548thSt: 013 ® Other Business: 6 N 4
e There were no Gang-Related offense(s) during the last 7 days.
e Theft from Motor Vehicle: 8 N 4
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Sector 4 Weekly Briefing for 27 April 2026 to 03 May 2026

The data is not National Incident Based Reporting System (NIBRS) compliant. Do not compare the results with any report using that standard. The data is dynamic and is subject to change and/or revision.
The number of distinct offenses listed on a report are counted. This does not represent reports or individuals. All data is compared to last year for the same number of days or date range. Small numbers

may cause large percent increases and decreases. Beginning 1 October 2022, there was a change in how TPD reports certain Aggravated Assaults and Destruction offenses.

Offense Breakdown 27-Apr-2025 27-Apr-2026 06-Apr-2025 06-Apr-2026 01-Jan-2025 01-Jan-2026 7 Days
03-May-2025 03-May-2026 03-May-2025 03-May-2026 03-May-2025 03-May-2026
Persons 27 21 104 79 395 390 222%V | 240%V 1.3%V
Assault 26 17 98 70 364 351 34.6%V| 286%V 3.6%Y
Homicide (doesn't include Negligent/Justifiable) 1 3 0 4 2 100.0%V¥ | 100.0%V  50.0%V
Kidnapping/Abduction 0 2 3 5 13 NC, 50.0%A | 160.0%A
Sex Offenses, Forcible 0 1 6 22 24 NC| 500.0% A 9.1% A
Property 65 42 264 183 1070 945 354%V | 307%VY| 11.7%V
Arson 0 0 2 0 8 6 0.0% 100.0%V  25.0%V
Burglary/Breaking and Entering 9 4 27 21 111 104 55.6% V| 222%V 6.3%V
Counterfeiting/Forgery 0 0 1 0 7 0 0.0% 100.0%V 100.0%V
Destruction/Damage/Vandalism of Property 13 10 67 50 245 266 23.1% V| 254%V 8.6% A
Fraud 1 3 8 10 50 52 200.0% A | 25.0% A 4.0% A
Larceny/Theft 25 12 106 59 449 359 52.0%V| 443%V| 20.0%V
Motor Vehicle Theft 12 9 36 30 136 106 25.0% V| 16.7%V | 221%V
Robbery 3 6 9 28 27 0.0%  50.0% A 3.6%V
Stolen Property 0 11 3 29 18 100.0%VY | 72.7%V | 37.9%V
Society 11 8 46 34 160 149 273% V| 261%V 6.9% V¥
Drug/Narcotic 10 5 32 23 115 100 50.0%V| 28.1%V  13.0%V
Pornography/Obscene Material 0 0 0 1 0 2 0.0% NC NC
Prostitution 0 0 1 0 3 2 0.0% 100.0%V  333%V
Weapon Law Violations 1 3 13 10 42 45 200.0% A 23.1%V 7.1% A
Sector Totals AT = T I S T T T T 5% 285%Y| 7%V

NC = Noncalculable

ERWAVEIV

Notes: Top 5 Locations - Compared to last year Top 5 Offense Locations - Compared to last year
e There were no Homicide offense(s) during the last 7 days. ® 3633 PacificAve: 0 /1 3 e Street/Right Of Way: 30 \ 15

70.6% (12/17) of the Assaults were coded Simple Assault. 3922 E Portland Ave: 0 /1 2 Single Family Residence: 22 N 15

There were 15 DV-related offenses. 924S72ndSt: 012 Apartment: 12 N 9

73.3% (11/15) of the DV-related offenses were Persons. 4006 SGSt: 012 Parking Lot: 10 N 7

64.7% (11/17) of the Assaults were DV-related. 7645 Pacific Ave: 1 A2 Private Vehicle: 1 2 5

DV-related Offenses: 20 \ 15 1742 E38thSt: 0 12

There were no Gang-Related offense(s) during the last 7 days. 6312EFSt: 012

Theft from Motor Vehicle: 5 <> 5 There were 7 additional locations with 2.
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City of Tacoma Study Session and Committee of the Whole Memorandum

TO: Hyun Kim, City Manager

FROM: Kurtis D. Kingsolver, P.E., Interim Public Works Directorw/ g

COPY: City Council and City Clerk

PRESENTER: Jennifer Kammerzell, Public Works Division Manager

SUBJECT: Six-Year Comprehensive Transportation Improvement Program Amendment Briefing
DATE: May 12, 2026

PRESENTATION INFORMATION:

Type of Presentation: Informational Briefing
Approximate Length of Presentation: 15 minutes

Lead Presenter: Jennifer Kammerzell, Division Manager

SUMMARY:

Public Works staff will present the draft Six-Year Comprehensive Transportation Improvement Program
Amended 2026 and 2027-2032 (draft Program). The draft Six-Year Comprehensive Transportation
Improvement Program Amended 2026 and 2027-2032 was developed in concert with the Transportation
and Mobility Plan (TMP) vision to create and sustain a transformative multimodal transportation system
that connects people to place and people to people. The projects and programs included in the draft Six-
Year Comprehensive Transportation Improvement Program Amended 2026 and 2027-2032 focus on being
a partner; protecting the community; providing mobility for all; striving for fiscal, environmental, and
social sustainability; leveraging programs and services; and linking to land use.

BACKGROUND:

Section 35.77.010 of the Revised Code of Washington (RCW) provides that the legislative body of each
city and town prepare and adopt a comprehensive transportation program for the ensuing six calendar years
and annually thereafter pursuant to one or more public hearings, prepare and adopt a revised and extended
comprehensive transportation program, and each one-year extension and revision thereof will be filed with
the Secretary of Transportation of the State of Washington. Section 35.77.010 of the RCW further provides
that each city will include in its comprehensive transportation program how it intends to expend the
revenues for non-motorized transportation purposes.

The TMP was adopted in June 2025, which includes a prioritized list of transportation projects. The
proposed list of projects to be added to the draft Program supports the goals and policies, as well as network
priorities outlined in the TMP. Staff provided a presentation to the Transportation Commission on the
annual Six-Year Comprehensive Transportation Improvement Program amendment process on January 21,
2026, and major changes on March 18, 2026. Staff also provided a presentation to the Infrastructure,
Planning, and Sustainability Committee on the annual Six-Year Comprehensive Transportation
Improvement Program amendment process and major changes on March 11, 2026, and received a
recommendation to forward the draft program to the full City Council on April 22, 2026.

INTENDED OUTCOMES AND DISCUSSION QUESTIONS:
This is an information briefing only.

RECOMMENDATION:
This is an information briefing only. There is no recommendation.

TIMELINE, CRITICAL DEADLINES, AND NEXT STEPS:
Desired next step: Council Public Hearing (tentatively scheduled for June 2, 2026)

Updated 5/5/2025
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April 6, 2026

Mayor Anders |bsen
City of Tacoma

747 Market Street
Tacoma, WA 98402

RE: Critical Areas Protection Ordinance Update
Honorable Mayor and Members of the City Council,

On behalf of the Tacoma Planning Commission, we are proud to forward our recommendation for
the update to the Critical Areas Protection Ordinance. Enclosed is the “Planning Commission’s
Findings of Fact and Recommendations Report, April 1, 2026, that summarizes the planning
requirements, public engagement, overview of the code update, as well as the Commission’s
deliberations, including a summary of the amendments made in response to public comments.

Over the past several months, the Commission has conducted a comprehensive public process
on the CAO Update, receiving comments and testimony from a broad range of stakeholders
including the Puyallup Tribe of Indians, environmental advocates, property owners, the
development community, the Port of Tacoma, and members of the public. The Commission
reviewed best available science, benchmarked approaches taken by other jurisdictions, and
engaged in substantive deliberation on the policy choices before us. The Commission has now
formulated its final recommendations for the Council’s consideration.

The Commission’s starting point in this work was a recognition that Tacoma’s existing critical
areas regulations have not been comprehensively updated in many years and that the natural
systems they protect — wetlands, streams, fish and wildlife habitat, geologically hazardous areas,
flood hazard areas, and the Central Pierce County Sole Source Aquifer — are fundamental to the
health, safety, and quality of life of Tacoma residents. These systems provide irreplaceable
ecological services: clean water, flood attenuation, habitat for fish and wildlife, and protection from
landslide and seismic hazard. The Commission approached this work with a strong conviction
that protecting these resources is not in conflict with economic vitality or a thriving city — it is a
prerequisite for one.

The Planning Commission’s recommendations include adoption of the CAO Update as presented,
together with several amendments developed through the Commission’s deliberative process.
Those amendments are detailed in the attached Findings of Fact and Recommendations Report.
In this letter, the Commission wishes to highlight several matters of particular importance that we
respectfully urge the Council to consider in its deliberations.

Tribal Consultation and Coordination: The Planning Commission emphasizes that consultation
with the Puyallup Tribe of Indians is a distinct and essential component of the City’s decision-
making responsibilities, grounded in the recognition of tribal sovereignty and the protection of
treaty-reserved rights. This consultation is not simply a subset of public engagement, but a
government-to-government obligation that requires a higher standard of coordination, respect,

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


http://www.tacoma.gov/Planning

Mayor and City Council

Critical Areas Protection Ordinance Update
April 6, 2026

Page 2 of 4

and continuity.

The Commission recommends that tribal consultation be initiated at the earliest stages of any
planning or regulatory process that could involve or impact tribal treaty rights, resources, or areas
of cultural significance. Early engagement ensures that tribal perspectives can meaningfully
inform project scoping, policy development, and alternatives analysis.

The Commission further recommends that consultation with the Puyallup Tribe be ongoing and
iterative throughout the entirety of the process, including development of draft regulations,
environmental review, and implementation planning. Sustained engagement supports better
outcomes, reduces the risk of conflict or delay, and reflects the City’s commitment to a durable
and respectful partnership. The Commission acknowledges and supports the inclusion of
provisions in the CAO Update that strengthen engagement with the Puyallup Tribe.

Continued and Sustained Public Engagement: The Commission places high value on the
public engagement process that has accompanied this CAO Update and strongly encourages the
City to maintain and expand that commitment following adoption. The Commission is encouraged
by the engagement activities planned or underway, including outreach to the Port of Tacoma, the
Climate and Sustainability Commission, and community tabling opportunities, among others.

The Commission encourages the Council to ensure that post-adoption engagement is not limited
to formal comment processes but includes proactive outreach to communities most affected by
critical areas regulations, including property owners in affected zones, environmental justice
communities, and the business and development community. Regulations that are well
understood and perceived as fairly administered are more effective and more durable.

Critical Areas Awareness: Pre-Purchase Disclosure and Public Education. The Commission
voiced concern about ensuring that prospective property owners — and the public at large — are
aware of the presence of critical areas on or near properties they may be considering for purchase
or development. Geologic hazard areas, flood hazard zones, wetlands, and streams can
significantly affect the development potential of a property, and the Commission believes that
early awareness is in the interest of both applicants and the City. Staff should explore mechanisms
to make critical areas information more accessible and visible at the pre-application and pre-
purchase stages, including improved online mapping tools and pre-application consultation
materials that clearly identify the presence of critical areas.

The Commission also discussed public education about critical areas more broadly. We recognize
that some hazards — such as the lahar inundation zone, which encompasses much of Tacoma
— are not suited to site-specific signage and are better addressed through sustained public
outreach, digital mapping, and community education programs. The Commission encourages the
City to invest in accessible, plain-language public communication about where critical areas exist
citywide, what they mean for residents and property owners, and how the City’s regulations work
to protect both natural systems and the people who live and work near them.

Mapping as a Regulatory and Educational Tool: The Commission places significant
importance on the role of mapping in making the CAO Update effective, accessible, and credible.
Accurate, current, and publicly available critical areas maps serve two essential functions: they
provide private developers and property owners with the information needed to understand
regulatory constraints before investing in a project, and they serve as an educational tool for the
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public about the distribution and significance of critical natural systems throughout the city.

The Commission recommends that the Council direct adequate resources to the ongoing
maintenance and improvement of the City’s critical areas mapping program. Outdated or
incomplete maps undermine both regulatory certainty and public trust. A process for regular map
updates should be established to ensure that mapping remains current as conditions change and
as new data becomes available.

Timely and Ongoing Updates to Public Information Resources: The Commission emphasizes
the importance of maintaining a current, accessible, and reliable online presence for the Critical
Areas Ordinance and associated resources. The CAO website serves as a primary interface
between the City, applicants, property owners, and the public, and must function as a living
resource rather than a static repository.

The Commission recommends that the City establish a clear expectation and internal process to
ensure that the CAO website is updated consistently and in a timely manner as new information
becomes available. This includes, but is not limited to, updates to code provisions, guidance
documents, mapping tools, application materials, and frequently asked questions. A well-
maintained and regularly updated website improves transparency, supports compliance, and
reduces staff burden by providing clear and accessible information upfront.

The Commission encourages the City Council to support the staffing, coordination, and
technological resources necessary to maintain the CAO website as an accurate and user-friendly
public resource over time.

Economic Impact and Engagement with the Economic Development Community: The
Commission recognizes that the CAO Update will affect development activity in Tacoma and that
the economic implications of these regulations deserve careful and transparent consideration.
The Commission recognizes that the City has engaged with economic development partners to
ensure that the impacts of the CAO Update are understood and that business community
perspectives have been considered, and recommends continued engagement through the
Council process. The Commission believes that effective critical areas protection and a strong
local economy are compatible goals, and that transparent engagement with the economic
development community is essential to building the trust and shared understanding that durable
regulations require.

Consistency with the Tideflats Subarea Plan: The Commission is aware that the Port of
Tacoma has raised concerns about the consistency of the CAO Update’s Critical Aquifer
Recharge Area provisions with the recently adopted Tideflats Subarea Plan. Specifically, the Port
has questioned why the draft CAO does not provide a pathway — through site-specific study or
conditional approval — for uses that the Tideflats plan designates as permitted or conditional.

The Commission acknowledges that a narrow and geographically specific inconsistency exists
between the draft CAO and the Tideflats Subarea Plan. Staff’'s geographic analysis confirms that
this conflict is confined to the remaining Sole Source Aquifer area outside the Wellhead Protection
Areas — the least sensitive groundwater zone — across a portion of the Tideflats subarea. The
Commission does not support the Port’'s proposal for a site-specific hydrogeological study
pathway, which is inconsistent with the aquifer recharge protection and code structure established
in the recently updated South Tacoma Groundwater Protection District.
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Land Acquisition for Critical Areas Preservation: The Commission strongly encourages the
City Council to explore proactive strategies for the acquisition of lands that contain or buffer critical
areas, including wetlands, riparian corridors, habitat areas, and geologically sensitive lands.
Regulatory protection alone is insufficient to preserve the long-term function of these systems.
Voluntary acquisition, conservation easements, partnership with land trusts, and integration with
the City’s open space, parks, and trails planning offer durable and community-valued approaches
to critical areas protection that complement the regulatory framework. The Commission
recommends that the Council direct staff to identify acquisition opportunities and funding
mechanisms as part of the City’s ongoing parks and open space planning efforts.

Enforcement, Staffing, and Implementation: The Commission wishes raise a matter that does
not always receive sufficient attention in land use policy discussions: regulations are only as
effective as their enforcement. The CAO Update establishes important protections for Tacoma’s
critical natural systems, but those protections will be meaningful only if the City has the staff
capacity and the institutional commitment to implement and enforce them consistently. The
Commission is concerned that without adequate staffing in Planning and Development Services
— including critical areas staff with the expertise to review permit applications, conduct field
inspections, and respond to complaints — the protections enacted by this ordinance cannot be
assured.

The Commission urges the Council to ensure that adoption of the CAO Update is accompanied
by a commitment to the staffing and resources necessary to implement it. Code provisions that
exist on paper but are not enforced in practice do not protect critical areas — they create the
appearance of protection while undermining public trust in the regulatory system. The
Commission asks the Council to treat staffing adequacy as an integral component of the CAO
Update, not as a separate budget matter to be addressed later.

The Planning Commission’s recommendations are informed by the conviction that protecting
Tacoma’s critical natural systems — its wetlands, waterways, habitat areas, aquifer, and
geologically sensitive lands — is both a legal obligation under the Growth Management Act and
a fundamental investment in the city’s long-term health, safety, and livability. We believe the CAO
Update, together with the amendments and implementation commitments described in this letter
and in the attached Findings of Fact and Recommendations Report, will position Tacoma to meet
those obligations responsibly and effectively.

It is with that understanding and intent that the Planning Commission respectfully requests the
City Council adopt the proposed Critical Areas Protection Ordinance Update, together with the
Commission’s recommended amendments, as outlined in the attached report.

Sincerely,

Robb Krehbiel, Chair
Tacoma Planning Commission

Enclosure: Planning Commission Findings of Fact and Recommendations Report — CAO Update



5

CITY OF

Tacoma

TACOMA PLANNING COMMISSION
FINDINGS OF FACT AND RECOMMENDATIONS REPORT

APRIL 1, 2026

A. SUBJECT:
2025-2026 Critical Areas Ordinance Update (CAO Update)

B. BACKGROUND

The City of Tacoma is required under the Washington State Growth Management Act (GMA),
Chapter 36.70A RCW, to periodically review and, if necessary, revise its development regulations to
ensure consistency with applicable state laws, administrative rules, and the best available science
(BAS). Tacoma’s Critical Areas Ordinance (CAO), codified in Tacoma Municipal Code (TMC) Chapter
13.11, establishes regulations intended to protect environmentally sensitive areas—including
wetlands, streams, fish and wildlife habitat conservation areas, frequently flooded areas, geologically
hazardous areas, and aquifer recharge areas—while also allowing for reasonable use of private
property. The current update represents Tacoma’s periodic review of the CAO and is informed by a
comprehensive gap analysis, updated scientific information, and guidance from state agencies
including the Washington State Department of Ecology and the Washington Department of Fish and
Wildlife. The proposed amendments are intended to maintain compliance with GMA requirements,
improve clarity and usability of the code, address identified inconsistencies, and ensure that critical
areas functions and values are protected in a manner that is both scientifically defensible and
administratively effective.

C. 2025-2026 PROJECT INITIATION AND SCOPE

The CAO update was initiated as part of the City’s periodic review work program. The City retained a
qualified consultant team to conduct a comprehensive review of TMC Chapter 13.11, including a gap
analysis comparing the City’s regulations with current state requirements, agency guidance, and
BAS.

The scope of the update includes:

e Evaluation of regulatory consistency with GMA and applicable Washington Administrative Code
(WAC) provisions

e Integration of updated BAS into development regulations
e Clarification and reorganization of code provisions to improve usability and predictability

o Refinement of standards related to wetlands, streams, habitat areas, geologic hazards, flood
hazards, and CARAs

o Evaluation of mitigation sequencing, reasonable use provisions, and implementation tools

The gap analysis identified areas where the existing code is consistent with current requirements, as
well as areas where updates were needed to reflect evolving scientific understanding, improve clarity,
or address regulatory gaps.

CAO Update — Planning Commission’s Findings and Recommendations Report (04-01-26) Page 1 of 8



D. FINDINGS OF FACT: BACKGROUND AND PLANNING MANDATES
The CAO update is guided by a comprehensive framework of state, regional, and local requirements.
State Requirements

Under RCW 36.70A.170, cities planning under the GMA are required to designate and protect critical
areas. RCW 36.70A.172 further requires that development regulations protecting critical areas
include the use of Best Available Science (BAS).

Relevant Washington Administrative Code provisions include:

e WAC 365-190-080 through 365-190-130 — Establish guidelines for classification, designation, and
protection of critical areas

¢ WAC 365-195-900 through 925 — Establishes guidelines and criteria for Best Available Science

e WAC 365-196-485 — Requires designation and protection of critical areas and use of Best
Available Science

o WAC 365-196-830 — Requires preservation of the functions and values of the natural
environment, or to safeguard the public from hazards; and requires integration of BAS into
development regulations

These requirements collectively establish the legal and scientific foundation for the CAO update.

Best Available Science (BAS)

The City relied on Best Available Science in the development of the proposed amendments,
including:

e Guidance from the Washington State Department of Ecology
e Guidance from the Washington Department of Fish and Wildlife
e Technical analysis conducted as part of the gap analysis

o Peer-reviewed and agency-recognized scientific information related to critical area functions and
protections

The record demonstrates that BAS was used to inform policy choices, and where policy decisions
involve discretion, the city has balanced scientific recommendations with regulatory feasibility and
property rights considerations, consistent with RCW 36.70A.172(1).

Regional Framework — PSRC Vision 2050

The Puget Sound Regional Council (PSRC) provides Multicounty Planning Policies (MPPs) that guide
local planning. The CAO update supports:

e MPP-EN-6 — Use BAS to protect critical areas
e MPP-EN-3 and EN-4 — Protect and enhance water quality
e MPP-CC-8 and CC-9 — Reduce climate-related risks to natural systems

e MPP-PS-23 through PS-25 — Protect drinking water resources

One Tacoma Comprehensive Plan

The CAO update is consistent with the One Tacoma Comprehensive Plan, including:

CAO Update — Planning Commission’s Findings and Recommendations Report (04-01-2026) Page 2 of 8



e Goal EN-2 — All Tacomans, especially those in historically overburdened communities, have
access to a clean environment, including, clean streets, neighborhoods, air, and water, and can
experience nature in their daily lives.

e Policy EN-2.5, 2.5, and 2.7 — preserving rare and declining habitat types such as Garry oak,
requiring mitigation and reviewing BAS

e Policy EN-2.12, 2.13, 2-14, and 2.15 — protecting high value natural resources, fish and wildlife;
maintaining native plants and resident migratory fish and wildlife species; retain mature healthy
trees and native vegetation; support biodiversity such as Garry oaks.

e Policy EN-2.34 and 2.36 — restrict development on critical areas where critical ecological function
s would be adversely affected; mitigate potential adverse impacts of development on
environmental assets

e Goal EN-5 - Tacoma is a resilient and safe city, with protections in place for communities and
properties at risk from climate events and natural hazards.

e Policy EN-5.1, 5.2, 5.3, 5.4 and 5.6 — planning for geological hazards with development standards
ensuring avoidance or minimization of hazards; requiring appropriate levels of study and BAS as
a condition of permitting activity; employing critical areas regulations to minimize risk of
occupants and impacts to natural resources; require retention of trees and vegetation in erosion-
prone areas

e EN-5.9 and 5.11 —regulate development in the floodplain to avoid risk to life, property, and fish
and wildlife habitat; require compensatory flood storage for projects within the 1% annual chance
floodplain

The proposed amendments support these policies by strengthening environmental protections while
maintaining regulatory clarity and feasibility.

E. FINDINGS OF FACT: PoLIcY REVIEW

The City conducted a comprehensive policy and regulatory review of TMC Chapter 13.11, supported
by a technical gap analysis, which reviewed the code against a compilation of Best Available Science
documents and policies.

The review included:

e Comparison of Tacoma’s regulations with state requirements and BAS

o Evaluation of buffer standards, habitat protections, and mitigation requirements

o Review of Critical Aquifer Recharge (CARA) provisions and groundwater protection standards
o Assessment of code clarity, organization, and implementation challenges

The analysis identified key areas for improvement, including:

e Clarification of regulatory language and definitions

e Updates to reflect current BAS and agency guidance

e Improved consistency across critical area types

e Enhanced usability for applicants, staff, and decision-makers

The proposed amendments reflect a science-based, policy-informed approach to improving the
effectiveness and clarity of the CAO.

F. FINDINGS OF FACT: PLANNING COMMISSION REVIEW

The Planning Commission conducted a comprehensive review of the CAO update through the
following meetings:

e May 21, 2025 — Introductory briefing on CAO periodic update
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June 18, 2025 — Review of gap analysis and key policy issues
July 16, 2025 — Direction to set public hearing

August 20, 2025 — Public hearing conducted

September 17, 2025 — Debrief of public testimony

October 15, 2025 — Continued review of comments and revisions
January 21, 2026 — CARA-focused policy direction

March 18, 2026 — Final review prior to recommendation

The Commission reviewed draft code language, technical materials, and Tribal, public and
agency input, and provided direction that informed the final proposed amendments.

G. FINDINGS OF FACT: ENVIRONMENTAL REVIEW

Pursuant to Washington Administrative Code (WAC) 197-11 and Tacoma's SEPA procedures, a
Preliminary Determination of Environmental Nonsignificance (DNS) on the CAO update was issued
on August 7, 2025 (SEPA File Number LU25-0155), based upon a review of an environmental
checklist. The DNS and the environmental checklist were: (1) included in the Public Review
Documents, available for public review and comment during the Planning Commission’s public
hearing process; (2) distributed to agencies and individuals identified on the City’s list of SEPA
Review Stakeholders; (3) reviewed by the State Department of Ecology (SEPA Record #202503286)
and published on August 7, 2025 for public review; and (4) referenced in a legal notice published on
the Tacoma Daily Index on August 7, 2026. One comment was received by the deadline of August
21, 2025, regarding lack of time to review the environmental checklist and stating concerns about
whether significant impacts would occur given draft CAO code language that would have allowed
certain types of wetland fill so long as the fill was fully mitigated. After consideration of these
comments, the DNS was retained with the understanding that the draft code required full mitigation
for any allowed impacts. The preliminary determination became final on August 22, 2026.

H. FINDINGS OF FACT: CONSULTATION WITH THE PUYALLUP TRIBE OF INDIANS

The City conducted consultation with the Puyallup Tribe of Indians as part of the CAO update
process, including an initial request for consultation/comment and two meetings to discuss proposed
amendments, potential impacts to critical areas, and areas of shared interest related to habitat
protection and water resources.

The City recognizes the importance of early, meaningful, and ongoing consultation with Tribal
governments. The record demonstrates that Tribal input was solicited and considered in the
development of the proposed amendments.

The Planning Commission further finds that future updates to the Critical Areas Ordinance should
continue to include early and proactive consultation with affected Tribes, including opportunities for
review and input prior to the release of draft regulations, consistent with state law and established
City practices.

I.  FINDINGS OF FACT: PuBLIC NOTIFICATION AND INVOLVEMENT

Initial communication and engagement on broader environmental goals and policies was conducted
as part of the 2025 One Tacoma Comprehensive Plan update, which included public access to the
consultant drafted Best Available Science and Gap Analysis documents.

Outreach and engagement regarding the specific updates to the Critical Areas ordinance began in
April of 2025. The CAO update communication plan included the following elements:

e Creation of a CAO Update website, a frequently asked questions document, a one-page
informational flyer translated into multiple languages, and other informational materials. The
webpage and documents included methods to sign-up for listserv announcements. A News
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Release and social media was used to broadcast the availability of information through the
City and Planning and Development Services platforms.

e Emails and phone calls to potentially interested parties including the Puyallup Tribe of
Indians, agency, developer, environmental, and neighborhood group contacts.

e Meetings were held with parties who expressed interest including the Tacoma Permit
Advisory Group (TPAG), the Master Builders of Tacoma/Pierce County, and the Climate and
Sustainability Commission.

Tribal Consultation

A letter was sent to the chairman of the Puyallup Tribe of Indians on July 25, 2025, to formally invite
the Tribe’s consultation on the CAO Update.

60-Day Notice

A “Notice of Intent to Adopt Amendment 60 Days Prior to Adoption” was filed with the State
Department of Commerce (per RCW 36.70A.106) on July 25, 2025.

Planning Commission Public Hearing

The Planning Commission conducted a Public Hearing on the draft CAO code on August 20, 2025.
City staff held one informational event prior to the Public Hearing on August 7, 2025 for community
members to learn about the draft code and prepare to provide comments.

Six people attended the informational event and with 18 public comments provided by the Puyallup
Tribe of Indians Fisheries Department, community members, environmental groups, and partner
agencies. Comments were shared with Planning Commissioners in the information packet and
through a debrief presentation on September 17, 2025, which are public on the Planning Commission
webpage.

In addition to substantive comments on the draft CAO update, public and agency comments
requested additional City outreach and engagement on the CAO update process and potential code
additions or modifications. Accordingly, and per the Planning Commission request, staff engaged in
the following communication activities:

e Continued updates to the CAO website and informational materials

e Additional meetings with the Puyallup Tribe of Indians Fisheries Department, the Climate and
Sustainability Subcommittee, Parks Tacoma, Port of Tacoma, interested environmental
partners, Master Builders of Pierce County, Tacoma Permit Advisory Group, and the
Manufacturing and Industrial Council.

e A community meeting with the Eastside Tacoma Community Leaders on September 22,
2025, with 16 attendees and materials translated into four languages for community
distribution by community ambassadors.

e A public meeting with a tour of Snake Lake at the Tacoma Nature Center on October 18,
2026.

J. FINDINGS OF FACT: COMMENTS AND RESPONSES

The Planning Commission received and considered public, stakeholder, agency, and Tribal comments
throughout the review process, including testimony at the August 20, 2025, public hearing.

While there was general support for the enhanced environmental protection, there were concerns that
various provisions were either insufficient or overly restrictive. Many comments reflected frustration with
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the short time frame for public participation. The comments were summarized into the following
categories:

Insufficient protections

Buffer averaging, reductions, exemptions, lack of salmon-specific regulations
Allows filling small wetlands

Performance standards for mitigation needed

Biodiversity Areas definition too narrow

Overly restrictive

Buffer expansions and increased mitigation ratios
Creation of a 10-foot building setback

Removal of Public Interest Test

¢ No flexibility for Oregon White Oak, larger sizes preferred

Creates conflicts

¢ Expanding the CARA and conflict with the Tideflats Subarea Plan
e Scope and application including mapping, standards, and potential impacts on industrial
areas/economic development

More engagement needed

¢ More engagement with community partners
¢ More general public information/engagement
¢ More technical review

Mapping

e Map sourcing and greater depth of information
e Use of maps to demonstrate financial/development impact of proposed update

Industrial Uses, Tideflats Context, and CARA Application

Commenters, including representatives of industrial and port-related interests, raised concerns regarding
the relationship between the proposed CAO amendments and existing allowances for certain industrial
uses, particularly within the Tideflats area. Concerns focused on potential inconsistencies between uses
that are allowed under existing zoning or subarea plans and restrictions associated with critical aquifer
recharge area (CARA) protections.

The Planning Commission finds that the CAO is intended to establish baseline environmental protections
that apply across zoning designations, including industrial areas, in order to protect critical area functions
and public resources. At the same time, the Commission recognizes the importance of maintaining
regulatory clarity and predictability for industrial uses, particularly in areas of regional economic
significance.

The Commission discussed potential approaches to address site-specific conditions, including the
concept of allowing technical studies or hydrogeologic assessments to demonstrate that a proposed use
would not result in a significant risk to groundwater resources. While such approaches may provide
additional flexibility in certain circumstances, the Commission finds that any such provisions would need
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to be carefully structured to ensure consistency with GMA requirements, Best Available Science, and
protection of public health and safety.

The January 21, 2026, Planning Commission meeting focused on the comments regarding the CARA and
Tideflats subarea plan and Commission direction indicated the draft CAO update should remain
consistent with the regulatory approach approved in the South Tacoma Groundwater Protection District
which includes limiting certain high impact uses within the CARA.

K. CONCLUSIONS:

Pursuant to TMC 13.02.070 and TMC 13.05.030, the Planning Commission concludes:

1. The proposed amendments bear a substantial relationship to the public health, safety, and
welfare by protecting critical areas and reducing risks associated with environmental hazards.

2. The proposed amendments are consistent with the Growth Management Act, including
requirements to designate and protect critical areas and to incorporate Best Available Science.

3. The proposed amendments are consistent with applicable Washington Administrative Code
provisions and regional planning policies.

4. The proposed amendments are consistent with the One Tacoma Comprehensive Plan.

The City has provided for early and continuous public participation consistent with RCW
36.70A.140.

6. The proposed amendments balance environmental protection with reasonable use of private
property.

7. The proposed amendments improve the clarity, predictability, and administrative effectiveness of
the City’s development regulations.

8. The Planning Commission finds that the proposed amendments, provide a framework for ongoing
refinement and effective administration of the Critical Areas Ordinance.

L. RECOMMENDATIONS:

The Planning Commission recommends that the City Council adopt the proposed amendments to
Tacoma Municipal code Chapter 13.11.

The Commission recommends that the City continue to evaluate, through future work program items
whether additional tools or criteria are appropriate to address site-specific conditions in industrial
areas, including consideration of hydrogeologic variability, without undermining the protective intent of
the CAO.

M. RECORD OF DECISIONS:

The voting records of the Planning Commission associated with the above-mentioned
recommendations are displayed below:

In attendance and voted aye: Robb Kreihbiel (Chair), Christopher Karnes, Brett Marlo, Jordan Rash,
Payton Swinford

Absent: Anthony Steele (Vice-Chair), Morgan Dorner, Troy Serad

N. EXHIBITS:
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TMC 13.11 draft Critical Areas Preservation
TMC 13.01.110 draft Critical Areas Preservation Definitions
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CHAPTER 13.11
CRITICAL AREAS PRESERVATION

Sections:

13.11.100 General Provisions.

*k*k

13.11.800 Aquifer Recharge Areas.
13.11.810 Classification.

13.11.815 Applicability.
13.11.820 Standards.

13.11.900 Repealed.

13.11.100 General Provisions
The 100 and 200 sections contain the general provisions.

(Ord. 28070 Ex. B; passed May 8, 2012: Ord. 27912 Ex. A, passed Aug. 10, 2010: Ord. 27893 Ex. A; passed
Jun. 15, 2010)

13.11.110 Purpose.

The purpose of this chapter is to protect the public health, safety, and welfare by establishing a regulatory scheme
based on Best Available Science that classifies, protects, and preserves Tacoma’s critical areas; by providing
standards to manage development in association with these areas; and by designating some of these areas as
environmentally sensitive in accordance with the State Environmental Policy Act (SEPA). Many critical areas
provide a variety of valuable and beneficial biological and physical functions that benefit the City and its residents,
while others may pose a threat to human safety, or to public and private property.

(Ord. 27431 § 13; passed Nov. 15, 2005: Ord. 27294 § 2; passed Nov. 16, 2004)

13.11.120 Intent.

A. Critical areas include critical aquifer recharge areas, fish and wildlife habitat conservation areas (FWHCAS),
flood hazard areas, geologically hazardous areas,-stream-cerriders; and wetlands. These critical areas serve many
important ecological functions. Many of the critical areas in Tacoma have been lost or degraded through past
development. Tacoma, as an urban growth area, is experiencing increasing growth and its land resource is
diminishing. This increasing growth and diminishing land resource is creating pressure for the development of
critical areas. New construction technology is also creating pressure on these sites by making development feasible
on sites where it was formerly impractical to build.

B. Because of the ecological benefits of critical areas, their past destruction_ and historical functional loss, and the
increasing pressure to develop them, the intent of this chapter is to ensure that the City’s remaining critical areas are
preserved and protected — through regulation, supporting protective real estate acquisition, or both - and that
activities in or adjacent to these areas are managed. The preservation standards are provisions designed to protect
critical areas from degradation. These criteria and standards will secure the public health, safety, and welfare by:

1. Protecting members of the public and public resources and facilities from injury, loss of life, or property
damage due to landslides and steep slope failures, erosion, seismic events, mine hazard, volcanic eruptions,
tsunami, flooding or similar events;

2. Maintaining healthy, functioning ecosystems through the protection of ground and surface waters, wetlands,
and-fish and wildlife and their habitats, and to conserve biodiversity of plant and animal species;

3. Preventing cumulative adverse impacts to cCritical aAreas including the prevention of net loss of critical area
function and valueswetlands;-

4. Providing open space and aesthetic value;

5. Providing migratory pathways for salmon, other fish, and wildlife;



6. Giving special consideration to conservation or protection measures necessary to preserve or enhance
anadromous fisheries;

7. Providing unique urban wilds that serve as natural laboratories for schools and the general public;

8. Avoiding damage to critical areas necessitating public expenditures to correct damaged or degraded critical
ecosystems;

9. Alerting appraisers, assessors, owners, potential buyers, or lessees to the potential presence of a critical
ecosystem and possible development limitations; and

10. Providing City officials with information, direction, and authority to protect critical areas and ecosystems
when evaluating development proposals;-

11. Supporting and encouraging voluntary restoration and projects designed to achieve net ecological gain;

12. Protecting the guality and quantity of water used for drinking; and

13. Support and encourage efforts by City departments, public, tribal, and non-profit conservation entities to
acquire real estate interests to protect critical areas located inside and immediately adjacent to City limits and/or

properties.

C. The City of Tacoma recognizes the Puyallup Tribe of Indians as a sovereign Tribal government with reserved
treaty rights and an important role in the stewardship of natural resources within the region. Consistent with the
City’s adopted policies, including the One Tacoma Comprehensive Plan and applicable agreements, the City
supports coordinated intergovernmental planning and is committed to engaging in early, meaningful, and ongoing
government-to-government consultation with the Puyallup Tribe in matters both within the framework of the 1990
Land Claims Settlement and beyond that may affect critical areas and related resources, and to seek opportunities for
coordination, where appropriate, in the protection and management of critical areas.

(Ord. 28725 Ex. A; passed Dec. 8, 2020: Ord. 28518 EX. 5; passed Jun. 26, 2018: Ord. 28070 Ex. B; passed May 8,
2012: Ord. 27728 Ex. A, passed Jul. 1, 2008: Ord. 27431 § 14; passed Nov. 15, 2005: Ord. 27294 § 2; passed
Nov. 16, 2004)

13.11.130 Scope and Applicability.

A. The provisions of this chapter apply to all lands and waters, all land uses and development activities, and all
structures and facilities in the City, whether or not a permit or authorization is required, and shall apply to every
person, firm, partnership, corporation, group, governmental agency, or other entity that owns, leases, or administers
land within the City. This chapter applies to all critical areas outside of the Shoreline District. This chapter
specifically applies to any activity which would destroy vegetation; result in a significant change in critical habitat,
water temperature, physical, or chemical characteristics; or alter natural contours and/or substantially alter existing
patterns of tidal, sediment, or storm water flow on any land which meets the classification standards for any critical
area defined herein. In addition, this chapter applies to all public or private actions, permits, and approvals in or
adjacent to a critical area and its buffer, management area, or gee-setback including, but not limited to, the
following:

1. Building permits;

. Clearing and grading permits;

. Forest practices permits;

. Land Use permits;

. Subdivision and short subdivisions;
. Binding site plans;

. Zoning amendments;

0 N oo o B W DN

. Creation of tax parcels.



B. No person may commence any development or requlated activity in a critical area or buffer without first
obtaining the applicable permits and/or approvals from the City of Tacoma. All project proponents shall perform due
diligence prior to commencing any development or regulated activity at the project site. Due diligence includes
performing research to determine if the project site contains potential critical areas. Research includes, at a
minimum, a review of City of Tacoma online GIS data and may also include applying for a pre-development review/
meeting or hiring a qualified professional to perform pre-development site investigations. The burden is on the
project proponent to research, discover, identify, and delineate any critical areas at the project site before or during
the application process. The project proponent is responsible for submitting any required applications, along with

applicable fees.

C. Critical areas outside a shoreline district that involve a development activity that is reviewed, pursuant to

Section 13.05.050 TMC (Development Regulation Agreements), except for projects identified in

subsection 13.05.050.B.4 TMC, shall be protectedeensidered during the Development Regulation Agreement review
process; a separate critical areas permit is not required. Any approval(s) pursuant to Section 13.05.050 TMC shall, to
the maximum extent feasible, avoid potential impacts to critical areas, and any unavoidable impacts to critical areas
shall be fully mitigated, either on or offsite.

(Ord. 28725 Ex. A; passed Dec. 8, 2020: Ord. 28518 EX. 5; passed Jun. 26, 2018: Ord. 28230 EX. F; passed Jul. 22,
2014: Ord. 28180 Ex. E; passed Oct. 15, 2013: Ord. 28070 Ex. B; passed May 8, 2012: Ord. 27877 EX. A; passed
Mar. 2, 2010: Ord. 27728 Ex. A; passed Jul. 1, 2008: Ord. 27431 § 15; passed Nov. 15, 2005: Ord. 27294 § 2;
passed Nov. 16, 2004)

13.11.140 Regulated Uses/Activities.

Pursuant to the requirements of this chapter, a site review or permit shall be obtained prior to undertaking any of the
following activities in or adjacent to Ccritical Aareas and their associated buffer, gee-setback, or management area,
unless otherwise covered under Sections 13.11.200 and 13.11.210. Compliance with the provisions of this chapter
does not constitute compliance with other federal, state, and local regulations and permit requirements that may be
required (for example, Shoreline Permits, Hydraulic Project Approval (HPA) permits, Army Corps of Engineers
Section 404 permits, Ecology Section 401 permits, NPDES permits). The applicant is responsible for complying
with these requirements, apart from the process established in this chapter. Where applicable, the Director will
encourage use of information such as permit applications to other agencies or special studies prepared in response to
other requlatory requirements to support required documentation submitted for critical areas review.

A. Filling, placing, or dumping any soil, loam, peat, sand, gravel, rock, chemical substance, refuse, trash, rubbish,
debris, or dredge material;

B. Excavating, dredging, grading or clearing any soil, loam, peat, sand, gravel, rock, vegetation, trees, or mineral
substance;

C. Discharge of hazardous substances, including, but not limited to heavy metals, pesticides, petroleum products, or
secondary effluent;

D. Any act which results in draining, flooding, or disturbing the water level or table;

E. Exterior alteration, construction, demolition, or reconstruction of a building, structure or infrastructure, including
driving pilings or placing obstructions;

F. Destroying or altering vegetation through clearing, harvesting, shading, pruning, impacting the critical root zone
of trees, or planting vegetation that would alter the character of the site; and

G. Any act or use which would destroy natural vegetation; result in significant change in water level, water
temperature, physical, or chemical characteristics of the wetland or stream; substantially alter the existing pattern of
tidal flow, obstruct the flow of sediment, or alter the natural contours of a site.

(Ord. 28518 Ex. 5; passed Jun. 26, 2018:0rd. 28335 Ex. A, passed Dec. 1, 2015: Ord. 28070 Ex. B; passed May 8,
2012: Ord. 27813 EX. E; passed Jun. 30, 2009: Ord. 27728 Ex. A; passed Jul. 1, 2008: Ord. 27431 § 16; passed
Nov. 15, 2005: Ord. 27294 § 2; passed Nov. 16, 2004)



13.11.145 Pre-existing Uses/Structures.

A. An established use or existing structure that was lawfully permitted prior to adoption of this chapter, but which is
not in compliance with this chapter, may continue subject to the provisions of Tacoma Municipal Code (TMC)
Chapter 13.11 Critical Areas Preservation and Section 13.06.010.L.

B. Except as otherwise required by law, a legal pre-existing use or structure may continue unchanged; or modified
only where the use or structure becomes less non-conforming, and where the modification will increase the buffer,
and increase the functions of the critical area.

C. All modifications for pre-existing uses/structures shall conform to the current code provision to the maximum
extent possible as determined by the Director of Planning and Development Services.

(Ord. 28518 Ex. 5; passed Jun. 26, 2018: Ord. 28230 Ex. F; passed Jul. 22, 2014: Ord. 28109 Ex. O; passed Dec. 4,
2012: Ord. 28070 Ex. B; passed May 8, 2012)

13.11.150 Repealed by Ord. 27728. Allowed Activities.

(Ord. 27728 Ex. A; passed Jul. 1, 2008: Ord. 27431 § 17; passed Nov. 15, 2005: Ord. 27294 8 2; passed Nov. 16,
2004)

13.11.160 Abrogation and Greater Restrictions.

A. Itis not intended that this chapter repeal, abrogate, or impair any existing regulations, easements, covenants, or
deed restrictions. However, where this chapter imposes greater restrictions, provisions of this chapter shall prevail.

B. Where one site is classified as containing two or more critical areas, the project shall meet the minimum
standards and requirements for each identified critical area set forth in this chapter.

(Ord. 28070 Ex. B; passed May 8, 2012: Ord. 27728 Ex. A; passed Jul. 1, 2008: Ord. 27431 § 18; passed Nov. 15,
2005: Ord. 27294 § 2; passed Nov. 16, 2004)

13.11.170 Severability.

If any clause, sentence, paragraph, section, or part of this chapter or the application thereof to any person or
circumstances shall be adjudged by any court of competent jurisdiction to be invalid, such order or judgment shall
be confined in its operation to the controversy in which it was rendered and shall not affect or invalidate the
remainder of any part thereof to any other person or circumstances, and to this end, the provisions of each clause,
sentence, paragraph, section, or part of this chapter are hereby declared to be severable.

(Ord. 28070 Ex. B; passed May 8, 2012: Ord. 27995 EX. I; passed Jun. 14, 2011: Ord. 27813 EX. E; passed Jun. 30,
2009: Ord. 27728 Ex. A; passed Jul. 1, 2008: Ord. 27431 § 19; passed Nov. 15, 2005: Ord. 27294 § 2; passed
Nov. 16, 2004)

13.11.180 Critical Area Designation and SEPA.

A. Pursuant to WAC-197-11-908-and-TMC Section 13.12.930 ef-the TMC, critical aquifer recharge areas (CARAS),
fish and wildlife habitat conservation areas (FWHCAS), flood hazard areas, geologically hazard areas, and wetlands,
and-streams-are hereby designated as critical areas. Many of these areas are mapped on Tacoma’s Generalized
Critical Areas Maps available online and managed by #a-the Planning and Development Services Department and
the City’s geographic information services dlvmon or as deflned by this chapter Under TMC 13.12. 300 the City
adopts WAC 197 11-800 by reference A 2 3 a VAVS

B. The scope of environmental review of actions within critical areas shall be limited to: (a) documenting whether
the proposal is consistent with the requirements of this chapter; and (b) evaluating potentially significant impacts on
the critical area resources not adequately addressed by Growth Management Act Planning documents and




development regulations, if any, including any additional mitigation measures needed to protect the critical areas in
order to achieve consistency with SEPA and other applicable environmental review laws.

(Ord. 28109 Ex. O; passed Dec. 4, 2012: Ord. 28070 Ex. B; passed May 8, 2012: Ord. 27431 § 20; passed Nov. 15,
2005: Ord. 27294 § 2; passed Nov. 16, 2004)

13.11.190 Review Process.

A. The Review Process is used to determine whether a critical area, buffer, management area, or gee-setback is
present on or adjacent to a proposal, and whether additional review or permitting is required.

Critical areas may be located through the use of information from the United States Department of Agriculture
Natural Resource Conservation Service, the United States Geological Survey, the Washington Department of
Ecology, the Coastal Zone Atlas, the Washington Department of Fish and Wildlife stream maps and Priority Habitat
and Species maps, Washington DNR Aquatic Lands maps and the Washington Geologic Survey’s Geologic
Information Portalgeelegic-mapping, the National Wetlands Inventory maps, Tacoma topography maps, the City’s
Generalized Wetland and Critical Areas Inventory maps, Department of Health’s Source Water Assessment
Program (SWAP) map, Environmental Protection Agency’s Sole Source Aquifer map, and Pierce County Assessor’s
maps to establish general locations and/or verify the location of any critical area on site. The City’s Generalized
Wetland and Critical Area Inventory maps and other above-listed sources are only guidelines available for reference.
The City maps are not exhaustive, and other areas meeting the definition or intent will be included. The actual
location of eritical-areaswetlands, FWHCAs, and geologically hazardous areas must be determined by a qualified
professional as defined under TMC 13.01.110.Q on a site-by-site basis according to the classification criteria.

The City may utilize information from any source referred to above or available in order to establish general
locations and/or to verify the location of any critical area._The City may conduct staff review and/or peer review
following submittal review procedures under TMC 13.11.230.A.

B. Site Review.

In order to assist customers with potential proposals, City staff will provide an initial site review based on existing
information, maps and a potential site visit to identify potential critical areas, and their associated buffers/geo-
setbacks or management areas within 300 feet. The review area may be expanded where priority species or habitat
are present. Site reviews are completed on a case by case basis and may require the applicant to submit a critical
areas assessment.

Following the Ssite visitand-Review Process, a project may proceed without further critical area permitting if the
applicant can demonstrate the following:

1. There are no adverse impacts to the critical area or buffer, geo-setback, or management area, and

2. Structures and alterations are all located outside the critical area and beyond the required buffers or
management areas, and

3. Existing hydrology will be maintained to support critical areas, and

4. The proposed use or activity is consistent with WDFW priority habitats and species management
recommendations.

C. In conjunction with the site review process, the Director of Planning and Development Services (the “Director”;
see 13.01.110.D) may require additional information on the physical, biological, and anthropogenic features that
contribute to the existing ecological conditions and functions to determine whether a formal critical area permit is
required.

D. Review, Assessment and Permit Requirements.

1. Review of development activities within the jurisdiction of the Shoreline Management Act, including Puget
Sound, Wapato Lake, or any stream where the mean annual flow is 20 cubic feet per second or greater are
regulated under provisions of TMC Title 19! and the Tacoma Shoreline Master Program. Upon adoption of the
new Shoreline Master Program on October 15, 2013, all code excerpts referring to the regulation of critical

! Code reviser’s note: Title 13.10 was repealed and a new Title 19, entitled “Shoreline Master Program”, was enacted per Ordinance No. 28612.



areas within the shoreline will no longer be valid and those critical areas shall be regulated under the new
shoreline code TMC Title 1922

2. Review of development activities outside the jurisdiction of the Shoreline Management Act.

a. Requlated activities are subject to the application submittal requirements of TMC 13.11.230.

b. Regulated activities that require a land use or building/site development permit do not require a separate
Critical Areas permit to review for potential impacts to a FWHCA Management Area, Geologically
Hazardous Area, er-Flood Hazard Area, or Critical Aquifer Recharge Area provided:

(1) There are no other critical areas, such as a wetlands, streams, er-Biodiversity Areas, Habitat
{Corridors, Oregon White Oak, or their associated buffers found on the site that would require a permit
under this chapter, and

(2) If a FWHCA Management Area is found on the project site, the applicant complies with applicable
WDFW species management recommendation or with an approved Habitat Management Plan (HMP)
submitted by the applicant.

(3) If a Geologically Hazardous Area is found on the project site, the applicant complies with
applicable prescriptive requirements and minimum standards of TMC 13.11.700 and follows the
recommendations of their geotechnical expert, or

(4) If a Flood Hazard Area is found on the project site, the applicant complies with the applicable
prescriptive requirements and minimum standards contained within TMC 13.11.600.

(5) If a CARA is present on the project site, the applicant complies with the applicable prescriptive
requirements and minimum standards of TMC 13.11.800.

ch. Regulated activities that do not require a land use or building/site development permit may require a
separate Critical Area review and/or permit under this Chapter.

de. Per TMC 13.11.160, where multiple critical areas are present the project shall meet the minimum
standards and requirements for each critical area including requirements for permitting. A separate critical
area permit may be required when impacts cannot be avoided or the project cannot meet the standards of
this chapter.

(Ord. 28518 EXx. 5; passed Jun. 26, 2018: Ord. 28335 Ex. A; passed Dec. 1, 2015: Ord. 28230 EX. F; passed Jul. 22,
2014: Ord. 28109 Ex. O; passed Dec. 4, 2012: Ord. 28070 Ex. B; passed May 8, 2012: Ord. 27431 § 21, passed
Nov. 15, 2005)

13.11.200 Allowed Activities.
A. Purpose.

The purpose of this section is to allow certain activities that are unlikely to result in critical area impacts. The
activities must comply with the protective standards of this chapter and provisions of other local, state, and federal
laws. All activities shall use reasonable methods to avoid and minimize impacts. Any incidental damage to, or
alteration of, a critical area, gee-setback, management area or buffer, shall be restored or replaced at the responsible
party’s expense.

B. The following activities may occur without City review or approval in compliance with the purpose stated above.

1. The maintenance and repair of legally existing utilities, roads, structures, or facilities used in the service of
the public provided such work does not expand the footprint of the facility or right-of-way or alter any regulated
critical area or buffer. Activities must be in compliance with the current City Stormwater Management Manual
and Regional Road Maintenance Manual and provide all known and reasonable protection methods for the
critical area.

2. The maintenance and repair of legally existing roads, structures, or facilities used in the service of the public
to provide stormwater services may occur provided such work is in compliance with the current City




Stormwater Management Manual and Regional Road Maintenance Manual and provides all known and
reasonable protection methods for the critical area, and does not expand further into the critical area.

3. Holding basins and detention ponds that are part of the municipality’sies stormwater system are exempt from
the permit provisions of this chapter when such holding basin or detention pond is controlled by an engineered
outlet.

4. Maintenance of legally existing structures, accessways, trails, promenades, stairways, parking lots, and
landscaping provided such work does not expand the foot print of the structure or right-of-way and does not
alter any regulated critical area or buffer.

5. Passive recreational activities, educational activities and scientific research including, but not limited to,
fishing, bird watching, walking or hiking and non-motorized boating.

6. The following can be removed by hand or hand-held light equipment provided that appropriate methods are
used to protect native vegetation. Removal methods may be found in the_information and materials published by

the Washington State Noxious Weed Control Board-Green-Facoma-Partnership-Habitat Steward-Field-Guide.

a. English lvy may be removed from plants on which is adhered or rolled up off the ground provided
ground disturbance is minimal and does not cause erosion.

b. Regulated noxious weeds as listed on the Pierce County noxious weed list that are required to be
eradicated (Class A and Class B) as specified by the Pierce County Noxious Weed Board.

c. Invasive species removal in a critical area or buffer when the total area is 1,000 square feet or less and
slopes are less than 25%.

d. Refuse and debris.

7. Native vegetation planting in a critical area buffer or Biodiversity Area/Corridor when the total area is 1,000
square feet or less, slopes are less than 25% and a City approved planting plan is utilized.

8. The following voluntary actions can be conducted by hand or with light equipment by Public Agencies with
expertise in critical area restoration and enhancement:

a. Native planting and invasive species removal in a critical area or buffer when the total area is 5,000
square feet or less and slopes are less than 15%.

b. Native planting and invasive species removal in a critical area or buffer when the total area is 2,000
square feet or less and slopes are between 15% and 25%.

9. On-site response, removal or remedial action undertaken pursuant to the Federal Comprehensive
Environmental Response, Compensation and Liability Act (CERCLA), or remedial actions undertaken pursuant
to a state Model Toxics Control Act (MTCA) order, agreed order or consent decree, or a Department of
Homeland Security order that preempt local regulations in the findings of the order. Any subsequent use or
redevelopment of the property may be eligible for modification of requirements in this chapter when they are in
conflict with the order, such as re-vegetation that would disturb a protective cap placed to contain contaminated
soils.

(Ord. 28518 Ex. 5; passed Jun. 26, 2018: Ord. 28336 Ex. C; passed Dec. 1, 2015: Ord. 28070 Ex. B; passed May 8,
2012: Ord. 27893 EX. A, passed Jun. 15, 2010: Ord. 27728 Ex. A; passed Jul. 1, 2008: Ord. 27431 § 22; passed
Nov. 15, 2005: Ord. 27294 § 2; passed Nov. 16, 2004)

13.11.210 Activities Allowed with Staff Review.
A. Purpose.



The purpose of this section is to allow City staff review to determine whether potential impacts to a critical area,
buffer, management area, or gee-setback may occur, without requiring a critical area permit. The staff review will
ensure the activity meets the specific criteria below.

B. The following activities require review by City staff. Review and authorization may occur over-the-counter or

staff may issue a letter of approval with conditions. Additional information and studies may be requested. Activities
must comply with the protective standards of this chapter and provisions of other local, state, and federal laws. Any
incidental damage to, or alteration of, a critical area shall be restored or replaced at the responsible party’s expense.

1. Emergencies.

Those activities necessary to prevent an immediate threat to public health, safety, or welfare or pose an
immediate risk of damage to private property and that require remedial or preventative action in a timeframe too
short to allow for normal processing. Emergency actions that create an impact to a critical area or its buffer shall
use best management practices to address the emergency and, in addition, the action must have the least
possible impact to the critical area or its buffer.

The person or agency undertaking such action shall notify the City within one (1) working day following the
commencement of the emergency activity. The City shall determine if the action taken was within the scope of
an emergency action and following that determination, may require the action to be processed in accordance
with all provisions of this chapter including the application of appropriate permits within thirty (30) days of the
impact. The emergency exemption may be rescinded at any time upon the determination by the City that the
action was not, or is no longer necessary.

After the emergency, the person or agency undertaking the action shall fully fund and conduct necessary
mitigative actions including, but not limited to, restoration and rehabilitation or other appropriate mitigation for
any impacts to the critical area and buffers resulting from the emergency action in accordance with an approved
mitigation plan. All mitigation activities must take place within one (1) year following the emergency action
and impact to the critical area, or within a timeframe approved by the City and reflected within an approved
schedule. Monitoring will be required as specified in the General Mitigation Requirements (Section 13.11.270).

2. Maintenance and repair of legally existing utilities, roads, structures, or facilities used in the service of the
public may occur following review where alteration of the critical area or buffer is unavoidable. All activities
must be in compliance with the current City Stormwater Management Manual and Regional Road Maintenance
Manual and provide all known and reasonable protection methods for the critical area and shall not expand
further into the critical area.

3. Isolated-Category-H-er-Category 1V wetlands—which that have been classified and identified as having a total
cumulative area of less than 1,000 square feet, regardless of property lines, are not subject to the avoidance and
minimization requirements of the mitigation sequence (TMC 13.11.270), are exempt from the buffer

requirements of the Chapter, and they may be filled previsien-ef-this-Chapterprovided they following criteria
are met:

a. Are of low habitat functlon (habitat score less than six 20 pomts usmg the wetland rating system per
TMC 13.11.310W A , 1y A

b. Are hydrologically-iselatednot part of riparian areas or their buffers. and

c. are-Are not part of a mosaic wetland system (TMC 13.01.110.M), unless the entire mosaic wetland
system meets the other criteria in this subsection.

d € Are not assouated W|th a sShorellne of the state or thelr associated buffer.; era-wetland-thatis-partof a

e.g- Are not associated with a FWHCAeritical-habitat to-local-populations-of priority-species.;

f. Impacts from any fill are fully mitigated based on remaining actions in TMC 13.11.270.F(3) through (6),
and

g Any wetland fill would also require federal and/or state permits consistent with TMC 13.11.140.




4. Geotechnical investigation activities may be performed, provided that an access plan, protection measures,
best management practices, and restoration are utilized to protect and maintain the critical area where possible.
These items must be included with the application.

5. Reconstruction or exterior remodeling, of existing structures and accessory structures provided that
disturbance of native vegetation is kept to a minimum and any vegetation that is disturbed shall be replaced.
This shall not apply to reconstruction which is proposed as a result of structural damage associated with a
critical area, such as slope failure in a landslide hazard area or flooding in a flood hazard area.

6. One-time expansion of existing structures and accessory structures, provided that expansion of the developed
footprint within the critical area or buffer does not increase by more than 25 percent and that the new
construction or related use extends away from the critical area; keeps disturbance of native vegetation to a
minimum; and replaces native vegetation that may be disturbed This expansion may also occur in a direction
parallel to the critical area if the expansion takes place upon existing impervious surfaces. A Notice on Title
must be recorded to be eligible for staff review and approval.

7. Maintenance and repair of existing retaining walls and bioengineered stabilization measures designed to
protect property from erosion.

8. Interrupted wetland -stream,FWHCAor-buffers.

a. Where a legally established, pre-existing use of the-eritical-area-er buffer of a wetland, stream, or
FWHCA exists, those proposed activities that are within the eritical-area-er-buffer but are separated from
the remaining critical area by a permanent substantial improvement, or are located in an existing permanent
substantial improvement, may be allowed provided that the detrimental impact to the critical area does not
increase. Interrupted means that the substantial |mprovement blocks the protectlve measures prowded bv a
buffer. - ;

on. Substantlal |mprovements may
include developed publlc mfrastructure (roads, rallroads dikes, and levees) and buildings. Substantial
improvements may not include paved trails, sidewalks, parking areas, or bulkheads.

The Director shall evaluate whether the interruption will affect the entirety of the buffer. Individual
structures may not fully interrupt the buffer function. In such cases, the allowable buffer exclusion should
be limited in scope to just the portion of the buffer that is affected. Review may require a functional

analysis report for the type of critical area buffer that is affected. In determining whether a functional
analysis is necessary, the City shall consider the hydrologic, geologic, and/or biological habitat connection
potential and the extent and permanence of the interruption.

9. Construction of pedestrian trails within the buffer of a Critical Area, or within a Biodiversity Area_or Habitat/
Corridor is permitted, subject to the following criteria:

a. The trail is constructed of pervious material such as bark chip or equivalent.

b. The trail and associated clearing shall be no more than the minimum width that complies with the
Americans with Disabilities Act (ADA).

c. The trail does not cross or alter any regulated drainage features or waters of the state.

de. The trail shall be located within the outer quarter (%) edge of the buffer, where possible, with the
exception for limited viewing platforms.

ed. The trail system discourages pedestrians from using informal trails that are not part of the designated
trail system.

fe. The trail is-designredalignment and design-te- minimize tree and vegetation removal and avoid-htman
disturbance to priority species and priority habitat. Trails constructed in Biodiversity Areas or Habitat
{Corridors shall avoid the most sensitive areas and species and must maintain a contiguous and
unfragmented corridor for wildlife movement. Expansion of existing trail systems must demonstrate that




the expansion will not result in additional disruption of wildlife movement and will avoid the most
sensitive areas and species.

af. Low impact trails shall not be later widened or upgraded to impervious trails that encourage activities
with greater impacts without additional review and required permitting.

hg. Informational signs are required at trail heads, at a minimum, and are subject to City approval.

10. Voluntary enhancement or restoration of a critical area or buffer that exceeds the provisions above in
13.11.200.B.6, 7, or 8 may be allowed if the activity meets the requirements of this section.

a. Individual projects

(1) Enhancement activities shall be limited to planting native vegetation, controlling noxious and
invasive species and providing minor habitat structures such as nest boxes.

(2) Activities shall not include grading or water control structures.

(3) A planting plan containing information on vegetation species, quantities, and general location of
planting areas including the identification of wetlands, streams, and their buffers, is required for
review.

(4) Proper erosion control measures are provided.

(5) If equipment, other than hand-held equipment is utilized, list the type of equipment, methods and
best management practices to prevent unnecessary impacts.

b. Community Projects

Multi-party projects are encouraged. These projects shall not include new destination facilities or high-
intensity recreation facilities as described in 13.06.080.L. The applicants may propose a programmatic
approach pertaining to multiple sites and on-going restoration and enhancement activities as well as
maintenance. A City approved habitat management template or equivalent must be provided that has been
reviewed and approved by all property owners. In addition, the project is subject to the following:

(1) The primary focus is preservation and increase in biological functions through the preservation and
improvement of habitat, species diversity and natural features.

(2) Preserves and connects critical areas.

(3) Includes goals, objectives, and measureable performance standards.
(4) Includes a monitoring plan and contingency plan.

(5) Trails shall comply with the provisions in Section 13.11.210.B.9.

(6) Buildings and paved surfaces shall be located outside of wetlands and streams and their buffers.
When located in a Biodiversity Area/Corridor, buildings or paved surfaces must be located in the least
sensitive area and must maintain a contiguous and unfragmented corridor for wildlife passage.

(7) Picnic Tables, benches, and sighage are allowed when they are located to avoid and minimize
impacts.

(8) A maintenance plan that describes the proper techniques and methods used for on-going
maintenance and preservation. The plan should address maintenance of any buildings and
improvements such as picnic areas, as well as restoration and enhancement areas.

(9) The identification of a trained habitat steward who will be responsible for overseeing volunteers,
employees, and/or contractors for all aspects of the project.

11. Hazard trees.

The removal of hazard trees from the critical area or buffer/gee-setback that are posing a threat to public safety,
or posing an imminent risk of damage to an existing structure, public or private road or sidewalk, or other
permanent improvement, may be allowed following City staff review, or provided that a report from a certified
arborist, landscape architect or professional forester is submitted to the City for review and approval. The report



must include an evaluation for tree stabilization potential and removal techniques for the hazard tree and
procedures for protecting the surrounding critical area and replacement of native trees. Where possible, the
hazard tree shall be left as a standing snag and the cut portions shall be left within the critical area as habitat
unless removal is warranted due to fire hazard, disease, or pest control.

12. Tree Pruning.

Tree pruning may be allowed provided a report from a_qualified professional(s) eertified-arberist-landscape
architect-or professional-forester regarding-the-health-of the-tree-is submitted to the City for review and

approval. The report must detail the proposed work, compliance with ANSI standards and best management
practices, and include an analysis that concludes the pruning will not result in long term damage or degradation
of tree health.

—and-aA functional impact analysis- from a qualified professional evaluating the functions of the critical area as

a result of the pruning_may be required.—is-alse-submitted-to-the City-forreview-and-approval-

No topping, complete removal or significant impacts to the health of the tree or to the critical area/buffer shall
be allowed.

13. Watershed restoration projects that conform to the provisions of RCW 89.08.460 shall be reviewed without
fee and approved within 45 days per RCW 89.08.490.

14. Fish habitat enhancement projects that conform to the provision of RCW 77.55.181 shall be reviewed
without fee and comments provided as specified in RCW 77.55.181.

15. Demolition of structures.

16. Building Setback Reduction. A minor reduction of the standard building setback (TMC 13.11.250.B) to a
minimum of five feet may be permitted if adequate protection of the buffer will be maintained as documented
by a gualified professional in a critical areas report.

17. Buffer vegetation planting as required by TMC 13.11.270.J.

18. Individual Oregon white oak (OWQ)

Limited development within the critical root zone or drip line/extent of canopy of individually requlated Oregon
white oak may be allowed when all of the following are met:
(a) Development consists of at-grade structures such as roads, sidewalks, walkways, driveways or parking
areas.
(b) The development avoids and minimizes disturbance to the maximum extent feasible.
(c) Development and construction impacts are limited to the outer twenty-five percent of the critical root
zone or extent of canopy, whichever is greater.
(d) A report by a qualified professional is provided that includes an analysis of the impacts the proposed
development would have the OWO, best management practices to minimize impacts, and concludes
that no significant impacts to OWO health would occur.

(Ord. 28725 Ex. A; passed Dec. 8, 2020: Ord. 28518 Ex. 5; passed Jun. 26, 2018: Ord. 28376 Ex. E; passed Aug. 16,
2016: Ord. 28336 Ex. C; passed Dec. 1, 2015: Ord. 28335 Ex. A; passed Dec. 1, 2015: Ord. 28230 Ex. F; passed
Jul. 22, 2014: Ord. 28070 Ex. B; passed May 8, 2012: Ord. 27728 Ex. A, passed Jul. 1, 2008: Ord. 27431 § 23;
passed Nov. 15, 2005: Ord. 27294 § 2; passed Nov. 16, 2004)

13.11.220 Application Types.

A. This chapter allows three types of Critical Area applications, which result in the issuance of an administratively
appealable decision consistent with Chapter 13.05. After the appeal period expires, the Director’s approved decision
becomes the official permit. Programmatic Restoration Projects processed under either the Minor Development
Permit or the Development Permit may qualify for additional time extensions according to 13.05.120. See TMC
13.11.190.D. for when a critical areas permit is required in addition to any other required land use or development

permit.




B. The three types of permits are as follows:
1. Verification. Critical Area Verification.

An applicant may request verification of a wetland, or stream, or FWHCA on the subject site or within 300 feet
of the subject site without submitting plans for a specific project. A verification request may include presence, a
boundary determination through wetland delineation, -e-an Ordinary High Water Mark determination, or a
FWHCA determination. A verification request may also include the jurisdictional status of a critical area.

2. Minor Development Permit.

A Minor Development permit may be issued when an applicant cannot meet the minimum buffer requirements
or where the Director determines that the proposal will result in temporary, minor, or de-minimis impacts to the
buffer or critical area. The Director will consider the size of the area affected, the sensitivity of the critical area
and/or presence of priority species and habitat when determining whether the impact is temporary, minor, or de-
minimis. The project must comply with the following:

a. The project will not result in a permanent impact to the critical area that would require compensatory
mitigation; and

b. Mitigation is provided to restore the site to pre-development conditions, including the maintenance of
pre-development hydrological conditions and vegetation conditions.

c. For buffer modification, the project meets the following:
(1) Buffer averaging as allowed within Sections 13.11.330 and 13.11.430.;-ef
d. For FWHCA Biodiversity Areas/Corridors, the project meets the following:
(1) The project will meet the minimum standards in Section 13.11.550.E.1.
3. Development Permit.

A decision will be issued where; the Director determines that avoidance and minimization have not eliminated
all impacts and compensatory mitigation will be required as a result of the proposal.

a. The applicant must meet the requirements of one of two three legal tests; No Practicable Alternatives;
Public-tnterest-or Reasonable Use, and

b. Demonstrate Mitigation Sequencing, and
c. Provide mitigation as required in accordance with this Chapter.

(Ord. 28725 Ex. A; passed Dec. 8, 2020: Ord. 28518 EX. 5; passed Jun. 26, 2018: Ord. 28335 Ex. A; passed Dec. 1,
2015: Ord. 28109 Ex. O; passed Dec. 4, 2012: Ord. 28070 Ex. B; passed May 8, 2012: Ord. 27728 Ex. A; passed
Jul. 1, 2008: Ord. 27431 § 24; passed Nov. 15, 2005: Ord. 27294 § 2; passed Nov. 16, 2004)

13.11.230 Application Submittal Requirements.

A. The purpose of information submittal and review is to require a level of study sufficient to protect critical areas
and/or the public from hazards. All information submitted shall be reviewed as to its validity and may be rejected as
incomplete or incorrect. Additional information or electronic copies of all information may be requested for review
and to ensure compliance. {a-the-event-of-conflictsregarding-information-submitted;tThe Director may, at the
applicant’s expense, obtain expert-services-te-verify-informationpeer review services from a qualified professional.

B. The following items are required for permit review and approval, where applicable depending upon the critical
area, the project and permit type, and as determined necessary by City staff.

1. A Joint Aquatic Resource Permit Application and vicinity map for the project.
2. A surveyed site plan that includes the following:

a. Parcel line(s), north arrow, scale and two foot contours.



b. Location and square footage for existing and proposed site improvements including, utilities, stormwater
and drainage facilities, construction and clearing limits, and off-site improvements. Include the amounts
and specifications for all draining, excavation, filling, grading or dredging.

c. The location and specifications of barrier fencing, silt fencing and other erosion control measures.
d. Base flood elevation, floodplain type and boundary and floodways, if site is within a floodplain.

e. Critical Areas including all surveyed, delineated wetland boundaries, and the ordinary high water mark
of any stream, and their buffers, and all Fish and Wildlife Conservation Areas (FWHCA), and any FWHCA
Management Areas, as well as floodplain boundary, and top and toe of slopes related to geologically
hazardous areas. Critical areas and buffers may be documented with a professional survey or an equivalent
professional method using GPS with sub-meter accuracy. The allowance for the use of GPS in preliminary
FWHCA, wetland, and stream delineations during the permit process does not preclude the City’s ability to
require the critical area to be documented with a professional survey for purposes of verifying buffer
distances from structures and critical area boundaries associated with development approvals, or other
applicable requirements such as Notice on Title.

f. The square footage of the existing critical areas and buffers located on-site and the location and square
footage of any impacted areas.

g. Locations of all data collection points used for the field delineation and general location of off-site
critical areas and any buffer that extends onto the project site. Include location and dominant species for
significantly vegetated areas and general location for habitat types.

h. The location and square footage of impact areas, mitigation areas and remaining critical areas and
buffers, geo-setbacks and/or management areas; including areas proposed for buffer modification.

3. Critical Areas report prepared by a qualified professional as defined in 13.01.110.Q. The analysis shall be
commensurate with the sensitivity of the critical area, relative to the scale of potential impacts and consistent
with best available science. Critical Areas reports are valid for no more than five years, unless verification by a
qualified professional can demonstrate that no substantial changes have occurred to the critical area. The report
must include the following where appropriate:

a. Delineation, characterization and square footage for critical areas on or within 300 feet of the project area
and proposed buffer(s). Delineation and characterization is based on the entire critical area. The review
distance may be expanded for priority species. When a critical area is located or extends off-site and cannot
be accessed, estimate off-site conditions using the best available information and appropriate
methodologies.

(1) Wetland Delineations will be conducted in accordance with the approved federal manual and
applicable regional supplements.

(2) The wetland characterization shall include physical, chemical, and biological processes performed
as well as aesthetic, and economic values and must use a method recognized by local or state agencies.
Include hydrogeomorphic and Cowardin wetland type.

(3) Ordinary high water mark determination shall be in accordance with the National Ordinary High
Water Mark Field Determination Manual for Rivers and Streams by the U.S. Army Engineer Research
and Development Center (ERDC/CRREL TR-25-1), Determining the Ordinary High Water Mark for
Shoreline Management Act Compliance in Washington State (Ecology Publication 16-06-029), or

other agency approved methodology.methodeology-from-the-Department-of Ecology-

(4) Priority species and habitat identification shall be prepared according to professional standards and
guidance from the Washington Department of Fish and Wildlife. Depending on the type of priority
species, the review area may extend beyond 300 feet.

b. Field data sheets for all fieldwork performed on the site. The field assessment shall identify habitat
elements, rare plant species, hydrologic information including inlet/outlets, water depths, and hydro-period
patterns based on visual cues, and/or staff/crest gage data.



c. Provide a detailed description of the project proposal including off-site improvements. Include alterations
of ground or surface water flow, clearing and grading, construction techniques, materials and equipment,
and best management practices to reduce temporary impacts.

d. Assess potential direct and indirect physical, biological, and chemical impacts as a result of the proposal.
Provide the square footage for the area of impact with the analysis. The evaluation must consider
cumulative impacts.

e. Identification of priority species/habitats and any potential impacts. Incorporate Washington State
Department of Fish and Wildlife and/or US Department of Fish and Wildlife management
recommendations where applicable. When required, plan shall include at a minimum the following:

(1) Special management recommendations which have been incorporated and any other mitigation
measures to minimize or avoid impacts, including design considerations such as reducing impacts from
noise and light.

(2) Ongoing management practices which will protect the priority species and/or habitat after
development, including monitoring and maintenance programs.

f. A hydrologic report or narrative demonstrating that pre and post development flows to wetlands and
streams will be maintained. Demonstrating compliance with the City of Tacoma Stormwater Management
Manual can be used to satisfy this requirement.

g. Runoff from pollution generating surfaces proposed to be discharged to a critical area shall receive water
quality treatment in accordance with the current City’s Stormwater Management Manual, \Wetland
Protection Guidelines, where applicable. Water quality treatment and monitoring may be required
irrespective of the thresholds established in the manual. Water quality treatment shall be required for
pollution generating surfaces using all known, available and reasonable methods of prevention, control and
treatment.

h. Studies of potential flood, erosion, geological or any other hazards on the site and measures to eliminate
or reduce the hazard.

i. An assessment of native vegetation to include habitat types (i.e. coniferous forest, mixed coniferous-
deciduous forest, scrub-shrub, meadow), species richness, and dominate species. Provide percent cover for
ground, shrub, and tree canopy layers. Describe vertical structure. This can be done using a foliage height
diversity index such as MacArthur and MacArthur (1961). Include an estimate for non-native species
present at each layer. Include an assessment of existing vegetation in any on-site wetland or stream buffer
consistent with the vegetative buffer standards in TMC 13.11.270.J.3. If vegetated buffer standards are not
being met, include a vegetative buffer plan consistent with TMC 13.11.270.J.4 and 5.

j. Provide the species and size of trees. At a minimum the average diameter at breast height (DBH) for each
species and the location of any madrone greater than 12 inches and conifers greater than 30 inches must be
provided. Describe the coniferous component as dominant, codominant or sub-dominant. A tree survey
may be required to identify the location of trees of local significance or significant tree groves.

k. Describe habitat elements that are present such as duff layer, cliffs, downed wood, and snags.

I. For Biodiversity Areas fand Habitat Corridors provide the overall size of the Biodiversity aArea
including off-site vegetated areas. Provide the average width for Habitat eCorridors, and map delineated
Biodiversity Areas and Habitat Corridors.

m. For Oregon white oak woodlands/stands and/or individual trees, provide information and a delineation
consistent with the classification in TMC 13.11.510.B.1.b and protection standards in TMC 13.11.520.D.

4. A Compensatory mitigation plan shall be provided for all permanent impacts to critical areas and their
buffers/management areas and will conform to the general mitigation requirements listed under Section
13.11.270 and any specific requirements identified in this chapter for the critical area. The plan shall include the
following:

a. The applicant must demonstrate that they meet one of threetwo legal tests provided in 13.11.240.



b. Mitigation sequencing. The applicant shall demonstrate that an alternative design could not avoid or
reduce impacts and shall provide a description of the specific steps taken to minimize impacts.

c. Assessment of impacts including the amount, existing condition and anticipated functional loss. Include
probable cumulative impacts.

d. The amount and type of mitigation. Include goals, objectives, and clearly defined and measurable
performance standards. Include contingency plans that define the specific course of action if mitigation
fails. The Director may waive the requirement that a mitigation plan be prepared by a qualified professional
when mitigation is limited to standard planting or enhancement activities. The waiver shall not be granted
for creation or restoration activities.

e. A description of the existing conditions and anticipated future conditions for the proposed mitigation
area(s) including future successional community types for years 1, 5, 10 and 25, future wildlife habitat
potential, water quality and hydrologic conditions. Compare this to the future conditions if no mitigation
actions are undertaken.

f. Specifications of the mitigation design and installation including construction techniques, equipment,
timing, sequencing, and best management practices to reduce temporary impacts.

g. A plant schedule including number, spacing, species, size and type, source of plant material, watering
schedule and measures to protect plants from destruction;

h. Monitoring methods and schedule for a minimum of five to ten years as determined by the Director
depending on the type and sensitivity of the mitigation action.

i. A maintenance schedule to include ongoing maintenance and responsibility for removal of non-native,
invasive vegetation and debris after monitoring is complete;

j- A hydrologic report including any mitigative measures for alterations of the hydroperiod. The City may
require additional pre- and post-development field studies and/or monitoring to establish water levels,
hydroperiods, and water quality. Water quality shall be required for pollution generating surfaces using all
known, available, and reasonable methods of prevention, control, and treatment.

k. When mitigation includes creation or restoration of critical areas, particularly wetlands or streams,
surface and subsurface hydrologic conditions including existing and proposed hydrologic regimes shall be
provided. Describe the anticipated hydrogeomorphic class and illustrate how data for existing hydrologic
conditions were utilized to form the estimates of future hydrologic conditions. Future hydrologic conditions
shall consider the effects of climate change to reduce risk to compensatory mitigation projects.

I. Existing topography must be ground-proofed at two foot contour intervals in the zone of any proposed
wetland or stream creation or rehabilitation actions. Provide cross-sections of existing wetland and/or
streams that are proposed to be impacted and cross-section(s) (estimated one-foot intervals) for the
proposed areas of creation and/or rehabilitation.

m. A bond estimate for required vegetation planting and/or the-cempensatery-mitigation using a bond
quantity sheet provided by the City, or a minimum of three bond estimates_per TMC 13.11.290.

n. An evaluation of potential adverse impacts on adjacent property owners resulting from the proposed
mitigation and measures to address such impacts.

5. When the critical area is limited to a Geologically Hazardous Area described in TMC 13.11.720, the purpose
of the information submitted is to obtain a level of study sufficient to protect the public from hazards. The
information and proposed mitigation will demonstrate that there is no significant risk to the public health and
safety through compliance with the applicable standards of TMC 13.11.730 and that any risk that cannot be
effectively mitigated is avoided.

6. Programmatic Development Permit. In addition to the requirements above an application shall also include a
Management Plan for the area using an approved template format or equivalent. The following information
shall be included in the document;

a. Explanation of the voluntary restoration and enhancement components including phasing.



b. Identification of the qualified habitat steward, or other qualified professional, who will be responsible for
overseeing restoration and enhancement activities.

¢. Explanation of training provided to individuals involved in activities to ensure an understanding of how
to perform in accordance with the terms of the permit.

7. Reasonable Use Application. When an application is made utilizing the reasonable use legal test in TMC
13.11.240(B) the application shall include the applicable items in TMC 13.11.230.B.1 through 4 above and the
following:
a. A critical areas report pursuant to TMC 13.11.230(B), which shall include the following additional
components:

(1) An analysis of whether any other reasonable use with less impact on the critical area and critical
area buffer is feasible. This may include:

(a) A description of the restrictive regulation’s economic impact on the property;

(b) An explanation of how the requlations interfere with reasonable investment-backed
expectations of the property;

(c) Documentation of alternative development concepts (e.g., site layout, building footprint,
development density or intensity, and access configuration) explored, including the reasons each
alternative was determined to be infeasible or would result in equal or greater impacts to the
critical area or critical area buffer;

(2) Demonstration that site design and construction staging of the proposal shall have the least impact
to the critical area and critical area buffer;

(3) A description of protective measures that will be undertaken, such as siltation curtains, compost
berms and other siltation prevention measures, and a schedule of the construction activity to avoid
interference with wildlife and fisheries rearing, nesting or spawning activities;

(4) An illustration of how the proposal minimizes to the greatest extent possible net loss of critical area
functions;

(5) An analysis of whether the improvement is located away from the critical area and the critical area
buffer to the greatest extent possible; and

(6) Such other information or studies as the Director may reasonably require.

(Ord. 28518 Ex. 5; passed Jun. 26, 2018: Ord. 28336 Ex C; passed Dec. 1, 2015: Ord. 28335 Ex. A, passed Dec. 1,
2015: Ord. 28230 Ex. F; passed Jul. 22, 2014: Ord. 28109 Ex. O; passed Dec. 4, 2012: Ord. 28070 Ex. B; passed
May 8, 2012: Ord. 27893 Ex. A; passed Jun. 15, 2010: Ord. 27728 Ex. A, passed Jul. 1, 2008: Ord. 27431 § 25;
passed Nov. 15, 2005: Ord. 27300 8 1; passed Dec. 14, 2004: Ord. 27294 § 2; passed Nov. 16, 2004:)

13.11.240 Legal Test(s).
A. No Practicable Alternatives.

An alternative is considered practicable if the site is available and the project is capable of being done after taking
into consideration cost, existing technology, infrastructure, and logistics in light of overall project purposes. The No
Practicable Alternatives test may be used by public agencies and utilities if application of critical areas requlations
would prohibit a development proposal. In addition, if the application of these regulations would prevent critical
area or buffer restoration in excess of the allowances in TMC 13.11.220, the no practicable alternatives test may be
considered. No practicable alternatives need be considered if the restoration project, public agency or
utilityapplicant can demonstrate all of the following:

1. The project cannot be reasonably accomplished using one or more other sites in the general region that would
avoid or result in less adverse impacts to the Critical Area;



2. The goals of the project cannot be accomplished by a reduction in the size, scope, configuration or density as
proposed, or by changing the design of the project in a way that would avoid or result in fewer adverse effects
on the Critical Area; and

3. In cases where the applicant has rejected alternatives to the project as proposed, due to constraints on the site
such as inadequate zoning, infrastructure or parcel size, the applicant has attempted to remove or accommodate
such constraints, unless the applicant can demonstrate that such attempt would be futile.

B. Reasonable Use.

A Reasonable Use exists when the standards of this chapter deny all reasonable economic use of the property. Fe

1. To demonstrate Reasonable Use, the applicant must demonstrate all of the following:

a. There is no reasonable economic use or value with less impact on the Critical Area;

b2. There are no feasible on-site alternatives to the proposed activity or use (e.g., reduction in density or
use intensity, scope or size, change in timing, phasing or implementation, layout revision or other site
planning considerations) that would allow reasonable economic use with less adverse impact;

¢3. The proposed activity or use will be mitigated to the maximum practical extent and result in minimum
feasible alteration or impairment of functional characteristics of the site, including contours, vegetation,
fish and wildlife habitat, groundwater, surface water and hydrological conditions;

d4. The proposed activity or use complies with all local, state, and federal laws and will not jeopardize the
continued existence of endangered, threatened, sensitive or priority habitat or species; and

€5. The inability to derive reasonable economic use is not the result of any action, such as but not limited
to, in segregating or dividing the property in a way that makes the property unable to be developed after the
effective date of the ordinance codified in this chapter.

f. The granting of the exception will not confer on the applicant any special privilege that is denied by this
chapter to other lands, buildings, or structures under similar circumstances.

2. Allowed Use and Maximum Disturbance Limits. For purposes of this section, “site” means the subject
property and required disturbance on adjacent parcels and right-of-way. The maximum amount of site area that
may be disturbed by structure siting, construction, and all land alteration associated with the proposed
development activity, including but not limited to clearing and grading, utility installation, and installation of
decks, driveways, paved areas, and landscaping, shall not exceed the following limits:

a. The maximum amount of disturbance shall be no more than 10 percent of the lot area or 2,500 square
feet, whichever is greater.

b. The amount and location of allowable disturbance shall be that which will have the least impact on the
critical area and the critical area buffer given the characteristics and context of the subject property, critical
area, and buffer.

c. Required public improvements within the right-of-way (for example, required curb, gutter and sidewalk
improvements) are not counted in the maximum amount of disturbance. The City shall allow or require
modifications to the public improvement standards that minimize impact to the critical area and buffer and
any impacts associated with required public improvements shall be mitigated by the applicant.

d. The portion of a driveway located within an improved right-of-way is not counted in the maximum
amount of disturbance. However, a driveway or any other private improvement located in an unimproved
right-of-way shall be counted in the maximum amount of disturbance up to 30 feet in length. The portion of
the driveway exceeding 30 feet in length may be exempt from the maximum allowable site disturbance area
provided that the driveway length is the minimum necessary to provide access to the structure.

e. On sites where the approved disturbance area is not immediately adjacent to a public or private road and
an extended driveway is required, the driveway area necessary to connect the developable area to the access
point may be excluded from the maximum amount of disturbance area.




(Ord. 28335 Ex. A; passed Dec. 1, 2015: Ord. 28109 Ex. O; passed Dec. 4, 2012: Ord. 27728 Ex. A; passed Jul. 1,
2008: Ord. 27431 § 26; passed Nov. 15, 2005: Ord. 27294 § 2; passed Nov. 16, 2004)

13.11.250 General Standards.
A. General permit standards.

No regulated activity or use shall be permitted in or adjacent to a Critical Area or buffer, management area, or gee-
setback without prior approval and without meeting the provisions of this section.

1. The applicant has taken appropriate action to first, avoid adverse impacts, then minimize impacts and finally,
compensate or mitigate for unavoidable impacts;

2. The result of the proposed activity is no net loss of Critical Area functions_or values;

3. The existence of plant or wildlife species appearing on the federal or state endangered, sensitive, or
threatened species list will not be jeopardized,;

4. The proposal will not lead to significant degradation of groundwater or surface water quality; and

5. The proposal complies with the remaining standards of this chapter, which include those pertaining to
compensation and the provision of bonds.

6. The alteration is the minimum necessary to allow reasonable use.



B. Building Setback. Buildings and other structures shall be set back at least 10 feet from the edge of biodiversity
areas and wetland or stream buffers to ensure adequate width for buffer vegetation (including critical root zones and
tree branching), construction staging, maintenance and repair of primary buildings and accessory structures, and use
of improvements without disturbing the critical area buffer or critical area. Category IV wetlands that meet the
criteria of TMC 13.11.210.B.3.b. are exempt from this requirement. The following may be allowed in the building
setback area:

1. Landscaping, paths, and trails;

2. Uncovered decks, less than 18 inches above grade;

3. Ordinary building projections such as cornices, eaves, sills, or chimneys if such overhangs do not extend
more than 24 inches into the setback area;

4. Ground surface modifications, such as driveways and patios.

CB. Low-impact uses and activities consistent with the critical area buffer/management area/geo-setback may be
permitted within a buffer/management area/gee-setback that has not been reduced depending upon the sensitivity of
critical area and intensity of activity or use. These may include pedestrian trails, viewing platforms, utility easements
and storm water management facilities such as grass-lined swales that are used to sustain existing hydrologic
functions of the critical area.

D&. Yard Reduction. In order to accommodate for critical areas and/or the required buffer zone/gee-setback, the
Director may reduce the front and/or rear yard setback requirements on individual lots. The front and/or rear yard
shall not be reduced by more than 50 percent. In determining whether or not to allow the yard reduction, the
Director shall consider the impacts of the reduction on adjacent land uses.

E. Driveway/Access and Parking. In order to accommodate for critical areas and/or the required buffer zone/setback,

the Director may approve alterations to the driveway/access standards and parking requirements of TMC 13.06.

(Ord. 28518 EXx. 5; passed Jun. 26, 2018: Ord. 28335 Ex. A; passed Dec. 1, 2015: Ord. 28109 Ex. O; passed Dec. 4,
2012: Ord. 28070 Ex. B; passed May 8, 2012: Ord. 27893 Ex. A; passed Jun. 15, 2010: Ord. 27813 Ex. E; passed
Jun. 30, 2009: Ord. 27728 Ex. A; passed Jul. 1, 2008: Ord. 27431 § 27; passed Nov. 15, 2005: Ord. 27294 § 2;
passed Nov. 16, 2004)

13.11.260 Residential Density Credits.

A. For residential development proposals on lands containing fish and wildlife habitat conservation areas
(FWHCAS), erosion hazard areas, landslide hazard areas or steep slopes, the density that would have been allowed
in the critical area and buffer but for the provisions of this chapter is generally transferred to the remainder of the
site not in the critical area or buffer. For residential development proposals on lands containing wetland or stream
buffers, the density that would have been allowed in the buffer but for the provisions of this chapter is generally
transferred to the remainder of the site not in the critical area or buffer. For wetlands and streams, density credits do
not apply to the portion of the site occupied by the critical area. The allowable number of dwelling units shall be
determined using the following formula, table, 125 percent maximum density rule and setback provisions.

B. The formula for determining the number of dwelling units allowed after the application of density credits is as
follows:

Dwelling units allowed on site = (CA x DC + DA)/MLS, where:

CA = Critical acreage: The amount of land on the project site which is located in the critical area and required buffer
and in which no regulated activity is allowed. For wetlands; and streams, ard-FWHCAs-the critical acreage only
includes the amount of land which is located in the required buffer and in which no regulated activity is allowed.



DC = Density credit: The percentage of the density that would have been allowed in the critical area and/or required
buffer but for the provisions of this chapter that is allowed to be transferred to the remainder of the site. The density
credit is based on the percentage of the site in the critical area and/or buffer and is determined using the table in
subsection C below.

DA = Developable acreage: The amount of land on the project site which is not located in the critical area or the
required critical area buffer.

MLS = Minimum lot size: The minimum amount of land required for a dwelling unit in a specific zoning district.
C. Table of density credits.

Percentage of Site in Density
Critical Area and/or Buffer Credit

1-10% 100%
11 - 20% 90%
21 - 30% 80%
31 - 40% 70%
41 - 50% 60%
51 - 60% 50%
61 - 70% 40%
71 —80% 30%
81 -90% 20%
91 - 99% 10%

D. The 125 percent maximum density rule provides that the maximum number of dwelling units cannot exceed 125
percent of the allowed number of dwelling units without a density credit on the developable acreage of the site.

E. The minimum lot size under this provision shall be 3,000 square feet, unless a smaller lot size is permitted in the
district. Front and Rear setbacks may be reduced by 50 percent. Fhe-Smal-Lot-standards-of Section-13.06-020-3

shall-apply-
F. The density credits can only be transferred within the same development proposal site.

(Ord. 28336 Ex. B; passed Dec. 1, 2015: Ord. 28070 Ex. B; passed May 8, 2012: Ord. 27728 Ex. A, passed Jul. 1,
2008: Ord. 27431 § 28; passed Nov. 15, 2005: Ord. 27300 § 2; passed Dec. 14, 2004: Ord. 27294 § 2; passed
Nov. 16, 2004)

13.11.270 General Mitigation Requirements.
A. Unless otherwise provided in this Title, ifalerationtoa-Critical-Area-or-its-buffer/management-areal/geo-setback

is-unaveoidable; all adverse impacts resulting from a development proposal or alteration shall be mitigated using the
best available science, so as to result in no net loss of critical area functions and values and to ensure public health
and safety. In making a determination as to whether such a requirement will be imposed, and if so, the degree to
which it would be required, the Director may consider the following:

1. The long-term and short-term effects of the action and the reversible or irreversible nature of the impairment
to or loss of the Critical Area;

2. The location, size, and type of and benefit provided by the original and altered Critical Area;
3. The effect the proposed work may have upon any remaining critical area or associated aquatic system;

4. The cost and likely success of the compensation measures in relation to the magnitude of the proposed
project or violation;

5. The observed or predicted trend with regard to the gains or losses of the specific type of critical area; and



6.-Fhe-exten o-which-the-applicant-has-d a) ated-a al j asSt ini
and-aveid-impacts-within-the-project-Mitigation planting, when applicable, must follow best practices for

density and composition.

B. Mitigation projects shall not result in adverse impacts to adjacent property owners.

C. Unless it can be demonstrated that off-site in-kind mitigation is ecologically preferable, preference Mitigatien
shall be given to mitigation that is in-kind and on-site, when possible, and sufficient to maintain the functions and
values of the critical area.

D. The Director may determine that higher mitigation ratios or mitigation performance standards may be required
when the likely success of mitigation is low due to site conditions, difficulty of the type of mitigation, or sensitivity
of the critical area.

E. Mitigation shall not be implemented until after permit approval of the Director and shall be in accordance with all
reports and representations made therein.

F. Mitigation Sequencing.

When an alteration to a critical area or its buffer/management area/gee-setback is proposed, such alteration shall be
avoided, minimized, or compensated for in the following order of preference.

1. Avoiding the impact altogether by not taking a certain action or parts of an action.

2. Minimizing impacts by limiting the degree or magnitude of the action and its implementation, by using
appropriate technology, or by taking affirmative steps to avoid or reduce impacts.

3. Rectifying the impact by repairing, rehabilitating, or restoring the affected environment.
4. Reducing or eliminating the impact over time by preservation and maintenance operations.
5. Compensating for the impact by replacing, enhancing, or providing substitute resources or environments.
6. Monitoring the required mitigation and taking remedial action where necessary.
G. Mitigation for Lost or Affected Functions.

Compensatory mitigation shall address the functions affected by the proposed project or alteration to achieve
functional equivalency or improvement and shall provide similar critical area or buffer/management area/geo-
setback functions as those lost, except when:

1. The lost critical area or buffer/management area/gee-setback provides minimal functions as determined by a
site-specific functional assessment, and the proposed compensatory mitigation action(s) will provide equal or
greater functions or will provide functions shown to be limiteding within a watershed through an existing
formal\Washington-state-watershed assessment-plan or pretoeel a local or regional study that characterizes
watershed processes; or

2. Out of kind replacement of critical area type or functions will best meet watershed goals formally identified
by the City, such as replacement of historically diminished critical areas.

H. Type and Location of Mitigation.

Unless it is demonstrated that a higher level of ecological functioning would result from an alternative approach,
compensatory mitigation for ecological functions shall be either in-kind and on-site, or in-kind and within the same
stream reach, subbasin, or drift cell (if estuarine wetlands are impacted). Mitigation action shall be conducted within
the same sub-drainage basin and on the site of the alteration except when all of the following apply:

1. There are no reasonable on-site or in subdrainage basin opportunities (e.g. on-site options would require
elimination of high functioning upland habitat), or on-site and in subdrainage basin opportunities do not have a
high likelihood of success based on a determination of the natural capacity of the site to compensate for
impacts. Considerations should include: anticipated critical area mitigation ratios, buffer conditions and
proposed widths, available water to maintain anticipated hydrogeomorphic classes of wetlands, or streams when
restored, proposed flood storage capacity, potential to mitigate riparian fish and wildlife impacts (such as
connectivity);



2. Off-site mitigation has a greater likelihood of providing equal or improved critical area functions than the
impacted critical area; and

3. Off-site locations shall be in the same sub-drainage basin unless established watershed goals for water
quality, flood storage or conveyance, habitat, or other wetland functions have been established by the City and
strongly justify location of mitigation at another site.

I. Mitigation and vegetation planting plans shall include a monitoring program. The monitoring period shall be a

minimum of five to ten years. Monitoring period length will be determined by the Director depending on the type

and sensitivity of the mitigation action. A monitoring report shall be submitted as required to document milestones,

successes, problems, and contingency actions of the compensation project relative to stated performance standards.

The project shall be monitored for a period necessary to establish that performance standards have been met.

J. Vegetated Buffer Standards

1. General — The entire wetland buffer width of TMC 13.11.320 and stream buffer width of TMC 13.11.420,
referred to hereafter as the “buffer,” located on a site proposed for any development shall be vegetated pursuant
to the requirements of this section, or as required by a critical areas permit, whichever is greater.

2. When Vegetative Buffer Standard Applies.

a._The complete vegetative buffer standard shall be installed either when:

(1) The total new net impervious area on the entire subject property exceeds 1,000 square feet, or

(2) The cost of new or replacement improvements exceeds 50 percent of the assessed or appraised
value of the existing improvements on the entire subject property, whichever is greater.

b. A partial vegetative buffer shall be installed when:

(1) The total new net impervious area is between 50 square feet and 1,000 square feet on the subject
property.
(a)_The buffer shall be vegetated at a minimum 1:1 ratio (new net impervious area is equal to the

total square feet of buffer vegetation) meeting the vegetated buffer standard at the proportional
rate of the standard;

(b) The location of the vegetation planting in the buffer shall be in the area of most ecological
benefit as approved by the Planning Director;

(2) When a new net impervious surface on the subject property totals less than 50 square feet, no
vegetation is required to be planted in the buffer; and

c. For public parks and schools, for net new impervious improvements, the buffer shall be vegetated at a
minimum 1:1 ratio (i.e., net square footage of vegetated buffer area must be planted to meet the standards
to match the net new square footage of added impervious surfaces) meeting the vegetated buffer standard at
the proportional rate of the standard, in a location and of dimensions approved by the Planning Director. An
exemption from planting is allowed when the cumulative net new impervious surface on the subject
property is equal to or less than 50 square feet within a 24-month period

d. For activities allowed with staff review, improvements and uses subject to development standards
pursuant to TMC 13.11.210, vegetative buffer requirements will be determined as part of the review.

3. Vegetative Buffer Standard — The following vegetative buffer standards shall be met:

a. Native cover of at least 80 percent on average throughout the buffer area. Additionally, stratum of native
plant species (trees, shrubs, groundcover) each must compose at least 20 percent areal cover:

(1) Multi-age forest canopy (combination of existing and new vegetation);

(2) Shrubs; and

(3) Woody groundcover (such as Kkinnikinnick, salal and sword fern) or unmowed herbaceous
groundcover;

b. At least three (3) native species, each making up a minimum of 10 percent coverage (for diversity);



https://sammamish.municipal.codes/DC/21.04.040.B__423e555c5ec3885f2bb5d9d2d6627f63
https://sammamish.municipal.codes/DC/21.04.040.B__423e555c5ec3885f2bb5d9d2d6627f63

c. Less than 10 percent invasive weeds cover using Pierce County noxious weed list, State Noxious weed
list and Pierce County non-requlated species ; and

d. Removal of debris, lawn and any illegal fill as determined by the City.

4. Additional Standards.

a. All existing improvements and structures in a buffer must be removed when the vegetative buffer
installation is required pursuant to subsection (3)(a) of this section;

b. All activities in the buffer must cease, except those permitted under TMC 13.11.200.B.5. and TMC
13.11.210.B.1.;

c. Native vegetation appropriate for wetlands and streams shall be used based on Director approval. Other
vegetation may be proposed if appropriate for the site and approved by the Director;

d. Existing healthy native vegetation may count towards meeting the requirements if the overall standard is
met;

e. Installation shall be done by hand unless use of mechanical equipment is specifically authorized due to
site conditions. By hand includes any handheld equipment that is gas or electric powered; and

5. Process — The Director shall determine whether an existing buffer meets the standards in subsection (3) of
this section as part of the critical area review of the required critical areas permit or development permit (if no
critical areas permit is required) based on information in the critical areas report.

6. Submittal of Vegetative Buffer Plan — Timing and Contents.

a._ When an existing buffer does not meet the standards in subsection (3) of this section, the applicant shall
submit a vegetative buffer plan with the critical areas or development permit application;

b. The vegetative buffer plan shall be prepared by a qualified critical area professional.

c. The Director shall approve the plan only if it meets the vegetative buffer standard in this section; and

d. If a modification is proposed to a wetland or stream (TMC 13.11.330 or 13.11.430) then a detailed final
planting plan shall be submitted with the development permit application.

7. Maintenance, Monitoring and Sureties — A maintenance and monitoring program pursuant to TMC
13.11.270 shall be submitted with the applicable critical areas application. The sureties pursuant to TMC
13.11.290 for the vegetative buffer shall be submitted prior to issuance of a building or site development permit
or before commencement of an activity. The maintenance/monitoring program shall be prepared by a gualified
critical areas professional.

8. Protection and Maintenance of Vegetative Buffer — Critical areas and buffers shall be placed in recorded
critical area easements or tracts pursuant to TMC 13.11.280 and shall be maintained in perpetuity.

K. Approved Programmatic Mitigation

Where the mitigation sequencing requirements of F.1. through F.6. above have been met and on-site mitigation has
been demonstrated to be infeasible or in addition to federal mitigation requirements resulting in excess mitigation;
the Director may allow for programmatic mitigation.

1. Wetland Mitigation Banks.

a. Credits from a wetland mitigation bank may be approved for use as compensation for unavoidable
impacts to wetlands when:

(1) The bank is certified under state rules;

(2) The Director determines that the wetland mitigation bank provides appropriate compensation for the
authorized impacts; and

(3) The proposed use of credits shall be consistent with terms and conditions of the bank’s certification.




b. Replacement ratios for projects using bank credits shall be consistent with replacement ratios specified in
the bank’s certification.

c. Credits from a certified wetland mitigation bank may be used to compensate for impacts located within
the service area specified in the bank’s certification. In some cases, the service area of the bank may
include portions of more than one adjacent drainage basin for specific wetland functions.

2. In-Lieu Fee (ILF) Mitigation.

a. Credits from an approved in-lieu fee program may be used when all the following apply:

(1) The Director determines that it would provide appropriate compensation for the proposed impacts.

(2) The proposed use of credits is consistent with the terms and conditions of the approved ILF
program instrument.

(3) Projects using ILF credits shall have debits associated with the proposed impacts calculated by the
applicant’s qualified professional using the credit assessment method specified in the approved
instrument for the ILF program.

b. To aid in the implementation of off-site mitigation, the City may develop a program which prioritizes
wetland areas for use as mitigation and/or allows payment in lieu of providing mitigation on a development
site. This program shall be developed consistent with state and federal rules. The program should address:

(1) The identification of sites within the City that are suitable for use as off-site mitigation. Site
suitability shall take into account wetland functions, potential for wetland degradation, and potential
for urban growth and service expansion, and

(2) The use of fees for mitigation on available sites that have been identified as suitable and prioritized.

LK. Timing of Compensatory Mitigation.

It is preferred that compensation projects will be completed prior to activities that will disturb the on-site critical
area. If not completed prior to disturbance, compensatory mitigation shall be completed immediately following the



disturbance and prior to the issuance of final certificate of occupancy. Construction of mitigation projects shall be
timed to reduce impacts to existing fisheries, wildlife, and flora.

The Director may authorize a one-time temporary delay in completing construction or installation of the
compensatory mitigation when the applicant provides a written explanation from a qualified professional as to the
rationale for the delay (i.e. seasonal planting requirements, fisheries window).

ML. Critical Area Enhancement as Mitigation.

Impacts to critical area functions may be mitigated by enhancement of existing significantly degraded critical areas,
but should be used in conjunction with restoration and/or creation where possible. Applicants proposing to enhance
critical areas or their buffers must include in a report how the enhancement will increase the functions of the
degraded critical area or buffer and how this increase will adequately mitigate for the loss of critical area and
function at the impact site. An enhancement proposal must also show whether any existing critical area functions
will be reduced by the enhancement action.

NM. Innovative Mitigation.

The Director may approve innovative mitigation projects that are based on best available science including but not
limited to activities such as advance mitigation and preferred environmental alternatives. Innovative mitigation
proposals must offer an equivalent or better level of protection of critical area functions and values than would be
provided by the strict application of this chapter. Such mitigation proposals must demonstrate special consideration
for conservation and protection measures for anadromous fisheries. The Director shall consider the following for
approval of an innovative mitigation proposal:

1. Creation or enhancement of a larger system of natural areas and open space is preferable to the preservation
of many individual habitat areas;

2. The applicant demonstrates that long-term protection and management of the habitat area will be provided;
3. There is clear potential for success of the proposed mitigation at the proposed mitigation site;

4. Mitigation according to TMC 13.11.270.E is not feasible due to site constraints such as parcel size, stream
type, wetland category, or excessive costs;

5. A wetland of a different type is justified based on regional needs or functions and values;

6. The replacement ratios are not reduced or eliminated; unless the reduction results in a preferred
environmental alternative; and

7. Public entity cooperative preservation agreements such as conservation easements are applied.

(Ord. 28518 EXx. 5; passed Jun. 26, 2018: Ord. 28335 Ex. A; passed Dec. 1, 2015: Ord. 28109 Ex. O; passed Dec. 4,
2012: Ord. 28070 Ex. B; passed May 8, 2012: Ord. 27728 EX. A; passed Jul. 1, 2008: Ord. 27431 § 35; passed Nov.
15, 2005: Ord. 27294 § 2; passed Nov. 16, 2004)

13.11.280 Conditions, Notice on Title, and Appeals.

A. The Director shall have the authority, in accordance with Chapter 13.05, to attach such conditions to the granting
of any permit under this chapter deemed necessary to mitigate adverse impacts and carry out the provisions of this
chapter. In addition, such conditions may include, but are not limited to, the following:




21. Limitations on minimum lot size;
32. Provisions for additional vegetative buffer zones depending on the intensity of the use or activity;

43. Requirements that structures be elevated on piles, limited in size or located with additional setback
requirements;

54. Dedication of utility easements;
65. Modification of waste disposal or water supply facilities;

76. Imposition of easement agreements or deed restrictions concerning future use including conservation
easements within fish and wildlife habitat conservation area (FWHCA), wetland, stream, geologically
hazardous areas, flood hazard areas, or other natural area tracts and subdivision of lands;

87. Limitation of vegetation removal;
98. Setting minimum open space requirements;

109. Erosion control and storm water management measures, including restrictions on fill and other activities in
the Critical Area or buffer;

110. Development of a plan involving the creation or enhancement of a Critical Area or restoration of a
damaged or degraded Critical Area to compensate for adverse impacts;

121. Permanent Signs may be required on each lot or FWHCA, wetland, stream or natural area tract, and shall
be prepared in accordance with the approved City of Tacoma template for signs. Additional custom signs may
be required for areas with sensitive species that require specific protection measures;

132. Fencing is required when the Director determines that a fence will prevent future impacts to a protected
critical area or other natural habitat area. Fencing installed as part of a proposed activity shall not interfere with
species migration, including fish runs, nor shall it impede emergency egress; and

143. Subdivisions. With the exception of CARAS, Tthe subdivision and short subdivision of land in Critical
Areas and associated buffers/management area/gee-setbacks are subject to the following and Section 13.04.310:

a. Land that is located partially within a Critical Area or its buffer/gee-setback may be subdivided provided
that an accessible and contiguous portion of each new lot is located outside the Critical Area and its
buffer/gee-setback.

b. Access roads and utilities serving the proposed subdivision may be permitted within the Critical Area
and associated buffers/gee-setbacks only if the Director determines that no other feasible alternative exists
and the project is consistent with the remaining provisions of this chapter.

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

B. Placement of Notice on Title on the subject parcels;

In addition to provisions of Chapter 13.05, the owner of any property upon which approval under TMC Title 13 or
TMC Chapter 2.02, Building Code, is sought with a critical area or critical area buffer/management area/setback
verified on site through a Critical Area, site development, or building permit, shall record with the Pierce County
Auditor a notice of presence of the critical area and buffer/management area/setback with the exception of protected
information. Such recording shall contain notice of the critical area and buffer/management area/setback and the
applicability of this chapter to said property. Such notification shall be in a form as specified by Planning and
Development Services. The notice shall be notarized and the applicant must submit proof that the notice has been
legally recorded before the final approval for development is issued. The notice shall run with the land and failure to
record such notice shall be in violation of this chapter.

C. Compensatory mitigation as a condition.

As a condition of a permit or as an enforcement action under this chapter, the City shall require, where not in
conflict with a reasonable economic use of the property, that the applicant provide compensatory mitigation to
offset, in whole or part, the loss resulting from an applicant’s or violator’s action or proposal.



DE. Appeals.

An appeal of a decision regarding a critical area, except for staff decisions regarding exemptions which are not
subject to an administrative appeal, may be made in accordance with the provisions of Chapter 13.05 and Chapter
1.23 of the Tacoma Municipal Code.

(Ord. 28518 Ex. 5; passed Jun. 26, 2018: Ord. 28335 Ex. A; passed Dec. 1, 2015: Ord. 28109 Ex. O; passed Dec. 4,
2012: Ord. 28070 Ex. B; passed May 8, 2012: Ord. 27912 Ex. A; passed Aug. 10, 2010: Ord. 27728 Ex. A, passed
Jul. 1, 2008: Ord. 27431 § 28; passed Nov. 15, 2005: Ord. 27300 § 2; passed Dec. 14, 2004: Ord. 27294 § 2; passed
Nov. 16, 2004)

13.11.290 Sureties.

The City will accept performance and monitoring and maintenance sureties in the form of bonds or other sureties in
a form accepted in writing by the City. Sureties shall be posted prior to issuance of any development permits
including, but not limited to, clearing and grading permits and building permits.

(1) Performance Surety.

Except for public agencies, applicants receiving a permit involving compensation for mitigation are required to post
a cash performance bond or other acceptable security to guarantee compliance with this chapter prior to beginning
any site work. The value of the surety shall be based on the average of three contract bids that establish all costs of
compensation including costs relative to performance, monitoring, maintenance, and provisions for contingency
plans. The amount of the surety shall be set at 150 percent of the average expected cost of the compensation project
and include all review fees. The surety shall guarantee that work and materials used in construction are free from
defects. All sureties shall be approved by the City Attorney. Without written release, the surety cannot be terminated
or cancelled. The Director shall release the surety after documented proof that all plantings, structures and
improvements have been shown to meet the requirements of this chapter.

(2) Monitoring and Maintenance Surety.

Except for public agencies, an applicant receiving a permit involving compensatory mitigation shall be required to
post a cash maintenance bond or other acceptable security prior to beginning any site work guaranteeing that
structures and improvements required by this chapter will perform satisfactorily for a minimum of five years after
they have been constructed and approved. The value of the surety shall be based on the average or median of three
contract bids that establish all costs of compensation, including costs relative to performance, monitoring,
maintenance, and provision for contingency plans. The amount of the surety shall be set at 150 percent of the
average expected cost of the compensation project and include all review fees. All sureties shall be on a form
approved by the City Attorney. Without written release, the surety cannot be cancelled or terminated. The Director
shall release the surety following a determination that the performance standards established for measuring the
effectiveness and success of the project have been met.

(Ord. 28109 Ex. O; passed Dec. 4, 2012: Ord. 28070 Ex. B; passed May 8, 2012)

13.11.300 Wetlands.

The 300 section contains the regulations for wetlands, including the following:

13.11.310 Wetland Classification.

13.11.320 Wetland Buffers.

13.11.330 Wetland Buffer Modifications.
13.11.340 Wetland Standards.

13.11.350 Wetland Mitigation Requirements.
13.11.360 Repealed.

(Ord. 27728 Ex. A; passed Jul. 1, 2008: Ord. 27431 § 29; passed Nov. 15, 2005: Ord. 27294 § 2; passed Nov. 16,
2004)



13.11.310 Wetland Identification and Classification.

A. Wetlands shall be delineated in accordance with the approved federal delineation manual and applicable regional
supplements described in WAC 173-22-035 and based on field investigation and a survey per TMC 13.11.230.
Wetland delineations are valid for five years unless a significant change has occurred to the wetland.

BA. Wetlands shall be classified Category I, I1, 111, and 1V, in accordance with the criteria from the Washington
State Wetland Rating System for Western Washmqton 2014 Update, Ver5|on 2.0 (Ecoloqv Publlcatlon No. 23-06-
009), as amended ate-\ 3 E ,

years prowded the Ecoloqy Wetland Ratlnq Document is not updated resultlnq in changes.

1. Category | wetlands are those that 1) represent a unique or rare wetland type; or 2) are more sensitive to
disturbance than most wetlands; or 3) are relatively undisturbed and contain ecological attributes that are
impossible to replace within a human lifetime; or 4) provide a high level of functions.

Category | wetlands include the following types of wetlands: Estuarine wetlands, Natural-Heritage
wetlands\Wetlands of High Conservation Value, Bogs, Mature and Old-growth Forested wetlands; wetlands in
Coastal Lagoons; and wetlands that perform many-functions at high levels, scoringvery-well-and-that-score
between-23-27-or-mere points or more using the 2014 Washington Wetlands Rating System for Western
Washington.

2. Category Il wetlands are those that are difficult to replace, and provide high levels of some functions. These
wetlands occur more commonly than Category | wetlands, but still need a relatively high level of protection.

Category Il wetlands include the following types of wetlands: Estuarine wetlandstaterdunal-wetlands; and
wetlands that perform functions well and score between-20-22 points.

3. Category Il wetlands are those that perform functions moderately well and score between-16-19 points,-and
interdunalwetlands-between-0-1-and-Lacre-in-size. These wetlands have generally been disturbed in some way
and are often less diverse or more isolated from other natural resources in the landscape than Category II.

4. Category IV wetlands are those that have the lowest levels of functions, {between-9-15scoring less than 16

points}, and are often heavily disturbed. These are wetlands that may be replaced, and in some cases may be
improved.

C. Wetlands of Local Significance are designated based on their ecological functions and community value and
include the following sites:

1. Tacoma Nature Center Wetlands (Snake Lake Wetland)
2. China Lake

2. Delong Park
3. Wapato Lake Wetlands

4. McKinley Park



https://www.codepublishing.com/cgi-bin/wac.pl?cite=173-22-035

5. Puget Creek Park

(Ord. 28335 Ex. A; passed Dec. 1, 2015: Ord. 27431 § 30; passed Nov. 15, 2005: Ord. 27294 § 2; passed Nov. 16,
2004)

13.11.320 Wetland Buffers.
A. General.

A buffer area shall be provided for all uses and activities adjacent to a wetland area to protect the integrity, function,
and value of the wetland. Buffers adjacent to wetlands are important because they help to stabilize soils, prevent
erosion, act as filters for pollutants, enhance wildlife diversity, and support and protect plants and wildlife. A permit
may be granted if it has been demonstrated that no adverse impact to a wetland will occur and a minimum buffer
width will be provided in accordance with this section. The buffer shall be measured horizontally from the
delineated edge of the wetland. The buffer shall be vegetated with the exception of areas that include development
interruptions as described within this chapter. Wetlands that meet the applicable criteria under TMC 13.11.210.B.3
are exempt from buffer requirements.

B. Standard Buffer Widths.

1. The standard buffer widths in Table 1 have been established based on best available science. They are based
on the category of wetland and the habitat score as determined by a qualified wetland professional using the
Washington state wetland rating system for western Washington.

2. The buffer widths in Table 1 presume the buffer is densely vegetated with a native plant community
appropriate for the ecoregion, consisting of an average of 80 percent native cover composed of trees, shrubs and
groundcover plants. If the existing buffer is sparsely vegetated or vegetated with invasive species, the buffer
must be enhanced, monitored, and maintained through an approved mitigation plan per TMC 13.11.270.J.

Table 1. Standard Buffer Widths

Category of wetland Habitat score [Habitat score |Habitat score |Buffer width based on
3-5 points 6-7 points 8-9 points special characteristics
Category | (based on functions) 100 150 300 nla
Category 11 (based on functions) 100 150 300 n/a
Category Il 80 150 300 nla
Category 1V 50 50 50 nla
Wetlands of Local Significance n/a n/a n/a 300

Category |: Bogs and Wetlands
of High Conservation Value

Cateqgory |: Forested 100 150 300 n/a
Category |: Estuarine and

n/a n/a 300 250

Coastal Lagoons n/a n/a n/a 200
Cateqgory 11: Estuarine and nla nla na 150

Coastal Lagoons
Note: n/a is used in this table to indicate that wetlands of the corresponding habitat score or special characteristic do not
exist under the WA state wetland rating system.







(Ord. 28335 Ex. A; passed Dec. 1, 2015: Ord. 28070 Ex. B; passed May 8, 2012: Ord. 27728 Ex. A; passed Jul. 1
2008: Ord. 27431 § 31; passed Nov. 15, 2005: Ord. 27294 § 2; passed Nov. 16, 2004)

13.11.330 Wetland Buffer Modifications.
A. Buffer Requirements.

The standard buffer widths in Table 12 have been established in accordance with the best available science. They are
based on the category of wetland and the habitat score as determined by a qualified wetland professional using the

Washmgton state wetland ratlng system for western Washlngton lh&us&ef—thestandard—ba#er—m%thspeqa%me

B. Buffer Increases.

Buffer widths shall be increased en-a-case-by-case-basis-as-determined-by-the Director-when a larger buffer is

necessary to protect wetland functions and values as determined by the Director. This determination shall be
supported by appropriate documentation showing that it is reasonably related to protection of the functions and
values of the wetland. The documentation must include but not be limited to the following criteria:

a. The wetland is used by a plant or animal species listed by the federal government or the state as endangered,
threatened, candidate, sensitive, monitored or documented priority species or habitats, or essential or
outstanding habitat for those species or has unusual nesting or resting sites such as heron rookeries or raptor
nesting trees; or

b. The adjacent land is susceptible to severe erosion, and erosion-control measures will not effectively prevent
adverse wetland impacts; or

c. The adjacent land has minimal-vegetative-cover-er-slopes are-greater than 30 percent.
d. The adjacent land contains an identified connective corridor that should not be bisected.
C. Buffer Averaging.

The widths of buffers may be averaged if this will improve the protection of wetland functions, or if it is the only
way to allow for use of the parcel. Averaging may not be used in conjunction with the provisions for buffer
reductions.

1. Averaging to improve wetland protection may be permitted when all of the following conditions are met:

a. The wetland has significant differences in characteristics that affect its habitat functions, such as a
wetland with a forested component adjacent to a degraded emergent component or a dual-rated wetland
with a Category | area adjacent to a lower rated area, and

b. The averaged buffer will not result in degradation of the wetland’s functions and values as demonstrated
by a report from a qualified wetland expert; and

c. The buffer is increased adjacent to the high-functioning area of habitat or more sensitive portion of the
wetland and decreased adjacent to the lower-functioning or less sensitive portion; and

d. The total area of the buffer after averaging is equal to the area required without averaging; and

e. The buffer at its narrowest point is never less than % of the required width.



2. Averaging to allow a reasonable use of a legal lot of record may be permitted when all of the following are
met:

a. There are no feasible alternatives to the site design that could be accomplished without buffer averaging;
and

b. The averaged buffer will not result in degradation of the wetland’s functions and values as demonstrated
by a report from a qualified wetland expert;

c. The total area of the buffer after averaging is equal to the area required without averaging; and
d. The buffer at its narrowest point is never less than % of the required width.
D. Buffer Reduction.

1. The reduced buffer widths in Table 2 below may be used when the following criteria are met:

a. The impact minimization measures in Table 3 are implemented, where applicable.

b. A habitat corridor is provided for wetlands that score six or more habitat points and are within 300 feet
of another qualifying feature. See TMC 13.11.520.E for habitat corridor standards.

c. The habitat corridor is permanently protected for the entire distance between the wetland and the
shoreline or other legally protected critical area by a conservation easement, deed restriction, or other legal
site protection mechanisms.

d. Presence or absence of the shoreline or other legally protected critical area must be confirmed by a
gualified professional.

e. For wetlands that score five or fewer habitat points, only the measures in Table 3 are required.

2. The reduced buffer widths in Table 2 presume the buffer is densely vegetated with a native plant community
appropriate for the ecoregion, consisting of an average of 80 percent native cover composed of trees, shrubs and
groundcover plants. If the existing buffer is sparsely vegetated or vegetated with invasive species, the buffer
must be enhanced through an approved mitigation plan and monitored and maintained in perpetuity.

Table 2. Reduced Buffer Widths
Category of wetland Habitat score |Habitat score |Habitat score |Buffer width based on
3-5 points 6-7 points 8-9 points special characteristics
Cateqgory | (based on functions) 75 110 225 n/a
Cateqgory 11 (based on functions) 75 110 225 n/a
Category 1l 60 110 225 nla
Category 1V 40 40 40 n/a
Wetlands of Local Significance n/a n/a n/a 225
e | | w | @ 120
Category |: Forested 75 110 225 n/a




Table 2. Reduced Buffer Widths

Category |: Estuarine and
Coastal Lagoons

n/a

n/a n/a 150

Category 11: Estuarine and
Coastal Lagoons

n/a

[EEN
[EEN
o

n/a n/a

Table 3. Impact Minimization Measures

Examples of |Activities and uses that Examples of measures to minimize impacts
disturbance |[cause disturbances
Lights  Parking lots » Direct lights away from wetland
e Commercial/Industrial * Only use lighting where necessary for public safety and
» Residential keep lights off when not needed
» Recreation (e.q., athletic » Use motion-activated lights
fields) « Use full cut-off filters to cover light bulbs and direct
« Agricultural buildings light only where needed
« Limit use of blue-white colored lights in favor of red-
amber hues
» Use lower-intensity LED lighting
« Dim light to the lowest acceptable
«_intensity
Noise e Commercial « Locate activity that generates noise away from wetland
 _Industrial + Construct a fence to reduce noise impacts where
» Recreation (e.q., athletic appropriate along adjacent wetland buffer boundary
fields, bleachers, etc.)  Plant a strip of dense shrub vegetation adjacent to
» Residential wetland buffer
» Agriculture
Toxic runoff | ¢ Parking lots » Route all new, untreated runoff away from wetland while
« Roads ensuring wetland is not dewatered
« Commercial/industrial » Establish covenants limiting use of pesticides within 150
« Residential areas ft. of wetland
- Application of pesticides | *_Apply integrated pest management
+_Landscaping (These examples are not necessarily adequate for
- Agriculture minimizing toxic runoff if threatened or endangered species
are present at the site.)
Stormwater « Parking lots  Retrofit stormwater detention and treatment for roads
runoff « Roads and existing adjacent development
« Residential areas » Prevent channelized or sheet flow from lawns that
« Commercial/industrial directly enters the buffer
« Recreation « _Infiltrate or treat, detain, and disperse new runoff from
« Landscaping/lawns impervious surfaces and lawns
* Other impermeable
surfaces, compacted soil,
etc.




Table 3. Impact Minimization Measures

Pets and * Residential areas » Use privacy fencing along adjacent wetland buffer
human « Recreation boundary.
disturbance  Plant dense native vegetation to delineate buffer edge

and to discourage disturbance

» Place wetland and its buffer in a separate tract

 Place signs around the wetland buffer every 50-200 ft.,
and for subdivisions place signs at the back of each

*_residential lot

* When platting new subdivisions, locate greenbelts,
stormwater facilities, and other lower-intensity uses
adjacent to wetland buffers

« Tilled fields » Use best management practices to control dust

* Roads

O
o
wn
—

E. Buffer Averaging or Buffer Reduction beyond the minimum standards indicated above may be allowed to allow a
reasonable use of a legal lot of record when all of the following criteria are met:

a. There are no feasible alternatives to the site design that could be accomplished with the standard buffer
averaging or buffer reduction provision above; and

b. The averaged or reduced buffer will not result in degradation of the wetland’s functions and values as
demonstrated by a report from a qualified wetland expert, and

cd. The project shall meet the requirements of one of the twothree legal tests; No Practicable Alternatives;
Public-Interest; or Reasonable Use.

(Ord. 28335 Ex. A; passed Dec. 1, 2015: Ord. 28109 Ex. O; passed Dec. 4, 2012: Ord. 28070 Ex. B; passed May 8,
2012: Ord. 27728 Ex. A; passed Jul. 1, 2008: Ord. 27431 § 32; passed Nov. 15, 2005)

13.11.340 Wetland Mitigation Requirements.

A. The applicant shall adhere to the mitigation sequencing requirements of TMC 13.11.270.F. and avoid, minimize,
and compensate for all impacts that degrade the functions and values of wetlands and their buffers. Unless otherwise
provided in this Title, if alteration to the wetland or its buffer is unavoidable, all adverse impacts resulting from a
development proposal or alteration shall be mitigated using the best available science, so as to result in no net loss of
critical area functions and values.

B. All wetland mitigation will comply with applicable mitigation requirements specified in 13.11.270, including, but
not be limited to, mitigation plan requirements, monitoring and bonding.

C. Preference of Wetland Mitigation Actions.
Methods to achieve compensation for wetland functions shall be approached in the following order of preference:

1. Restoration (re-establishment and rehabilitation): The manipulation of the physical, chemical, or biological
characteristics of a site with the goal of returning natural/historic functions and environmental processes to a

former or degraded wetland.-efwetlands-on-upland-sites-that-were-formerly-wetlands: Restoration is divided

into two categories:

a. Re-establishment: The manipulation of the physical, chemical, or biological characteristics of a site with
the goal of returning natural/historic functions and environmental processes to a former wetland. Re-
establishment results in rebuilding a former wetland and results in a gain in wetland area and functions.
Example activities could include removing fill, plugging ditches, or breaking drain tiles to restore a wetland
hydroperiod, which in turn will lead to restoring wetland biotic communities and environmental processes.




b. Rehabilitation: The manipulation of the physical, chemical, or biological characteristics of a site with the
goal of repairing natural/historic functions and environmental processes to a degraded wetland.
Rehabilitation results in a gain in wetland function but does not result in a gain in wetland area. The area
already meets wetland criteria, but hydrological processes have been altered. Rehabilitation involves
restoring historic hydrologic processes. Example activities could involve breaching a dike to reconnect
wetlands to a floodplain or return tidal influence to a wetland.

2. Creation (Establishment): The manipulation of the physical, chemical, or biological characteristics of a site to
develop a wetland on an upland where a wetland did not previously exist. Establishment results in a gain in
wetland area and functions. An example activity could involve excavation of upland soils to elevations that will
produce a wetland hydroperiod and hydric 30|Is by mterceptmq qroundwater and in turn supports the qrovvth of
hydrophytlc plant spemes A With-v v y

a. If a site is not available for wetland restoration to compensate for expected wetland and/or buffer

impacts, the Director may authorize establishment of a wetland and buffer upon demonstration by the
applicant’s qualified professional that:

(1) The hydrology and soil conditions at the proposed mitigation site are conducive for sustaining the
proposed wetland and that establishment of a wetland at the site will not likely cause hydrologic
problems elsewhere;

(2) Adjacent land uses and site conditions do not jeopardize the viability of the proposed wetland and
buffer (e.g., due to the presence of invasive plants or noxious weeds, stormwater runoff, noise, light, or
other impacts); and

(3) The proposed wetland and buffer will eventually be self-sustaining with little or no long-term
maintenance.

(4) The proposed wetland would not be established at the cost of another high-functioning habitat (i.e.,
ecologically important uplands).

3. Preservation (Protection/Maintenance): The removal of a threat to, or preventing the decline of, wetlands by
an action in or near those wetlands. This term includes activities commonly associated with the protection and
maintenance of wetlands through the implementation of appropriate legal and physical mechanisms such as
recording conservation easements and providing structural protection like fences and signs. Preservation does
not result in a gain of aquatic resource area or functions but may result in a gain in functions over the long term.
Preservation of a wetland and associated buffer can be used only if:

a. The Director determines that the proposed preservation is the best mitigation option;

b. The proposed preservation site is under threat of undesirable ecological change due to permitted,
planned, or likely actions that will not be adequately mitigated under existing regulations;

c. The area proposed for preservation is of high quality or critical for the health and ecological
sustainability of the watershed or sub-basin. Some of the following features may be indicative of high-

quality sites:
(1) Category 1 or Il wetland rating (per TMC 13.11.310.B).

(2) Rare or irreplaceable wetland type (e.g, peatlands, mature forested wetland, estuaries) or aquatic
habitat that is rare or a limited resource in the area.

(3) The presence of habitat for threatened or endangered species (state, federal, or both).

(4) Provides biological and/or hydrological connectivity to other habitats.

(5) Priority sites identified in an adopted watershed plan.

apprepna%emﬁepeqememermr The manlpulatlon of the phvswal chemlcal or bIO|OC]ICB.| characterlstlcs of a




wetland to heighten, intensify, or improve specific wetland function(s). Enhancement is undertaken for
specified purposes such as water quality improvement, flood water retention, or wildlife habitat. Enhancement
results in the gain of selected wetland function(s) but may also lead to a decline in other wetland function(s).
Enhancement does not result in a gain in wetland area. Enhancement activities could include planting
vegetation, controlling non-native or invasive species, and modifying site elevations to alter hydroperiods in
existing wetlands.

Applicants proposing to enhance wetlands and/or associated buffers shall demonstrate how the proposed
enhancement will increase the wetland and/or buffer functions, how this increase in function will adequately
compensate for the impacts, and how existing wetland functions at the mitigation site will be protected.

D. Mitigation ratios.

1. The ratios contained within Table 45 shall apply when direct wetland impacts are proposed. Other types of
impacts (e.g., long-term temporary, conversions) shall be mitigated using the recommended ratios in Wetland
Mitigation in Washington State — Part 1: Agency Policies and Guidance (Version 2) (Ecology Publication
21_06_0030ra5revi3ed) Creation—Re-establishment Rehabilitation—and-Enhancemen ompensator,

mitigation-

2. Impacts to wetland buffers shall be mitigated at a minimum ratio of one-to-one (1:1). Compensatory buffer
mitigation shall replace those buffer functions lost from development.

23. Increased replacement ratios. The Director may increase the-compensatory wetland or buffer mitigation
ratios under the following circumstances:

a. Uncertainty exists as to the probable success of the proposed restoration or creation;
b. A significant period of time will elapse between impact and replication of wetland functions;

c. Proposed mitigation will result in a lower category wetland or reduced function relative to the wetland
being impacted; or

d. The impact was an unauthorized impact.



Table 45. Wetland Mitigation Ratios forprejects-in-Western-\Washington-that-do-net-alter-the-hydro-

geomorphic setting-of the site***
Category and Re-establishment or Rehabilitation 1:1 Re-establishment | Enhancement enly
Type of Wetland | Creation or-Creation{(R/C)
and-Enhancement
(E) Preservation
All Category IV 1.5:1 3:1 A RICand 2.1 E6:1 | 6:1
Al Category Il | 2:1 | 41 | L1R/Cand2:1E8:L | 8:1
Category 11 Case-by-ease | 4rchabilitationof Cose-byrecose Limited circumstances
Estuarine establishment only) aR-CstarAe (Case-by-case)
wetlandC |
Category 1l 3:1 (re-establishment | 6:14:1-compensation | 12:11:1R/Cand-2:2 | Not considered an
Coastal only)2:% has-to-be-interdunal E option8:1
lagoonCategery-H | Compensation-hasto
Interdunal be-interdunalwetland
All other 3:1 68:1 11 R/Cand 41 12:1
Category 11 E12:1
Category | 6:1 12:1 L1 R/Cand 24:1
Forested 10:1 E24:1
Category | based | 4:1 8:1 L1 R/ICand-6:1 16:1
on score for El6:1
functions
Category | Notconsidered Consult with WA Case-by-ease Consult with WA
Natural-Heritage | possibleConsult with | DNR6&:2 DNRGCase-by-case
siteWetlands of WA DNR
High
Conservation
Value
Category | Not-considered 86:1 16:1Case-by-case Case-by-casel 0!
Coastal lagoon possibled:1 (re- considered an option
establishment only)
Category | Bog Not considered 6:2Not considered Cose-byease Case-by-caseNot
possible possible considered possible
Category | Case-by-casesd:1 (re- | 68:1 Cose-byease Limited circumstances
Estuarine establishment only) (Case-by-case)




Notes:

1. Ratios for rehabilitation, preservation, and enhancement may be reduced when combined with 1:1 replacement
through re-establishment or creation, in accordance with Wetland Mitigation in Washington State — Part 1: Agency
Policies and Guidance (Version 2) (Ecology Publication 21.06-003 or as revised).

2. Preservation sites must meet the criteria listed in TMC 13.10.340.C.3.

E. Compensatory Mitigation Plan Requirements.

When a project involves wetland or buffer impacts, a compensatory mitigation report shall be required, meeting the
following minimum standards:

1. Preparation by qualified professional\Wetland-Speciatist. A compensatory mitigation report for wetland or
buffer impacts shall be prepared by a qualified professionaletland-Specialist as specified in 13.01.110.QW.

2. A Wetland Delineation Report must accompany or be included in the compensatory mitigation report.

(Ord. 28230 Ex. F; passed Jul. 22, 2014: Ord. 28109 EX. O; passed Dec. 4, 2012: Ord. 28070 Ex. B; passed May 8,
2012: Ord. 27431 § 33; passed Nov. 15, 2005)

13.11.350 Repealed by Ord. 28070.° Wetland Mitigation Requirements.

(Ord. 28070 Ex. B; passed May 8, 2012: Ord. 27728 Ex. A; passed Jul. 1, 2008: Ord. 27431 § 34; passed Nov. 15,
2005: Ord. 27294 § 2; passed Nov. 16, 2004)

13.11.360 Repealed by Ord. 27728. Bonds.
(Ord. 27728 Ex. A; passed Jul. 1, 2008:. 27431 § 35; passed Nov. 15, 2005: Ord. 27294 § 2; passed Nov. 16, 2004)

13.11.400 Streams and Riparian Habitats.

The 400 section contains the regulations for streams, a type of Fish and Wildlife Habitat Conservation Area per
WAC 365-190-130, including the following:

13.11.410 Stream Classification.

13.11.420 Stream Buffers.

13.11.430 Stream Buffer Modification.
13.11.440 Stream Standards.

13.11.450 Stream Mitigation Requirements.

(Ord. 28070 Ex. B; passed May 8, 2012: Ord. 27431 § 36; passed Nov. 15, 2005: Ord. 27294 § 2; passed Nov. 16,
2004)

% See 13.11.340 Wetland Mitigation Requirements



13.11.410 Stream Classification.

A. Streams shall be generally classified in accordance with the Washington State Water Typing System set forth in
WAC 222-16-030 to describe Type “S,” “F,” “Np” and “Ns” streams. Additional criteria typing for <
and-“Ns1” and “Ns2” streams are included within this section.

General-deseriptions-of the-water typing-system-areWater types are classified as follows:

1. Type “S” wWaters include streams and waterbodles that are deslqnated shorellnes of the state” as defined in
chapter9058030RCW mean M , within-the vidth_inven horeline

2. Type “F” wWaters include streams and waterbodies that are known to be used by fish, or meet the physical
crlterla to be potentially used by fish. Fish streams mav or mav not have flowmq water aII vear thev may be

3. Type “Np” Wwaters include streams that have flow year-round and may have spatially intermittent dry
reaches downstream of perennial flow. Type Np streams do not meet the physical criteria of a Type F stream.
This also includes streams that have been proven not to contaln fISh usmq methods descrlbed in Forest Practices
Board Manual Sectlon 13

4. Type “Ns” wWaters include streams that do not have surface flow during at least some portion of the year,

and do not meet the phvslcal criteria of a Tvpe F stream. mean&atksegmentse#na&wakm&epswthmthe

ater “Nsl” Wwaters must be physmally
connected by an above ground channel system to Type F, or Np Waters. “Ns2” Wwaters may not be physically
connected by an above ground channel system to Type, F, or Np Waters.

B. Streams of Local Significance are known to contain salmon, steelhead, and/or bull trout and include the
following:

1. Puyallup River
2. Hylebos Creek
3. Puget Creek

4. Wapato Creek
5. Swan Creek

(Ord. 28070 Ex. B; passed May 8, 2012: Ord. 27728 Ex. A; passed Jul. 1, 2008: Ord. 27431 § 37; passed Nov. 15,
2005: Ord. 27294 § 2; passed Nov. 16, 2004)

13.11.420 Stream Buffers.
A. General.

A buffer area shall be provided for all uses and activities adjacent to a stream to protect the integrity and function of
the stream. Buffers adjacent to streams are important because they help to stabilize soils, prevent erosion, act as
filters for pollutants, enhance wildlife diversity, and support and protect plants and wildlife. The buffer shall be



measured horizontally from the edge of the ordinary high water mark. \When a channel migration zone is present, the
stream buffer area width shall be measured from the outer edge of the channel migration zone.

B. Minimum Requirement.

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

Table 56. Stream Types
Stream Type Buffer (feet)
Type S er-Streams-of-local-significanee 150
Streams of Local Significance 200
Type F1 (SalmenidsFish) 150
Type-F2-(Non-Salmenids) ——100
Type Np (Non--fish Perennial) 100
Type Nsl (Non-fish Seasonal; cGonnected 10045
to S, F, or Np)
Type Ns2 (Non-fish Seasonal; Nnot 25100
connected to S, F, or Np)

Streams-of-local-significance

2. The buffer widths in Table 5 presume the buffer is densely vegetated with a native plant community
appropriate for the ecoregion, consisting of an average of 80 percent native cover composed of trees, shrubs and
groundcover plants. If the existing buffer is sparsely vegetated or vegetated with invasive species, the buffer
must be enhanced, monitored, and maintained through an approved mitigation plan per TMC 13.11.270.J.

(Ord. 28070 Ex. B; passed May 8, 2012: Ord. 27728 Ex. A; passed Jul. 1, 2008: Ord. 27431 § 38; passed Nov. 15,
2005: Ord. 27294 § 2; passed Nov. 16, 2004)

13.11.430 Stream Buffer Modification.
A. Stream Buffer Increase.

The required buffer widths shall be increased as follows;

12. When the frequently flooded area exceeds the streamrecommended buffer width, the buffer area may extend
to the outer edge of the frequently flooded area, where appropriate;

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

35. When the habitat area is within an erosion or landslide area, or buffer, the buffer area width shall be the
recommended distancewidth based on stream type, or extend to the edge ofr the erosion or landslide hazard area
(see TMC 13.11.720.A.) or buffer, whichever is greater.




B. Stream Buffer Averaging-and-Reduetion.

The Director may allow the recommended stream buffer width to be averaged or reduced in accordance with a
stream habitat analysis report only if:

1. The stream buffer areas that are reduced through buffer averaging will not reduce stream or habitat functions,
including those of nonfish habitat;

2. The stream buffer areas that are reduced will not degrade the habitat, including habitat for anadromous fish;

3. The total area contained in the stream buffer of each stream on the development proposal site is not
decreased;

4. The recommended stream buffer width is not reduced by more than twenty-five (25%) percent in any one
location;

5. The stream buffer areas that are reduced will not be located within another critical area or associated buffer;
and

6. The stream buffer areas that are reduced and required mitigation are supported by best available science.

7. When averaging the stream buffer, the proposal will provide additional habitat protection by including more
highly functioning areas and reducing the buffer only in the low functioning areas.

(Ord. 28109 Ex. O; passed Dec. 4, 2012: Ord. 28070 Ex. B; passed May 8, 2012: Ord. 27431 § 39; passed Nov. 15,
2005: Ord. 27294 § 2; passed Nov. 16, 2004)

13.11.440 Stream Standards.

A. Type F%, F2-Np, and Ns1, and Ns2 streams may be relocated or placed in culverts provided it can be
demonstrated that:

1. There is no other feasible alternative route with less impact on the environment;

2. Existing location of the stream would prevent a reasonable economic use of the property;
3. No significant habitat area will be destroyed;

4. The crossing minimizes interruption of downstream movement of wood and gravel,

5. The new channel or culvert is designed and installed to allow passage of fish inhabiting or using the stream
and complies with WDFW requirements;

6. The channel or culvert also complies with the City of Tacoma current Stormwater Management Manual ;-

7. The applicant will, at all times, keep the channel or culvert free of debris and sediment to allow free passage
of water and fish;

8. Roads in riparian habitat areas or buffers shall not run parallel to the water body;
9. Crossing, where necessary, shall only occur as near to perpendicular with the water body as possible;

10. Road bridges are designed according to 2013 Washington Department of Fish and Wildlife Water Crossing
Design Guidelines, and the National Marine Fisheries Service Guidelines for Salmonid Passage at Stream
Crossing, 2000.

(Ord. 28336 Ex. C; passed Dec. 1, 2015: Ord. 28335 Ex. A; passed Dec. 1, 2015: Ord. 28070 Ex. B; passed May 8,
2012: Ord. 27431 § 40; passed Nov. 15, 2005)



13.11.450 Stream Mitigation Requirements.

All proposed alterations in the buffer of a stream shall be in accordance with the standards for the applicable wetland
category, where riparian wetland exists.

In the event stream corridor alterations or relocations, as specified above, are allowed, the applicant shall submit an
alteration or relocation plan prepared in association with a qualified professional with expertise in this area. In
addition to the general mitigation plan standards, the plan shall address the following information:

1. Creation of natural meander patterns and gentle side slope formations;

2. Creation of narrow sub channel, where feasible, against the south or west bank;
3. Provisions for the use of native vegetation;

4. Creation, restoration or enhancement of fish spawning and nesting areas;

5. The proposed reuse of the prior stream channel;

6. Provision of a qualified consultant, approved by the City, to supervise work to completion and to provide a
written report to the Director stating the new channel complies with the provisions of this chapter; and

7. When streambank stabilization is necessary, bioengineering or soft armoring techniques are required, where
possible.

The Washington Department of Fish and Wildlife has authority over all projects in State Waters which impact fish.
Construction in State Waters is governed by Chapter 75.20 RCW, Construction Projects in State Waters.

(Ord. 28109 Ex. O; passed Dec. 4, 2012: Ord. 28070 Ex. B; passed May 8, 2012: Ord. 27728 Ex. A; passed Jul. 1,
2008: Ord. 27431 § 41; passed Nov. 15, 2005)

13.11.500 Fish and Wildlife Habitat Conservation Areas (FWHCAS).

The 500 section contains the regulations for fish and wildlife habitat conservation areas (FWHCAS), including the
following:

13.11.510 Classification.

13.11.520 Standards.

13.11.530 Repealed.

13.11.540 Repealed.

13.11.550 FWHCA Modification.

13.11.560 FWHCA Biodiversity Area and Corridor Mitigation.
13.11.580 Repealed.

(Ord. 28518 Ex. 5; passed Jun. 26, 2018: Ord. 28230 Ex. F; passed Jul. 22, 2014: Ord. 28070 Ex. B; passed May 8,
2012: Ord. 27728 Ex. A, passed Jul. 1, 2008: Ord. 27431 § 42; passed Nov. 15, 2005: Ord. 27294 § 2; passed
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13.11.510 Classification.

A. Fish and Wildlife Habitat Conservation Areas are areas identified as being of critical importance to the
maintenance of fish and wildlife species. All Fish and Wildlife Habitat Conservation Areas (FWHCAS) are hereby
designated as Critical Areas subject to the provisions of this Chapter, except for Shorelines of the State that are
managed under the City’s Shoreline Master Program. FWHCAs may also include other Critical Areas such as
Geologically Hazardous Areas, Stream Corridors, Wetlands, and these Critical Areas’ associative buffers.

B. The City seeks to identify and map the location of FWHCAs taking into account Washington Department of Fish
and Wildlife (WDFW) mapping and other sources of information. However, WDFW and City maps are not
complete and other areas meeting the definition will be included.

Fish and Wildlife Habitat Conservation Areas (FWHCAS) include:



1. Lands and waters containing Sstate Priority Habitats and Species. Priority Hhabitat and Sspecies are
classified by WDFW and are documented in the WDFW Priority Habitats and Species List (as amended).
Additional criteria for classifying areas as Biodiversity Area and Oregon White Oak Habitat are provided
below.

ab. In classifying an area as a Biodiversity Area-orCorridor, the city will assess the functions and values of
the existing habitat in the context of adjacent properties and the collective ecosystem services. An area
which is already developed with legally established, pre-existing uses which serve to eliminate or greatly
reduce the propensity of wildlife to use the area as habitat era-corrider-will not be classified as a
Biodiversity Area-er-Cerrider. The following will be considered:

(1) The presence of rare or uncommon plant species and associations designated by the City or
identified by federal and state agencies such as the Department of Natural Resources Heritage
Program.

(2) The presence of a vertically diverse assemblage of native vegetation containing multipley layers of
vegetation such as herbaceous, shrub, and tree canopy layers, snags, or downed wood, and/or areas that
are horizontally diverse with a mosaic of habitats and microhabitats. Native vegetation should be
dominant (for example, more than half of the total vegetation present based on percentage of cover at

each layer).
(3) The Biodiversity Area/Corridor shall be a minimum size of two acres.

(4) The needs and requirements of species known or likely to occur must be considered as well as the
ability of the habitat to provide wildlife access or movement.

(5) The following developments or uses may be considered as an elimination or significant reduction
in the ability of an area to serve as a corridor for wildlife use. The permanence and extent of the use or
development shall be considered.

(a) Multilane paved road(s) with two or more travel lanes in each direction and their maintained
rights-of-way.

(b) Permanent wildlife-impassible fence(s) and other permanent barriers that prevent wildlife
movement.



(c) Areas where legally established structures and impervious surfaces are present for more than
65% of the area.

(6) The following are examples of uses that may not reduce or eliminate the use of the area by wildlife
or as a corridor.

(a) Gravel road(s) and driveways
(b) Trails used for passive recreation
(c) Wildlife-passible fence(s)
(d) Unmaintained rights-of-way
be. In classifying priority Oregon White Oak (OWOQ) Habitat, the following will be considered:

(1) Priority OWO Woodlands/Stands. Stands of Oregon white oak or oak/conifer/native tree
associations where the stand has at least three live oak trees of 6-inch minimum diameter, located
within 118 feet of each other, and as determined using the procedure in Appendix 1 of WDFW
Best management practices for mitigating impacts to Oregon white oak habitat, dated January 2,
2024 (or as revised in updated guidance).

(a) OWO woodlands/stands can be interrupted by development features that significantly reduce
the connectivity of the woodland/stand such as:

(i) Multilane paved road(s) with two or more travel lanes in each direction and their
maintained rights-of-way.

(ii) Areas where legally established structures and impervious surfaces are present for more
than 65% of the area.

(2) Individual OWO trees having a diameter at breast height (DBH) of 6 inches or more.

2. Natural ponds under 20 acres and their submerged aquatic beds that provide critical fish or wildlife habitat.

3. Waters of the State, which are defined in WAC Title 222, Forest Practices Rules and Regulations. Waters of
the State must be classified using the system in WAC 222-16-030. In classifying waters of the state as
FWHCAs the following may be considered:

(a) Species present which are endangered, threatened, sensitive, or priority;

(b) Species present which are sensitive to habitat manipulation;

(c) Historic presence of priority species;

(d) Existing surrounding land uses that are incompatible with salmonid habitat;
(e) Presence and size of riparian ecosystem;

(f) Existing water rights; and

(9) The intermittent nature of some of the higher classes of Waters of the State.

4. Lakes, ponds, streams and rivers planted with game fish, including those planted under the auspices of a
federal, state, local, or tribal program and waters which support priority fish species as identified by the
Washington Department of Fish and Wildlife.

5. Areas with which State or Federally designated endangered, threatened, and sensitive species have a primary
association.

6. Habitats and species of local importance that have been identified as sensitive to habitat manipulation. Areas
identified must represent either high-quality native habitat or habitat that has a high potential to recover and is
of limited availability, highly vulnerable to alteration, or provides landscape connectivity that contributes to the
integrity of the surrounding landscape. In designating habitat and species of local importance, the following
characteristics will be considered:

(a) Local population of native species that are in danger of extirpation or vulnerable and in decline.



(b) The species or habitat has recreation, tribal, or other special value.

(c) Long-term persistence of the species is dependent on protection, maintenance, or restoration of
nominated habitat.

(d) Protection by other county, state, or federal policies and laws is not adequate to prevent degradation of
the species or habitat.

(e) Without protection, there is a likelihood that the species or habitat will be diminished over the long
term.

7. Area-criticalfor-habitat-connectivityHabitat Corridors, which are relatively undisturbed areas and unbroken

tracts of vegetation that connect Biodiversity Areas, other Priority Habitat, and Critical Areas. Habitat corridors
may -includeing -Open Space Corridors. designated-in-the-City’s-comprehensiveplan:
8. State natural area preserves and natural resource conservation areas.

(Ord. 28518 Ex. 5; passed Jun. 26, 2018: Ord. 28230 Ex. F; passed Jul. 22, 2014: Ord. 28070 Ex. B; passed May 8,

2012: Ord. 27728 Ex. A, passed Jul. 1, 2008: Ord. 27431 § 43; passed Nov. 15, 2005: Ord. 27294 § 2; passed
Nov. 16, 2004)

13.11.520 Standards.
A. General Standards.

1. No development, including temporary clearing and grading, shall be allowed within a Fish and Wildlife
Habitat Conservation Area with which state or federally endangered, threatened or sensitive species have a
primary association without approval from the City of Tacoma and/er WDFW.

2. Preservation of FWHCASs are necessary to improve the likelihood that species will survive and or reproduce.
Alteration of FWHCAs may reduce this likelihood. Activities allowed in FWHCAs shall be consistent with the
species located there and all applicable state and federal regulations regarding that species. In determining
allowable activities for FWHCASs that are known or that become known, the provisions of the Washington State
Hydraulic Code, WDFW’s Management Recommendations for Washington Priority Habitats and Species, best
available science, and recommendations by other state or federal agencies with expertise for the species or
habitat shall be reviewed. Development in these areas shall be in accordance with the requirements of the
underlying zone, -and any overlapping critical area classification, and the modification allowances in TMC
13.11.550.

3. In accordance with TMC 13.11.160.B., where a designated FWHCA geographically coincides with another
critical area, all appropriate critical area standards and associated buffer/management area/ges-setback
requirements shall apply as described within this Chapter.

4. Condition.

a. The following developments or uses may be considered as an elimination or significant reduction in the
ability of an area to serve as a biodiversity area or habitat corridor for wildlife use. The permanence and
extent of the use or development shall be considered.

(1) Multilane paved road(s) with two or more travel lanes in each direction and their maintained rights-
of-way.

(2) Permanent wildlife-impassible fence(s) and other permanent barriers that prevent wildlife
movement.

(3) Areas where legally established structures and impervious surfaces are present for more than 65%
of the area.

(4) Open Space Corridors that have significant development designated for recreation activities that
would conflict with wildlife presence or access.

b. The following are examples of uses that may not reduce or eliminate the use of the area by wildlife or as
a corridor.




(1) Gravel road(s) and driveways

(2) Trails used for passive recreation
(3) Wildlife-passible fence(s)

(4) Unmaintained rights-of-way

B. FWHCA Management Areas Standards.

1. FWHCA management areas are used to protect and manage activities in or adjacent to areas with a specific
priority species. The location and dimensions of FWHCA Management Areas are dependent on the species and
habitat and as defined by specific management recommendations established by the Washington Department of
Fish and Wildlife and/or other state/federal agencies. While the standards for protection are species specific and
established by other agencies, the FWHCA Management Areas remain subject to all applicable standards of this
chapter.

If a proposal meets the standards of this chapter and demonstrates that they are meeting the management
recommendations for the priority species and their management area, then a separate Critical Area permit may
not be necessary (See TMC 13.11.190.D).

2. Typical standards may include seasonal restrictions for activities and required buffer widths from nesting
sites. A Habitat Management Plan approved by WDFW may be required.

C. Biodiversity Areas-ang-Gorriders Standards.

1. In managing Biodiversity Areas-ang-Gorridors, the intent is to maintain rare and uncommon plant species and
associations,-and large patches dominated byef -native vegetation that provide habitat and general ecological
services, and connecting corridors for animal movement-as-weH-as-general-ecelogical-services. Preservation of

Biodiversity Areas and-Corriders-is necessary to minimize the impacts of development to wildlife and conserve
the City’s most diverse areas. The following standards apply:

a. Preserve existing native vegetation on the site to the maximum feasible extent, prioritizing the most
valuable and sensitive environmental assets by developing the least impactful area.

b. Maintain biodiversity functions to prevent habitat degradation and fragmentation and preserve habitat for
priority and common urban species, as supported by the Best Available Science.

c. The applicant shall avoid all actions that degrade the functions and values of a Biodiversity Area-and
Cerridor. When impacts cannot be avoided, they should be minimized and mitigated by limiting overall
vegetation clearance, maintaining corridors, protecting the most sensitive environmental features, and
clustering development that does occur.

D. Oregon White Oak Habitat Standards.

1. The protected area of an OWO woodland/stand is determined by a polygon connecting the outer limits of the
critical root zone or canopy coverage used in the calculation in TMC 13.11.510.B.1.b(1), whichever is greater.

2. The protected area of individual OWO trees is the critical root zone or the extent of canopy, whichever is
greater.

E. Habitat Corridor Standards.

1. The following habitats shall be considered for connection within 300 feet of the subject habitat feature (e.g.,
wetland, stream, Biodiversity Area, etc.):

a. A legally protected, relatively undisturbed and vegetated area (e.g., Priority Habitats, compensatory
mitigation sites, wildlife areas/refuges, national, county, and state parks where they have management plans
with identified areas designated as Natural, Natural Forest, or Natural Area Preserve), or

b. An area that is the site of a Watershed Project identified within, and fully consistent with, a Watershed
Plan as defined by RCW 89-08-460, or




c. An area where development is prohibited according to the provisions of the local shoreline master
program, or

d. An area with equivalent habitat quality that has conservation status in perpetuity, in consultation with
WDFW, or

e. Other critical areas, including but not limited to wetlands, riparian areas, and FWHCASs, or
f. Areas that meet the habitat corridor definition in TMC 13.01.100.H.

2. The standard habitat corridor width is 100 feet or more.

(Ord. 28518 Ex. 5; passed Jun. 26, 2018: Ord. 27728 Ex. A; passed Jul. 1, 2008: Ord. 27431 § 44; passed Nov. 15,
2005: Ord. 27294 § 2; passed Nov. 16, 2004)

13.11.530 Repealed by Ord. 28230. FWHCA'’s Shoreline — Marine Buffers.

(Repealed by Ord. 28230 Ex. F; passed Jul. 22, 2014: Ord. 27728 Ex. A; passed Jul. 1, 2008: Ord. 27431 § 45;
passed Nov. 15, 2005)

13.11.540 Repealed by Ord. 28230. FWHCA’s Marine Buffer Modifications.
(Repealed by Ord. 28230 Ex. F; passed Jul. 22, 2014: Ord. 27728 Ex. A, passed Jul. 1, 2008)

13.11.550 FWHCA Modification.

A. All proposed modification in a FWHCA shall be in accordance with the standards of this Chapter, except where
allowed through 13.11.200 or 13.11.210.

B. Modification and mitigation will comply with applicable General Standards of TMC 13.11.250 and mitigation
requirements specified in 13.11.270, including, but not limited to, mitigation sequencing, mitigation plan
requirements, monitoring and bonding.

C. Where a designated FWHCA geographically coincides with another Critical Area, modification and mitigation
will comply with applicable requirements described within this chapter for each type of critical area and/or as
recommended by state or federal agencies.

D. Habitat Management Plan.

If the critical area review process as described in this chapter (13.11.190) determines that the proposed project will
adversely impact a FWHCA, a Habitat Management Plan shall be prepared as part of a development proposal, the
following standards shall apply.

1. The Habitat Management Plan shall be prepared in coordination with the WDFW or federal agencies where
appropriate and by a qualified professional. The professional must have an education and professional work
experience relevant to the species and habitat being evaluated (See TMC 13.01.110 Qualified Professional).

2. The Habitat Management Plan may be included as part of a larger critical areas report and shall include all
applicable requirements as listed in TMC 13.11.230 and, at a minimum, the following:

a. Analysis and discussion on the project’s effects on the FWHCA,;

b. An assessment and discussion on special management recommendations which have been developed for
species or habitat located on the site by any federal or state agency;

c. A discussion of mitigation sequencing and proposed mitigation measures which could avoid or minimize
impacts;

d. Assessment and evaluation of the effectiveness of mitigation measures proposed; and

e. Assessment and evaluation of ongoing management practices which will protect the FWHCA after
development of the project site, including proposed monitoring and maintenance programs.



f. For Biodiversity Areas and-Cerridors-a detailed description of vegetation on and adjacent to the project
area is required and may include a surveyed site plan with the specific location and species name of trees
with a 12-inch or greater Diameter at Breast Height (DBH).

E. The following shall apply for proposed modifications within or affecting Biodiversity Areas-and-Corriders.

1. In determining which areas are least sensitive to development impacts, the following criteria shall apply:

a. A minimum of 65% of the Biodiversity Area and-Cerridor-area shall be left in an undisturbed natural
vegetated state. The undisturbed area set aside shall contain all other Priority Habitats, Priority Species, and
Critical Areas and Buffers that may be present, per applicable standards.

(1) Legally created existing parcels 5,000 square feet in size or smaller must maintain an minimum of
40% of the Biodiversity Area and-Gerrider-in an undisturbed natural vegetated state.

b. A contiguous Biediversity-Habitat Corridor with a width of 300-feet shall be retained connecting onsite
and offsite Priority Habitats and Critical Areas including shorelines, as well as significant trees per the
definition below. The minimum 300 feet shall be a contiguous area that enters and exits the property.

(1) Where a legally created existing parcel cannot accommodate the 300 foot width corridor due to
parcel size or configuration, then the maximum feasible width shall be provided in conjunction with
maintaining the designated minimum undisturbed gross site area for the size of parcel.

(2) Habitat corridor connections may be required to be wider when additional width is supported by the
Best Available Science to support the function and values of species or habitat present.

c. Retain exceptional trees, significant tree groves, and rare or uncommon plant species or habitat types as

identified by the City or by state or federal agencies. Conifers-and-Madrone-are-considered-exceptional
trees:

(1) Significant tree groves. Significant tree groves means a group of 8 or more trees 12- inches
diameter or greater that form a continuous canopy. Trees that are less than 12-inch in diameter that are
part of a grove’s continuous canopy are also considered to be exeeptional-significant and cannot be
removed if their removal may damage the health of the grove. Street trees shall not be included in
determining whether a group of trees is a grove.

(2) Retain exceptional trees. "Exceptional tree™ means a tree or group of trees that because of its
unique historical, ecological, or aesthetic value constitutes an important community resource, and is
determined as such by the Director according to standards and procedures promulgated by the
Department of Planning and Development. Conifers greater than 30 inches DBH, and Madrone greater
than 12 inches DBH are considered exceptional trees.

d. Development must be clustered and located in the least sensitive areas and must use Low Impact
Development practices where feasible.

2. Proposals that meet the minimum standards in 1 above may be reviewed under a Minor Development permit.
See TMC 13.11.220.B.2. Other proposals will require review under a Development Permit and must also
demonstrate the following:

a. The project cannot meet the minimum standards in 1 above due to site constraints such as parcel size or
other physical conditions and the inability is not the result a self-created hardship.

3. In planning the development of the site, consideration shall also be given to ongoing and future management
needs such as vegetation maintenance, generally favoring setting aside a large, connected, contiguous areas as
feasible.

4. Buffer Averaging or reduction as described within section-FMC-13.11.250-D; TMC 13.11.330, and TMC
13.11.430 for wetlands and streams can be utilized to average or reduce portions of buffers to accommodate
development.

a. The standards for preservation of 65% of the gross site area and minimum 300 foot corridor width still
apply.



5. Habitat Corridor width averaging. The width of the corridor may be averaged to allow for reasonable use of
the property when the following are met:

a. The averaged corridor width will not result in degradation of the Biediversity-Habitat Corridor or its
ability to facilitate wildlife movement;

b. The corridor width is increased adjacent to the high-functioning or more sensitive areas and decreased
adjacent to lower-functioning or less sensitive portion;

c. The corridor at its narrowest point is never less than % of the required width; and
d. The total area of the corridor is equal to the area required without averaging.

F. For proposed modifications to Oregon White Oak Habitat, WDFW management recommendations shall apply.
Alternative mitigation may be considered on a case-by-case basis only after it has been demonstrated that
compliance with the best available science and applicable guidance issued by WDFW is infeasible.

GF. Innovative mitigation per TMC 13.11.270.LM.

When the project cannot meet the minimum standards of this section or the project proponent can demonstrate that a
different method will achieve equivalent or better protections for the critical area, it will be reviewed per the
standards in 13.11.270.LM.

HG. Protection covenant such as a conservation easement shall be recorded with Pierce County Assessor’s Office
for critical areas that are identified as part of the review process per 13.11.280 (Conditions, Notice on Title, and
Appeals).

1H. If mitigation is performed off-site, a conservation easement or other legal document must be provided to the City
to ensure that the party responsible for the maintenance and monitoring of the mitigation has access and the right to
perform these activities.

(Ord. 28906 Ex. D; passed Aug. 15, 2023: Ord. 28518 Ex. 5; passed Jun. 26, 2018: Ord. 28230 Ex. F; passed Jul. 22,
2014: Ord. 28109 Ex. O; passed Dec. 4, 2012: Ord. 27728 Ex. A; passed Jul. 1, 2008)

13.11.560 Biodiversity Area and-CorridorMitigation Requirements.

A. Mitigation must compensate for the adverse impacts and achieve equivalent or higher ecological functions
including, vegetation diversity and habitat complexity and connectivity.

B. Enhancement or Restoration requires the following ratios:

Onsite Mitigation Offsite Mitigation
1.5:1 Enhancement or Restoration 3:1 Enhancement or Restoration
Exceptional trees = 2:1 Exceptional trees = 4:1

C. The protection covenant or conservation easement recorded with Pierce County Assessor’s Office shall include
all mitigation areas including those located off-site.

D. The following shall be incorporated to minimize disturbance:
1. Minimize light disturbance by directing lights away from critical areas.
2. Place activities that generate noise furthest from critical areas.

3. Limit disturbance from humans and pets with “impenetrable” natural vegetation between the development
and critical areas.

4. Design infrastructure to minimize impacts through such steps as designing narrower streets or integrating
LID approaches.

5. Seasonal restriction of construction activities.

(Repealed and reenacted by Ord. 28518 EX. 5; passed June 26, 2018: Ord. 28109 Ex. O; passed Dec. 4, 2012:
Ord. 27728 Ex. A; passed Jul. 1, 2008)



13.11.580 Repealed by Ord. 28070. Habitat Zones.
(Ord. 28070 Ex. B; passed May 8, 2012: Ord. 27728 Ex. A; passed Jul. 1, 2008)

13.11.600 Flood Hazard Areas.

The 600 section contains the regulations for flood hazard areas, including the following:

13.11.610 Classification.

13.11.620 Standards.

13.11.630 Repealed.

13.11.640 General Development Standards.

(Ord. 28070 Ex. B; passed May 8, 2012: Ord. 27431 § 46; passed Nov. 15, 2005: Ord. 27294 § 2; passed Nov. 16,
2004)

13.11.610 Classification.

Classifications of flood hazard areas shall be consistent with the most recent official map of the Federal Insurance
Administration that delineates areas of special flood hazards and includes the risk premium zones applicable to the
City or as determined by the FIA. Also known as “flood insurance rate map” or “FIRM.”

Where the flood insurance map and studies do not provide adequate information, the City, through Planning and
Development Services, shall consider and interpret information produced by the Army Corps of Engineers, Natural
Resource Conservation Service, Department of Housing and Urban Development, or any other qualified person or
agency to determine the location of Flood Hazard Areas and Coastal High Hazard Areas.

(Ord. 28109 Ex. O; passed Dec. 4, 2012: Ord. 28070 Ex. B; passed May 8, 2012: Ord. 27893 Ex. A, passed Jun. 15,
2010: Ord. 27431 § 47; passed Nov. 15, 2005: Ord. 27294 § 2; passed Nov. 16, 2004)

13.11.620 Standards.

A. All development proposals shall comply with Title 2 Building and Development Code regarding Flood Hazard
and Coastal High Hazard Areas, and Title 12 for general and specific flood hazard protection. Development shall not
reduce the base flood water storage ability. Construction, grading, or other regulated activities which would reduce
the flood water storage ability must be mitigated by creating compensatory storage on- or off-site. Compensatory
storage provided off-site for purposes of mitigating habitat shall comply with all applicable wetland, stream, and fish
and wildlife habitat conservation area requirements. Compensatory storage provided off-site for purposes of
providing flood water storage capacity shall be of similar elevation in the same floodplain as the development.
Compensatory storage is not required in Coastal A and V Zone flood hazard areas or in flood hazard areas with a
mapped floodway but containing no functional salmonid habitat on the site. For sites with functional connection to
salmonid bearing waters that provide a fish accessible pathway during flooding, compensatory storage areas shall be
graded and vegetated to allow fish refugia during flood events and their return to the main channel as floodwater
recede without creating flood stranding risks. Base flood data and flood hazard notes shall be shown on the face of
any recorded plat or site plan, including, but not limited to, base flood elevations, flood protection elevation,
boundary of floodplain, and zero rise floodway.

B. Proposals for development within a floodplain shall comply with the Endangered Species Act (ESA). Floodplain
development shall include an assessment of the impact of the alteration on water quality and aquatic and riparian
habitat. At the discretion of the Director, the assessment may be conducted by City staff under the provisions of
TMC 13.11.190.B. If the PDS Director, or designee, determines that an application is required under TMC
13.11.220 for impacts identified by staff or an applicant provided assessment, the applicable provisions of TMC
13.11.100 and 13.11.200 shall apply. The assessment shall be:

1. Conducted by a qualified professional;

2. Prepared in accordance with Regional Guidance for Floodplain Habitat Assessment and Mitigation, FEMA
Region X, 2010. The assessment shall determine if the project would adversely affect any one or more of the

following:




a. the primary constituent elements identified when a species is listed as threatened or endangered;

b. Essential Fish Habitat designated by the National Marine Fisheries Service;

c. Fish and Wildlife Habitat Conservation Areas;

d. vegetation communities and habitat structures;

e. water quality;
f. water guantity, including flood and low flow depths, volumes and velocities;

g. the river or stream channel's natural planform pattern and migration process, if applicable;

h. spawning substrate, if applicable; and

i. floodplain refugia, if applicable.

C. Projects with adverse effects shall demonstrate compliance with the mitigation sequencing requirements of
13.11.270.F.

D. Critical Facilities. Construction of new critical facilities shall be, to the extent possible, located outside the limits
of the special flood hazard area (SFHA) (100-year floodplain). Construction of new critical facilities shall be
permissible within the SFHA if no feasible alternative site is available. Critical facilities constructed within the
SFHA shall have the lowest floor elevated three feet or more above the level of the base flood elevation (100-year)
at the site or to the height of the 500-year flood, whichever is higher. Access to and from the critical facility should
also be protected to the height utilized above. Floodproofing and sealing measures must be taken to ensure that toxic
substances will not be displaced by or released into floodwaters. Access routes elevated to or above the level of the
base flood elevation shall be provided to all critical facilities to the extent possible.

(Ord. 28906 Ex. D; passed Aug. 15, 2023: Ord. 28070 Ex. B; passed May 8, 2012: Ord. 27431 § 48; passed Nov. 15,
2005: Ord. 27294 § 2; passed Nov. 16, 2004)

13.11.630 Deleted by Ord. 27431. General Development Standards.
(Deleted by Ord. 27431 § 49; passed Nov. 15, 2005: Ord. 27294 § 2; passed Nov. 16, 2004)

13.11.640 General Development Standards.

The owner of any property upon which new development occurs is required to record a Notice on Title according to
Section 13.11.280 if the property contains land with the 100-year floodplain and/or the Riparian Buffer zone, before
a permit may be issued.

Development within a flood hazard area that does not otherwise require a building permit, such as material storage
or building of small accessory structures, must still obtain review and approval prior to development, and is subject
to all applicable regulations including flood, Critical Areas, and Shoreline regulations.

Stormwater and drainage features shall incorporate low impact development techniques that the mimic pre-
development hydrologic conditions, when technically feasible.

(Ord. 28335 Ex. A; passed Dec. 1, 2015: Ord. 28070 Ex. B; passed May 8, 2012)

13.11.700 Geologically Hazardous Areas.

The 700 section contains the general provisions, including the following:

13.11.710 Designation.
13.11.715 Applicability.
13.11.720 Classification.
13.11.730 General Standards.

(Ord. 28518 Ex. 5; passed Jun. 26, 2018: Ord. 27431 § 50; passed Nov. 15, 2005: Ord. 27300 § 3; passed Dec. 14,
2004: Ord. 27294 § 2; passed Nov. 16, 2004)



13.11.710 Designation.

A. Geologically hazardous areas are critical areas susceptible to severe erosion, landslide activity, or other geologic
events.

The more severe hazard areas may not be suitable for placing structures or locating intense activities or uses due to
the inherent threat to public health and safety. VVegetation removal during construction and development on or above
the slope alters surface runoff and groundwater infiltration patterns that can lead to increased slope instability.
Erosion, excavation, or wave action at the toe or base of the slope can also lead to increased slope instability.

B. Designation of Geologically Hazardous Areas. Geologically hazardous areas include areas susceptible to erosion,
sliding, earthquake, or other geological events. Areas susceptible to one or more of the following types of geo-
hazards shall be designated as a geologically hazardous area. Further descriptions of these areas can be found in
TMC 13.11.720.:

1. Erosion hazard,;
2. Landslide hazard,;
3. Seismic hazard,;
4. Mine hazard,;
5. Volcanic hazard; and
6. Tsunami hazard.
(Ord. 27431 § 51, passed Nov. 15, 2005)

13.11.715 Applicability.
Geologically Hazardous Areas are subject to all applicable provisions of this chapter and the following:

A. When the Geologically Hazardous Area, buffer, and/or gee-setback cannot be avoided by locating the
development activity outside of the Geologically Hazardous Area, buffer, and/or setback, the risk to public health
and safety may be minimized by engineering, design, or modified construction practices.

B. When technology cannot reduce the risk to acceptable levels the Geologically Hazardous Area and setback must
be avoided.

C. When other critical areas are present, the standards specific to those critical areas also apply.
(Ord. 28518 Ex. 5; passed Jun. 26, 2018)

13.11.720 Classification.
A. Classification of specific hazard areas.
1. Erosion Hhazard Aareas.

Erosion hazard areas generally consist of areas where the combination of slope and soil type makes the area
susceptible to erosion by water flow, either by precipitation or by water runoff. Concentrated stormwater runoff
is a major cause of erosion and soil loss. Erosion hazard critical areas include the following:

a. Areas with high probability of rapid stream incision, stream bank erosion or coastal erosion, or channel
migration.

b. Areas defined by the Washington Department of Ecology Coastal Zone Atlas as one of the following soil
areas: Class U (Unstable) includes severe erosion hazards and rapid surface runoff areas, Class Uos
(Unstable old slides) includes areas having severe limitations due to slope, Class Urs (Unstable recent
slides), and Class | (Intermediate).

c. Any area characterized by slopes greater than 15 percent; and the following types of geologic units as
defined by draft geologic USGS maps: m (modified land), Af (artificial fill), Qal (alluvium), Qw (wetland



deposits), Qb (beach deposits), Qtf (tide-flat deposits), Qls (landslide deposits), Qmw (mass-wastage
deposits), Qf (fan deposits), Qvr and Qvs series of geologic material types (Vashon recessional outwash
and Steilacoom Gravel), and Qvi (Ice-contact deposits).

d. Slopes steeper than 25% and a vertical relief of 10 or more feet.

e. Areas classified as having severe or very severe erosion potential by the Natural Resources Conservation
Service, United States Department of Agriculture.

2. Landslide Hazard Areas.

Landslide hazard areas are areas potentially subject to landslides based on a combination of geologic,
topographic, and hydrologic factors. They include areas susceptible because of any combination of bedrock,
soil, slope, slope aspect, structure, hydrology, or other factors. Landslide hazard areas are identified as any area
with-al-three-efmeeting the following-characteristics:

a. Any slope area with the combination of the following three characteristics:

(1) Slopes steeper than 1525 percent and a vertical relief of ten (10) or more feet.

(2)b- H|IIS|des mtersectlng geologic contacts tha%eentawrmpem»eable—se%{typmaﬂy—sﬂ%andrelaw

+mpe#meable—se+l&eveﬁamwnh elatlvely permeable sedlmentsens overlvmq a relatlvelv impermeable
sediment or bedrock; and-

(3)e-Springs or groundwater seepage.

be. Any area which has exhibited movement during the Holocene epoch (from 10,000 years ago to present)
or that are underlain or covered by mass wastage debris of that epoch.

ce. Any area potentially unstable due to rapid stream incision stream bank erosion or undercutting by wave
action.

df. Any area located on an alluvial fan presently subject to, or potentially subject to, inundation by debris

flows or catastrophic floodingdepesition-of-stream-transported-sediments.

eg. Any area where the slope is greater than the angle of repose of the soil; that is, the slope relies on
cohesion for stability.

fh. Any shoreline designated or mapped as Class U_(Unstable), Uos_(Unstable old slides), Urs_(Unstable
recent slides), or I (Intermediate) by the Washington Department of Ecology Coastal Zone Atlas.

g. Slopes that are parallel or subparallel to planes of weakness (such as bedding planes, joint systems, and
fault planes) in subsurface materials.

h. Slopes having gradients steeper than 80 percent subject to rockfall during seismic shaking.

i. Any area with a slope of 40 percent or steeper and with a vertical relief of 10 feet or more except areas
composed of bedrock. A slope is delineated by establishing its toe and top and measured by averaging the
inclination over at least 10 feet of vertical relief.

i. Any area within the City mapped by the most up to date Pierce County landslide inventory prepared by
the Washington State Department of Natural Resources (DNR) and LIDAR imagery.

k. Landslide Hazard sub-classifications: Landslide hazard areas shall be classified into categories which
reflect each landslide hazard areas past landslide activity and the potential for future landslide activity
based on an analysis of slope instability. Landslide hazard areas shall be designated as follows:

(1) Active Landslide Areas.

A composite of the active landslides and/or unstable areas, including that portion of the top of slope
and slope face subject to failure and sliding as well as toe of slope areas subject to impact from down
slope run-out, identified and mapped during a geological assessment of a site. An active landslide
hazard area exhibits one or more of the following:




(a) Areas of historical landslide movement on a site which have occurred in the past century
including areas identified on the Washington Department of Ecology Washington State Coastal
Atlas Map as Urs (unstable recent slide).

(b) Any landslide or areas susceptible to landslides as identified in the most up to date Pierce
County landslide inventory by Washington State DNR or as updated.

(c) Unstable areas that exhibit geological and geomorphologic evidence of past slope instability or
landsliding or possess geological indicators (stratigraphy, ground water conditions, etc.), that have
been determined through a geotechnical report to be presently failing or may be subject to future
landslide activity. The impact of the proposed development activities must be considered in
defining the extent of the active areas.

(d) Interim areas are located between areas identified through a geotechnical report as an active
landslide hazard area. Interim areas will be considered part of the active landslide hazard area if
the required top of slope or toe of slope landslide hazard area buffer encompasses the area.

(2) Inactive Landslide Areas.

Areas that have been identified as potential landslide hazard areas, but, through the geological
assessment process per Section 13.11.730.J, meet one of the following conditions:

(a) No indicators exist that indicate the potential for future landslide activity to occur.

(b) A slope stability analysis has indicated that there is no apparent landslide potential.

(c) Adeguate engineering or structural measures have been provided in a geotechnical report that
mitigates the potential for a future landslide to occur as a result of current or past development
activity. The engineering or structural measures must provide a minimum factor of safety of 1.5
static conditions and 1.2 for dynamic conditions. Analysis of dynamic (seismic) conditions shall
be based on a minimum horizontal acceleration as established by the current version of the
International Building Code, or as recommended by the geotechnical engineer based on site
specific conditions that require alternative values. The engineering or structural measures must be
completed, inspected and accepted for the area to be deemed stable. Construction sequencing
recommendations must be provided by the geotechnical professional when a proposed
development will be constructed concurrently with the engineering or structural measures.

(d) A geotechnical report has been prepared and the results of that report indicate that an area is
not a landslide hazard area.

3. Seismic hazard areas.

Seismic hazard areas shall include areas subject to severe risk of damage as a result of seismic induced
settlement, shaking, lateral spreading, surface faulting, slope failure, or soil liquefaction. These conditions occur
in areas underlain by soils of low cohesion or density usually in association with a shallow groundwater table.

4. Mine Hazard Areas.

Mine hazard areas are those areas underlain by or affected by mine workings such as adits, gangways, tunnels,
drifts, or airshafts, and those areas of probable sink holes, gas releases, or subsidence due to mine workings.

Ladorsreundminoodepotoroconi codoburthn b s tie

Note: An underground structure, consisting of a partially completed underground railroad tunnel, exists within
City limits, as defined in the mine hazard areas map. The tunnel was constructed in 1909 and discontinued that
same year due to excessive groundwater flows within the tunnel. The dimensions of the tunnel are presently
unknown, and it was reportedly backfilled with wood, sand, and gravel in 1915.



5. Volcanic Hazard Areas.

Volcanic hazard areas are areas subject to pyroclastic flows, lava flows, debris avalanche, and inundation by
debris flows, lahars, mudflows, or related flooding resulting from volcanic activity. The most likely types of
volcanic hazard within the City are mudflows, lahars, or flooding relating to volcanic activity. The boundaries
of the volcanic hazard areas within the City are shown in the volcanic hazard map.

6. Tsunami hazard areas.

Tsunami hazard areas and seiche waves includeare coastal areas and large lake shoreline areas susceptible to
flooding and inundation as the result of excessive wave action derived from seismic, atmospheric, or other
geologic events. Currently, no specific boundaries have been established in the City limits for this type of
hazard area.

(Ord. 27431 § 52; passed Nov. 15, 2005)

13.11.730 General Standards.

The standards in this section apply only to geologically hazardous areas. The following definitions apply to this
section:




A. Standard Buffers.

1. Determining erosion hazard area and landslide hazard area buffer widths:

a. The buffer width shall be measured on a horizontal plane from a perpendicular line established at the
edge of the erosion or landslide hazard area limits (from the top and toe of slope).

b. An undisturbed buffer of existing vegetation shall be required for a hazard area to protect existing native
vegetation. The required buffer width is either the greater amount of the following two distances, or the
minimum distance recommended by the geotechnical professional measured from the edge of the hazard
area. In the case of a buffer reduced below these two distances, the standards of the buffer modification
section shall apply:

(1) 50 feet from all edges of the erosion hazard area limits; or

(2) A distance of one-third the height of the slope if the requlated activity is at the top of the slope and
a distance of one-half the height if the requlated activity is at the bottom of the slope.

2. Buffer Modification:

a. Modifications to the erosion and/or landslide hazard area buffer consistent with TMC 13.11.730.C. as
applicable may be considered at the approval by the Director if the modification is found to meet TMC
13.11.730.1.

b. A minimum 10-foot buffer shall be maintained and the proposed development shall not decrease the
factor of safety for landslide occurrences below the limits of 1.5 for static conditions and 1.2 for dynamic
conditions. Analysis of dynamic conditions shall be based on a minimum horizontal acceleration as
established by the current version of the International Building Code.

c. All uses and development must meet the standards in TMC 13.11.730.D.

B. Small Project Waiver.

1. The Director may approve new accessory structures which are not designed for human occupancy, such as
storage or utility space, or additions to existing principal structures in a landslide hazard or erosion hazard
buffer without submittal of a geotechnical report if no construction occurs over or within any other critical area
or buffer, and if the applicant demonstrates that the proposal meets the following criteria:

a. The new accessory structure or addition to an existing principal structure is on a lot that has been in
existence as a legal building site prior to October 31, 1992;

b. The development is consistent with TMC 13.11.145;

c. The new accessory structure is less than 1,000 square feet of floor area for existing residences;

d. Addition to existing residences, including decks have a maximum 250 square feet footprint of building,
deck or roof area and are not closer to the top or toe of the slope than the existing residence;

e. The installation of fences where they do not impede emergency access;

f. Removal of noxious or invasive weeds, provided such areas are protected from erosion with either native
vegetation or other approved erosion protection;

g. It is not practicable to build the accessory structure or addition to an existing principal structure for the
intended purpose outside of the landslide or erosion hazard area buffer;

h. The location of the accessory structure or addition to an existing principal structure minimizes the impact
on the steep slope erosion hazard area and/or buffer; and

i. In landslide hazard areas the Director may require a soils report prepared by a qualified geotechnical
engineer or geologist licensed by the State of Washington demonstrates that it is safe to construct the new
accessory structure or the addition to an existing structure.

2. Director’s Decision:




a. The Director shall require the use of fencing with a durable and visible protective barrier during the
construction to protect the remainder of the hazard area and buffer.

b. The Director shall require additional measures to protect the remainder of the hazard area and buffer
from the impacts of approving new accessory structures or additions to existing principal structures.

C. General Regulations.

1. The following requlations apply to all geologically hazardous areas:

a. New development, modification to existing structures, or the creation of new lots that would cause
foreseeable risk from geological conditions to people or improvements during the life of the development
shall be prohibited.

b. New development, modification to existing structures, or the creation of new lots that would require
structural stabilization over the life of the development shall be prohibited, except where:

(1) stabilization is necessary to protect a permitted use; and

(2) no alternative location is available; and

(3) no net loss of ecological functions will result; and

(4) stabilization measures shall conform to all provisions included in TMC 2.19.050-.070.

c. All developments shall be required to comply with the building code requirements of the TMC.

d. All proposed modifications to any geological hazard area or buffer shall remain subject to mitigation
sequencing and any unmitigated impacts resulting from a modification are required to be compensated for
consistent with TMC 13.11.230.B.4, TMC 13.11.270.F, and TMC 13.11.290.

e. Mitigation sequencing shall not apply where staff has determined through a site-specific evaluation that
there is not a significant geologic hazard risk and no other critical area exists.

f. Any alteration shall not adversely impact other critical areas.

g. Stabilization structures or measures to protect existing primary residential structures may be permitted
where no alternatives, including relocation or reconstruction of existing structures, are found to be feasible,

and less expensive than the proposed stabilization measure provided they are designed and constructed
consistent with the provisions of TMC 2.19.050-.070.

h. Any development, encroachment, filling, clearing, or grading, timber harvest, building structures,
impervious surfaces, and vegetation removal within geologically hazardous areas and associated buffers
shall be prohibited except as specified in TMC 13.11.730.D.-I.




D. Erosion and Landslide hHazard areas - Standards.

1. In addition to the general requlations set forth in subsection C. above, development and activities within an
erosion or landslide hazard critical area or their associated buffers shall incorporate the following additional
standards in design of the proposal as applicable. The requirement for long-term slope stability shall exclude
designs that require reqular and periodic maintenance to maintain their level of function.

a. Structures and improvements shall minimize alterations to the natural contour of the slope, and
foundations shall be tiered where possible to conform to existing topography; Terracing of the land,
however, shall be kept to a minimum to preserve natural topography where possible.

b. Structures and improvements shall be located to preserve the most critical portion of the site and its
natural landforms and vegetation;

c. The proposed development shall not result in greater risk or a need for increased buffers on neighboring
properties;

d. The use of retaining walls that allow the maintenance of existing natural slope area is preferred over
graded artificial slopes where graded slopes would result in increased disturbance as compared to use of
retaining walls;

e. Development shall be designed to minimize impervious surfaces within the critical area and critical area
buffer;

f. Where change in grade outside the building footprint is necessary the site retention system should be
stepped and regrading should be designed to minimize topographic modification. On slopes in excess of 40
percent, grading for yard area may be disallowed where inconsistent with these criteria;

g. Building foundation walls shall be utilized as retaining walls rather than rockeries or retaining structures
built separately and away from the building wherever feasible. Freestanding retaining structures that are
designed to the same life and performance criteria as the adjacent structure;

h. On slopes in excess of 40 percent, use of pole-type construction which conforms to the existing
topography is required where feasible. If pole-type construction is not technically feasible, the structure
must be tiered to conform to the existing topography and to minimize topographic modification;

i. On slopes in excess of 40 percent, piled deck support structures are required where technically feasible
for parking or garages over fill-based construction types; and

i. Areas of new permanent disturbance and all areas of temporary disturbance shall be mitigated and/or
restored pursuant to a mitigation and restoration plan meeting the requirements of this Program.

2. The development shall not increase surface water discharge or sedimentation onsite or to adjacent properties
beyond pre-development conditions. Note that point discharges onto adjacent properties is not permitted
without approved easements. Dispersed flows meeting pre-developed flows will be permitted provided other
development standards can be met.

3. Development shall be designed to minimize impervious lot coverage. All development shall be designed to
minimize impervious lot coverage and should incorporate understructure parking and multi-level structures
within the existing height limit.

4. Roads, walkways, and parking areas should be designed parallel to topographic contours with consideration
given to maintaining consolidated areas of natural topography and vegetation.

5. Removal of vegetation shall be minimized and only that which is needed to accommodate a permitted
structure. Any replanting that occurs shall consist of trees, shrubs, and ground cover that is compatible with the
existing surrounding vegetation, meets the objectives of erosion prevention and site stabilization, and does not
require permanent irrigation for long-term survival.

6. The proposed development shall not result in greater risk or need for increased buffers on neighboring
properties.




7. Structures and improvements shall be clustered where possible. Driveways and utility corridors shall be
minimized through the use of common access drives and corridors where feasible. Access shall be in the least
sensitive area of the site.

8. Active Landslide Hazard — Standards.

a. Any new development, encroachment, filling, clearing or grading, impervious surfaces, and vegetation
removal is prohibited within an Active Landslide Hazard Area and buffers except as specified in the
following specific instances:

(1) Stormwater Conveyance. Stormwater conveyance shall be allowed when it is conveyed through a
high-density polyethylene stormwater pipe with fused joints and when no other stormwater
conveyance alternative is available. The pipes shall be located on the surface of the ground and be
properly anchored so that it will continue to function in the event of an underlying slide.

(2) Utility Lines. Utility lines will be permitted when no other conveyance alternative is available. The
line shall be located above ground and properly anchored and/or designed so that it will continue to
function in the event of an underlying slide. Utility lines may be permitted when it can be show that no
other route alternative is available.

(3) Trails. Trails shall be allowed when all of the following conditions have been met:

(a) The removal or disturbance of vegetation, clearing or grading shall be prohibited during the
wet season (November 1 through May 1);

(b) The proposed trail shall not decrease the existing factor of safety within the active landslide
hazard area, or any required buffer;

(c) The proposed trail cannot be located outside of the active landslide hazard area or its associated
buffer due to topographic or site constraints;

(d) The proposed trail is for non-vehicular use only, and is no wider than 4 feet;

(e) Trails shall not be sited within active landslide hazards or their associated buffers when there is
such a high risk of landslide activity that use of the trail would be hazardous;

(f) Trails shall be designed and constructed using an engineered drainage system or other methods
to prevent the trail from channeling water.

b. No small projects waivers as described in TMC Section 13.11.730.B. are allowed in active landslide
hazard areas and their buffers.










ED. Seismic hHazard aAreas - Standards.

1. A hazard-analysisgeotechnical report consistent with the requirements of TMC 13.11.730.J shall be
preparedwill-be-required for structures and improvements in a seismic hazard area. All developments shall be
required to comply with the requirements of the most recently adopted edition of the International Building

Code. The following types of projects will not require a seismic-hazardous-anabysisgeotechnical report;

a. Construction of new buildings with less than 1,0002,560 square feet footprint of floor or roof area,
whichever is greater, and which are not designed for human occupancy, such as storage or utility spaces,
and are not residential structures or spaces used as places of employment or public assembly.

b. Additions to existing residences, including decks that have a maximum 250 square feet footprint of
building, deck or roof area, whichever is greater.

c. Installation of fences where they do not impede emergency access.

2. The exceptions above may not apply to areas that are also landslide hazard areas. Fhe-hazard-report-shat
o following:




1. New developments in volcanic hazard areas shall be required to submit an evacuation and emergency
management plan, with the exception of the following:

a. Construction of new buildings with less than 1,0002,500 square feet of floor area or roof area, whichever
is greater, and which are not designed for human occupancy, such as storage or utility spaces, and are not
residential structures or used as places of employment or public assembly;

b.2- Additions to existing residences, including decks that have a maximum 250 square feet footprint of
building, deck or roof area, whichever is greater; and

c.3- Installation of fences where they do not impede emergency egress.
GFE. Mine Hhazard Aareas - Standards.

EssentialCritical facilities, as defined by the currently adopted version of International Building Code, are not
permitted in the area of the former railroad tunnel. Other development within 50 feet of the mapped location of the
former railroad tunnel shall be required to perform a hazard analysis that includes the information specified in
Section 13.11.730.J. Mine hazards discovered and others not identified here may be required to perform a hazard

analysis.identifies-the-following:

HG. Tsunami Hhazard Aareas - Standards.

Development in tsunami_and seiche hazard areas shall comply with the zoning and Building Code requirements of
the TMC. There are no other specific development standards for tsunami hazard_or seiche hazard areas.

I. Approval of Geologic Hazard Area Modification.

Modifications to geologic hazard critical areas and their associated buffers shall only be approved if the Director
determines that the modification:

1.  Will not increase the threat of the geological hazard to adjacent properties over conditions that would exist
if the provision of this part were not modified;

2. Will not adversely impact other critical areas;

3. Shall not decrease the factor of safety for landslide occurrences below the limits of 1.5 for static conditions
and 1.2 for dynamic conditions. Analysis of dynamic conditions shall be based on a minimum horizontal
acceleration as established by the current version of the International Building Code.

4. Has been evaluated to meet life safety standards under anticipated conditions by a qualified geotechnical
engineer or geologist, licensed in the State of Washington;

5. The applicant provides a geotechnical report prepared by a qualified professional demonstrating that
modification of the critical area or critical area buffer will have no adverse impacts on stability of any




adjacent slopes, and will not impact stability of any existing structures. Geotechnical reporting standards
shall comply with the requirements of TMC 13.11.730.J.

6. Any modification complies with recommendations of the geotechnical report with respect to best
management practices, construction technigues or other recommendations;

7. The proposed modification to the geologic hazard area or its associated buffer with any associated
mitigation does not significantly impact habitat associated with species of local importance, or such habitat
that could reasonably be expected to exist during the anticipated life of the development proposal if the area
were regulated under this part.

J. Geologic Hazard Assessment and Geotechnical Report Requirements.

1. The following are general requirements for a geologic hazard assessment and geotechnical report. Depending
on the scope and scale of the project, additional information may be required. It is the responsibility of the
gualified geotechnical professional to address all factors, which in their opinion, are relevant to the site.

a. Project information and report purpose:

(1) Site address;
(2) Vicinity Map; and

(3) Purpose (e.qg. feasibility, permit application, final design).

b. Site and project description:

(1) Site plan showing existing and proposed structures and site improvements, property lines, and
existing contour lines based upon the best available data;

(2) Site plan shall show crest (top) and toe of slope, limit of recommended buffer, and recommended
setback limits as determined by a geotechnical engineer;

(3) Surface conditions, including adjacent properties, structures, and rights-of-way;

(4) Description of existing and/or proposed sewer drainage facilities (sanitary and stormwater) on or
adjacent to site when these facilities affect or are affected by the proposed work;

(5) Description of proposed structural and site improvements;

(6) Floor and foundation grades; and

(7) Anticipated excavation depths.

c. Geology and geologic hazards:

(1) Review of available literature, geologic maps;

(2) Preliminary geologic hazard assessment (e.g. landslide-prone areas, peat settlement prone areas,
liquefaction hazard areas); and

(3) Landslide history, including review of GeoMap NW, DNR landslide inventory maps or City files.

d. Field explorations and laboratory testing:

(1) Exploration logs;

(2) Field and laboratory testing results.

e. Subsurface description:

(1) Subsurface conditions;

(2) Geologic profile and site development cross-sections; and

(3) Groundwater evaluation and levels.

f. Analyses:
(1) Include soil properties, layering, and geometry;




(2) Describe assumptions, analysis methods, results and interpretation.

g. Conclusions and recommendations:

(1) Conceptual siting of structures and general recommendations;

(2) Earthquake engineering;

(3) Slope stability assessment including (1) existing conditions, construction phase, and post-
construction phase and (2) areas affected beyond the site as appropriate;

(4) Foundation support recommendations (e.g. type, allowable bearing pressures, deep foundation
capacities, settlement estimates);

(5) Temporary excavation and/or shoring recommendations, impacts on adjacent properties including
utilities and ROW;

(6) Lateral earth pressure and resistance recommendations;

(7) Grading and earthwork including site preparation, compaction requirements, fill specifications,
sequencing of earthwork operations, wet weather considerations;

(8) Temporary and permanent surface and subsurface drainage requirements, temporary and permanent
dewatering, off site effects;

(9) Temporary and permanent erosion control; and

(10) Other recommendations as needed.

h. Plan review and minimum risk standards:

(1) In landslide-prone critical areas, the following will be required with all permit applications:

(a) A statement that the most recent plans and specifications submitted to the City have been
reviewed and conform to the recommendations of the analysis and report and, provided that those
conditions and recommendations are satisfied during the construction and use, the areas disturbed
by construction or activity will be stabilized and remain stable and will not increase the potential
for soil movement; and the risk of damage to the proposed development and from the development
to adjacent properties from soil instability will be minimal.

(2) In other areas designated by the Director as having high risk potential, the following shall be
submitted:

(a) A statement that the most recent plans and specifications submitted to the City have been
reviewed and conform to the recommendations of the analysis and report, and provided that the
conditions and recommendations are satisfied, the construction and development or activity will
not increase the potential for soil movement; and the risk of damage to the proposed development
and from the development to adjacent properties from soil instability will be minimal.

2. Additional reporting requirements in erosion or landslide hazard areas. The following are additional submittal
requirements to those listed in Section a. above for a site located within an erosion or landslide hazard area.

a. An evaluation of the erosion potential on the site during and after construction shall be submitted. It shall
include recommendations for mitigation including retention of vegetation buffers and revegetation. The
geotechnical engineer shall provide a statement identifying buffer areas at the top or toe of a slope based on
geotechnical site constraints and the impacts of proposed construction methods on the stability of the slope,
consistent with the minimum buffer requirements of this Program.

b. The geotechnical engineer shall submit a statement in the soils report that the geotechnical elements of
seismic design have been evaluated in accordance with the criteria and ground motions prescribed by the
current version of the International Building Code for new structures or ASCE-31/41 for existing buildings.
Slope stability analyses for erosion or landslide hazard areas shall be evaluated in accordance with the most
current version of the International Building Code. The plan set for the project shall be reviewed by the
geotechnical engineer for consistency with these design criteria.




c. The geotechnical engineer shall make a recommendation as to which portion of the site is the most stable
and the preferred location of the structure. The limits of the area of grading activity shall be identified in
the recommendations.

d. In general, no excavation will be permitted in erosion or landslide hazard areas during the typically wet
winter months. When dirt disturbing activities, such as excavation or grading, is proposed, including the
maintenance of open temporary slopes during the wet season as defined in TMC 2.19 or the City’s
Stormwater Management Manual, technical analysis shall be provided to assure that no environmental
harm or safety issues would result. The technical analysis shall be submitted for approval by the Director
and shall, at a minimum, consist of plans showing mitigation technigues and a letter from the geotechnical

engineer.

K. In addition to the information provided pursuant to the requirements of this Program, the Director may require
third-party review if the professional opinions of an applicant’s representative and the Department’s reviewers
cannot be reconciled. Third-party review requires the applicant’s geotechnical and/or additional technical studies to
be reviewed by an independent third party, selected by the Director and paid for by the applicant. The third-party
review shall be conducted by a qualified professional geotechnical engineer.

(Ord. 28518 EX. 5; passed Jun. 26, 2018: Ord. 27431 § 53; passed Nov. 15, 2005: Ord. 27294 § 2; passed Nov. 16,
2004)

13.11.800 Critical Aquifer Recharge Areas.
The 800 section contains the regulations for critical aquifer recharge areas (CARAS), including the following:

13.11.805 Purpose and Intent
13.11.810 Classification.
13.11.815 Applicability
13.11.820 Standards.

(Ord. 27431 § 54; passed Nov. 15, 2005)

13.11.805 Purpose and Intent.

CARA:s are defined under WAC 365-190-100 as areas with a critical recharging effect on aquifers used for potable
water, including areas where an aquifer that is a source of drinking water is vulnerable to contamination that would
affect the potability of the water or is susceptible to reduced recharge.

The Central Pierce County Sole Source Aquifer serves as a significant source of drinking water for the City of
Tacoma and surrounding areas. For future growth, supplemental supply, and emergency response, this resource will
continue to be extremely important to the City of Tacoma.

The accidental or improper release of hazardous substances through spillage, leaks, or discharges from local industry
has been identified as a cause of historical groundwater contamination in the aquifer system.

This section intends to establish procedures that reduce risks to public health and safety, as well as potential impacts
to the groundwater supply. These procedures shall insure that within the aquifer, properties that have stormwater
infiltration facilities and properties that store hazardous substances meet appropriate performance standards, and
those properties are maintained and inspected.

13.11.810 Classification.

Classification of recharge areas as critical areas shall be based upon the susceptibility of the aquifer to degradation
and contamination. High susceptibility is indicative of land uses which produce contaminants that may degrade
groundwater and low susceptibility is indicative of land uses which will not. The following criteria should be
considered in designating areas with critical recharging effects:



A. Availability of adequate information on the location and extent of the aquifer;

B. Vulnerability of the aquifer to contamination that would create a significant public health hazard. When
determining vulnerability, depth of groundwater, macro and micro permeability of soils, soil types, presence of a
potential source of contamination and other relevant factors should be considered; and

C. The extent to which the aquifer is an essential source of drinking water.

D. The Central Pierce County Sole Source Aquifer (Central Pierce County SSA), mapped by U.S. Environmental
Protection Agency, extends through a majority of the City of Tacoma. It is an essential source of drinking water.
The zoning allows the establishment of various land uses that could produce contaminants that may degrade
groundwater and the area contains existing high-impact uses. Therefore, the City classifies the Central Pierce
County SSA as a Critical Aquifer Recharge Area. For the purposes of this section, the boundaries of the Central
Pierce County SSA are delineated on the map referenced in Figure 1 below. The map also reflects the boundaries of
the South Tacoma Groundwater Protection District (STGPD). The STGPD, as the area with the most concentrated
high-impact uses, is mapped and further requlated under TMC 13.06.070.D. If conflicts between the STGPD and
these requlations occur, the more restrictive shall apply.
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13.11.815 Applicability

A. Applicability.

1. The mandates of this chapter shall apply to new and existing developments and facilities, and to the alteration
and/or expansion of existing uses, when such uses are listed in the “High Impact Use Table” and are located
within the Central Pierce County SSA.

2. All property within the Central Pierce County SSA, shall comply with the requirements of this chapter and any
additional requirements of the zoning district where the property is presently located or may be located in the
future. In the event of conflict, the stricter provisions shall control.

3. Standards for development in aquifer recharge areas in the STGPD shall be in accordance with the provisions
in Chapter 13.06.070.D, South Tacoma Groundwater Protection District.

4. Standards for development in aquifer recharge areas outside of the STGPD shall be in accordance with this
section. Definitions contained within Chapter.13.06.070.D are applicable to this section.

13.11.820 Standards.

A. High Impact Uses

1. The High Impact Use Table below identifies the new, expanded, or altered land uses and activities that are
restricted or prohibited within the Central Pierce County SSA at large with additional restrictions or prohibitions
for land uses and activities located within Wellhead Protection Areas (WPAS) 1-Year and 10-Year Time of
Travel Zones (TTZ). The Director of Planning and Development Services, or designee, shall consult the North
American Industry Classification System (“NAICS”) Manual for assistance in reviewing and making use
interpretations pursuant to this subsection.

High Impact Use Table abbreviation:

P: Permitted use, subject to requirements of this title

N: Prohibited use

High Impact Use Table

Regulated Uses and Activities* Wellhead Protection Areas Remaining SSA
(outside WHPAS)
1-Year TTZ 10-Year TTZ
Agricultural Uses N N P
Animal slaughter and fat rendering facilities | N N N
Asphalt plants/cement and concrete plants N N N
Boat refinishing P P P

Cemeteries and funeral facilities
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Chemical manufacture and reprocessing. N N N
Chemical storage facilities (not include fuel) | N N N
Chemical/hazardous waste reprocessingand | N N N
disposal

Coal Facility N N N
Creosote/asphalt manufacture or treatment. N N N
Drycleaner facilities N N P
Electroplating activities N N N
Fire training center N N N
Greenhouse — commercial/nursery — N P P
wholesale/retail

Hazardous waste treatment, transfer, storage, | N N N
or disposal facilities including radioactive

wastes (“Designated Facility” per Ecology’s

Chapter 173-303 WAC et seq.).

Infiltration of reclaimed water N N N
Landfill—demolition (inert), municipal N N N
sanitary waste, solid waste, wood waste,

hazardous waste

Machine shops, fabricating, metal processing | N P P
with etchers and chemicals

Manufacture of Class 1A or 1B flammable N N N
liquids as defined in the Fire Code.

Mining and quarrying N N N
Metal recycling/auto wrecking facilities N N N
Pesticide/fertilizer storage facilities N N N
Petroleum and petroleum products refinery, N N N
including reprocessing and petroleum fuel

facilities.

Pulp and Paper Mill N N N
Railroad yards-cargo transfer areas N P P
Sewage lift stations N P P




Smelting N N N

Solid waste N P P
processing/handling/transferring/recycling

Storage Tanks — above ground (hazardous N P P
substances)

Storage Tanks — underground (hazardous N2 N2 P
substances)

Vehicle and boat repair/service/garages/body | N P P

shops

Wood products preserving N N N
Footnotes:

1. In addition to use restrictions under the base zoning, the above uses are subject to additional
limitations or prohibitions within the CARA.

2. An exception may be granted for underground storage tanks associated with Essential Public
Facilities, as described in RCW 36.70.A.200(1). Such uses require compliance with performance
standards in 13.06.070.D.

2. Pre-existing Nonconforming Uses and Structures

An established use or existing structure that was lawfully permitted prior to adoption of this ordinance, but that
does not comply with the provisions of this chapter, may continue subject to TMC Chapter 13.06.010.L.
Continued operation is permitted as long as the use or structure does not result in contamination of the site or the
groundwater, as determined by the TPCHD regulations and other applicable environmental requlations and
agencies.

3. Permanent or temporary storage of hazardous substances on sites with pervious surfaces, the disposal of
hazardous substances, and the disposal of solid waste is prohibited, unless such discharge or disposal is
specifically in accordance with a valid discharge permit, is approved for discharge into the City’s municipal
wastewater system pursuant to Chapter 12.08 of the Tacoma Municipal Code as may be amended or is conducted
in compliance with the requirements of a solid waste handling permit issued by the TPCHD.

B. Exemptions
The following facilities shall be exempt from all provisions of this chapter:

1. Any handling, storing, disposing, or generating of 220 pounds (100 kilograms) or less of a hazardous
substance per month or batch.

2. Farm or residential tanks of 1,100 gallons or less capacity used for storing motor fuel and heating oil tanks for
non-commercial purposes. Any small guantity of hazardous substances intended solely for personal use.

3. Gasoline or diesel tanks attached to private or commercial motor vehicles and used directly in the propulsion
of that vehicle, including tank trucks in transit.

4. A pipeline facility (including gathering lines) regulated under: (1) the Natural Gas Pipeline Safety Act of 1968
reauthorized in 1996 as the Accountable Pipeline Safety and Partnership Act as may be amended from time to

time, or (2) the Hazardous Liquid Pipeline Safety Act of 1979 as may be amended from time to time; or which is
an interstate pipeline facility regulated under State laws comparable to the provisions of law referred to in (1) and

(2) above.

5. The City’s municipal sewer system, in accordance with Chapter 12.08 of Tacoma Municipal Code as may be
amended from time to time.




6. Any municipal solid waste landfill or other requlated solid waste handling activities, when permitted and
operated in compliance with Chapter 173- 351 WAC et seq. or 173-350 WAC et seq. as adopted locally by the
Tacoma-Pierce County Health Department Board of Health, and as may be amended from time to time.

7. The application of fertilizer, plant growth retardants and pesticides in accordance with label directions and
requirements of the Washington State Department of Agriculture.

C. Hazardous substance storage and management.

Owners and operators of requlated high impact uses shall:

1. Store hazardous substances in containers that are in good condition.

2. Label containers in a manner that adequately identifies the major risk(s) associated with their contents. Labels
shall not be obscured, removed, or otherwise unreadable.

3. Remove or destroy labels from empty containers no longer used for hazardous substance storage, and label
such containers as “Empty”’ or otherwise provide a clear indication that the containers are not useable.

4. Use containers made of, or lined with, materials that will not react with, and are otherwise compatible with the
hazardous substance being stored.

5. Always have containers closed except when it is necessary to add or remove hazardous substances.

6. Maintain a minimum 30-inch separation between rows of containers holding hazardous substances and ensure
that each row of drums is no more than two drums deep.

7. Provide and maintain containment systems for container storage areas that are capable of collecting and
holding spills and leaks with sufficient capacity to contain 10 percent of the volume of all containers, or
100 percent of the volume of the largest container, whichever is greater.

8. Store all hazardous substance containers in a covered area where they will not be degraded by the weather or
exposed to stormwater.

9. At closure of the facility, all hazardous substances must be removed from the containment system. Remaining
containers, liners, bases, and soil containing or contaminated with hazardous substances or residues must be
decontaminated or removed.

10. Ensure that business practices and stormwater infiltration facility maintenance minimizes potential releases
of hazardous substances to the environment.

D. All High Impact Uses shall follow the applicable requlations and permit requirements of the Tacoma Pierce
County Health Department, including the General Guidance and Performance Standards as applicable, the Tacoma
Fire Department, and other regulatory agencies.

E. Above ground and underground storage tanks shall comply with the performance standards in TMC
13.06.070.D.10 and TMC 13.06.070.D.11, as applicable.

(Ord. 27431 § 56; passed Nov. 15, 2005)
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CHAPTER 13.01
DEFINITIONS

* * %

13.01.110 Critical Areas Preservation Definitions.

For the purposes of Chapter 13.11 Critical Areas Preservation, the following terms and phrases used in this chapter
shall be interpreted as defined below. Where ambiguity exists, words or phrases shall be interpreted so as to give this
chapter its most reasonable application in carrying out its regulatory purpose.

13.01.110.A

“Adjacent.” Immediately adjoining (in contact with the boundary of the influence area) or within a distance that is
less than that needed to separate activates from critical areas to ensure protection of the functions and values of the
critical areas. Adjacent shall mean any activity or development located:

a. On a site immediately adjoining a critical area;

b. A distance equal to or less than the required critical area buffer width;

c. A distance equal to or less than one-half mile (2,640 feet) from a bald eagle nest;

d. A distance equal to or less than three hundred (300) feet upland from a stream, wetland, or water body;
e. Bordering or within the floodway, floodplain or channel migration zone; or

f. A distance equal to or less than two hundred (200) feet from a critical aquifer recharge area.

“Alteration.” Any human-induced change in an existing condition of a critical area or its buffer. Alterations include,
but are not limited to, grading, filling, channelizing, dredging, clearing of vegetation, construction, compaction,
excavation, or any other activity that changes the character of the critical area.

“Anadromous fish.” Fish that spawn and rear in freshwater and mature in the marine environment. While Pacific
salmon die after their first spawning, adult char (bull trout) can live for many years, moving in and out of saltwater
and spawning each year. The life history of Pacific salmon and char contains critical periods of time when these fish
are more susceptible to environmental and physical damage than at other times. The life history of salmon, for
example, contains the following states; upstream migration of adults, spawning, inter-gravel incubation, rearing,
smoltification (the time period needed for juveniles to adjust their body functions to live in the marine environment),
downstream migration, and ocean rearing to adults.

“Aquifer.” A geologic formation, group of formations, or part of a formation that is capable of yielding a significant
amount of water to a well or spring.

“Aquifer critical recharging areas.” Areas that, due to the presence of certain soils, geology, and surface water act to
recharge groundwater by percolation.

13.01.110.B

“Base flood.” A flood event having a one percent (1%) chance of being equaled or exceeded in any given year, also
referred to as the 100-year flood. Designations of base flood areas on flood insurance map(s) always include the
letters A or V.

“Best available science.” The current science information used in the process to designate, protect, or restore critical
areas, that is derived from a valid scientific process as defined by WAC 365-195-900 through 925. Sources of best
available science are included in “Citations of Recommended Sources of the Best Available Science for Designating
and Protecting Critical Areas” published by the Washington State Office of Community, Trade and Economic
Development.

“Best management practices (BMP’s).” Conservation practices or systems of practices and management measures
that:

a. Control soil loss and reduce water quality degradation caused by high concentrations of nutrients, animal
waste, toxics, and sediment;



b. Minimize adverse impacts to surface water and ground water flow and circulation patterns and to the
chemical, physical, and biological characteristics of wetlands;

c. Protect trees and vegetation designated to be retained during and following site construction and use native
plant species appropriate to the site for revegetation of disturbed areas; and

d. Provide standards for proper use of chemical herbicides within critical areas.

“Biodiversity Areas”. Biodiversity Areas are areas that contain valuable habitat that supports a diversity of plants
and animals. Biodiversity areas are characterized by inelude-those-areas-that-contain-native vegetation that is diverse
with a mosaic of habitats and microhabitats. They include areas dominated by a vertically diverse assemblage of
native vegetation containing multipley eanepyvegetation strata-tayers- and/or areas that are horizontally diverse with
a mosaic of habitats and microhabitats. They also include areas with rare or uncommon plant species and
associations designated by the City or identified by Federal and State agencies such as the Department of Natural
Resources Heritage Program. They are not associated with a specific priority species and their overall habitat
function may be limited due to their location in a highly urbanized area; however, they are diverse relative to other
areas in the City and support common urban species.

“Bioengineering.” A combination of engineering techniques and natural products that increase the strength and
structure of the soil through biological and mechanical means.

“Buffer or Buffer zone.” An area required by this chapter that is contiguous to and protects a critical area which is
required for the continued maintenance, functioning, and/or structural stability of a critical area. The area may be
surrounding a natural, restored, or newly created critical area.

13.01.110.C

“Class, wetland.” One of the wetland classes in the United States Fish and Wildlife Service publication,
Classification of Wetlands and Deepwater Habitats of the United States (December 1979). A class describes the
general appearance of the habitat in terms of either the dominant vegetation life form or the physical geography and
composition of the substrate.

“Clearing.” The destruction or removal of logs, scrub-shrubs, stumps, trees or any vegetative material by burning,
chemical, mechanical or other means.

“Compensatory mitigation.” Replacing project-induced loses or impacts to a critical area, and includes, but is not
limited to, the following:

a. Restoration. Actions performed to reestablish wetland functional characteristics and processes that have been
lost by alterations, activities, or catastrophic events within an area that no longer meets the definition of a
wetland.

b. Creation. Actions performed to intentionally establish a wetland at a location where it did not formerly exist.

c. Enhancement. Actions performed to improve the condition of existing degraded wetlands so that the
functions they provide are of a higher quality,

d. Preservation actions taken to ensure the permanent protection of existing high quality wetlands.

“Conservation easement.” A legal agreement that the property owner enters into to restrict uses of the land. Such
restrictions can include, but are not limited to, passive recreation uses such as trails or scientific uses and fences or
other barriers to protect habitat. The easement is recorded on a property deed, runs with the land, and is legally
binding on all present and future owners of the property, therefore, providing permanent or long-term protection.

“Critical areas.” Critical areas include the following ecosystems: areas with a critical recharging effect on aquifers
used for drinking water, fish and wildlife habitat conservation areas (FWHCAS), frequently flooded areas,
geologically hazardous areas, wetlands, and streams.



“Critical facility.” Critical facilities are structures that provide essential services and functions necessary for public
safety, health, and disaster recovery. Typical critical facilities include hospitals, fire stations, storage of critical
records, and similar facilities.

“Critical root zone.” The critical root zone (CRZ) is an area equal to one-foot radius from the base of a tree trunk for
each one inch of the tree’s diameter at 4.5 feet above grade (also referred to as diameter at breast height). Protecting
the CRZ from disturbance is critical to maintaining tree health.

“Cumulative Impacts or Effects.” The combined, incremental effects of human activity on ecological or critical area
functions and values. Cumulative impacts result when the effects of an action are added to or interact with the
effects of other action in a particular place and within a particular time. It is the combination of these effects, and
any resulting environmental degradation, hat should be the focus of cumulative impact an analysis and changes to
policies and permitting decisions.

*k*k

13.01.110.G

“Geologic hazards specialist.” A professional geologist or engineering geologist with a degree in the geologic
sciences from an accredited college or university with a minimum of four years’ experience in geologic practice
involving geologic hazards. A qualified geotechnical engineer, licensed as a civil engineer with the state of
Washington, with a minimum of four years’ experience in landslide evaluation, may also qualify as a geologic
hazards specialist.

“Geologically hazardous areas.” Areas that may not be suited to development consistent with public health, safety or
environmental standards, because of their susceptibility to erosion, sliding, earthquake, or other geological events as
designated by WAC 365-190-080(4). Types of geologically hazardous areas include: erosion, landslide, seismic,
mine, and volcanic hazards.

“Grading.” Excavating, filling, leveling, or artificially modifying surface contours.
13.01.110.H

“Habitat.” The specific area or environment in which a particular type of animal lives. An ecological or
environmental area that is inhabited by particular species of animal, plant or other type of organism. It is the natural
environment in which an organism lives, or the physical environment that surrounds, influences, and is utilized by a
species or population.

“Habitat conservation areas.” Areas designated as fish and wildlife habitat conservation areas.

“Habitat Corridors.” Areas of relatively undisturbed and unbroken tracts of vegetation that connect Biodiversity
Areas, other Priority Habitat, and Critical Areas, including shorelines, and serve to protect those areas and allow
movement of common urban species.

“Habitats of local importance.” Those areas that include a seasonal range or habitat element with which a given
species has a primary association, and which, if altered may reduce the likelihood that the species will maintain and
reproduce over the long-term. These might include areas of high relative density or species richness, breeding
habitat, winter range, and movement corridors. These might also include habitats that are of limited availability or
high vulnerability to alterations such as cliffs, talus, and wetlands.

“Hazard trees.” Trees that are damaged, diseased, or have fully matured and their health is in decline and that pose a
threat to life or property due to their location and increasing potential of falling.

“Hydraulic project approval (HPA).” A permit issued by the Department of Fish and Wildlife for modifications to
waters of the state in accordance with Chapter 75.20 RCW.

“Hydric soil.” Soil that is saturated, flooded, or ponded long enough during the growing season to develop anaerobic
conditions in the uppermost level.



“Hydrogeomorphic” or “HGM.” A system used to classify wetlands based on the position of the wetland in the
landscape (geomorphic setting), the water source for the wetland and the flow and fluctuation of the water once in
the wetland.

“Hydroperiod.” The seasonal occurrence of flooding and/or soil saturation which encompasses the depth, frequency,
duration, and seasonal pattern of inundation.

“Hydrophytic vegetation.” Macrophytic plant life growing in water or on a substrate that is at least periodically
deficient in oxygen as a result of excessive water content. The presence of hydrophytic vegetation shall be
determined following the methods described in the approved federal manual and applicable regional supplements for
wetland delineation.

“Hyporheic zone.” The saturated located beneath and adjacent to streams that contains some portion of surface
water, serves as a filter for nutrients, and maintains water quality.

*k*k

13.01.110.M

“Management area.” A specified area or zone surrounding documented locations of priority habitats or species, or
other identified fish and wildlife conservation area, where specific measures are taken to protect habitat features,
provide screening, or conserve vegetation. Washington Department of Fish and Wildlife may have recommended
conservation actions for this area, including seasonal limits for construction, tree retention, clearing limits or other
measures.

“Mature Forested Wetland.” A wetland where at least one acre of the wetland surface is covered by woody
vegetation greater than 20 feet in height with a crown cover of at least 30 percent and where at least 8 trees/acre are
80-200 years old or have average diameters (dbh) exceeding 21 niches (53 centimeters) measured from the uphill
side of the tree trunk at 4.5 feet up from the ground.

“Mine hazard areas.” Those areas underlain by or affected by mine workings such as adits, gangways, tunnels,
drifts, or airshafts, and those areas of sink holes, gas releases, or subsidence due to mine workshops. Underground
mines do not presently exist within the City of Tacoma.

“Mitigation.” Avoiding, minimizing, or compensating for adverse critical areas impacts. Mitigation, in the following
sequential order of preference, is:

a. Avoiding the impact altogether by not taking a certain action or parts of an action.

b. Minimizing impacts by limiting the degree or magnitude of the action and its implementation, by using
appropriate technology, or by taking affirmative steps such as project redesign, relocation, or timing, to avoid or
reduce impacts.

c. Rectifying the impact to wetlands by repairing, rehabilitation, or restoring the affected environment to the
conditions existing at the time of the initiation of the project:

d. Minimizing or eliminating the hazard by restoring or stabilizing the hazard area through engineered or other
methods.

e. Reducing or eliminating the impact or hazard over time by preservation and maintenance operations during
the life of the action.

f. Compensating for the impact to wetlands by replacing, enhancing, or providing substitute resources or
environments.

g. Monitoring the hazard or other required mitigation and taking remedial action when necessary.
Mitigation for individual actions may include a combination of the above measures.

“Monitoring.” Evaluating the impacts of development proposals on the biological, hydrological, and geological
elements of such systems and assessing the performance of required mitigation measures throughout the collection
and analysis of data by various methods for the purposes of understanding and documenting changes in natural
ecosystems and features, and includes gathering baseline data.



13.01.110.N

“Native vegetation.” Vegetation comprised of plant species which are indigenous to the area in question and were
not introduced by human activities.

“Nonwetlands.” Uplands and lowland areas that are neither deepwater aquatic habitats, wetlands, nor other special
aquatic sites. They are seldom or never inundated, or if frequently inundated, they have saturated soils for only brief
periods during the growing season, and if vegetated, they normally support a prevalence of vegetation typically
adapted for life only in aerobic soil conditions.

“Normal maintenance and repair.” Those usual acts to prevent a decline, lapse, or cessation from a lawfully
established condition. "Normal repair means to restore a development to a state comparable to its original
condition, including but not limited to its size, shape, configuration, location and external appearance, within a
reasonable period after decay or partial destruction, except where repair causes substantial adverse effects to
shoreline resource or environment. Replacement of a structure or development may be authorized as repair where
such replacement is the common method of repair for the type of structure or development and the replacement
structure or development is comparable to the original structure or development including but not limited to its size,
shape, configuration, location and external appearance and the replacement does not cause substantial adverse
effects to shoreline resources or environment.

“Notice on Title.” A notification of the presence of a critical area or critical area buffer/management area/setback
and the applicability of TMC 13.11 on a form created and approved by the Director and recorded with the Pierce

County Auditor.
13.01.110.0

“Off-site compensation.” To replace critical areas away from the site on which a critical area has been impacted.

“On-site compensation.” To replace critical areas at or adjacent to the site on which a critical area has been
impacted.

“Open Space Corridors.” Include land useful for recreation, wildlife habitat, trails, and connection of critical areas,
are discussed in the City’s One Tacoma: Comprehensive Plan, and are mapped in the Plan and by the City’s
geographical mapping division.

“Ordinary high water mark.” A mark that has been found where the presence and action of waters are common,
usual, and maintained in an ordinary year long enough to create a distinction in character between water body and
the abutting upland.

13.01.110.P

“Parties of record.” Individuals, entities and groups who have commented on a proposal in writing or in person or
who have asked to be included on a mailing list for a specific proposal.

“Preservation.” The removal of a threat to, or preventing the decline of, wetland conditions by an action in or near a
wetland. This term includes activities commonly associated with the protection and maintenance of wetlands
through the implementation of appropriate legal and physical mechanisms (such as recording conservation
easements and providing structural protection like fences and signs). Preservation does not result in a gain of
wetland area and functions (but may result in a gain in functions over the long term).

“Priority habitats.” Seasonal range or habitat element with which a given species is primarily associated and which,
if altered, may reduce survival potential of that species over the long term. Priority habitats are designated by the
Washington Department of Wildlife, Priority Habitat and Species Program, and may include habitat areas of high
relative density or species richness, breeding habitat or habitats used as winter range or movement corridors.
Habitats of limited availability or with high vulnerability to alteration, such as cliffs, talus, Biodiversity
Areas/Corridors and wetlands, may also be included.



“Priority species.” Species which are of concern because of their population status and sensitivity to habitat
alteration. Priority species are designated by the Washington Department of Wildlife, Priority Habitat and Species
Program, and may include endangered, threatened, sensitive, candidate, monitored, or game species.

“Programmatic Restoration Project.” Projects where restoration with applicable public access are the primary
functions and goals of the project. Advanced mitigation may be proposed and tracked for future development
elements that are submitted during the 20-year timeline available through a 5-year extension process. Programmatic
restoration projects will provide support and incentives to preserve City Open Space and park areas, recreation areas
and trails. These projects will provide partnerships that enhance recreation opportunities. Programmatic restorations
projects will allow implementation of new programs/ and activities, and maintenance of native vegetation within
critical areas and buffers.

“Protection/Maintenance.” Removing a threat to, or preventing the decline of, wetland conditions by an action in or
near a wetland. This includes the purchase of land or easements, repairing water control structures or fences, or
structural protection such as repairing a barrier island. This term also includes activities commonly associated with
preservation. Preservation does not result in a gain of wetland acres, and may result in a gain of functions.

13.01.110.Q

“Qualified professional.” A person who, at a minimum, has earned a degree from an accredited college/university in
the relevant scientific or engineering discipline appropriate to the critical area subject and_a minimum of two years
of related professional work experience;-or-eight-years-of professionalwork-experience-in-therelevanteritical-area
subject.

a. A qualified professional for watercourses, wetlands, and wildlife habitat conservation areas must have a
degree in biology or a related field and relevant professional experience.

i. A qualified professional for wetlands must be a person with professional work experience and training in
wetland issues and with experience in performing delineations, analyzing wetland functions and values,
analyzing wetland impacts, and recommending wetland mitigation and restoration. Qualifications include:

(1) Bachelor of Science or Bachelor of Arts or equivalent degree in biology, botany, environmental
studies, fisheries, soil science, wildlife or related field, and two years of related professional work
experience, including a minimum of one year experience delineating wetlands using the Federal
Manual and regional supplement, and preparing wetland reports and mitigation plans. Additional
education may substitute for one year of related work experience; or

(2) Four years of related professional work experience and training, with a minimum of two years’

experience delineating wetlands using the Federal Manual and regional supplement and preparing
wetland reports and mitigation plans. The person should be familiar with the approved federal manual
and applicable regional supplements for wetland delineation, the 2014 Washington State Wetlands
Rating System for Western Washington, Version 2.0 (Ecology Publication #23-06-009), City of
Tacoma wetland development regulations and the requirements of this chapter.

b. A qualified professional for preparing geotechnical reports and geotechnical design recommendations for
erosion hazard areas must be a civil engineer with geotechnical certification licensed by the state of
Washington. Where specified in code, a qualified professional for preparing geotechnical reports and
geotechnical design recommendations for landslide hazard areas must be both a geotechnical engineer with a
professional civil engineering license and a licensed geologist, licensed by the state of Washington, or
geotechnical reports and geotechnical design recommendations must be prepared jointly by a licensed
geotechnical engineer with a professional civil engineering license and a licensed geologist, licensed by the
state of Washington.

c. A qualified professional for preparing critical aquifer recharge reports must be a professional hydrogeologist
or geologist licensed in the state of Washington.

*k*k

13.01.110.S

“Scrub-shrub wetland.” A wetland with at least thirty percent (30%) of its surface area covered by woody vegetation
less than twenty (20) feet in height as the uppermost strata.



“Seismic hazard.” Areas subject to severe risk damage as a result of seismic induced settlement, shaking, lateral
spreading, surface faulting, slope failure or soil liquefaction. These conditions occur in areas underlain by soils low
cohesion or density usually in association with a shallow groundwater table. Seismic hazard areas shall be defined
by the Washington Department of Ecology Coastal Zone Atlas (Seismic Hazard Map prepared by GeoEngineers) as:
Class U (Unstable), Class UOS (Unstable old slides), Class URS (Unstable recent slides, Class | (intermediate) and
Class M (Modified) as shown in the Seismic Hazard Map.

“Setback.” The minimum building/structure setback from the applicable critical area or buffer.

“Species.” Any group of animals or plants classified as a species or subspecies as commonly accepted by the
scientific community.

“Stream corridor.” Perennial, intermittent or ephemeral waters included within a channel of land and its adjacent
riparian zones which serves as a buffer between the aquatic and terrestrial upland ecosystems.

“Streams.” An area where open surface water produces a defined channel or bed, not including irrigation ditches,
canals, storm or surface water runoff structures or other entirely artificial watercourses, unless they are used by fish
or are used to convey hydrology from an adjacent wetland or from a naturally occurring watercourse. A channel or
bed need not contain water year-round, provided there is evidence of at least intermittent flow during years of
normal rainfall.

“Streams of Local Significance.” Streams that contain salmon, steelhead, and bull trout.

“Subclass, wetland.” One of the wetland subclasses in the United States Fish and Wildlife Service publication,
Classification of Wetlands and Deepwater Habitats of the United States (December 1979). A subclass is based on
finer distinctions in life forms and/or substrate materials. Examples of subclasses of vegetation include needle-leafed
evergreen, broad-leafed evergreen, needle-leafed deciduous and broad-leafed deciduous.

13.01.110.T

“Threatened species.” Any plant, fish or wildlife species that is likely to become an endangered species within the
foreseeable future throughout a significant portion of its range without cooperative management or removal of
threats, and is listed by the state or federal government as a threatened species.

“Toe of slope.” A distinct topographic break in slope at the lowermost limit of an area where the ground surface
drops 10 feet or more vertically within a horizontal distance of 25 feet.

“Tsunami hazard areas.” Coastal areas and large lake shoreline areas susceptible to flooding and inundation as the
result of excessive wave action derived from seismic or other geologic events. Currently, no specific boundaries
have been established in the City of Tacoma limits for this type of hazard area.

13.01.110.U

“Unavoidable impacts.” Impacts to a wetland or stream or associated buffers that will remain after project
completion, when it has been demonstrated that no practicable alternatives exist, that extraordinary hardship exists
or that the project is in the public interest.

13.01.110.V.

“Volcanic hazard areas.” Areas subject to pyroclastic flows,



13.01.110.W

“Waters of the State”. Lakes, rivers, ponds, streams, inland water, underground waters, salt waters and all other
surface waters and watercourses within the jurisdiction of the state of Washington.

“Wetland Mosaic.” An area with a concentration of multiple small wetlands, in which each patch of wetland is less
than one acre; on average, patches are less than 100 feet from each other and areas delineated as vegetated wetland
are more than 50% of the total area of the entire mosaic, including uplands and open water, and there are at least
three wetland patches that meet the size and distance thresholds.

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

“Wetlands of Local Significance.” Wetlands that are of special concern to the City of Tacoma and require additional
protection measures beyond that afforded to them through the buffers required for each wetland category. Wetlands
of Local Significance may be nominated through a process described in the Environmental Policy Plan Element of
the City of Tacoma Comprehensive Plan

“Water resource inventory area (WRIA).” One of sixty-two (62) watersheds in the state of Washington, each
composed of the drainage areas of a stream or streams, as established in Chapter 173-5000 WAC as it existed on
January 1, 1997.

* k k
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Date
May 12, 2026

Meeting
Study Session (Hybrid Council Chambers / Dial-in 12:00 p.m.)

Subject

Six-Year Transportation Improvement Program Amendment Briefing

Department

Public Works- Jennifer Kammerzell

Background

Public Works staff will present the draft Six-Year Comprehensive
Transportation Improvement Program Amended 2026 and 2027-
2032 (draft Program). The draft Six-Year Comprehensive
Transportation Improvement Program Amended 2026 and 2027-
2032 was developed in concert with the Transportation and Mobility
Plan (TMP) vision to create and sustain a transformative multimodal
transportation system that connects people to place and people to
people. The projects and programs included in the draft Six-Year
Comprehensive Transportation Improvement Program Amended
2026 and 2027-2032 focus on being a partner; protecting the
community; providing mobility for all; striving for fiscal,
environmental, and social sustainability; leveraging programs and
services; and linking to land use.

Critical Areas Ordinance Update

Planning and Development Services - Robin
Bolster-Grant

Staff will provide an overview of the proposed updates to the City’s
Critical Areas Ordinance (CAO) following the Planning Commission’s
recommendation.

Roadmap to Recovery

City Manager Kim

City Manager Kim will discuss the Roadmap to Recovery - a
coordinated effort to ensure long-term sustainability and improve
our approach to public service.

City Council Meeting (hybrid Council Chambers /dial-in 5:00 PM)

May 19, 2026

Study Session (Hybrid Council Chambers / Dial-in 12:00 p.m.)

2026 Amendment to the One Tacoma Comprehensive Plan and Land
Use Regulatory Code Public Hearing Prep

Planning and Development Services - Stephen
Atkinson, Interim Long Range Planning
Assistant Division Manager

Staff will provide information in preparation for a public hearing
scheduled for the City Council meeting on May 19, 2026, pertaining
to the 2026 Amendment to the One Tacoma Comprehensive Plan
and Land Use Regulatory Code.

City Manager Workplan

City Manager KIM

Alternative Response Program Update

Allyson Griffith

Staff will provide an update on the Alternative Response Program.

City Council Meeting (hybrid Council Chambers /dial-in 5:00 PM)

May 26, 2026

Cancelled
Cancelled

June 2, 2026

Joint City Council / Tacoma Public Utilities Study Session (Hybrid Council
Chambers / Dial-in 12:00 p.m.)

Bond Issuance Training

Finance - Michael San Soucie

Critical Areas Ordinance Public Hearing Prep

Planning and Development Services - Robin
Bolster-Grant

Staff will provide a focused review of the proposed updates to the
City’s Critical Areas Ordinance (CAQ) in advance of the scheduled
public hearing at the City Council business meeting on June 2, 2026.

City Council Meeting (hybrid Council Chambers /dial-in 5:00 PM)




Community Vitality and Safety Committee

Members Meetings CBC Assignments
(Chair) CM Rumbaugh, (Vice Chair) CM Scott; 2nd and 4th Thursdays « Commission on Disabilities « Commission on Immigrant & Refugee Affairs
CM Palmer, and CM Walker; Alternate: CM Diaz 4:30pm » Community Redevelopment Authority
Staff Zoom and TMB 248 * Community's Police Advisory Committee < Housing Authority
Executive Liaison: Toni Esparza * Human Rights Commission * Human Services Commission
Coordinator: Arsenio Roddy-Little * Public Library Board
Date Topic Presenter(s) Description
May 14 International Property Maintenance Code Mindee Weber, Planning and |Planning and Development Services will return to the Community Vitality and Safety Committee to
(IPMC) follow up Development Services continue discussion of the City’s property maintenance enforcement modernization project, including

technology improvements and potential updates to the enforcement framework. Staff will seek policy
direction on enforcement posture, including compliance timelines, penalty structure, and escalation for
repeat violations.

May 28 Improving Outcomes with Court-Appointed Council Member Sarah An in depth look at how court-appointed advocates improve outcomes for victims in domestic violence
Advocates Rumbaugh and Nancy cases.

Shattuck, MPA. Empowering
Voices Today




Economic Development Committee

Members Meetings CBC Assignments
(Chair) CM Diaz, (Vice Chair) DM Bushnell, 2nd, 4th, and 5th Tuesdays * Arts Commission ¢ City Events and Recognition Committee
CM Palmer, and CM Scott; Alternate: CM Rumbaugh 10:00am * Equity in Contracting Advisory Committee
Staff Zoom and TMB 248 » Convention Center Public Facilities District
Executive Liaison: Debbie Bingham; * Tacoma Creates Advisory Board
Coordinator: Anna Le
Date Topic Presenter(s) Description
May 12 Community and Economic Development Quarterly |Debbie Bingham, Interim Director, Debbie Bingham and staff will give an informational update on the Community and
Update Community and Economic Development|Economic Development strategy and high-level metrics for quarter 1, 2026.
Arts and Cultural Vitality Strategic Plan Refresh Rebecca Solverson, Division Manager, |Staff will give a status update on the Arts & Cultural Vitality Strategic Plan Refresh,
Community and Economic Development|which is currently in progress.
May 26 Canceled -- --




Government Performance and Finance Committee

Members Meetings CBC Assignments
(Chair) CM Hines, (Vice Chair) DM Bushnell, 1st and 3rd Tuesdays + Audit Advisory Board ¢ Board of Ethics
CM Sadalge, and CM Rumbaugh; Alternate: CM Walker 10:00am » Civil Service Board * Public Utility Board
Staff Zoom and TMB 248
Executive Liaison: Andy Cherullo; Coordinator: Chantra Real
Date Topic Presenter(s) Description
June 2 To be Determined

June 16 To be Determined




Infrastructure, Planning, and Sustainability Committee

Members Meetings CBC Assignments
(Chair) CM Walker, (Vice Chair) CM Sadalge, 2nd and 4th Wednesdays » Climate and Sustainability Commission
CM Diaz, and CM Hines; Alternate: DM Bushnell 4:30pm » Landmarks Preservation Commission ¢ Planning Commission
Staff Zoom and TMB 248 * Transportation Commission ¢ Urban Design Board
Executive Liaison: Ramiro Chavez; Coordinator: Anna Le
Date Topic Presenter(s) Description
May 13 North Union Avenue Greenway Historic Place Reuben McKnight, Historic Preservation |On March 11, 2026, the Landmarks Preservation Commission voted to recommend to City

Nomination Officer, Planning and Development

Services

Council that the median along Union Avenue, between North 9th to North 30th Streets,
approximately 18 blocks in length, be added to the Tacoma Register of Historic Places.
Since this property is within the Public Right of Way, staff will present the Landmarks
Preservation Commission’s Findings and Recommendations prior to consideration by the
City Council.

2025-2026 Public Works Capital Improvement Program |Darius Thompson, Assistant Division
Manager; Mark Henry, Interim Division

Manager, Public Works

Provide update of Public Works Capital Program, 2025 accomplishments and highlights,
and 2026 notable projects.

2026 Stormwater Management Manual Update Mieke Hoppin, Stormwater
Management Manual Engineer,
Planning and Development Services;
Shauna Hansen, Stormwater
Management Program Coordinator,

Environmental Services

As the City of Tacoma's revision to its Stormwater Management Manual (SWMM) and
related stormwater codes is nearing completion, this presentation will provide a status
update on the process and review the design requirement changes for new and
redevelopment projects. These updates will take effect on July 1, 2026, and meet the
WA Department of Ecology requirement to align with their 2024 Stormwater
Management Manual for Western Washington.

Canceled -

May 27




Operational Strategy and Administrative Committee

Committee Members 2nd and 4th Fridays of the month CBC Assignments
(Chair) Anders Ibsen, CM Bushnell, CM Scott, and CM Walker 10:30am » Comission on Elected Salaries
Alternate: CM Hines Zoom and TMB 243
Executive Liaison: Ben Thurgood
Date Topic(s) Presenter(s) Description
May 8, 2026 Council Action Memos Jacques Colon
May 22, 2026 Role of the Deputy Mayor
Council Staffing Ben Thurgood
June 12, 2026 Council Rules (including Community Forum) **4/21 Study Session - Community Forum with Council Rules in the "next

month or two."




	WEEKLY REPORT TO THE CITY COUNCIL
	ITEMS OF INTEREST
	Council Action Memorandum- High-investment Corridors
	(PSRC) Approvs  Redesignation of the Tacoma Regional Growth Centers
	May 13, 2026, Public Utility Board and Study Session Agendas
	City-funded Temporary and Emergency Shelter Performance
	Encampment Outreach
	Neighborhood and Community Services ( NCS) 2027-2028 Competitive Funding Process
	Constituent Intake Report
	Weekly Meeting Schedule
	Weekly Crime Report
	Good News

	STUDY SESSION / WORK SESSION
	Six-Year Transportation Improvement Program Amendment Briefing
	Critical Areas Ordinance Update
	Roadmap to Recovery
	Tentative City Council Forecast and Consolidated Standing Committee Calendars

	MARK YOUR CALENDARS




