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A. SUMMARY OF REQUEST 
Rezone of approximately 1.85 acres from a combination of C-2 General Community 
Commercial and T Transitional to entirely C-2 for the purposes of constructing up to 120 
apartments with associated site improvements. 

B. GENERAL INFORMATION 
1. Applicant: John Bays, Benjamin Ryan Communities, 10011 Bridgeport Way SW 

#1500-212, LAKEWOOD, WA 98499 

2. Property Owner: RRDN LLC, PO Box 300, Dupont, WA 98327-0300 

  Columbia State Bank, PO Box 2156, Tacoma, WA 98401-2156 

3. Location: 8445 Pacific Avenue, Parcels 032033-2037, -2012, -2174, -2175 

4. Project Size: 81,200 square feet (280 feet by 290 feet)  

C. PROJECT DESCRIPTION 
The applicant is proposing a rezone of four parcels, totaling 1.85 acres, from a combination of C-
2 General Community Commercial, and T Transitional District, to entirely C-2 zoning. The 
applicant has provided additional information about the proposal, including a site plan which 
is included as Exhibit 2.1 

The site is comprised of four tax parcels, is rectangular in shape, and occupies 
approximately 1.85 acres of land. The site is generally flat and heavily disturbed, with the 
lowest elevations along Pacific Avenue. Over the approximate 290-foot depth of the site 
there is a grade change of about 8 feet, rising from west to east. There are currently two 
billboards located on the site which will be removed with redevelopment. Pacific Avenue is a 
fully developed Principal Arterial (and State Route 7) to the westerly boundary of the site, 
with a 95-foot right-of-way.  

The site would be redeveloped with multiple residential buildings totaling up to 120 
residential units with up to 92 parking stalls.  

1 The current site plan is a conceptual drawing and does not fully incorporate all development requirements (e.g. landscaping 
and ADA accessibility), but does account for the 15-foot landscaping buffer that will be required adjacent to the residentially-
zoned properties. A comprehensive review will be done at the time of development permitting to ensure that all applicable 
requirements are met. The result may be a different site plan and/or a smaller number of units.  

                                                



 

D. ADDITIONAL EXHIBITS  
 
Ex. 1 Staff Report 
Ex. 2 Vicinity Map 
Ex. 3 Site Plan and Example Elevation 
Ex. 4 Current Zoning Map 
Ex. 5 Land Use Designations 
Ex. 6 Historic Zoning Map 
Ex. 7 SEPA Record 
Ex. 8 Comments, Traffic Division 
Ex. 9 Traffic Impact Analysis 
Ex. 10 Land Use and Rezone application 
Ex. 11 Excerpts, Growth Strategy and Development Concept (Comprehensive Plan) 
Ex. 12 Excerpts, Generalized Land Use Element, Residential (Comprehensive Plan) 
Ex. 13 Advisory Comments, Site Development Group 
Ex. 14 Advisory Comments, Buildings Engineering/Plan Review 
Ex. 15 Advisory Comments, Tacoma Fire Department 
Ex. 16 Advisory Comments, Tacoma Water 
Ex. 17 2010 Rezone Record 

 
E. ADDITIONAL INFORMATION 
Application History: 
The project application was determined complete on July 14, 2015. The applicant provided 
additional information about the proposal, including a site plan, photos, and justification for 
the rezone request.2 The site is owned by RRDN, LLC and Columbia State Bank.  

General Zoning and Surrounding Conditions: 
The site’s current zoning map shows the site to be a mix of C-2 and T zoning – with 
approximately 175 feet on the western side zoned C-2 and the remainder zoned T.  
The four parcels on the subject site are zoned as follows: 

Parcel Total s.f. Zoning @ s.f. Zoning @ s.f. 
0320332012 23,540 C-2 14,350 T 9,190 
0320332037 37,884 C-2 22,750 T 15,034 
0320332175 9,583 C-2 9,583 T 0 
0320332174 9,583 C-2 2040 T 7,543 

Adjacent properties are developed with a mix of uses, with single-family residential the 
predominant use to the east of the site. See the zoning and land use intensity maps for the 
area, which are included in Exhibit 3.  
  

2 The applicant bears the burden of proof to demonstrate that the proposal is consistent with the criteria for the approval of 
multifamily residential development found in Chapter 13.06 - Zoning, of the TMC and the criteria for the approval of rezone 
applications found in Section 13.06.650 of the TMC. The proponent of a rezone has the burden of showing that the 
reclassification bears a substantial relationship to the public health, safety, morals, or general welfare. See Bassani v. County 
Commissioners, 70 Wn. App. 389, 394, 853 P.2d 945 (1993) citing Parkridge v. Seattle, 89 Wn.2d 454, 153, P.2d 359 (1978); 
Woodcrest Invs. Corp v. Skagit Cy., 39 Wn. App. 622, 694, P.2d 705 (1985). Under Washington law, a “strong showing” of 
change is not required and the rule is intended to be flexible and allow consideration of each case on its own facts. See 
Bassani at 394. A showing of changed circumstances is not required when a rezone is intended to implement an amendment 
to a comprehensive plan. See SORE v. Snohomish Cy., 99 Wn.2d 363, 370, 662 P.2d 816 (1983).  
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The zoning of the surrounding area: 

 Zoning 
Designation Intensity Designation Current Land Use 

North C-2/T Medium Intensity Small Commercial and Multifamily 
Dwellings 

East R-2 Low Intensity Single-Family Dwellings 
South R4-L and R-2 Medium Intensity Multifamily Dwellings 
West R4-L and C-2 Medium Intensity Commercial and Multifamily 

 

Most of the properties along Pacific Avenue between 84th and 88th have been rezoned over 
the years – in many cases to extend commercial zoning the full depth of the property. The 
historic (pre-2010) zoning map is included in Exhibit 6. The resulting development pattern in 
the neighborhood is a mix of commercial and medium-density residential. Commercial uses 
are located across Pacific Avenue from the subject site, as well as directly north. To the 
south is a 24-unit apartment complex built in 1966. To the east is a single-family 
neighborhood built out in the 1990s.  

There are currently 101 residential units within the Medium Intensity designation between 
84th and 88th, on approximately 3.93 net acres of property. The resulting residential density 
is approximately 26 units per residential acre. If the project is built with 120 units the density 
will increase to about 38 units per acre. The desired density for the Medium Intensity area is 
up to 45 units per acre. 

Regulatory History: 
The subject site was rezoned to its current configuration (including the parcel immediately 
adjacent to the north) with a site-specific rezone in 2010. The proposal at that time was to 
rezone a 2.18-acre site from C-1, C-2, R4-L and R-2 to a combination of C-2 and T. The 
applicant also proposed a boundary line adjustment to separate the multifamily development 
on the east side of the property from the commercial development along Pacific Avenue. 
See file REZ2007-40000106521, Exhibit 17. The then-owner of the property recorded a 
Concomitant Zoning Agreement in November of 2009 (Exhibit 17), and the rezone was 
finalized with Ordinance 27752 on March 30, 2010.  

Prior to 2010, the site and the majority of the surrounding area were classified within the C-2 
General Community Commercial and R-2 One-Family Dwelling District in 1953, when the 
zoning code was enacted. The westernmost 130 feet of the site, approximately, was zoned 
C-2 with the exception of the southernmost parcel, which remained R-2 until 2010. An 
additional 127 feet of the northerly two parcels was rezoned to R4-L in 1966, to allow for the 
development of multifamily dwellings (File no. 120.338). The easterly portion (160 feet) of 
parcel 0320332037 was rezoned to C-1 in 1992 (file no. 120.1322) to allow for two 
retail/office buildings. That rezone was subsequently modified in 2006 (REZ2005 – 
40000051858) to modify the site plan to allow for the development of a grocery store. 

With the exception of a single-family home in the southeast portion of the site, aerial photos 
indicate that the site has been vacant since at least 1990.  

The relevant decisions, reports, and recommendations are appended to this staff report as 
Exhibit 17. The current proposal would supersede all previous reclassification actions at the 
site, as well as their concomitant zoning agreements. The historic zoning map is included as 
Exhibit 6. 

 
Planning & Development Services Preliminary Report 
File No. REZ2015-40000247673 
Page 3 



 

The City’s Generalized Land Use Element designates the area as located within a Tier I - 
Primary Growth Area. The Generalized Land Use Element designates the site as within a 
Medium Intensity area. See the Land Use Intensity Map for the area, which is included in 
Exhibit 5. 

Notification and Public Comments: 
In accordance with the requirements of TMC 13.05.020 regarding notice of rezone 
applications, written notice of the application was mailed to all owners of property within 400 
feet of the site, the appropriate neighborhood council and qualified neighborhood groups on 
August 6, 2015. In addition, a public notice sign was posted on the property. To date, no 
public comments have been received regarding the proposal. 

As part of the project review process, Planning and Development Services has provided 
notification of this project to various City, outside governmental, and non-governmental 
agencies3. Departmental comments and requirements regarding this proposal are included 
as Exhibits, and where appropriate, incorporated as recommended conditions of approval.  

F. ENVIRONMENTAL EVALUATION 
Pursuant to the State's SEPA Rules (WAC 197-11) and the City of Tacoma's Environmental 
Code (TMC 13.12), the Director of Planning & Development Services issued a 
Determination of Environmental Non-Significance (SEP2015-40000247674) for the 
proposed project on August 28, 2015. This determination was based on a review of the 
applicant's Environmental Checklist and other supporting information on file with Planning & 
Development Services. No appeals of this Determination have been filed. The SEPA record 
is included as Exhibit 7. 

G. APPLICABLE SECTIONS OF THE TACOMA MUNICIPAL CODE 
13.06.650 Application for rezone of property 

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

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

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

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

4. That the change of the zoning classification will not result in a substantial change to 
an area-wide rezone action taken by the City Council in the two years preceding the 
filing of the rezone application. Any application for rezone that was pending, and for 

3 No comments were received from the outside governmental and non-governmental agencies (e.g. Pierce Transit, Tacoma-
Pierce County Health Department, and Washington Department of Ecology) on this proposal. These agencies will have 
additional opportunities to comment on the development permits. 
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which the Hearing Examiner’s hearing was held prior to the adoption date of an 
area-wide rezone, is vested as of the date the application was filed and is exempt 
from meeting this criteria. 

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

13.06.200 Commercial Districts 

A. District purposes. The specific purposes of the Commercial Districts are to: 

1.  Implement goals and policies of the City’s Comprehensive Plan. 
2.  Implement Growth Management Act goals, county-wide, and multi-county 

planning policies. 
3.  Create a variety of commercial settings matching scale and intensity of use to 

location. 
4.  Attract private investment in commercial and residential development. 
5.  Provide for predictability in the expectations for development projects. 
6.  Allow for creative designs while ensuring desired community design objectives. 

B. Districts established. 

5.  C-2 General Community Commercial District. This district is intended to allow a 
broad range of medium- to high-intensity uses of larger scale. Office, retail, and 
service uses that serve a large market area are appropriate. Residential uses are 
also appropriate. This classification is not appropriate inside Comprehensive 
Plan designated mixed-use centers or low-intensity areas. 

C. Land use requirements. 

2. Use requirements. Use requirements. The following use table designates all 
permitted, limited, and prohibited uses in the districts listed. Use classifications 
not listed in this section or provided for in Section 13.06.500 are prohibited, 
unless permitted via Section 13.05.030.E. Certain street level use restrictions 
may apply; see Section 13.06.200.C.4 below. 

3.  Use table abbreviations. 
P  = Permitted use in this district. 
TU =  Temporary Uses allowed in this district subject to specified provisions and consistent 

with the criteria and procedures of Section 13.06.635. 
CU =  Conditional use in this district. Requires conditional use permit, consistent with the 

criteria and procedures of Section 13.06.640. 
N = Prohibited use in this district. 

 

4. District use table. (Uses proposed for under this reclassification application.) 

Uses T C-1 C-2 HM PDB 
Dwelling, multiple-
family P P P P P 

 

H. Common requirements. To streamline the Zoning Code, certain requirements 
common to all districts are consolidated under Section 13.06.500 and 13.06.600. 
These requirements apply to Section 13.06.100 by reference: 
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13.06.501 Building design standards 
13.06.502 Landscaping and/or buffering standards 
13.06.503 Residential compatibility standards 
13.06.510 Off-street parking 
13.06.511 Transit support facilities 
13.06.512 Pedestrian and bicycle support standards 
13.06.520 Signs 
13.06.602 General restrictions 
13.06.700  Definitions 

H. Applicable Policies of the Comprehensive Plan – Growth Strategy and 
Development Concept 

The subject site is located within a “Medium Intensity” area of the city, per the Generalized 
Land Use Plan Map. Excerpts of the City’s Growth Strategy and Development Concept are 
included as Exhibit 11.  

The following chart depicts the relationship between intensity designations and zoning 
classifications.  

Comprehensive Plan 
Designation 

Typical Zoning Classifications 

Medium Intensity R-4L Low-Density Multiple Family Dwelling District  
R-4 Multiple Family Dwelling District  
C-2 General Community Commercial District  
PDB Planned Development Business District  
M-1 Light Industrial District  
M-2 Heavy Industrial District  

Further, the Comprehensive Plan identifies typical residential densities appropriate in the 
land use intensity designations. For the Medium Intensity area, an overall residential density 
would be 0-45 units per acre.  

I. Applicable Policies of the Generalized Land Use Element (GLUE) 
The Generalized Land Use element contains policies for general growth and development, 
tiering, mixed-use centers, residential development, commercial development, and industrial 
development. It sets forth the goals and policies specific to the siting and design of all types 
of residential in all zoning districts. Relevant excerpts from the Residential Section of the 
GLUE are included as Exhibit 12. 

Medium intensity residential development typically consists of medium-rise clustered 
apartments or large garden court apartment complexes or town homes in outlying areas, 
and walkup or elevator apartments and condominiums in the central inlying areas. Medium 
intensity residential developments may be located in concentrations along major 
transportation corridors, near or within mixed-use centers, in areas of similar character and 
intensity, and between areas of high and low intensity as buffer uses.  

The following GLUE policies are intended to guide residential development in Medium 
Intensity areas, and are pertinent to this request: 
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LU-RDMI-1 Neighborhood Amenities: Medium intensity residential development should 
be provided with the same basic amenities and services generally associated with 
single-family neighborhoods. 

LU-RDMI-2 Buffer Uses: Allow medium intensity residential developments as buffers 
between lower intensity development and higher intensity development. 

LU-RDMI-3 Locate in Concentrations: Encourage medium intensity residential 
development to locate in concentrations, in order that there can be a more efficient use 
of utilities and open space, provided that such concentrations are consistent with the 
established or planned character of the area in which they are to be located. 

LU-RDMI-7 Access to Principal Arterial Streets: Locate medium intensity residential 
developments either adjacent or immediately accessible to principal arterial streets for 
buffer, public transit and convenience purposes. 

LU-RDMI-8 Arterial Locations: Some medium intensity residential development may be 
located on minor arterials having adequate capacity provided the development's scale, 
design and density characteristics are compatible with surrounding land uses. 

Further, the GLUE establishes the City’s policies for residential design. It is the intent that 
high quality design of residential developments will enhance the livability of the community. 
Usable private open space is and will continue to be critical to the livability of residential 
uses – multifamily uses will provide a variety of usable open spaces. Examples include 
private balconies and patios and shared porches, courtyards, and green spaces. 

Design standards are used to help ensure that new developments meet these objectives. 
Pertinent policies are as follows.  

LU-RDD-2 Compatibility: Insure that new residential development is compatible with the 
existing development and/or the desired character of the area in terms of building 
location and orientation, pedestrian and vehicular access, building massing and scale, 
light and glare, outdoor storage areas, service elements and mechanical equipment 
location and design, and landscaping design. Compatible design is most critical in areas 
where multifamily developments border designated single-family areas. 

LU-RDD-3 Site Layout: Promote the site layout of residential development where 
residential buildings face the street and parking and vehicular access is provided to the 
rear or side of buildings. Where multifamily developments are allowed in established 
neighborhoods, the layout of such developments should respect the established pattern 
of development, except where a change in context is desired per the goals and policies 
of the Comprehensive Plan. 

LU-RDD-5 Pedestrian-friendly Design: Site and design residential uses with safe, 
convenient, connected and attractive pedestrian access. Specifically: 
• Locate and orient buildings towards the street for pedestrian convenience and 

enhance the spatial definition of the street. 
• Provide direct pedestrian connections between all residential buildings and the 

sidewalk. 
• For large multifamily developments, provide safe and attractive internal pedestrian 

connections between buildings and linkages to surrounding properties and 
neighborhoods, where possible and desirable. 
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LU-RDD-6 Vehicular Access and Parking: Promote site design that minimizes the safety 
and visual impacts of vehicular access, surface parking lots, and parking structures on 
pedestrian safety and the visual environment.  

LU-RDD-7 Open Space and Amenities: Provide on-site open space for all types of 
residential uses. Specifically: 
• For multifamily uses, this includes balconies, patios, rooftop decks, and/or shared 

common open space. 

LU-RDD-8 Building Design and Massing: Promote multifamily building design that is 
compatible with the existing and/or desired character of the area. Building design should 
incorporate: 
• Façade articulation that reduces the perceived scale of the building and adds visual 

interest. 
• Covered entries visible from the street and/or common open space. 
• Utilize building materials that are durable and provide visual interest. 

J. Project Analysis 
1. Consistency with TMC 13.06.100 – C-2 District Zoning Regulations: 

Multifamily development, provided it meets development standards, is a permitted use in 
the C-2 District. The project will be designed to meet or exceed all of the parking, design 
and landscaping requirements for a multifamily development.  

2. Consistency with TMC 13.06.650.B – Reclassification Criteria: 

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

• That the change of zoning classification is generally consistent with the applicable land 
use intensity designation of the property, policies, and other pertinent provisions of the 
Comprehensive Plan. 

The applicable land use intensity is “medium”, for which the intended residential density 
is up to 45 units per acre. Multifamily development is appropriate in the Medium Intensity 
designation. In this case, the proposal would increase residential density in the vicinity 
from approximately 26 units per acre to about 38 units per acre.  

The proposal is generally within the goals and policies of both the Growth Strategy and 
Development Concept Element and the GLUE for the location and density of multifamily 
development. The development would be constructed as a buffer between a single-
family neighborhood and the high-traffic Pacific Avenue corridor, in an area of mixed 
multifamily and commercial development.  

The current proposal is conceptual at this stage, to show that the proposed development 
can be accommodated on this site. Therefore the consistency with residential design 
goals and policies of the Comprehensive Plan cannot be fully assessed and these 
should be included as conditions of development, especially concerning pedestrian 
access to the public way, and open space availability.   

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

The rezone will implement a provision or recommendation set forth in the Plan, in 
making the zoning designation more consistent with the site’s designated Intensity. The 
Transitional District is not generally appropriate in the Medium Intensity designation. 
Making the entire site one zoning classification may provide an incentive to development 
of the site.  

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

The district establishment statement for the C-2 District specifically indicates that the 
district is intended to allow a broad range of medium- to high-intensity uses of larger 
scale. Office, retail, and service uses that serve a large market area are appropriate. 
Residential development is considered appropriate within the C-2 District as well.  

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

Records indicate that there have not been any area-wide rezone actions taken by the 
City Council in the past two years affecting this property. 

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

The TMC and GLUE set forth policies and requirements aimed at regulating growth to 
ensure consistency with the public health, safety, morals and general welfare. In order to 
further ensure that projects in these areas are compatible with the intended character of 
the district and do not have significant negative impacts on surrounding uses, the TMC 
also includes development regulations for projects in the C-2 District, including 
landscaping, design, and parking standards.  

In this instance, the applicant has not yet finalized the site and building design but has 
provided a conceptual site plan. If approved, the applicant will ensure that all 
development standards will be met as the project is further refined and as development 
permits are obtained.  

Notice of this proposal was provided to governmental and non-governmental agencies 
for review and comment, and the substance of these comments, which further ensure 
provisions for the public health, safety, and general welfare, is included in the 
recommended conditions section of this report. Notice of this project was also provided 
to area property owners. The proposal and the conditions recommended by staff in this 
report include provisions that address required improvements, adequate parking, and 
normal utility services.  

K. RECOMMENDED CONDITIONS OF APPROVAL  
Should this request be approved, Planning and Development Services recommends that the 
comments below be made conditions of approval for the application: 
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1. The site shall be developed in substantially the same manner as the proposal: uses 
shall be limited to residential. The intent of this condition is to maintain the integrity of 
the associated environmental (SEPA) review and findings thereof.  

2. The final design of the multifamily development shall include private and public 
usable open space for the development. This can include a mix of private balconies 
or patios, as well as shared porches, courtyards, and green spaces. Each unit shall 
have direct access to at least one such space. Outdoor covered spaces (e.g., picnic 
pavilion or play area) can be counted toward this space. The intent of this condition 
is to fulfill the goals and policies of the Comprehensive Plan, which points out that 
usable open space is critical to the livability of residential uses.   

3. The final design of the development shall include accessible pedestrian access from 
each building, through the development, to the public sidewalk on Pacific Avenue. 
The intent of this condition is to insure the development meets the TMC for 
pedestrian access, as well as to respond to Comprehensive Plan policies and to 
support transit use. 

4. In the final design of the buildings, the applicant shall ensure that the buildings 
closest to Pacific Avenue are oriented toward the street; that is, the façade closest to 
the street is not a side or rear of the building. The intent of this condition is to comply 
with the Comprehensive Plan goals for residential design.   

5. The final design of the development shall comply with all landscaping and parking 
standards, as well as all applicable building and site development code 
requirements.   

In addition, several reviewers made advisory comments that will apply to the development 
permits for the site. Those comments are included for reference as Exhibits 8, and 13-16.  
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Exhibit 5: Land Use Designations 
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 City of Tacoma 
 Planning and Development Services 

 

747 Market Street, Room 345 ▌ Tacoma, Washington 98402 ▌ (253) 591-5577 

http://www.tacomapermits.org 

 

Determination of Environmental Nonsignificance (DNS) 
 

SEPA File Number:  SEP2015-40000247674 
Related File Number:  REZ2015-40000247673 

 
 
To: All Departments and Agencies with Jurisdiction 
 
Subject: Determination of Environmental Nonsignificance 
 
 In accordance with Washington Administrative Code (WAC) 197-11-340, 

and 197-11-355 a copy of the Determination of Nonsignificance (DNS) for 
the project described below is transmitted. 

 
Applicant:  Benjamin Ryan Communities, John Bays, 10011 Bridgeport Way SW 

#1500-212, Lakewood, WA  98499 
 
Proposal: Rezone of approximately 1.85 acres from a combination of “C2” General 

Community Commercial and “T” Transitional to entirely “C2” for the 
purposes of constructing up to 120 apartments with associated site 
improvements. 

 
Location: 8445 Pacific Avenue, parcels 032033-2037, -2012, -2174, -2175 
 
Lead Agency: City of Tacoma 
 
City Contact: Shirley Schultz  
 Principal Planner 
 Planning and Development Services 
 747 Market Street, Room 345 
 Tacoma, WA  98402 
 253-591-5121 | shirley.schultz@cityoftacoma.org 
 
The Responsible Official for the City of Tacoma hereby makes the following findings and 
conclusions based upon a review of the environmental checklist and attachments, other 
information on file with the City of Tacoma, and the policies, plans, and regulations designated 
by the City of Tacoma as a basis for the exercise of substantive authority under the Washington 
State Environmental Policy Act (SEPA) pursuant to RCW 43.21C. 
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Findings of Fact: 

General: 

1. The applicant proposes to rezone approximately 1.85 acres from a combination of “C2” 
General Community Commercial and “T” Transitional to entirely “C2” for the purposes of 
constructing up to 120 apartments with associated site improvements to include up to 150 
parking spaces and 3,000 cubic yards of grading. 

An environmental review is required for the proposal in accordance with the SEPA, RCW 
43.21C, Washington Administrative Code (WAC) 197-11, and Tacoma Municipal Code 
(TMC) 13.12 Environmental Code.  Rezones actions require environmental review, as do 
projects proposing in excess of 20 dwelling units, 40 parking spaces, or 500 cubic yards of 
grading activity.  

Earth: 

2. The project proposes to comply with all regulations including the International Building Code 
(IBC) Appendix J (Grading) as adopted and amended by the City of Tacoma, as well as 
TMC Chapter 13.06 Zoning and Chapter 13.11 Critical Areas Ordinance. 

3. Soil contamination issues associated with the Asarco Plume are addressed in the 
Environmental Health subsection of this document. 

Air: 

4. Watering of exposed soil during construction to suppress dust will ensure that no impacts to 
ambient air quality will result from the project. 

Water: 

5. The project will meet all requirements of the current and any future revisions to the 
Stormwater Management Manual, the Critical Areas Ordinance and other City regulatory 
requirements related to stormwater.   

6. No regulated wetlands, streams, or associated buffers have been identified on the project 
site pursuant to TMC 13.11 Critical Areas Ordinance. 

7. The site is not located within a flood hazard and/or coastal high hazard area as regulated by 
TMC 13.11.600, 13.11.610 and 13.11.620 and Sections 2.12.040 and 2.12.050. 

Plants: 

8. The proposed project will meet TMC 13.06.502 Landscaping/Buffering Standards. 

Aesthetics: 

9. The proposed project will meet TMC 13.06.501 Building Design Standards, TMC 13.06.502 
Landscaping/Buffering Standards, and TMC 13.06.503 Residential Compatibility Standards. 

Animals: 

10. No state or federal candidate, threatened or endangered plant or animal species, or habitat 
has been identified on the project site.  

Energy and Natural Resources: 

11. The proposed project will comply with the City’s Energy Code. 
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Environmental Health: 

12. According to the Department of Ecology (Ecology) Facility/Site Atlas, the site is located 
within the Tacoma Smelter Plume with an arsenic concentration range of “Non-Detect to 
20.0 ppm”.  Due to the facility atlas indicating that arsenic concentration is below the Model 
Toxics Control Act standards, no further review of the site relative to Asarco contamination is 
required at this time.   

13. All requirements of the Tacoma-Pierce County Health Department (TPCHD) and Ecology 
will be met. 

Noise: 

14. All WAC noise levels shall be met. 

15. Activities at the site shall comply with all applicable provisions of TMC 8.122 Noise 
Enforcement. 

Land Use: 

16. The project the project proposal does not comply with the density and development 
standards of the “C2” and “T” District and will require a change to and modification of the 
current zoning classification. 

17. The Comprehensive Plan designation for the site is Medium Intensity. This designation 
would support a rezone to higher-intensity development, including multifamily residential at 
an area average of 45 units per acre. Appropriate zoning in the designation includes R-4L 
Low-Density Multiple Family Dwelling District, R-4 Multiple Family Dwelling District, and C-2 
General Community Commercial District, among others.  

Housing: 

18. The project will provide up to 120 units of housing.  No adverse impacts to housing will 
result from the proposal. 

Recreation: 

19. The project will not be developed on property designated as open space or public recreation 
area.  No adverse impacts to recreation will result from the proposal. 

Historical and cultural preservation: 

20. The project is not located within or adjacent to any property listed on the Tacoma, 
Washington State or National Registers of Historic Places, and is not within proximity to any 
known archaeological site or archaeological site that is inventoried by the State of 
Washington Department of Archaeology and Historic Preservation.  Additional review of 
impacts to cultural resources may be required for projects under the jurisdiction of federal 
agencies under Section 106 of the National Historic Preservation Act (36 CFR 800).   

Transportation: 

21. The project will comply with TMC 13.06.510 Off-street parking and storage areas. 

22. The project will be located on and be accessed via Pacific Avenue, which is designated in 
this location as State Highway 7.  

23. Review by the Public Works Engineering Division indicates that the traffic volumes 
generated by the project may result in significant adverse impacts to the City’s street 
system. A traffic impact analysis for the project prepared by Heath and Associates, dated 
July 14, 2015, has been submitted to, reviewed, and approved by the Engineering Division.  
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Last Day to Appeal:    September 14, 2015  

 

NOTE:  The issuance of this SEPA Determination does not constitute final project approval.  
The applicant must comply with all other applicable requirements of the City of Tacoma 
Departments and other agencies with jurisdiction prior to receiving construction permits. 

cc via email: 
 Applicant 
 South End Neighborhood Council, Chairperson 
 Washington Department of Ecology, sepaunit@ecy.wa.gov 
 Washington Department of Transportation, OR-SEPA-REVIEW@wsdot.wa.gov 
 Tacoma-Pierce County Health Department, SEPA, SEPA@tpchd.org 
 Planning and Development Services, Reuben McKnight, Peter Huffman, Ian Munce 
 Public Works, Engineering, Brennan Kidd 
 Washington State Office of Archaeology & Historic Preservation, Gretchen Kaehler, 

gretchen.kaehler@dahp.wa.gov 
 Pierce Transit - Bus Stop Program, Ben Han, bhan@piercetransit.org 
 Pierce County Assessor Treasurer, Darci Brandvold, dbrandv@co.pierce.wa.us  
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City of Tacoma 
Public Works Department 

 
 
 

 

Memorandum 

 
TO:  Shirley Schultz 
  Planning & Development Services  
 
FROM:  Brennan Kidd, PE, PTOE 
  Public Works / Engineering Division 
   

SUBJECT: Pacific Ridge Traffic Review  
(8445 Pacific Avenue SEPA) 

 

DATE:  August 25, 2015 

 
The City Engineering Division has reviewed the applicant’s SEPA application proposing the 
development of a 92-unit multi-family housing at 8439-8455 Pacific Avenue.  After consideration of the 
applicant’s Traffic Impact Analysis (dated July 14, 2015) conducted by Heath & Associates, Inc., 
staff have determined the applicant and representative have conducted a reasonable analysis of 
probable traffic conditions associated with the proposed site.  The analysis of the new trips as 
presented does not appear to adversely impact the City's arterial street system.   
 
In addition, the proposed site access driveway on Pacific Avenue opposite the intersection of South 86

th
 

Street is positioned to minimize impact to the safety and operation of the intersection and is not 
anticipated to adversely impact other nearby driveways.  Based on these proposed conditions and the 
information conveyed in the Traffic Impact Analysis, Traffic Engineering has no objections or stipulated 
mitigation with regard to site’s vehicular access and operation within the right-of-way. 
 
The proposed on-site layout appears to provide adequate circulation, including code-required space at 
the end of dead-end parking aisles to facilitate vehicle turn-around.  Review of the preliminary site plan 
did indicate that the depiction of standard and compact parking stalls as being deficient with respect to 
Tacoma Municipal Code (TMC) 13.06.510.B.2.f.:  “Standard parking spaces shall have a minimum 
width of eight and one-half feet, a minimum length of 16.5 feet.” and “Compact parking spaces shall 
have a minimum width of seven and one-half feet and a minimum length of 15 feet.”  It appears the 
parking space lengths shown in the site plan are 2 feet shorter than prescribed by code.  Please note 
that the parking space dimensions cited in the code already account for the typical front overhang 
distance for vehicles, which can still affect the necessary width of walkway for providing adequate 
accessibility.  Therefore, as shown in the site plan, the minimum parking aisle width (see TMC 
13.06.510.B.2.b) would be compromised by the rear of vehicles protruding into the aisle. 
 
The development proposal indicates that the site will be providing a reduced number of parking spaces 
based on proximity to bus stops and the frequency of the service provided at those stops.  As such, the 
development of this site as proposed can be expected to increase pedestrian and transit trips within the 
area.  Therefore, the project will need to address accessibility to/from transit service on the east and 
west sides of Pacific Avenue, which would include upgrading curb ramps and improving sidewalk to 
meet current ADA standards.  It appears the closest bus stops to the site are on both sides of Pacific 
Avenue between 180 and 350 feet to the south of the property’s south property line. 
 
If circumstances change and the project scope is modified then the City reserves the right to reconsider 
this recommendation.  If you have any questions, please contact me at (253) 591-5077 or 
bkidd@cityoftacoma.org.  
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Maximum number of units would be 120, with associated parking at 1.25 spaces per dwelling unit (max of 150 spaces). 
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0320332037, 0320332012, 0320332174, 0320332175
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Text Box
Project will meet the City's stormwater management manual.
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Text Box
No impacts are expected to be generated by this residential project other than traffic noise. The project will provide a buffer landscaping area between it and the adjacent residential area. 
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Proposal will rezone site to C2 in is entirety. 
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See associated Traffic Impact Analysis. 
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Text Box
As required by code - offsite improvements may apply. 

sschultz
Text Box
See associated Traffic Impact Analysis. 

sschultz
Text Box
See associated Traffic Impact Analysis. 

sschultz
Text Box
Transit stops are in the vicinity for route on Pacific Avenue. They may have to be improved or relocated in conjunction with this project. 
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Line
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sschultz
Text Box
No impacts are expected to be generated by this residential project other than typical for the area. 
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City of Tacoma 
Public Works Department 

 
 
 

 

Memorandum 

 
TO:  Shirley Schultz 
  Planning & Development Services  
 
FROM:  Brennan Kidd, PE, PTOE 
  Public Works / Engineering Division 
   

SUBJECT: Pacific Ridge Traffic Review  
(8445 Pacific Avenue SEPA) 

 

DATE:  August 25, 2015 

 
The City Engineering Division has reviewed the applicant’s SEPA application proposing the 
development of a 92-unit multi-family housing at 8439-8455 Pacific Avenue.  After consideration of the 
applicant’s Traffic Impact Analysis (dated July 14, 2015) conducted by Heath & Associates, Inc., 
staff have determined the applicant and representative have conducted a reasonable analysis of 
probable traffic conditions associated with the proposed site.  The analysis of the new trips as 
presented does not appear to adversely impact the City's arterial street system.   
 
In addition, the proposed site access driveway on Pacific Avenue opposite the intersection of South 86

th
 

Street is positioned to minimize impact to the safety and operation of the intersection and is not 
anticipated to adversely impact other nearby driveways.  Based on these proposed conditions and the 
information conveyed in the Traffic Impact Analysis, Traffic Engineering has no objections or stipulated 
mitigation with regard to site’s vehicular access and operation within the right-of-way. 
 
The proposed on-site layout appears to provide adequate circulation, including code-required space at 
the end of dead-end parking aisles to facilitate vehicle turn-around.  Review of the preliminary site plan 
did indicate that the depiction of standard and compact parking stalls as being deficient with respect to 
Tacoma Municipal Code (TMC) 13.06.510.B.2.f.:  “Standard parking spaces shall have a minimum 
width of eight and one-half feet, a minimum length of 16.5 feet.” and “Compact parking spaces shall 
have a minimum width of seven and one-half feet and a minimum length of 15 feet.”  It appears the 
parking space lengths shown in the site plan are 2 feet shorter than prescribed by code.  Please note 
that the parking space dimensions cited in the code already account for the typical front overhang 
distance for vehicles, which can still affect the necessary width of walkway for providing adequate 
accessibility.  Therefore, as shown in the site plan, the minimum parking aisle width (see TMC 
13.06.510.B.2.b) would be compromised by the rear of vehicles protruding into the aisle. 
 
The development proposal indicates that the site will be providing a reduced number of parking spaces 
based on proximity to bus stops and the frequency of the service provided at those stops.  As such, the 
development of this site as proposed can be expected to increase pedestrian and transit trips within the 
area.  Therefore, the project will need to address accessibility to/from transit service on the east and 
west sides of Pacific Avenue, which would include upgrading curb ramps and improving sidewalk to 
meet current ADA standards.  It appears the closest bus stops to the site are on both sides of Pacific 
Avenue between 180 and 350 feet to the south of the property’s south property line. 
 
If circumstances change and the project scope is modified then the City reserves the right to reconsider 
this recommendation.  If you have any questions, please contact me at (253) 591-5077 or 
bkidd@cityoftacoma.org.  
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PACIFIC RIDGE APARTMENTS 

TRAFFIC IMPACT ANALYSIS 

 

 

I. INTRODUCTION 

 

This report summarizes traffic impacts related to the Pacific Ridge Apartments project.  

The general goals of this impact study concentrate on 1) the assessment of existing 

roadway conditions and intersection congestion, 2) forecasts of newly generated project 

traffic, 3) estimations of future delay, and 4) recommendations for mitigation.  

Preliminary tasks include the detailed collection of roadway information, road 

improvement information, and peak hour traffic counts.  A level of service analysis for 

existing traffic conditions is then made to determine the present degree of intersection 

congestion.  Based on this analysis, forecasts of future traffic levels on the surrounding 

street system are found.  Following this forecast, the future service levels for the key 

intersections are investigated.  As a final step, applicable conclusions and possible on-site 

or off-site mitigation measures are defined.  The findings of this study are intended to 

ensure safe and efficient progression of vehicular/non-motorist traffic near the site. 

 

 

II. PROJECT DESCRIPTION 

 

The proposed project is defined as an apartment complex with up to 108 units located in 

the City of Tacoma.  The site is located on the east side of Pacific Avenue at the 

intersection of Pacific Avenue & 86th Street.  Surrounding development is generally 

residential or commercial.  Primary access to the site will be provided by one entrance 

onto Pacific Avenue across from 86th street.  Figure 1 on the following page shows the 

general site location along with the local street network.  The site plan is given in Figure 

2. 

 

 

III. EXISTING CONDITIONS 

 

A. Surrounding Roadway System 

 

Roadways serving the proposed site consist of multi-lane arterials and two-lane collector 

roads which vary in width, terrain, and posted speeds.  As indicated by their specific 

arterial designations, these roadways also vary in their overall function as part of the 

general network.  The key streets near the site are described on page 6. 

 

Pacific Avenue, or SR-7, is a north-south, multi-lane state route that borders the west side 

of the property.  The posted speed limit is 35 mph and pavement surfacing consists of 

asphalt concrete.  Lane widths are approximately 12 feet while side street treatment is 

comprised of curb/gutter/sidewalk.  Left turn lanes are provided at major intersections.  

Other portions of the road have a two-way left turn lane.  The roadway is generally flat. 
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S 86th Street is a dead end east-west local road that lies to the west of the site.  Total 

roadway width is roughly 20 feet, with sidewalks and grass/gravel shoulders. The posted 

speed limit is 25 mph. 

 

B. Existing Peak Hour Volumes and Patterns 

 

Field data collected for this study was taken in July of 2015.  The traffic counts were 

taken during the evening peak period between the hours of 4 PM and 6 PM.  This specific 

peak period was targeted for analysis purposes since it generally represents the worst 

case scenario with respect to traffic conditions.  The PM peak period typically has higher 

volumes than the AM peak period due to the greater number of recreation and shopping 

trips associated with the late afternoon period.  Existing PM peak hour volumes for the 

key intersections of Pacific Avenue & 86th Street and Pacific Avenue & 84th Street can 

be found in Figure 3. 

 

C. Roadway Improvements 

 

A review of a current City of Tacoma 6-Year Comprehensive Transportation Program 

indicates no improvement projects near the site.  

 

D. Existing Level of Service 

 

Existing peak hour delays were determined through the use of the Highway Capacity 

Manual.  Capacity analysis is used to determine level of service (LOS) which is an 

established measure of congestion for transportation facilities.  LOS is defined for a 

variety of facilities including intersections, freeways, arterials, etc.  A complete definition 

of level of service and related criteria can be found in the HCM.   

 

The methodology for determining the LOS at unsignalized intersections strives to 

determine the potential capacities for the various vehicle movements and ultimately 

determines the average total delay for each movement.  Potential Capacity represents the 

number of additional vehicles that could effectively utilize a particular movement, which 

is essentially the equivalent of the difference between the movement capacity and the 

existing movement volume.  Total delay is described as the elapsed time from when a 

vehicle stops at the end of a queue until the vehicle departs from the stop line.  Average 

total delay is simply the mean total delay over the entire stream.  A number of factors 

influence potential capacity and total delay including the availability/usefulness of gaps.   
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The range for intersection level of service is LOS A to LOS F with the former indicating 

the best operating conditions with low control delays and the latter indicating the worst 

conditions with heavy control delays.  Existing LOS for the PM peak hour is shown 

below in Table 1.  This analysis involved the HCS 2010 intersection analysis program.  

As shown in Table 1, existing analysis shows moderate delays in the LOS B to the LOS 

D range. 

 

TABLE 1 

Existing Level of Service 
Delays given in seconds per vehicle 

 

 Intersection Control Approach LOS Delay 

 Pac Ave/84th St Signal Eastbound D 52.0 

   Westbound C 29.9 

   Northbound D 49.7 

   Southbound D 52.9 

   Overall C 48.8 

 Pac Ave/86th St Stop Eastbound C 18.5 

   Northbound LT B 10.7 

    

 

E. Pedestrian and Bicycle Activity 

 

Pedestrian and bicycle activity was observed on the nearby street segments studied for 

this project.  Observations were made during routine peak hour movement counts and 

during other site visits.  Moderate bicycle and pedestrian activity was noted during field 

observations.  The area has well developed pedestrian facilities in the form of sidewalks 

and crosswalks that help alleviate any impact between motorist and non-motorist traffic. 

 

F. Public Transit 

 

A review of the Pierce Transit regional bus schedule shows transit service is provided to 

the vicinity of the project.  Pierce Transit Route 1 runs along Pacific Avenue with service 

from the Tacoma Community College Transit Center to the Spanaway area near the Roy 

“Y”.  Stops are made in the vicinity of the property with service from roughly 4:35 AM 

to 11:40 PM.  Refer to the Pierce Transit schedule for detailed route information. 

 

G. Sight Distance at Access Driveways 

 

Analysis was made of the existing roadways near the site.  According to AASHTO 

guidelines for the 35 mph design speed on Pacific Avenue, approximately 390 feet of 

entering sight distance is needed to ensure safety for project traffic exiting the site.  

Based on established standards and field notes, sight distance is acceptable at the 

proposed project access driveway.  The area has no vertical curvature or horizontal 

curvature.  With no other sight distance hindrances present requirements are easily met. 
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IV. FUTURE TRAFFIC DEMAND 

 

A. Trip Generation 

 

Data presented in this report was taken from the Institute of Transportation Engineer's 

publication Trip Generation, 9th Edition.  The applicable land use code is Apartments 

(LUC 220).  ITE average rates were used to determine peak hour trips.  Table 2 shows 

the trip generation values used for this 108 apartment units.  Refer to the appendix for 

trip generation output. 

 

TABLE 2 

Project Trip Generation 
108 Apartment Units 

 

 Time Period  Volume 

 AWDT   718 vpd 

 AM Peak Inbound  11 vph 

 AM Peak Outbound  44 vph 

 AM Peak Total 55 vph 

 PM Peak Inbound  43 vph 

 PM Peak Outbound  24 vph 

 PM Peak Total  67 vph 

 

B. Trip Assignment and Distribution 

 

The destination and origination of the generated traffic primarily influences the project 

entrance and the key intersections which would effectively receive the majority of project 

related traffic.  Site generated trips are expected to follow the pattern shown in Figure 4 

on the following page.  The figure reflects work-based and home-based trips taken by 

project traffic during the PM peak hour.  As shown in the figure, traffic is likely to split 

along a number of paths.  These percentages are estimated based on existing travel 

patterns and the location of nearby major roadways.   

 

C. Future Traffic Volumes With and Without the Project 

 

A horizon year of 2017 was chosen for the future study period.  The future 2017 traffic 

volumes without the project were derived by applying a 2 percent annual growth rate 

through the year 2017 to the existing traffic volumes shown in Figure 3.  Much of the 

land in the area is already developed limiting the amount of traffic growth created by 

future new projects.  Future 2017 volumes without project traffic included are shown in 

Figure 5.  Future 2017 volumes with Pacific Ridge Apartments traffic are shown in 

Figure 6. 
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D. Future Level of Service 

 

Level of service analyses were made of the future PM peak hour volumes without and 

with trips from the project added to the key roadways and intersections.  This analysis 

once again involved the use the HCS 2010 analysis program.  Delays for the key 

intersections under future conditions are shown below in Table 3. 

 

TABLE 3 

Future 2017 PM Level of Service 
Delays given in seconds per vehicle 

 
 Without Project With Project 
 Intersection Control Geometry LOS Delay LOS Delay 

 Pac Ave/84th St Signal Eastbound E 56.3 E 58.7 

   Westbound C 30.5 C 30.9 

   Northbound D 52.3 D 54.0 

   Southbound E 64.2 E 69.0 

   Overall D 54.8 D 57.6 

 Pac Ave & 86th/Ent Stop Eastbound C 19.2 C 23.7 

   Westbound - - C 16.9 

   Northbound LT B 10.9 B 10.9 

   Southbound LT - - B 10.1 

  

Future LOS results show delays up to LOS E which is expected with a high volume 

intersection such as Pacific Avenue and South 84th Street.  Project traffic is shown to 

cause a negligible impact in LOS, with only minor increases in delays expected.  The 

additional east leg to the South 86th Street and Pacific Avenue intersection maintains 

LOS C. 

 

 

V. CONCLUSIONS AND MITIGATION 

 

The project proposes 108 apartment units on the east side of Pacific Avenue across from  

86th Street.  Roughly 718 total daily trips are expected to be generated on a typical 

weekday with 55 trips during the AM peak hour and 67 trips during the PM peak hour.   

 

Existing delays for the key intersection of Pacific Avenue/S 86th Street are generally 

mild at LOS C or better.  Pedestrian and bicyclist volumes are mild.  Entering and 

stopping sight distance for the new project access point is adequate. 

 

Future delay conditions for area intersections are outlined in Table 3.  Delays will operate 

up to LOS E at the 84th Street and Pacific intersection, due to the higher volumes already 

present.  Project traffic is expected to cause only minor increases in delays.  A center 

two-way left turn lane is already provided on Pacific Avenue, so left turn lane warrants 

were not analyzed. 

 

Based on the above, no off-site mitigations are identified at this time. 
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LEVEL OF SERVICE 

 

 

The following are excerpts from the 2010 Highway Capacity Manual - Transportation 

Research Board Special Report 209. 

 

Quality of service requires quantitative measures to characterize operational conditions 

within a traffic stream.  Level of service (LOS) is a quality measure describing 

operational conditions within a traffic stream, generally in terms of such service 

measures as speed and travel time, freedom to maneuver, traffic interruptions, and 

comfort and convenience. 

 

Six LOS are defined for each type of facility that has analysis procedures available.  

Letters designate each level, from A to F, with LOS A representing the best operating 

conditions and LOS F the worst.  Each level of service represents a range of operating 

conditions and the driver’s perception of those conditions. 

 

Level-of-Service definitions 

 

The following definitions generally define the various levels of service for arterials. 

 

Level of service A represents primarily free-flow operations at average travel speeds, 

usually about 90 percent of the free-flow speed for the arterial classification.  Vehicles 

are seldom impeded in their ability to maneuver in the traffic stream.  Delay at signalized 

intersections is minimal. 

 

Level of service B represents reasonably unimpeded operations at average travel speeds, 

usually about 70 percent of the free-flow speed for the arterial classification.  The ability 

to maneuver in the traffic stream is only slightly restricted and delays are not bothersome. 

 

Level of service C represents stable operations; however, ability to maneuver and change 

lanes in midblock locations may be more restricted than in LOS B, and longer queues, 

adverse signal coordination, or both may contribute to lower average travel speeds of 

about 50 percent of the average free-flow speed for the arterial classification. 

 

Level of service D borders on a range in which small increases in flow may cause 

substantial increases in approach delay and hence decreases in arterial speed.  LOS D 

may be due to adverse signal progression, inappropriate signal timing, high volumes, or 

some combination of these.  Average travel speeds are about 40 percent of free-flow 

speed. 

 

Level of service E is characterized by significant delays and average travel speeds of one-

third the free-flow speed or less.  Such operations are caused by some combination of 

adverse progression, high signal density, high volumes, extensive delays at critical 

intersections, and inappropriate signal timing. 
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Level of service F characterizes arterial flow at extremely low speeds, from less than one-

third to one-quarter of the free-flow speed.  Intersection congestion is likely at critical 

signalized locations, with long delays and extensive queuing. 

 

These definitions are general and conceptual in nature, and they apply primarily to 

uninterrupted flow.  Levels of service for interrupted flow facilities vary widely in terms 

of both the user's perception of service quality and the operational variables used to 

describe them. 

 

For each type of facility, levels of service are defined based on one or more operational 

parameters that best describe operating quality for the subject facility type.  While the 

concept of level of service attempts to address a wide range of operating conditions, 

limitations on data collection and availability make it impractical to treat the full range of 

operational parameters for every type of facility.  The parameters selected to define levels 

of service for each facility type are called "measures of effectiveness" or "MOE's", and 

represent available measures that best describe the quality of operation on the subject 

facility type. 

 

Each level of service represents a range of conditions, as defined by a range in the 

parameters given.  Thus, a level of service is not a discrete condition, but rather a range 

of conditions for which boundaries are established. 

 

The following tables describe levels of service for signalized and unsignalized 

intersections.  Level of service for signalized intersections is defined in terms of average 

control delay.  Delay is a measure of driver discomfort, frustration, fuel consumption and 

lost travel time, as well as time from movements at slower speeds and stops on 

intersection approaches as vehicles move up in queue position or slow down upstream of 

an intersection.  Level of service for unsignalized intersections is determined by the 

computed or measured control delay and is determined for each minor movement. 

 

Signalized Intersections - Level of Service 

 

  Control Delay per 

 Level of Service Vehicle (sec) 

 A 10 

 B 10 and 20 

 C 20 and 35 

 D 35 and 55 

 E 55 and 80 

 F 80 
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Unsignalized Intersections - Level of Service 

 

  Average Total Delay 

 Level of Service per Vehicle (sec) 

 A 10 

 B 10 and 15 

 C 15 and 25 

 D 25 and 35 

 E 35 and 50 

 F 50 

 

 

As described in the 2000 Highway Capacity Manual, level of service breakpoints for all-

way stop controlled (AWSC) intersections are somewhat different than the criteria used 

for signalized intersections.  The primary reason for this difference is that drivers expect 

different levels of performance from distinct kinds of transportation facilities.  The 

expectation is that a signalized intersection is designed to carry higher traffic volumes 

than an AWSC intersection.  Thus a higher level of control delay is acceptable at a 

signalized intersection for the same level of service. 

 

 

AWSC Intersections - Level of Service 

 

  Average Total Delay  

 Level of Service per Vehicle (sec) 

 A 10 

 B 10 and 15 

 C 15 and 25 

 D 25 and 35 

 E 35 and 50 

 F 50 
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                         Detailed Average Rate Trip Calculations
                     For 108 Dwelling Units of Apartments(220) - [R]

   Project: Pacific Ridge Apartments                              Open Date: 
   Phase:                                                     Analysis Date: 

   Description: 
   _____________________________________________________________________________________

                                    Average    Standard    Adjustment    Driveway
                                     Rate      Deviation     Factor       Volume
       __________________________________________________________________________

       Avg. Weekday 2-Way Volume     6.65        3.07         1.00          718 
       7-9 AM Peak Hour Enter        0.10        0.00         1.00           11 
       7-9 AM Peak Hour Exit         0.41        0.00         1.00           44 
       7-9 AM Peak Hour Total        0.51        0.73         1.00           55 
       4-6 PM Peak Hour Enter        0.40        0.00         1.00           43 
       4-6 PM Peak Hour Exit         0.22        0.00         1.00           24 
       4-6 PM Peak Hour Total        0.62        0.82         1.00           67 
       AM Pk Hr, Generator, Enter    0.16        0.00         1.00           17 
       AM Pk Hr, Generator, Exit     0.39        0.00         1.00           42 
       AM Pk Hr, Generator, Total    0.55        0.76         1.00           59 
       PM Pk Hr, Generator, Enter    0.41        0.00         1.00           44 
       PM Pk Hr, Generator, Exit     0.26        0.00         1.00           28 
       PM Pk Hr, Generator, Total    0.67        0.85         1.00           72 
       Saturday 2-Way Volume         6.39        2.99         1.00          690 
       Saturday Peak Hour Enter      0.00        0.00         1.00            0 
       Saturday Peak Hour Exit       0.00        0.00         1.00            0 
       Saturday Peak Hour Total      0.52        0.74         1.00           56 
       Sunday 2-Way Volume           5.86        2.73         1.00          633 
       Sunday Peak Hour Enter        0.00        0.00         1.00            0 
       Sunday Peak Hour Exit         0.00        0.00         1.00            0 
       Sunday Peak Hour Total        0.51        0.75         1.00           55 

   _____________________________________________________________________________________

     Note: A zero indicates no data available.
   Source: Institute of Transportation Engineers
           Trip Generation Manual, 9th Edition, 2012

                      TRIP GENERATION 2013, TRAFFICWARE, LLC
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Heath & Associates, Inc.
2214 Tacoma Road
Puyallup, WA 98371 File Name : 3643a

Site Code : 00003643
Start Date : 7/7/2015
Page No : 1

Groups Printed- Group 1
PACIFIC AVE
Southbound

84TH ST E
Westbound

PACIFIC AVE
Northbound

84TH ST E
Eastbound

Start Time Right Thru Left Right Thru Left Right Thru Left Right Thru Left Int. Total
Factor 1.0 1.0 1.0 1.0 1.0 1.0 1.0 1.0 1.0 1.0 1.0 1.0

04:00 PM 29 166 27 22 64 17 13 158 18 24 82 38 658
04:15 PM 39 189 15 12 54 20 12 134 33 15 68 32 623
04:30 PM 21 196 17 22 50 21 19 162 32 23 58 41 662
04:45 PM 28 196 22 17 58 18 11 171 24 28 75 28 676

Total 117 747 81 73 226 76 55 625 107 90 283 139 2619

05:00 PM 26 249 23 18 41 17 19 195 21 21 71 35 736
05:15 PM 37 211 31 18 47 27 17 134 26 22 76 31 677
05:30 PM 34 191 20 22 44 13 11 139 21 20 80 38 633
05:45 PM 29 191 20 18 61 19 23 159 28 24 68 41 681

Total 126 842 94 76 193 76 70 627 96 87 295 145 2727

Grand Total 243 1589 175 149 419 152 125 1252 203 177 578 284 5346
Apprch % 12.1 79.2 8.7 20.7 58.2 21.1 7.9 79.2 12.8 17.0 55.6 27.3  

Total % 4.5 29.7 3.3 2.8 7.8 2.8 2.3 23.4 3.8 3.3 10.8 5.3
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Heath & Associates, Inc.
2214 Tacoma Road
Puyallup, WA 98371 File Name : 3643a

Site Code : 00003643
Start Date : 7/7/2015
Page No : 2

PACIFIC AVE
Southbound

84TH ST E
Westbound

PACIFIC AVE
Northbound

84TH ST E
Eastbound

Start Time Right Thru Left
App.
Total

Right Thru Left
App.
Total

Right Thru Left
App.
Total

Right Thru Left
App.
Total

Int.
Total

Peak Hour From 04:00 PM to 05:45 PM - Peak 1 of 1
Intersection 04:30 PM

Volume 112 852 93 1057 75 196 83 354 66 662 103 831 94 280 135 509 2751
Percent 10.6 80.6 8.8 21.2 55.4 23.4 7.9 79.7 12.4 18.5 55.0 26.5

05:00
Volume

26 249 23 298 18 41 17 76 19 195 21 235 21 71 35 127 736

Peak Factor 0.934
High Int. 05:00 PM 04:30 PM 05:00 PM 04:45 PM
Volume 26 249 23 298 22 50 21 93 19 195 21 235 28 75 28 131

Peak Factor 0.887 0.952 0.884 0.971
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Heath & Associates, Inc.
2214 Tacoma Road
Puyallup, WA 98371 File Name : 3643b

Site Code : 00003643
Start Date : 7/7/2015
Page No : 1

Groups Printed- Group 1
PACIFIC AVE
Southbound

86TH ST S
Westbound

PACIFIC AVE
Northbound

86TH ST S
Eastbound

Start Time Right Thru Left Right Thru Left Right Thru Left Right Thru Left Int. Total
Factor 1.0 1.0 1.0 1.0 1.0 1.0 1.0 1.0 1.0 1.0 1.0 1.0

04:00 PM 4 205 0 0 0 0 0 173 1 1 0 4 388
04:15 PM 1 216 0 0 0 0 0 200 3 1 0 2 423
04:30 PM 6 244 0 0 0 0 0 214 1 3 0 2 470
04:45 PM 5 241 0 0 0 0 0 202 3 3 0 2 456

Total 16 906 0 0 0 0 0 789 8 8 0 10 1737

05:00 PM 5 255 0 0 0 0 0 223 1 2 0 4 490
05:15 PM 6 269 0 0 0 0 0 182 1 1 0 3 462
05:30 PM 6 229 0 0 0 0 0 175 1 0 0 4 415
05:45 PM 6 237 0 0 0 0 0 194 0 1 0 2 440

Total 23 990 0 0 0 0 0 774 3 4 0 13 1807

Grand Total 39 1896 0 0 0 0 0 1563 11 12 0 23 3544
Apprch % 2.0 98.0 0.0 0.0 0.0 0.0 0.0 99.3 0.7 34.3 0.0 65.7  

Total % 1.1 53.5 0.0 0.0 0.0 0.0 0.0 44.1 0.3 0.3 0.0 0.6
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Heath & Associates, Inc.
2214 Tacoma Road
Puyallup, WA 98371 File Name : 3643b

Site Code : 00003643
Start Date : 7/7/2015
Page No : 2

PACIFIC AVE
Southbound

86TH ST S
Westbound

PACIFIC AVE
Northbound

86TH ST S
Eastbound

Start Time Right Thru Left
App.
Total

Right Thru Left
App.
Total

Right Thru Left
App.
Total

Right Thru Left
App.
Total

Int.
Total

Peak Hour From 04:00 PM to 05:45 PM - Peak 1 of 1
Intersection 04:30 PM

Volume 22 1009 0 1031 0 0 0 0 0 821 6 827 9 0 11 20 1878
Percent 2.1 97.9 0.0 0.0 0.0 0.0 0.0 99.3 0.7 45.0 0.0 55.0

05:00
Volume

5 255 0 260 0 0 0 0 0 223 1 224 2 0 4 6 490

Peak Factor 0.958
High Int. 05:15 PM 3:45:00 PM 05:00 PM 05:00 PM
Volume 6 269 0 275 0 0 0 0 0 223 1 224 2 0 4 6

Peak Factor 0.937 0.923 0.833
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HCM 2010 TWSC EXISTING PM PEAK

2: PACIFIC AVENUE & 86TH STREET S 7/13/2015

  7/10/2015 Baseline Synchro 9 Light Report

Page 1

Intersection

Int Delay, s/veh 0.3

 

Movement EBL EBR NBL NBT SBT SBR

Traffic Vol, veh/h 11 9 6 821 1009 23

Future Vol, veh/h 11 9 6 821 1009 23

Conflicting Peds, #/hr 0 0 0 0 0 0

Sign Control Stop Stop Free Free Free Free

RT Channelized - None - None - None

Storage Length 0 - 150 - - -

Veh in Median Storage, # 1 - - 0 0 -

Grade, % 0 - - 0 0 -

Peak Hour Factor 83 83 92 92 94 94

Heavy Vehicles, % 0 0 0 1 1 0

Mvmt Flow 13 11 7 892 1073 24

 

Major/Minor Minor2 Major1 Major2

Conflicting Flow All 1545 549 1098 0 - 0

          Stage 1 1086 - - - - -

          Stage 2 459 - - - - -

Critical Hdwy 6.8 6.9 4.1 - - -

Critical Hdwy Stg 1 5.8 - - - - -

Critical Hdwy Stg 2 5.8 - - - - -

Follow-up Hdwy 3.5 3.3 2.2 - - -

Pot Cap-1 Maneuver 107 485 643 - - -

          Stage 1 289 - - - - -

          Stage 2 609 - - - - -

Platoon blocked, % - - -

Mov Cap-1 Maneuver 106 485 643 - - -

Mov Cap-2 Maneuver 219 - - - - -

          Stage 1 289 - - - - -

          Stage 2 602 - - - - -

 

Approach EB NB SB

HCM Control Delay, s 18.5 0.1 0

HCM LOS C

 

Minor Lane/Major Mvmt NBL NBT EBLn1 SBT SBR

Capacity (veh/h) 643 - 291 - -

HCM Lane V/C Ratio 0.01 - 0.083 - -

HCM Control Delay (s) 10.7 - 18.5 - -

HCM Lane LOS B - C - -

HCM 95th %tile Q(veh) 0 - 0.3 - -
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Lanes, Volumes, Timings EXISTING PM PEAK

6: PACIFIC AVENUE & 84TH STREET S 7/13/2015

  7/10/2015 Baseline Synchro 9 Light Report

Page 1

Lane Group EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Traffic Volume (vph) 135 280 94 83 196 75 103 662 66 93 852 112

Future Volume (vph) 135 280 94 83 196 75 103 662 66 93 852 112

Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900

Storage Length (ft) 150 0 150 0 75 0 150 0

Storage Lanes 1 0 1 0 1 0 1 0

Taper Length (ft) 25 25 25 25

Lane Util. Factor 1.00 1.00 1.00 1.00 0.95 0.95 1.00 0.95 0.95 1.00 0.95 0.95

Frt 0.962 0.958 0.986 0.983

Flt Protected 0.950 0.950 0.950 0.950

Satd. Flow (prot) 1805 1828 0 1805 3458 0 1805 3527 0 1805 3518 0

Flt Permitted 0.449 0.194 0.950 0.950

Satd. Flow (perm) 853 1828 0 369 3458 0 1805 3527 0 1805 3518 0

Right Turn on Red Yes Yes Yes Yes

Satd. Flow (RTOR) 16 52 10 14

Link Speed (mph) 30 30 30 30

Link Distance (ft) 1432 1364 638 1095

Travel Time (s) 32.5 31.0 14.5 24.9

Peak Hour Factor 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93

Heavy Vehicles (%) 0% 0% 0% 0% 0% 0% 0% 1% 0% 0% 1% 0%

Adj. Flow (vph) 145 301 101 89 211 81 111 712 71 100 916 120

Shared Lane Traffic (%)

Lane Group Flow (vph) 145 402 0 89 292 0 111 783 0 100 1036 0

Enter Blocked Intersection No No No No No No No No No No No No

Lane Alignment Left Left Right Left Left Right Left Left Right Left Left Right

Median Width(ft) 12 12 12 12

Link Offset(ft) 0 0 0 0

Crosswalk Width(ft) 16 16 16 16

Two way Left Turn Lane Yes

Headway Factor 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00

Turning Speed (mph) 15 9 15 9 15 9 15 9

Turn Type pm+pt NA pm+pt NA Split NA Split NA

Protected Phases 7 4 3 8 2 2 6 6

Permitted Phases 4 8

Detector Phase 7 4 3 8 2 2 6 6

Switch Phase

Minimum Initial (s) 5.0 5.0 5.0 5.0 5.0 5.0 5.0 5.0

Minimum Split (s) 9.5 22.5 9.5 22.5 22.5 22.5 22.5 22.5

Total Split (s) 10.9 28.4 9.8 27.3 28.4 28.4 33.4 33.4

Total Split (%) 10.9% 28.4% 9.8% 27.3% 28.4% 28.4% 33.4% 33.4%

Maximum Green (s) 6.4 23.9 5.3 22.8 23.9 23.9 28.9 28.9

Yellow Time (s) 3.5 3.5 3.5 3.5 3.5 3.5 3.5 3.5

All-Red Time (s) 1.0 1.0 1.0 1.0 1.0 1.0 1.0 1.0

Lost Time Adjust (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

Total Lost Time (s) 4.5 4.5 4.5 4.5 4.5 4.5 4.5 4.5

Lead/Lag Lead Lag Lead Lag

Lead-Lag Optimize? Yes Yes Yes Yes

Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0

Recall Mode None None None None Min Min Min Min
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Lanes, Volumes, Timings EXISTING PM PEAK

6: PACIFIC AVENUE & 84TH STREET S 7/13/2015

  7/10/2015 Baseline Synchro 9 Light Report

Page 2

Lane Group EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Walk Time (s) 7.0 7.0 7.0 7.0 7.0 7.0

Flash Dont Walk (s) 11.0 11.0 11.0 11.0 11.0 11.0

Pedestrian Calls (#/hr) 0 0 0 0 0 0

Act Effct Green (s) 27.8 22.9 24.8 19.5 23.3 23.3 29.1 29.1

Actuated g/C Ratio 0.29 0.24 0.26 0.20 0.24 0.24 0.30 0.30

v/c Ratio 0.47 0.90 0.51 0.39 0.26 0.91 0.18 0.97

Control Delay 30.3 59.8 34.8 28.4 32.6 52.1 27.7 55.3

Queue Delay 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

Total Delay 30.3 59.8 34.8 28.4 32.6 52.1 27.7 55.3

LOS C E C C C D C E

Approach Delay 52.0 29.9 49.7 52.9

Approach LOS D C D D

Queue Length 50th (ft) 66 240 39 67 58 254 48 ~349

Queue Length 95th (ft) 115 #415 76 106 106 #369 90 #494

Internal Link Dist (ft) 1352 1284 558 1015

Turn Bay Length (ft) 150 150 75 150

Base Capacity (vph) 310 468 174 862 450 887 544 1071

Starvation Cap Reductn 0 0 0 0 0 0 0 0

Spillback Cap Reductn 0 0 0 0 0 0 0 0

Storage Cap Reductn 0 0 0 0 0 0 0 0

Reduced v/c Ratio 0.47 0.86 0.51 0.34 0.25 0.88 0.18 0.97

Intersection Summary

Area Type: Other

Cycle Length: 100

Actuated Cycle Length: 96.4

Natural Cycle: 90

Control Type: Actuated-Uncoordinated

Maximum v/c Ratio: 0.97

Intersection Signal Delay: 48.8 Intersection LOS: D

Intersection Capacity Utilization 72.9% ICU Level of Service C

Analysis Period (min) 15

~    Volume exceeds capacity, queue is theoretically infinite.

     Queue shown is maximum after two cycles.

#    95th percentile volume exceeds capacity, queue may be longer.

     Queue shown is maximum after two cycles.

Splits and Phases:     6: PACIFIC AVENUE & 84TH STREET S
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HCM 2010 TWSC 2017 PM PEAK WITHOUT PROJECT

2: PACIFIC AVENUE & 86TH STREET S 7/13/2015

  7/10/2015 Baseline Synchro 9 Light Report

Page 1

Intersection

Int Delay, s/veh 0.3

 

Movement EBL EBR NBL NBT SBT SBR

Traffic Vol, veh/h 11 9 6 854 1050 23

Future Vol, veh/h 11 9 6 854 1050 23

Conflicting Peds, #/hr 0 0 0 0 0 0

Sign Control Stop Stop Free Free Free Free

RT Channelized - None - None - None

Storage Length 0 - 150 - - -

Veh in Median Storage, # 1 - - 0 0 -

Grade, % 0 - - 0 0 -

Peak Hour Factor 83 83 92 92 94 94

Heavy Vehicles, % 0 0 0 1 1 0

Mvmt Flow 13 11 7 928 1117 24

 

Major/Minor Minor2 Major1 Major2

Conflicting Flow All 1606 571 1141 0 - 0

          Stage 1 1129 - - - - -

          Stage 2 477 - - - - -

Critical Hdwy 6.8 6.9 4.1 - - -

Critical Hdwy Stg 1 5.8 - - - - -

Critical Hdwy Stg 2 5.8 - - - - -

Follow-up Hdwy 3.5 3.3 2.2 - - -

Pot Cap-1 Maneuver 98 469 620 - - -

          Stage 1 275 - - - - -

          Stage 2 596 - - - - -

Platoon blocked, % - - -

Mov Cap-1 Maneuver 97 469 620 - - -

Mov Cap-2 Maneuver 208 - - - - -

          Stage 1 275 - - - - -

          Stage 2 589 - - - - -

 

Approach EB NB SB

HCM Control Delay, s 19.2 0.1 0

HCM LOS C

 

Minor Lane/Major Mvmt NBL NBT EBLn1 SBT SBR

Capacity (veh/h) 620 - 277 - -

HCM Lane V/C Ratio 0.011 - 0.087 - -

HCM Control Delay (s) 10.9 - 19.2 - -

HCM Lane LOS B - C - -

HCM 95th %tile Q(veh) 0 - 0.3 - -
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Lanes, Volumes, Timings 2017 PM PEAK WITHOUT PROJECT

6: PACIFIC AVENUE & 84TH STREET S 7/13/2015

  7/10/2015 Baseline Synchro 9 Light Report

Page 1

Lane Group EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Traffic Volume (vph) 140 291 98 86 204 78 107 689 69 97 886 117

Future Volume (vph) 140 291 98 86 204 78 107 689 69 97 886 117

Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900

Storage Length (ft) 150 0 150 0 75 0 150 0

Storage Lanes 1 0 1 0 1 0 1 0

Taper Length (ft) 25 25 25 25

Lane Util. Factor 1.00 1.00 1.00 1.00 0.95 0.95 1.00 0.95 0.95 1.00 0.95 0.95

Frt 0.962 0.958 0.986 0.982

Flt Protected 0.950 0.950 0.950 0.950

Satd. Flow (prot) 1805 1828 0 1805 3458 0 1805 3527 0 1805 3514 0

Flt Permitted 0.437 0.191 0.950 0.950

Satd. Flow (perm) 830 1828 0 363 3458 0 1805 3527 0 1805 3514 0

Right Turn on Red Yes Yes Yes Yes

Satd. Flow (RTOR) 16 52 10 14

Link Speed (mph) 30 30 30 30

Link Distance (ft) 1432 1364 638 1095

Travel Time (s) 32.5 31.0 14.5 24.9

Peak Hour Factor 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93

Heavy Vehicles (%) 0% 0% 0% 0% 0% 0% 0% 1% 0% 0% 1% 0%

Adj. Flow (vph) 151 313 105 92 219 84 115 741 74 104 953 126

Shared Lane Traffic (%)

Lane Group Flow (vph) 151 418 0 92 303 0 115 815 0 104 1079 0

Enter Blocked Intersection No No No No No No No No No No No No

Lane Alignment Left Left Right Left Left Right Left Left Right Left Left Right

Median Width(ft) 12 12 12 12

Link Offset(ft) 0 0 0 0

Crosswalk Width(ft) 16 16 16 16

Two way Left Turn Lane Yes

Headway Factor 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00

Turning Speed (mph) 15 9 15 9 15 9 15 9

Turn Type pm+pt NA pm+pt NA Split NA Split NA

Protected Phases 7 4 3 8 2 2 6 6

Permitted Phases 4 8

Detector Phase 7 4 3 8 2 2 6 6

Switch Phase

Minimum Initial (s) 5.0 5.0 5.0 5.0 5.0 5.0 5.0 5.0

Minimum Split (s) 9.5 22.5 9.5 22.5 22.5 22.5 22.5 22.5

Total Split (s) 10.9 28.4 9.8 27.3 28.4 28.4 33.4 33.4

Total Split (%) 10.9% 28.4% 9.8% 27.3% 28.4% 28.4% 33.4% 33.4%

Maximum Green (s) 6.4 23.9 5.3 22.8 23.9 23.9 28.9 28.9

Yellow Time (s) 3.5 3.5 3.5 3.5 3.5 3.5 3.5 3.5

All-Red Time (s) 1.0 1.0 1.0 1.0 1.0 1.0 1.0 1.0

Lost Time Adjust (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

Total Lost Time (s) 4.5 4.5 4.5 4.5 4.5 4.5 4.5 4.5

Lead/Lag Lead Lag Lead Lag

Lead-Lag Optimize? Yes Yes Yes Yes

Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0

Recall Mode None None None None Min Min Min Min
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Lanes, Volumes, Timings 2017 PM PEAK WITHOUT PROJECT

6: PACIFIC AVENUE & 84TH STREET S 7/13/2015

  7/10/2015 Baseline Synchro 9 Light Report

Page 2

Lane Group EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Walk Time (s) 7.0 7.0 7.0 7.0 7.0 7.0

Flash Dont Walk (s) 11.0 11.0 11.0 11.0 11.0 11.0

Pedestrian Calls (#/hr) 0 0 0 0 0 0

Act Effct Green (s) 28.2 23.2 25.2 19.9 23.9 23.9 29.0 29.0

Actuated g/C Ratio 0.29 0.24 0.26 0.20 0.25 0.25 0.30 0.30

v/c Ratio 0.50 0.93 0.53 0.41 0.26 0.93 0.19 1.02

Control Delay 31.3 65.4 36.0 28.9 32.6 55.1 27.8 67.7

Queue Delay 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

Total Delay 31.3 65.4 36.0 28.9 32.6 55.1 27.8 67.7

LOS C E D C C E C E

Approach Delay 56.3 30.5 52.3 64.2

Approach LOS E C D E

Queue Length 50th (ft) 69 253 41 70 60 267 50 ~394

Queue Length 95th (ft) 119 #439 78 110 109 #393 93 #526

Internal Link Dist (ft) 1352 1284 558 1015

Turn Bay Length (ft) 150 150 75 150

Base Capacity (vph) 304 463 172 853 445 877 538 1058

Starvation Cap Reductn 0 0 0 0 0 0 0 0

Spillback Cap Reductn 0 0 0 0 0 0 0 0

Storage Cap Reductn 0 0 0 0 0 0 0 0

Reduced v/c Ratio 0.50 0.90 0.53 0.36 0.26 0.93 0.19 1.02

Intersection Summary

Area Type: Other

Cycle Length: 100

Actuated Cycle Length: 97.2

Natural Cycle: 100

Control Type: Actuated-Uncoordinated

Maximum v/c Ratio: 1.02

Intersection Signal Delay: 54.8 Intersection LOS: D

Intersection Capacity Utilization 75.2% ICU Level of Service D

Analysis Period (min) 15

~    Volume exceeds capacity, queue is theoretically infinite.

     Queue shown is maximum after two cycles.

#    95th percentile volume exceeds capacity, queue may be longer.

     Queue shown is maximum after two cycles.

Splits and Phases:     6: PACIFIC AVENUE & 84TH STREET S

28
REZ2015-40000247673

Exhibit 9



Lanes, Volumes, Timings PM PEAK WITH PROJECT

6: PACIFIC AVENUE & 84TH STREET S 7/13/2015

  7/10/2015 Baseline Synchro 9 Light Report

Page 1

Lane Group EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Traffic Volume (vph) 140 291 109 90 204 78 113 696 72 97 899 117

Future Volume (vph) 140 291 109 90 204 78 113 696 72 97 899 117

Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900

Storage Length (ft) 150 0 150 0 75 0 150 0

Storage Lanes 1 0 1 0 1 0 1 0

Taper Length (ft) 25 25 25 25

Lane Util. Factor 1.00 1.00 1.00 1.00 0.95 0.95 1.00 0.95 0.95 1.00 0.95 0.95

Frt 0.959 0.958 0.986 0.983

Flt Protected 0.950 0.950 0.950 0.950

Satd. Flow (prot) 1805 1822 0 1805 3458 0 1805 3527 0 1805 3518 0

Flt Permitted 0.439 0.189 0.950 0.950

Satd. Flow (perm) 834 1822 0 359 3458 0 1805 3527 0 1805 3518 0

Right Turn on Red Yes Yes Yes Yes

Satd. Flow (RTOR) 18 52 10 14

Link Speed (mph) 30 30 30 30

Link Distance (ft) 1432 1364 638 1095

Travel Time (s) 32.5 31.0 14.5 24.9

Peak Hour Factor 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93 0.93

Heavy Vehicles (%) 0% 0% 0% 0% 0% 0% 0% 1% 0% 0% 1% 0%

Adj. Flow (vph) 151 313 117 97 219 84 122 748 77 104 967 126

Shared Lane Traffic (%)

Lane Group Flow (vph) 151 430 0 97 303 0 122 825 0 104 1093 0

Enter Blocked Intersection No No No No No No No No No No No No

Lane Alignment Left Left Right Left Left Right Left Left Right Left Left Right

Median Width(ft) 12 12 12 12

Link Offset(ft) 0 0 0 0

Crosswalk Width(ft) 16 16 16 16

Two way Left Turn Lane Yes

Headway Factor 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00

Turning Speed (mph) 15 9 15 9 15 9 15 9

Turn Type pm+pt NA pm+pt NA Split NA Split NA

Protected Phases 7 4 3 8 2 2 6 6

Permitted Phases 4 8

Detector Phase 7 4 3 8 2 2 6 6

Switch Phase

Minimum Initial (s) 5.0 5.0 5.0 5.0 5.0 5.0 5.0 5.0

Minimum Split (s) 9.5 22.5 9.5 22.5 22.5 22.5 22.5 22.5

Total Split (s) 10.9 28.4 9.8 27.3 28.4 28.4 33.4 33.4

Total Split (%) 10.9% 28.4% 9.8% 27.3% 28.4% 28.4% 33.4% 33.4%

Maximum Green (s) 6.4 23.9 5.3 22.8 23.9 23.9 28.9 28.9

Yellow Time (s) 3.5 3.5 3.5 3.5 3.5 3.5 3.5 3.5

All-Red Time (s) 1.0 1.0 1.0 1.0 1.0 1.0 1.0 1.0

Lost Time Adjust (s) 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

Total Lost Time (s) 4.5 4.5 4.5 4.5 4.5 4.5 4.5 4.5

Lead/Lag Lead Lag Lead Lag

Lead-Lag Optimize? Yes Yes Yes Yes

Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0

Recall Mode None None None None Min Min Min Min
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Lanes, Volumes, Timings PM PEAK WITH PROJECT

6: PACIFIC AVENUE & 84TH STREET S 7/13/2015

  7/10/2015 Baseline Synchro 9 Light Report

Page 2

Lane Group EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Walk Time (s) 7.0 7.0 7.0 7.0 7.0 7.0

Flash Dont Walk (s) 11.0 11.0 11.0 11.0 11.0 11.0

Pedestrian Calls (#/hr) 0 0 0 0 0 0

Act Effct Green (s) 28.6 23.5 25.6 20.3 24.0 24.0 29.0 29.0

Actuated g/C Ratio 0.29 0.24 0.26 0.21 0.25 0.25 0.30 0.30

v/c Ratio 0.49 0.95 0.56 0.40 0.28 0.95 0.19 1.04

Control Delay 31.1 68.3 37.7 28.8 32.8 57.1 27.9 72.9

Queue Delay 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

Total Delay 31.1 68.3 37.7 28.8 32.8 57.1 27.9 72.9

LOS C E D C C E C E

Approach Delay 58.7 30.9 54.0 69.0

Approach LOS E C D E

Queue Length 50th (ft) 69 262 43 70 64 272 50 ~404

Queue Length 95th (ft) 119 #457 81 110 114 #400 93 #536

Internal Link Dist (ft) 1352 1284 558 1015

Turn Bay Length (ft) 150 150 75 150

Base Capacity (vph) 307 460 172 849 442 872 535 1053

Starvation Cap Reductn 0 0 0 0 0 0 0 0

Spillback Cap Reductn 0 0 0 0 0 0 0 0

Storage Cap Reductn 0 0 0 0 0 0 0 0

Reduced v/c Ratio 0.49 0.93 0.56 0.36 0.28 0.95 0.19 1.04

Intersection Summary

Area Type: Other

Cycle Length: 100

Actuated Cycle Length: 97.7

Natural Cycle: 110

Control Type: Actuated-Uncoordinated

Maximum v/c Ratio: 1.04

Intersection Signal Delay: 57.6 Intersection LOS: E

Intersection Capacity Utilization 76.8% ICU Level of Service D

Analysis Period (min) 15

~    Volume exceeds capacity, queue is theoretically infinite.

     Queue shown is maximum after two cycles.

#    95th percentile volume exceeds capacity, queue may be longer.

     Queue shown is maximum after two cycles.

Splits and Phases:     6: PACIFIC AVENUE & 84TH STREET S
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HCM 2010 TWSC PM PEAK WITH PROJECT

2: PACIFIC AVENUE & 86TH STREET S/ENTRANCE 7/13/2015

  7/10/2015 Baseline Synchro 9 Light Report

Page 1

Intersection

Int Delay, s/veh 0.7

 

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Traffic Vol, veh/h 11 0 9 8 0 16 6 854 15 28 1050 23

Future Vol, veh/h 11 0 9 8 0 16 6 854 15 28 1050 23

Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0

Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free

RT Channelized - - None - - None - - None - - None

Storage Length - - - - - - 150 - - 100 - -

Veh in Median Storage, # - 1 - - 1 - - 0 - - 0 -

Grade, % - 0 - - 0 - - 0 - - 0 -

Peak Hour Factor 83 92 83 92 92 92 92 92 92 92 94 94

Heavy Vehicles, % 0 0 0 0 0 0 0 1 0 0 1 0

Mvmt Flow 13 0 11 9 0 17 7 928 16 30 1117 24

 

Major/Minor Minor2 Minor1 Major1 Major2

Conflicting Flow All 1667 2148 571 1568 2151 472 1141 0 0 945 0 0

          Stage 1 1190 1190 - 949 949 - - - - - - -

          Stage 2 477 958 - 619 1202 - - - - - - -

Critical Hdwy 7.5 6.5 6.9 7.5 6.5 6.9 4.1 - - 4.1 - -

Critical Hdwy Stg 1 6.5 5.5 - 6.5 5.5 - - - - - - -

Critical Hdwy Stg 2 6.5 5.5 - 6.5 5.5 - - - - - - -

Follow-up Hdwy 3.5 4 3.3 3.5 4 3.3 2.2 - - 2.2 - -

Pot Cap-1 Maneuver 64 49 469 76 49 544 620 - - 734 - -

          Stage 1 202 263 - 284 342 - - - - - - -

          Stage 2 543 338 - 448 260 - - - - - - -

Platoon blocked, % - - - -

Mov Cap-1 Maneuver 60 46 469 71 46 544 620 - - 734 - -

Mov Cap-2 Maneuver 151 147 - 184 149 - - - - - - -

          Stage 1 200 252 - 281 338 - - - - - - -

          Stage 2 520 334 - 420 249 - - - - - - -

 

Approach EB WB NB SB

HCM Control Delay, s 23.7 16.9 0.1 0.3

HCM LOS C C

 

Minor Lane/Major Mvmt NBL NBT NBR EBLn1WBLn1 SBL SBT SBR

Capacity (veh/h) 620 - - 217 329 734 - -

HCM Lane V/C Ratio 0.011 - - 0.111 0.079 0.041 - -

HCM Control Delay (s) 10.9 - - 23.7 16.9 10.1 - -

HCM Lane LOS B - - C C B - -

HCM 95th %tile Q(veh) 0 - - 0.4 0.3 0.1 - -
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Contact Information

James Kerby* Contact Person:

10011 Bridgeport Way SW #1500* Mailing Address:

(253) 486-8622

Proposal

* Phone Number:

THE PROPERTY HAS BEEN THE SUBJECT OF A FEW DEVELOPMENT PROPOSALS IN THE PAST 2 
DECADES. NO DEVELOPMENT HAS EVER BEEN CONSTRUCTED. CURRENTLY THE PROJECT 
WAS REZONED IN 2009 TO A MIX OF C2 ZONING AND T ZONING. OUR PROPOSAL IS THE ZONE 
ENTIRE SITE C2 ZONING. AND PUT MULTIFAMILY ON THE SITE. ROUGHLY 6 BUILDINGS, 4 
FLOORS OF RESIDENTIAL LIVING PER BUILDING FOR A TOTAL OF 100 - 120 UNITS. THESE UNITS 
WOULD BE SERVED BY EXISTING INFRASTRUCTURE AND AMMENITIES IN THE AREA. 

KERBY@BENJAMIN-RYAN.COM

Please describe your proposal. To help you write your description, review the requirements and criteria for the 
permit for which you are applying. Please address the permit requirements and criteria in your description 

below, or if more appropriate, in the maps and attachments you provide.

* Email:

Benjamin Ryan Communities, LLC

Attachments

Business Name:

Please review the instruction sheet to determine what attachments* must be submitted with your application. 
Types of attachments that may be required are:

* All application materials must be provided electronically in PDF format. Attach files below.

8445, 8603, 8601 Pacific Ave, Tacoma * Site Address: 0320332037, 2012, 2174, 2175Parcel Number:

Site plans, floor plans and building elevations

BENJAMIN RYAN COMMUNITIES, LLC

Landscape plans

* Property Owner:

Building or site sections

Question sheets or studies

10011 Bridgeport Way SW #1500

Planning and Development Services Department

* Mailing Address:

(253) 486-8622

PERMIT APPLICATION FOR LAND USE - STAFF FORM

* Phone Number: KERBY@BENJAMIN-RYAN.COMEmail:

Type of Permit

Accessory Dwelling Unit

Boundary Line Adjustment

Conditional Use Shoreline

 Reclassification

Plat

Variance

Site Approval

Short Plat

Other:

Zoning Verification

Current Use of Property

THE SUBJECT PROPERTY IS CURRENTLY MOSTLY VACANT LAND WITH A SMALL PARKING LOT 
AND BILLBOARD SIGNS.

Please describe how the property is currently being used and what structures exist

Property Information (All fields marked with * are required for submittal)

 Same as above

Note: Some Land Use permits require a pre-application meeting with City staff prior to submitting the 
application. If you have not had a pre-application meeting with staff, you can request one online or by phone. 
After your meeting, you will be given a pre-application number to use with this application form.

* Pre-Application Number:

Variance - Height

Planning and Development Services Department

PERMIT APPLICATION FOR LAND USE - STAFF FORM

lakewood* City: WA* State: 98499* Zip:

LAKEWOOD* City:  WA* State: 98499* Zip:

Page 1 of 2LandUsePermitApp-StaffForm

8/5/2015file:///L:/Employee%20Files/Shirley%20Schultz/REZ/4-247673%20Benjamin%20Ryan%2...
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For Office Use Only

Project Name:

Applicant's

Signature: 5/28/2015Date:

Project Description:

I certify that the information contained herein is 
complete and accurate to the best of my knowledge.

Permit Type Fee Permit # Permit Type Permit #

Attach Required Documents Here*Please ensure this application is as complete as possible before submittal to avoid any unnecessary delays.

418 SHR Exemption 435 PLT Final Plat

How will payment be made: Mail in Check

420 SHR Develop/CUP

Walk-in Payment

436 CUP Conditional Use

Credit Card

421 SHR Variance 438 MLU Variance

423 SHR Revision 440 BLA Boundary Line Adj

431 REZ Rezone 441 MPD Binding Site Plan

432 SIT Site Approval 442 INT Info Item/ADU

433 PLT Preliminary Plat 443 SEP Environmental

434 MPD Short Plat Other

NO FEE

Route to:

Fee

Permit Number(s):

Planning and Development Services Department

PERMIT APPLICATION FOR LAND USE - STAFF FORM

Submit  Go

Page 2 of 2LandUsePermitApp-StaffForm
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May 28, 2015 

Shirley Schultz 

City of Tacoma 

Development Services 

RE: Application for Rezone of 8445 Pacific Ave (4 parcels) 

We are applying for the rezone of property at 8445 Pacific Ave (4 Parcels) from C2 and T zoning…. To the 

entire cite being zoned C2. This rezone further clarifies the zoning for the parcel and clearly defines the 

project. This zoning is Medium Intensity Concentrations as defined by City of Tacoma Comprehensive 

Plan, “Growth Strategy and Development Concept Element”.   Section IV defines “Medium Intensity 

Development” as developments generating moderate activity patterns and traffic generation. The site is 

currently designated mostly C2 and is currently Medium intensity. Our proposal is a multifamily project, 

consisting of 6 buildings of roughly 100 – 120 units total. The proposed use as Apartments would meet 

the criteria of middle density apartments located in concentrated centers along transportation 

corridors. The property is strongly linked by major transportation and transit routes to community 

services via Pacific Avenue and is close to major highways (I-5).  C2 zoning is intended to allow for a 

broad range of medium to high intensity uses of larger scale commercial and residential. This proposal 

meets the intent of the comprehensive plan and the area zoning designations. 

The rezone would not result in any substantial change to an area-wide rezone.    

This project is being located in an area that is in need of new development and could motivate other 

property owners to do the same. The need for housing located in areas with close transportation and 

amenities is needed. This is a benefit to the cities goals and long range planning. 

Thank you 

John Bays 

Director of Operations 

BENJAMIN RYAN COMMUNITIES, LLC 

 

REZ2015-40000247673
Exhibit 10Page 3



REZ2015-40000247673 
EXHIBIT 11 

 
 
 

Comprehensive Plan 
Growth Strategy and Development Concept Element Excerpts 



REZ2015-40000247673 
Exhibit 11 

 

Residential Development 
The single-family detached house will continue to be the preferred type of housing structure.  
Nevertheless, the demand for multifamily residential development, including duplexes and triplexes, 
townhouses, condominiums and apartments, will increase due to the projected growth in population, 
increased housing costs, and the need for other housing options for some segments of the population. 
 
Housing will continue to be developed in the urban growth area outside the city's boundaries where 
adequate facilities and services are available.  Residential density is likely to increase in mixed-use 
centers, along some major transportation routes, near transit centers, and within or near employment and 
shopping centers.  Preservation of existing housing stock will be emphasized.  Accommodating the 
projected population growth will be achieved through a variety of strategies including infill housing, 
multifamily housing development and innovative techniques such as clustering and adding second units to 
existing homes. 

Environment 
Air, noise and water pollution will continue to be of special concern to the region.  Maintaining the quality of 
the air we breathe, the quiet of our residential neighborhoods, and the quality of the water we drink, live 
around and use for recreation is essential for assuring the health and welfare of the region.  The region's 
economic development is dependent upon water-related commerce and trade.  Maintaining pollution-free 
waters is vital to present and future economic interests.  Ensuring that the region's water resources remain 
relatively pollution free is paramount to its survival and continual growth and development. 
 
Measures to control suspended particulates (dust, smoke, fumes and other liquid or solid matter) will 
continue to be needed to maintain air quality in the region.  Reduction of the level of transportation related 
emissions will continue to be important in addressing air pollution problems.  Transportation plans and 
policies concerned with traffic congestion and related air and noise pollution will focus on a multi-modal 
transportation system and the curtailment of single-occupancy vehicle use. 

Urban Design 
Design will influence the degree to which development is attractive and appealing, comfortable and safe, 
whether it is compact, efficient, and encourages natural and social interaction, discourages 
environmentally disruptive influences, and is well connected to other areas.  Greater awareness and 
appreciation of the value of design will continue and the demand for development that demonstrates 
design excellence will increase.  Public participation and interest in design will continue to increase with 
greater emphasis on design in city projects.  With increasing density in some areas, particularly within 
mixed-use centers, design will become an important factor in providing stylistic compatibility and privacy. 

Capital Facilities 
Increased growth makes heavy demands on all forms of capital facilities and infrastructure.  As growth 
continues, the demand for developing new facilities and maintaining and improving existing facilities will 
increase.  Private investment will be necessary to continue to provide adequate services to growing urban 
areas.  Growth is dependent on the provision of necessary services and facilities.  Services and facilities 
in urban areas will need to be provided at a consistent level of service and new growth will occur only with 
the provision of adequate facilities and services.  Tacoma must plan closely with other providers of capital 
facilities to coordinate the provision of services. 
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Utilities 
The city, for the most part, is adequately served by all utilities.  As growth and development occurs, the 
expansion or upgrading of existing facilities may be necessary.  The expansion or upgrading of utilities 
and services will be accomplished concurrently with new development.  Extension of service areas will 
occur consistent with growth management goals for phasing of urban development.  Many utilities have 
system reliability and conservation programs to efficiently use existing resources and reduce the need for 
new facilities that will be more aggressively pursued through governmental regulations and programs. 

Joint City/County Planning 
Joint planning will be important to successfully guide orderly and timely growth within urban growth areas.  
Prior to any annexation, areas within the city's urban growth area will be planned jointly by the City, other 
jurisdictions and Pierce County to discourage sprawl, inappropriate development and to ensure the 
adequacy and concurrent development of public facilities and services. 

Section III –  
Growth Strategy and Development Concept 

Tacoma's growth and development concept is derived from consideration of state goals, regional policies, 
factors affecting land use, the assumptions about future trends, and public opinion.  The concept is 
entitled Concentrations and Corridors - Designated Centers and is shown in Maps and Figures. 
 
The Concentrations and Corridors - Designated Centers concept directs future development to specified 
areas of the city.  The concept directs new development to occur in three types of areas:  mixed-use and 
manufacturing/industrial centers, in concentrations of similar uses, or in concentrated nodes along major 
transportation corridors.  These elements are defined as: 

Corridors 
Corridors are major transportation routes consisting of freeways, highways, principal arterial streets and 
transit routes that provide access into and out of the city, act as travel ways between designated centers 
and concentrations and/or support high levels of transit service. 
 
Increased growth and development in the metropolitan area has made the daily movement of people and 
goods a complex problem, requiring a sophisticated system of multimodal transportation facilities and 
services.  The predominant characteristics of this system are the major transportation routes, primarily the 
interstate freeways and higher traffic volume arterials and the regional transit system including local feeder 
service. This system provides for the movement of people and goods via rail, bus, automobile, ferry, 
bicycle, walking and other modes at the neighborhood, community, regional and interstate levels.  Major 
arterial streets link residential neighborhoods to the regional system and to other neighborhoods, as well 
as expediting movement between centers. 
 
Transportation corridors can act as boundaries, providing a physical separation between different types of 
land use and as corridors for joint use activities such as public utility lines and communication networks.  
Compatible land use development along major corridors is important.  Higher intensity development is 
appropriate to take advantage of access and visibility. 
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In addition to directing where and how growth should occur, the concept is intended to guide when growth 
should occur.  It is intended that growth occur only when adequate needed public facilities and services 
are in place at the time of development.  The timing of growth and development will be consistent with 
growth tiers that delineate areas in the city and within its urban growth area based on the availability and 
adequacy of facilities and services. 

Section IV –  
Development Intensities 

The amount and type of development allowed in an area is determined by designating development 
intensities on the Generalized Land Use Plan Map.  Development intensities are an indication of how 
much influence a development has over the surrounding area.  Conventional land use plans separate 
developments according to categories of uses such as residential, commercial and industrial.  The 
development intensities approach in the comprehensive plan recognizes that different types of land use 
may be located in the same area as long as the character of the area remains consistent.  This approach 
permits greater flexibility in land use arrangements and encourages innovative techniques of land 
development. 
 
Factors that determine the intensity level of a development include size, scale, bulk, nuisance level, 
amount of open space and traffic generation.  For example, a ten-story apartment complex and high traffic 
generation would be viewed as a high intensity use while a typical, single-family detached home is 
regarded as a low intensity development. 
 
Although land use intensity and density are somewhat related, they are not the same concept.  Density is 
the number of people or housing units per unit of land.  The type and size of housing units and the number 
of occupants in these units can widely vary; therefore, density does not accurately indicate the degree of 
impact a given development asserts over surrounding land uses.  The concept of density is further limited 
in that it only applies to residential development and cannot be used to assess the impacts of commercial 
or industrial development.  Development intensities, on the other hand, apply to all land uses and provide 
a more accurate account of the character and nature of a given development. 
 
Development intensities are classified as high intensity, medium intensity and low intensity. 
 

High Intensity Development 
High intensity development generates high activity patterns and high traffic generation.  High-density 
residential development, major employment centers and commercial and industrial developments of 
regional significance are all examples of high intensity development. 

Medium Intensity Development 
Medium intensity development generates moderate activity patterns and traffic generation.  Commercial or 
industrial activity of community-wide significance and medium density residential development are 
examples of medium intensity development. 

Low Intensity Development 
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Low activity patterns and traffic generation characterize low intensity development.  Low intensity 
development is predominantly single-family residential development, but can include duplexes, triplexes, 
and small-scale multifamily development.  Supportive neighborhood convenience commercial 
establishments and community facilities such as churches, schools, libraries and fire stations also are 
considered low intensity uses.  Open space areas may also be considered a low intensity use and can 
include recreational areas and parks.  To better differentiate the range of uses within low intensity areas, 
single-family detached housing areas are delineated separately.   
 
The relationship of intensity and density is shown below. 
 

Intensity Designation 
Allowable Density 

(min – max) 
(dwelling units/net acre) 

Single-family 
Detached Housing 

Areas 
0 – 8 

Low Intensity 0 – 15 

Medium Intensity 0 – 45 

High Intensity 0 – unlimited 

Mixed-Use Centers 25- unlimited 

Section IX – Generalized Land Use Plan Map 

The Generalized Land Use Plan Map applies the Concentrations and Corridors – Designated Centers 
concept and its components.  The land use intensity and centers configuration shown would allow for a 
population of about 300,000 to 350,000, if fully developed.  This estimate is based on past trends, future 
projections, and certain assumptions and is not an absolute number. 
 
The Generalized Land Use Plan Map illustrates the City's intended future land use pattern through the 
geographic distribution of three levels of land use intensities, the designation of mixed-use and 
manufacturing/industrial centers, as well as shoreline and single-family detached designations.  This 
illustrated form was a result of analysis of the development concept, existing land use and zoning, 
development trends, anticipated land use needs and desirable growth and development goals. Various 
types of zoning and land use may be permitted within each of the intensity areas.  The focus on intensities 
of land use supports the belief that perceived nuisances, impacts and other concerns are to a significant 
degree a product of the intensity of land use rather than the type of land use.  The Generalized Land Use 
Plan Map is not a land use map in the normal sense in that it does not differentiate between the various 
uses of land, but rather depicts the intended future development pattern through the geographic 
distribution of three levels of land use intensities.  A fourth level for established single-family areas also is 
depicted on the map for areas that are predominately developed with single-family residences.  The map 
is to be used in conjunction with the adopted policies of the Comprehensive Plan for any land use 
decision. 
 
The designation and boundaries of the land use intensity areas, shoreline designation, and the 
designations and boundaries for the mixed-use and manufacturing/industrial centers are established by 
adoption of the Comprehensive Plan and amendments thereof.  The Generalized Land Use Plan Map is 
the official land use map of the City, and is maintained as such by the Community and Economic 
Development Department in an electronic format to facilitate its accurate use and implementation.  The 
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Generalized Land Use Plan Map depicted in this document, on a citywide basis and by Neighborhood 
Council area, is generated from the official, Generalized Land Use Plan Map electronic map file. 
 
The Generalized Land Use Plan Map is intended to provide a firm basis for land use and zoning decisions.  
Policies should be considered and interpreted in accordance with the geographic characteristics of the 
mapped areas. 
 
Areas of the city should develop and redevelop in accordance with the intensity configuration depicted on 
the Map.  Generalized intensities have also been developed for Tacoma’s urban growth areas.  These 
designations are based on current information and reflect anticipated future patterns of development.  
However, as more detailed planning efforts take place, these urban growth area intensities may be 
modified.  Land use intensities and a generalized intent for the City’s urban growth area can be found in 
the Land Use chapter of this plan. 
 
Development both in and out of the city should be consistent with these designations; however, in some 
instances lower intensity developments may occur in higher intensity areas.  Some supporting reasons for 
such lower intensity development include physical site limitations, surrounding area characteristics, 
environmental constraints and prematurity of higher intensity development. 
 
The boundaries of the intensity areas were located on the map based upon existing and proposed land 
use and zoning patterns.  These boundaries often correspond with readily identifiable features such as 
freeways, streets, alleys, topographic breaks, land use changes, and other physical features normally 
associated with land use separation.  Where no readily identifiable feature was available, a determination 
was made to locate the boundary edge to provide a logical separation and transition of intensity areas.  
The boundary edge could coincide with the boundary of a zoning classification, the pattern of adjacent 
development or the extension of an imaginary line representing the logical and desired pattern of future 
development. 
 
It is recognized that some areas of the city may not be zoned to support the intensity levels shown on the 
map.  Areas that may need to be rezoned will undergo separate study to determine the appropriate zone 
changes.  The Planning Commission or City Council will normally initiate these studies with the actual 
zone changes accomplished by established area-wide rezoning procedures.  Private property owners or 
developers also may initiate rezone requests.  Such requests must be consistent with the Generalized 
Land Use Plan Map and adopted policies of the Comprehensive Plan and will be subject to appropriate 
development controls as determined in established site specific rezone procedures. 
 
The following chart depicts the relationship between intensity designations, designated mixed-use and 
manufacturing/industrial centers and zoning classifications.  Some zoning classifications may be 
appropriate in more than one intensity designation. 
 
Relationship of Relevant Comprehensive Plan Designations and Zoning Classifications 

Comprehensive Plan Designations Typical Zoning Classifications* 

High Intensity 
R-5 Multiple Family Dwelling District  
HM Hospital Medical District 
 

Medium Intensity 

R-4L Low-Density Multiple Family Dwelling District 
R-4 Multiple Family Dwelling District 
C-2 General Community Commercial District 
PDB Planned Development Business District  
M-1 Light Industrial District  
M-2 Heavy Industrial District 
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Low Intensity 

R-3 Two Family Dwelling District 
R-4L Low-Density Multiple Family Dwelling District 
HMR-SRD Historic Mixed Residential District 
T Transitional District 
C-1 General Neighborhood Commercial District 

 
* This chart does not include overlay zoning districts.  Other zoning classifications may be present in the 

designated areas due to a number of factors including non-conforming use rights. 
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Appendix: Comprehensive Plan Land Use Designation 
Framework 

The City has embarked on a multi-phase, multi-year project intended to revise and update the 
Comprehensive Plan’s land use designation approach, from the Land Use Intensities system to a more 
simplified and easily understood classification system.   
 
The first phase has been accomplished as part of the 2013 Annual Amendment to the Comprehensive 
Plan adopted by the City Council on June 25, 2013, per Ordinance No. 28158.   
 
This first phase amended the Growth Strategy and Development Concept Element of the Comprehensive 
Plan by: 

1. Creating separate land use designations for the four different types of mixed-use centers 
(neighborhood, community, urban and downtown); 

2. Adding a new land use designation for Shoreline areas;  

3. Modifying the land use designation for properties within the mixed-use centers and shoreline 
areas based on these new designations (effectively removing the “underlying” intensity 
designations in these areas, recognizing the more detailed and specific policy guidance already 
provided for the shoreline areas and mixed-use centers); and 

4. Creating a new land use designation framework to guide subsequent phases of the project, 
including a comprehensive review of the land use patterns and substantial redesignation of 
properties in the City. The new Comprehensive Plan Land Use Designation Framework includes 
the following designations: 

• Single-Family Residential 

• Multi-Family (low-density) 

• Multi-Family (high-density) 

• Neighborhood Commercial 

• General Commercial 

• Downtown Mixed-Use Center 

• Urban Mixed-Use Center 

• Community Mixed-Use Center 

• Neighborhood Mixed-Use Center 

• Light Industrial 

• Heavy Industrial 

• Parks and Open Space 

• Shoreline 
 
The following chart outlines the Comprehensive Plan Land Use Designation Framework, along with the 
general intent statement for each of the designations and the corresponding zoning classifications that 
would commonly fit within each plan designation. 



 

 
Comprehensive Plan Land Use Designations Corresponding Zoning 

Single Family Residential 
Qualities associated with single-family residential neighborhoods that 
are desirable include: low noise levels, limited traffic, large setbacks, 
private yards, small scale buildings, and low-density development. 
Much of the city's land is strongly committed to single-family 
development and has been determined to be deserving of special 
protection from incompatible land uses. Community facilities, such 
as parks, schools, day cares, and religious facilities are also 
desirable components of single-family neighborhoods.  Limited 
allowances for other types of residential development are also 
provided with additional review to ensure compatibility with the 
desired, overarching single-family character. 

R-1 Single-Family Dwelling District 
R-2 Single-Family Dwelling District 
R-2SRD Residential Special Review 
District 

Multi-Family (low-density) 
This district enjoys many of the same qualities as single-family 
neighborhoods such as low traffic volumes and noise, larger 
setbacks, and small-scale development, while allowing for multi-
family uses and increased density (generally up to 15 dwelling 
units/net acre) along with community facilities and institutions. The 
Multi-Family (low-density) district can often act as a buffer between 
the single-family designation and the greater density and higher 
intensity uses that can be found in the Multi-Family (high density 
designation) or commercial or mixed-use designations. 

R-3 Two-Family Dwelling District 
R-4L Low-Density Multiple-Family 
Dwelling District 
HMR-SRD Historic Mixed Residential 
Special Review District 
 

Multi-Family (high-density) 
This designation allows for a wide range of residential housing types 
at medium and higher density levels, along with community facilities 
and institutions, and some limited commercial uses and mixed-use 
buildings.  It is characterized by taller buildings, higher traffic 
volumes, reduced setbacks, limited private yard space, and greater 
noise levels.  These areas are generally found in the central city and 
along major transportation corridors where there is increased access 
to public transportation and to employment centers.  

R-4 Multiple-Family Dwelling District 
R-5 Multiple-Family Dwelling District 

Neighborhood Commercial 
This designation is characterized primarily by small-scale 
neighborhood businesses with some residential and institutional 
uses. Uses within these areas have low to moderate traffic 
generation, shorter operating hours, smaller buildings and sites, and 
less signage than general commercial or mixed-use areas. There is 
a greater emphasis on small businesses and development that is 
compatible with nearby, lower intensity residential areas. 

C-1 General Neighborhood Commercial 
District 
T Transitional District 
 
 

General Commercial 
This designation encompasses areas for medium to high intensity 
commercial uses which serves a large community base with a broad 
range of larger scale uses. These areas also allow for a wide variety 
of residential development, community facilities, institutional uses, 
and some limited production and storage uses.  These areas are 
generally located along major transportation corridors, often with 
reasonably direct access to a highway. This designation is 
characterized by larger-scale buildings, longer operating hours, and 
moderate to high traffic generation. 

PDB Planned Development Business 
District 
HM Hospital Medical District 
C-2 General Community Commercial 
District 
 
**Note: this is the proposed 
designation for the subject site. 

 



REZ2015-40000247673 
Exhibit 12 

Section III – Residential Development   

Residential Development Goal: To provide fair and equitable distribution of a variety of housing 
types and living areas as well as protect and enhance already established neighborhoods. 

General - Intent 

The single-family detached house, that is, a single home on an individual lot, is the most predominant 
type of residential structure in the city.  It is the preferred living mode for many people and is associated 
with a relatively quiet and stable neighborhood environment.  Other types of housing such as duplexes, 
apartments, townhomes and condominiums are also needed and desired by large segments of the 
population.  Housing choices are influenced by income, family size, age, lifestyles, and other factors and 
can change during a person's lifetime.  A wide variety of housing types are needed within a community to 
serve the varied needs of residents. 
 
It is intended that higher intensity residential development locate within mixed-use centers and in 
concentrations along some major transportation corridors in areas of similar character and intensity.   
 
Density within most predominately single-family neighborhoods will stay at or near existing levels.  
Density may increase slightly in some neighborhoods as a result of infill development and the 
development of accessory unit housing.  Densities will be higher in medium and high intensity areas than 
those found in low intensity residential areas. 
 
As used in this document, density is the number of dwelling units per acre, less allowances for street and 
public and quasi-public uses (dwelling units/net acre).  The percentage of land needed for streets and 
other uses varies in different locations of the city depending on the amount of vacant land, the number 
and width of streets, and the existing development pattern.  Tacoma has many unique neighborhoods.  
The identity of these neighborhoods has been established through the recognition of landmarks and 
special or community features located in the neighborhood.  The character of the neighborhoods can be 
further enhanced and enriched through the emphasis of these elements.  The use of design elements 
such as signs, landscaping, special paving and public spaces can all help to reinforce the uniqueness of a 
neighborhood. 
 
It is intended that the viability of residential areas will be strengthened by eliminating incompatible land 
uses, protecting natural physical features, promoting quality design and encouraging repair and 
rehabilitation of existing residential structures.  Adequate streets and public facilities are also important to 
meet the needs of the citizens living in residential areas.  The viability of the city's urban residential areas 
is essential if they are to continue to provide an acceptable alternative to suburban living. 

Policies 

The following general residential policies apply to all residential development, regardless of intensity.  
Residential development within mixed-use centers is also guided by policies in Section II specifically 
addressing the centers.  Where mixed-use center policies are inconsistent with the policies below, center 
policies take precedence. 

 

LU-RDG-1 Protect Established Residential Areas  

Protect, preserve and maintain established residential neighborhood areas located outside of designated 

mixed-use centers where a definite density, housing type and character prevail; nuisances and 

incompatible land uses should not be allowed to penetrate these areas. 

 

LU-RDG-2 Prohibit Incompatible Land Uses  

Prohibit incompatible land uses from situating within or adjacent to existing or future residential 

developments and gradually eliminate existing incompatible uses from existing residential areas. 
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LU-RDG-3 Housing Opportunities  

Encourage the development of residential areas that offer a variety of housing opportunities for all 

segments of the population within all areas of the city. 

 

LU-RDG-4 Innovative Development  

Encourage residential development of mixed structural type and design, as well as unique building and 

site arrangements to increase affordable housing options and achieve appropriate densities provided that 

the development is compatible and the desirable characteristics of the surrounding area are maintained. 

 

LU-RDG-5 Regulate Non-conforming Uses  

Provide stricter regulation of non-conforming uses with the goal of gradual elimination of the non-

conforming uses or achieving conformity to existing regulations. 

 

LU-RDG-6 Rehabilitation and Renewal Efforts  

Encourage and assist deteriorating residential areas in rehabilitation and renewal efforts in order to 

improve their quality and promote a sound, healthful and safe living environment. 

 

LU-RDG-7 Evaluate Land Use Needs  

Carefully study and evaluate severely deteriorated residential areas to determine the most appropriate 

future land use. 

 

LU-RDG-8 Residential Development and Adequate Services  

New or expanded residential developments should be located where there are adequate streets, utilities, 

and services necessary to support the development; these facilities and services must exist prior to or be 

developed concurrently with the intended development. 

 

LU-RDG-9 Adequate and Safe Circulation Facilities  

Require sufficient rights-of-way, street improvements, access control, circulation routes, off-street parking 

and safe bicycle paths and pedestrian walkways for residential developments. 

 

LU-RDG-10 Public Services and Facilities  

Residential areas should have convenient access to public transportation, parks and open space, 

schools, and community facilities. 

 

LU-RDG-11 Higher Rise and Density/View Concerns  

Encourage housing of varying densities to accommodate projected population, achieve desirable land 

use patterns, allow for the orderly and efficient provision of services, maintain housing affordability and 

support transit use. 

 

LU-RDG-12 Encourage Private Covenants 

Encourage the establishment of private covenants to control height and vegetation in new plats to 

promote view preservation. 

 

LU-RDG-13 Neighbor Cooperation 

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

 

LU-RDG-14 Multiple Family Compatibility  

Review of multifamily development that may impact single-family areas should ensure that compatibility 

with nearby single-family areas is achieved.  Compatibility will be determined by considering the following:  

height, design of buildings, scale, bulk, landscaping, lighting, and any other characteristics found in 

adjacent single-family areas. 

 
 
Policy Design Guidelines 
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The following design guidelines should be used, considered and applied as may be appropriate as 
conditions of approval for multifamily developments.   
 

Site layout: Compatibility of the proposed multifamily development with the character and scale of nearby 

single-family areas is important.  Buildings designed with a sense of height and bulk not substantially 

different from that of nearby one-family dwellings should be located on the perimeter and near adjacent 

single-family areas. 

 

Parking: Parking areas should be screened from adjacent single-family residential areas.  No parking or 

vehicular circulation should occur in setback areas.  Natural vegetation and topography will be preserved 

to the extent possible. 

 

Landscaping: A heavily vegetated buffer of sufficient height to provide for visual screening should be 

provided in the setback areas near adjacent or abutting residential areas.  Natural vegetation and 

topography should be preserved to the extent possible. 

 

Access:The site should be located on an arterial or have direct access to an arterial street and significant 

increase in traffic volumes should be avoided as a result of the proposal on residential streets or portions 

of residential streets where a predominance of single-family houses exists. 

 

Other: Lighting and glare should be shielded or directed away from single-family residential areas.  

Mechanical equipment or outdoors activities such as storage, loading, utilities, and trash containers which 

may be visually obtrusive or which create disturbing noises or odors should be oriented away from single-

family areas. They should be integrated into the design of the building, soundproofed, and screened from 

view in an attractive and effective manner.  Recreational or service facilities should be located away from 

single-family areas. 

Design - Intent 

It is the intent that high quality design of residential developments will enhance the livability of the 
community.  Compatibility is a critical issue, particularly for infill developments and where multifamily uses 
border single-family areas.  New developments thus will be sensitive to their existing and intended 
context in the design of new residential developments.  Special attention will be paid to setbacks,  
building orientation, location and design of parking and vehicular access, and the design and form of 
buildings. 
 
Usable private open space is and will continue to be critical to the livability of residential uses.  Lower 
intensity uses such as detached single family uses and duplexes will provide front and back yard open 

space.  Multifamily uses will provide a variety of usable open spaces.  Examples include private balconies 
and patios and shared porches, courtyards, and green spaces. 
 

Compatible development is particularly important at the edges of single family areas. 
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Design standards will be used to help ensure that new developments meet these objectives.  Such 
standards will be easy to use and help to encourage desired forms of development.  Design standards 
may be supplemented with design guidelines for special areas and/or situations.  Design guidelines will 
provide greater flexibility and detail in how residential developments can meet design objectives. 

Policies 

LU-RDD-1 Development Standards 
Residential development standards should address the desired safety, convenience, functionality, and 
aesthetics of the development itself, as well as effects on adjacent surrounding properties. 

 

LU-RDD-2 Compatibility 
Ensure that new residential development is compatible with the existing development and/or the desired 
character of the area in terms of building location and orientation, pedestrian and vehicular access, 
building massing and scale, light and glare, outdoor storage areas, service elements and mechanical 
equipment location and design, and landscaping design.  Compatible design is most critical in areas 
where multifamily developments border designated single-family areas. 

 

LU-RDD-3 Site Layout 
Promote the site layout of residential development where residential buildings face the street and parking 
and vehicular access is provided to the rear or side of buildings.  Where multifamily developments are 
allowed in established neighborhoods, the layout of such developments should respect the established 
pattern of development, except where a change in context is desired per the goals and policies of the 
Comprehensive Plan. 

 

LU-RDD-4 Emphasize Natural Qualities 
Emphasize the natural physical qualities of our city (for example, trees, marine view and natural features) 
and the site in locating and developing residential areas, provided such development can be built without 
adversely impacting the natural areas.  Where possible, development should be configured to utilize 
existing natural features as an amenity to the development. 

 

LU-RDD-5 Pedestrian-friendly Design 
Site and design residential uses with safe, convenient, connected and attractive pedestrian access. 
Specifically: 

- Locate and orient buildings towards the street for pedestrian convenience and enhance the spatial 
definition of the street. 

- Provide direct pedestrian connections between all residential buildings and the sidewalk. 

Good and bad examples of residential site design and layout. 
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Development examples that minimize impacts of vehicular access through structured parking (left 
example), landscaped alleys (middle), and internal auto-courts (right). 

- For large multifamily developments, provide safe and attractive internal pedestrian connections 
between buildings and linkages to surrounding properties and neighborhoods, where possible and 
desirable. 

 

LU-RDD-6 Vehicular Access and Parking 
Promote site design that minimizes the safety and visual impacts of vehicular access, surface parking 
lots, and parking structures on pedestrian safety and the visual environment.   

 

LU-RDD-7 Open Space and Amenities 
Provide on-site open space for all types of residential uses.  Specifically: 

- For single family uses and duplexes, this includes private rear yard areas and landscaped front 
yards. 

- For triplexes and townhouses, this includes landscaped yard space, patios, balconies, rooftop 
decks, porches, and/or common open spaces. 

- For multifamily uses, this includes balconies, patios, rooftop decks, and/or shared common open 
space. 

 

LU-RDD-8 Building Design and Massing 
Promote multifamily building design that is compatible with the existing and/or desired character of the 
area.  Building design should incorporate: 

- Façade articulation that reduces the perceived scale of the building and adds visual interest. 

- For infill residential in established neighborhoods, encourage the use of similar façade articulation 
and detailing as existing structures. 

- Covered entries visible from the street and/or common open space. 

- Utilize building materials that are durable and provide visual interest. 

Promote pedestrian-friendly design of multifamily developments. 
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LU-RDD-9 Solar Access and Privacy 
Promote site and building design that maximizes solar access to dwelling units and provides a sense of 
privacy. 

 

LU-RDD-10 Large Scale Development 
Encourage development techniques for large scale residential developments that make better use of the 
land, allow a mix of housing types, provide for efficient service delivery, promote design flexibility, and 
preserve open space.  

 

 

LU-RDD-11 Encourage Maintenance and Revitalization of Neighborhoods 
Encourage the preservation and/or maintenance of sound, viable neighborhoods and the revitalization of 
those that are declining. 

 

LU-RDD-12 Design Diversity 
Encourage the diversity of design in multi-unit residential developments.  Examples include provisions for 
a diversity of façade treatments and architectural styles that can add visual interest and diversity to the 
neighborhood. 

 

LU-RDD-13 Landscaping 
Utilize landscaping elements to improve the livability of residential developments, block unwanted views, 
enhance environmental conditions, provide compatibility with existing and/or desired character of the 
area, and upgrade the overall visual appearance of the development.  

Promote façade articulation patterns appropriate to the existing and/or desired scale and character of 
the neighborhood or area.  
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Medium Intensity 

Intent 

Medium intensity residential developments provide an alternative to the single-family home for large 
segments of the population.  They are sometimes characterized by a more active living environment and 
are usually located in close proximity to larger activity and employment centers. 
 
Medium intensity residential development areas may consist of apartment, condominium, and townhouse 
developments, as well as larger-scale clusters of duplexes and triplexes.  Developments within these 
areas can vary.  Typically, they consist of medium-rise clustered apartments or large garden court 
apartment complexes or town homes in outlying areas, and walkup or elevator apartments and 
condominiums in the central inlying areas. 
 
The density of medium intensity residential areas is higher than that found in lower intensity areas.  
Overall residential density for a medium intensity area will range from 15-45 dwelling units per net acre 
outside of mixed-use centers, depending on the nature and location of the development, the physical 
limitations of the site, the existing development pattern, the zoning, and the characteristics of the 
surrounding area.  Site densities will typically be greater than 15 units per net acre outside of mixed-use 
centers.  Site densities within mixed-use centers will typically be defined by densities of 25-80 units per 
net acre.  Densities of 25 units per net acre are envisioned for mixed-use center areas near single-family 
zones where building height should be limited to ensure compatibility.  Higher densities are envisioned in 
other parts of the mixed-use centers depending on the established height limit, with the highest densities 
occurring along pedestrian streets. 
 
Medium intensity residential developments may be located in concentrations along major transportation 
corridors, near or within mixed-use centers, in areas of similar character and intensity, and between areas 
of high and low intensity as buffer uses.  Some medium intensity residential development may be located 
on minor arterials of adequate capacity provided the development is compatible with surrounding land 
uses.   
 

Policies 

LU-RDMI-1 Neighborhood Amenities  

Medium intensity residential development should be provided with the same basic amenities and services 

generally associated with single-family neighborhoods. 

Incorporate landscaping elements to enhance the character and compatibility of residential developments. 
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LU-RDMI-2 Buffer Uses  

Allow medium intensity residential developments as buffers between lower intensity development and 

higher intensity development. 

 

LU-RDMI-3 Locate in Concentrations  

Encourage medium intensity residential development to locate in concentrations, in order that there can 

be a more efficient use of utilities and open space, provided that such concentrations are consistent with 

the established or planned character of the area in which they are to be located. 

 

LU-RDMI-4 Innovative Development  

Encourage innovative development techniques for the construction of medium intensity residential uses 

on large tracts of land that are either adjacent or immediately accessible to higher volume arterial streets 

in order to maximize the use of the land, promote design flexibility and preserve open space. 

 

LU-RDMI-5 Accommodate Recycling  

Encourage building and site design for medium intensity residential developments that accommodates 

and facilitates recycling by residents of the development. 

 

LU-RDMI-6 Locate in Outlying Areas  

High or medium-rise residential developments can be located in outlying medium intensity residential 

areas provided that the development's character and density is compatible with the surrounding area, 

increased building setbacks and substantial landscaping are provided, and views are not unreasonably 

affected. 

 

LU-RDMI-7 Access to Principal Arterial Streets  

Locate medium intensity residential developments either adjacent or immediately accessible to principal 

arterial streets for buffer, public transit and convenience purposes. 

 

LU-RDMI-8 Arterial Locations  

Some medium intensity residential development may be located on minor arterials having adequate 

capacity provided the development's scale, design and density characteristics are compatible with 

surrounding land uses. 

 
LU-RDMI-9 Unique Sites 
Allow medium intensity residential development in areas that possess unique land use characteristics 
wholly or partially incompatible with low intensity development. 
 
Low Intensity - Single-family Detached Housing Areas 

Policies 

LU-RDLISFD-1 Protect and Preserve Single-Family Neighborhoods  

Established, viable, single-family residential areas having uniform housing type and character should be 

protected, preserved and maintained. 

 

LU-RDLISFD-3 Discourage Multifamily, Commercial and Industrial Uses  

Protect identified single-family detached housing areas by restricting within their boundaries and buffer 

from the edges of these areas higher residential densities and commercial or industrial uses that can 

adversely affect the established or planned neighborhood environment. 
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TO:  Shirley Schultz, Planning and Development Services 
 
FROM: Frank Marescalco, Environmental Services, Site Development Group 
 
SUBJECT: Rezone, REZ2015-40000247673 
  8445 Pacific Avenue 
 
DATE:             August 21, 2015 
 
These comments and conditions are based on the following information provided for review: 
 

 Application dated May 28, 2015 

 Site Plan dated August 20, 2015 
 
The following comments are for information only and intended to assist the applicant with 
development of the proposal. If you have questions regarding these advisory comments, please 
contact Frank Marescalco at (253) 591-5423 or by email at fmarescalco@cityoftacoma.org. 
 

1. Storm and Sanitary Sewers 
 
a. The proposal shall comply with all applicable requirements contained in the City of 

Tacoma Stormwater Management Manual, Side Sewer and Sanitary Sewer 
Availability Manual, Tacoma Municipal Code 12.08, Tacoma Municipal Code 2.19, 
Tacoma Municipal Code 10.14, Tacoma Municipal Code 10.22 and the Public 
Works Design Manual in effect at time of vesting land use actions, building or 
construction permitting. 

b. Any utility construction, relocation, or adjustment costs shall be at the applicant's 
expense. 

c. A Covenant and Easement Agreement shall be required for all projects with private 
storm drainage systems.  

d. Public utility easements are known to exist on the site. The applicant shall comply 
with all easement provisions. The site plan submitted appears to be in compliance, 
but the City advises that buildings which are constructed with no setback from the 
easement should be investigated by a geotechnical engineer for stability during 
excavations within the easement. If the foundations for the buildings are too close 
or not deep enough, the structural integrity of the building could be undermined. 

e. If the access for the site crosses the existing easements, the easements will need 
to be rewritten to acknowledge potential loss of access during utility maintenance. 

f. The applicant shall review SWMM Minimum Requirements #1-12 and comply with 
all applicable requirements. For off-site improvement requests we should include 
the following Based upon the scope of the project as currently proposed, it appears 
that this project is required to comply with Minimum Requirements  #(LIST those 
that apply). Compliance with Minimum Requirement #10 shall be required if any 
on-site stormwater management features are installed. 

g. Per Minimum Requirement #5, projects that meet or exceed the SWMM thresholds 
shall employ, where feasible and appropriate, On-Site Stormwater Management 
BMPs to infiltrate, disperse, and retain stormwater runoff onsite to the maximum 
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extent feasible. On-Site Stormwater Management BMPs include: Roof Downspout 
Control BMPs, Dispersion of all impervious surfaces and Soil Quality BMPs. If 
drainage cannot be managed on-site, it shall be conveyed to the City storm system 
in accordance with the Stormwater Management Manual and Public Works Design 
Manual. 

h. Water quality shall be provided for all projects that meet or exceed the thresholds 
for Minimum Requirement #6 as outlined in the City of Tacoma Stormwater 
Management Manual. Pollution-generating impervious surfaces created and/or 
replaced offsite as a result of this project shall count toward the pollution-
generating impervious surface total. 

i. Flow control or other mitigation in accordance with the City of Tacoma Stormwater 
Management Manual shall be provided for all projects that meet or exceed the 
thresholds for Minimum Requirement #7 as outlined in the City of Tacoma 
Stormwater Management Manual. Impervious surfaces created and/or replaced 
offsite as a result of this project shall count toward the impervious surface total. 

j. All projects shall comply with Minimum Requirement #11: Off-Site Analysis and 
Mitigation. 

k. This project is located in the natural drainage course of abutting properties. 
Adequate provisions shall be made to collect drainage that naturally flows across 
the project site. 

l. Coverage under the NPDES Construction General Permit is required for any 
clearing, grading, or excavating that will disturb one or more acres of land area and 
that may discharge stormwater from the site into surface water(s), or into storm 
drainage systems that discharge to a surface water, per the Washington State 
Department of Ecology (Ecology). Contact Ecology's Office of Regulatory 
Assistance at 1-800-917-0043 to determine if any additional requirements are 
necessary. Additional information is also available online at 
http://www.ecy.wa.gov/programs/wq/stormwater/construction/. City approval does 
not release the applicant from state or other permitting requirements. 

m. Per Section 2.050 of the Side Sewer and Sanitary Sewer Availability Manual, a 
new development or redevelopment will be classified as large if the proposed 
wastewater flow will be equal to or greater than 10 percent of the capacity of the 
public sanitary sewer system serving the development or if the development will 
include 100 units or more. If the project is classified as large, the Developer shall 
submit peak daily wastewater flow calculations prepared by a licensed engineer. 
Peak daily flows shall be calculated based on full site build out in accordance with 
the Washington State Department of Ecology Criteria for Sewage Works Design 
(Orange Book). Environmental Services will determine if the public sanitary sewer 
system has enough capacity to accommodate the new peak flows in addition to 
upstream peak flows for fully developed conditions. If the public sewer system 
does not have enough capacity to accommodate the proposed large development 
or redevelopment, the developer will be required to upsize the public sanitary 
sewer prior to sewer connection. 
 

2. Streets, Driveways, and Sidewalks 
 
a. Pacific Avenue fronting the property shall be restored in accordance with the Right-

of-Way Restoration Policy. 
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b. All broken, damaged, or hazardous curb and gutter abutting the site along Pacific 
Avenue shall be removed and new cement concrete curb and gutter constructed in 
its place to the approval of the City Engineer. 

c. All broken, damaged, or hazardous sidewalk abutting the site along Pacific Avenue 
shall be removed and new cement concrete sidewalk constructed in its place to the 
approval of the City Engineer. 

d. Unused driveways adjacent to the site shall be removed and curb and gutter, 
planter strip, and sidewalk placed back per TMC 10.14.050. 

e. The type, width, and location of all driveway approaches serving the site shall be 
approved by the City Engineer. 

f. It appears from the site plan submitted that the proposed driveway may conflict 
with an existing catch basin in Pacific Avenue. If this is the case, the conflict must 
be resolved by relocating the catch basin or the driveway. 

g. A Work Order is required. A licensed professional civil engineer must submit the 
street plans for review and approval following the City's work order process. To 
initiate a work order, contact the Public Works Private Development at (253) 591-
5760. A performance bond is required for all work orders per TMC 10.22.070.F.  

 
Additional Information 
 
City documents are available online at the following locations: 
 

 City of Tacoma Stormwater Management Manual: 
http://www.cityoftacoma.org/stormwater.  

 

 City of Tacoma Side Sewer and Sanitary Sewer Availability Manual: 
http://www.govme.com/Common/Doc/displayDoc.aspx?category=manual&id=SideAndS
aniSewerAvailManJan2011 

 

 Public Works Design Manual: 
http://www.govme.org/download/PDF/Code/2004DesignManual1.pdf 

 

 City of Tacoma Right-of-Way Restoration Manual: 
http://www.govme.org/download/PDF/PublicWorks-Right-of-Way-RestorationPolicy.pdf 
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From: Sully, Dan 

Sent: Thursday, August 20, 2015 8:13 AM 

To: Schultz, Shirley 

Cc: Beard, Scott; Hayes, Barrett; Smith, Andy; Still, Michael; Terrill, Frank; Kuntz, 

Craig; Shadduck, Lucas; Coffman, Susan; Seaman, Chris; Erickson, Ryan 

Subject: RE: City of Tacoma ODNS/Public Notice - Rezone/SEPA REZ2015-

40000247673, 8445 Pacific Avenue 

 

Categories: Permit Files 

 

 

These comments do not directly relate to the land use approval but are basic enough that they may 

affect the building design and alter their proposal.  They should be forwarded to the architect either in 

the response or separately as additional comments. 

 

 

Comments: 

 

1. These buildings must be designed to the requirements of the International Building Code.  For a 

Type V-B building, a minimum 10 foot separation is required from the property lines unless the 

walls are 1-hour fire-resistive per IBC Table 602 and Section 705.5.  Projections must comply 

with IBC 705.2, openings with IBC 705.8, and roof requirements with IBC 705.11.  The fire 

separation distance between buildings must be 20 feet per IBC 705.3 unless the above 

requirements are met. 

 

 
Daniel P. Sully, P.E., S.E. 
Plan Review Engineer 
 
City of Tacoma 
Planning and Development Services Department 
Development Services Division 
747 Market Street, Room 345 
Tacoma, WA 98402-3769 
(253) 591-5334  FAX (253) 591-5433 
dsully@cityoftacoma.org 
 

 

From: Schultz, Shirley  
Sent: Thursday, August 06, 2015 11:12 AM 
To: sepaunit@ecy.wa.gov; 'sepa@tpchd.org' (sepa@tpchd.org); 'bhan@piercetransit.org'; 
brydsonsr@nventure.com 
Cc: Kammerzell, Jennifer; Kidd, Brennan; Darci Brandvold (dbrandv@co.pierce.wa.us); McKnight, 
Reuben; Munce, Ian; Huffman, Peter; Aplin, Alan; Ferguson, Cheryl; Seaman, Chris; Kuntz, Craig; Sully, 
Dan; Porter, Hal; Webster, Jeff; Kammerzell, Jennifer; Angel, Jesse; Gaddis, John; Crothers, Kelly; 
Hamlin, Linda; Rambow, Peter; PWRO@cityoftacoma.org; Ripley, Rachelle; McKnight, Reuben; Price, 
Richard; Coyne, Richard; Erickson, Ryan; Flynn, Ryan; Ingalls, Sherri; Site Development 
Subject: City of Tacoma ODNS/Public Notice - Rezone/SEPA REZ2015-40000247673, 8445 Pacific 
Avenue 
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From: 

Sent: 

To: 

Subject: 

 

Categories:

 

Shirley, 

 

TFD has no conditions regarding 

with the rezone has not been reviewed for compliance with the International Fire Code (IFC).

development must comply with the IFC adopted at the time of building permit su

 

Regards, 
CHRIS SEAMAN, P.E.CHRIS SEAMAN, P.E.CHRIS SEAMAN, P.E.CHRIS SEAMAN, P.E.
Senior Engineer
Tacoma Fire Department | Prevention Division
901 Fawcett Avenue | Tacoma, WA

253.591.5503

 

From: Schultz, Shirley 
Sent: Thursday, August 06, 2015 11:12 AM
To: sepaunit@ecy.wa.gov
brydsonsr@nventure.com
Cc: Kammerzell, Jennifer; Kidd, Brennan; Darci Brandvold (
Reuben; Munce, Ian; Huffman, Peter; Aplin, Alan; Ferguson, Cheryl; Seaman, Chris; Kuntz, Craig; Sully, 
Dan; Porter, Hal; Webster, Jeff; Kammerzell, Jennifer; Angel, Jesse; Gaddis, John; Crothers, Kelly; 
Hamlin, Linda; Rambow, Peter; 
Richard; Coyne, Richard; Erickson, Ryan; Flynn, Ryan; Ingalls, Sherri; Site Development
Subject: 
Avenue 

 

Dear SEPA reviewing agency and other interested parties:

 

Attached are the Public Notice, SEPA checklist, and site plans for REZ2015

40000247674, for a rezone a

being mailed today.

 

You may access the entire application package at:

content/uploads/2013/06/40000247673.pdf

 

The City will be using the optional DNS process under WAC 197

and anticipates issuing a Determination of Nonsignificance (DNS) for this rezone. 

 

 

 

 

Categories: 

TFD has no conditions regarding 

with the rezone has not been reviewed for compliance with the International Fire Code (IFC).

development must comply with the IFC adopted at the time of building permit su

 
CHRIS SEAMAN, P.E.CHRIS SEAMAN, P.E.CHRIS SEAMAN, P.E.CHRIS SEAMAN, P.E. 
Senior Engineer 
Tacoma Fire Department | Prevention Division

Fawcett Avenue | Tacoma, WA

253.591.5503| cseaman@cityoftacoma.org

 

Schultz, Shirley 
Thursday, August 06, 2015 11:12 AM

sepaunit@ecy.wa.gov
brydsonsr@nventure.com

Kammerzell, Jennifer; Kidd, Brennan; Darci Brandvold (
Reuben; Munce, Ian; Huffman, Peter; Aplin, Alan; Ferguson, Cheryl; Seaman, Chris; Kuntz, Craig; Sully, 
Dan; Porter, Hal; Webster, Jeff; Kammerzell, Jennifer; Angel, Jesse; Gaddis, John; Crothers, Kelly; 
Hamlin, Linda; Rambow, Peter; 
Richard; Coyne, Richard; Erickson, Ryan; Flynn, Ryan; Ingalls, Sherri; Site Development

 City of Tacoma ODN

Dear SEPA reviewing agency and other interested parties:

Attached are the Public Notice, SEPA checklist, and site plans for REZ2015

40000247674, for a rezone a

being mailed today. 

You may access the entire application package at:

content/uploads/2013/06/40000247673.pdf

The City will be using the optional DNS process under WAC 197

and anticipates issuing a Determination of Nonsignificance (DNS) for this rezone. 

Seaman, Chris

Monday, August 17, 2015 8:30 AM

Schultz, Shirley

RE: City of Tacoma ODNS/Public Notice 

40000247673, 8445 Pacific Avenue

Permit Files

TFD has no conditions regarding the rezone, however the applicant is advised that the site plan included 

with the rezone has not been reviewed for compliance with the International Fire Code (IFC).

development must comply with the IFC adopted at the time of building permit su

Tacoma Fire Department | Prevention Division
Fawcett Avenue | Tacoma, WA  98402

cseaman@cityoftacoma.org

Schultz, Shirley  
Thursday, August 06, 2015 11:12 AM

sepaunit@ecy.wa.gov; 'sepa@tpchd.org' (
brydsonsr@nventure.com 

Kammerzell, Jennifer; Kidd, Brennan; Darci Brandvold (
Reuben; Munce, Ian; Huffman, Peter; Aplin, Alan; Ferguson, Cheryl; Seaman, Chris; Kuntz, Craig; Sully, 
Dan; Porter, Hal; Webster, Jeff; Kammerzell, Jennifer; Angel, Jesse; Gaddis, John; Crothers, Kelly; 
Hamlin, Linda; Rambow, Peter; PWRO@cityoftacoma.org
Richard; Coyne, Richard; Erickson, Ryan; Flynn, Ryan; Ingalls, Sherri; Site Development

City of Tacoma ODNS/Public Notice 

Dear SEPA reviewing agency and other interested parties:

Attached are the Public Notice, SEPA checklist, and site plans for REZ2015

40000247674, for a rezone application and its associated SEPA review. Public notice of the application is 

You may access the entire application package at:

content/uploads/2013/06/40000247673.pdf

The City will be using the optional DNS process under WAC 197

and anticipates issuing a Determination of Nonsignificance (DNS) for this rezone. 

Seaman, Chris 

Monday, August 17, 2015 8:30 AM

Schultz, Shirley 

RE: City of Tacoma ODNS/Public Notice 

40000247673, 8445 Pacific Avenue

Permit Files 

the rezone, however the applicant is advised that the site plan included 

with the rezone has not been reviewed for compliance with the International Fire Code (IFC).

development must comply with the IFC adopted at the time of building permit su

Tacoma Fire Department | Prevention Division  
98402 

cseaman@cityoftacoma.org  

Thursday, August 06, 2015 11:12 AM 
'sepa@tpchd.org' (sepa@tpchd.org

Kammerzell, Jennifer; Kidd, Brennan; Darci Brandvold (
Reuben; Munce, Ian; Huffman, Peter; Aplin, Alan; Ferguson, Cheryl; Seaman, Chris; Kuntz, Craig; Sully, 
Dan; Porter, Hal; Webster, Jeff; Kammerzell, Jennifer; Angel, Jesse; Gaddis, John; Crothers, Kelly; 

PWRO@cityoftacoma.org
Richard; Coyne, Richard; Erickson, Ryan; Flynn, Ryan; Ingalls, Sherri; Site Development

S/Public Notice - Rezone/SEPA REZ2015

Dear SEPA reviewing agency and other interested parties:

Attached are the Public Notice, SEPA checklist, and site plans for REZ2015

pplication and its associated SEPA review. Public notice of the application is 

You may access the entire application package at:

content/uploads/2013/06/40000247673.pdf 

The City will be using the optional DNS process under WAC 197

and anticipates issuing a Determination of Nonsignificance (DNS) for this rezone. 

Monday, August 17, 2015 8:30 AM

RE: City of Tacoma ODNS/Public Notice 

40000247673, 8445 Pacific Avenue

the rezone, however the applicant is advised that the site plan included 

with the rezone has not been reviewed for compliance with the International Fire Code (IFC).

development must comply with the IFC adopted at the time of building permit su

sepa@tpchd.org

Kammerzell, Jennifer; Kidd, Brennan; Darci Brandvold (dbrandv@co.pierce.wa.us
Reuben; Munce, Ian; Huffman, Peter; Aplin, Alan; Ferguson, Cheryl; Seaman, Chris; Kuntz, Craig; Sully, 
Dan; Porter, Hal; Webster, Jeff; Kammerzell, Jennifer; Angel, Jesse; Gaddis, John; Crothers, Kelly; 

PWRO@cityoftacoma.org; Ripley, Rachelle; McKnight, Reuben; Price, 
Richard; Coyne, Richard; Erickson, Ryan; Flynn, Ryan; Ingalls, Sherri; Site Development

Rezone/SEPA REZ2015

Dear SEPA reviewing agency and other interested parties: 

Attached are the Public Notice, SEPA checklist, and site plans for REZ2015

pplication and its associated SEPA review. Public notice of the application is 

You may access the entire application package at:  http://tacomapermits.

The City will be using the optional DNS process under WAC 197

and anticipates issuing a Determination of Nonsignificance (DNS) for this rezone. 

Monday, August 17, 2015 8:30 AM 

RE: City of Tacoma ODNS/Public Notice - Rezone/SEPA REZ2015

40000247673, 8445 Pacific Avenue 

the rezone, however the applicant is advised that the site plan included 

with the rezone has not been reviewed for compliance with the International Fire Code (IFC).

development must comply with the IFC adopted at the time of building permit su

sepa@tpchd.org); 'bhan@piercetransit.org'; 

dbrandv@co.pierce.wa.us
Reuben; Munce, Ian; Huffman, Peter; Aplin, Alan; Ferguson, Cheryl; Seaman, Chris; Kuntz, Craig; Sully, 
Dan; Porter, Hal; Webster, Jeff; Kammerzell, Jennifer; Angel, Jesse; Gaddis, John; Crothers, Kelly; 

; Ripley, Rachelle; McKnight, Reuben; Price, 
Richard; Coyne, Richard; Erickson, Ryan; Flynn, Ryan; Ingalls, Sherri; Site Development

Rezone/SEPA REZ2015-40000247673, 8445 Pacific 

Attached are the Public Notice, SEPA checklist, and site plans for REZ2015

pplication and its associated SEPA review. Public notice of the application is 

http://tacomapermits.

The City will be using the optional DNS process under WAC 197-11-355 to issue its SEPA Determination, 

and anticipates issuing a Determination of Nonsignificance (DNS) for this rezone. 

Rezone/SEPA REZ2015

the rezone, however the applicant is advised that the site plan included 

with the rezone has not been reviewed for compliance with the International Fire Code (IFC).

development must comply with the IFC adopted at the time of building permit submittal.

); 'bhan@piercetransit.org'; 

dbrandv@co.pierce.wa.us); McKnight, 
Reuben; Munce, Ian; Huffman, Peter; Aplin, Alan; Ferguson, Cheryl; Seaman, Chris; Kuntz, Craig; Sully, 
Dan; Porter, Hal; Webster, Jeff; Kammerzell, Jennifer; Angel, Jesse; Gaddis, John; Crothers, Kelly; 

; Ripley, Rachelle; McKnight, Reuben; Price, 
Richard; Coyne, Richard; Erickson, Ryan; Flynn, Ryan; Ingalls, Sherri; Site Development

40000247673, 8445 Pacific 

Attached are the Public Notice, SEPA checklist, and site plans for REZ2015-40000247673 and SEP2015

pplication and its associated SEPA review. Public notice of the application is 

http://tacomapermits.org/wp-

355 to issue its SEPA Determination, 

and anticipates issuing a Determination of Nonsignificance (DNS) for this rezone.  

Rezone/SEPA REZ2015-

the rezone, however the applicant is advised that the site plan included 

with the rezone has not been reviewed for compliance with the International Fire Code (IFC).  All future 

bmittal. 

); 'bhan@piercetransit.org'; 

); McKnight, 
Reuben; Munce, Ian; Huffman, Peter; Aplin, Alan; Ferguson, Cheryl; Seaman, Chris; Kuntz, Craig; Sully, 
Dan; Porter, Hal; Webster, Jeff; Kammerzell, Jennifer; Angel, Jesse; Gaddis, John; Crothers, Kelly; 

; Ripley, Rachelle; McKnight, Reuben; Price, 
Richard; Coyne, Richard; Erickson, Ryan; Flynn, Ryan; Ingalls, Sherri; Site Development 

40000247673, 8445 Pacific 

40000247673 and SEP2015

pplication and its associated SEPA review. Public notice of the application is 

355 to issue its SEPA Determination, 

the rezone, however the applicant is advised that the site plan included 

All future 

Reuben; Munce, Ian; Huffman, Peter; Aplin, Alan; Ferguson, Cheryl; Seaman, Chris; Kuntz, Craig; Sully, 

; Ripley, Rachelle; McKnight, Reuben; Price, 

40000247673 and SEP2015-

pplication and its associated SEPA review. Public notice of the application is 

355 to issue its SEPA Determination, 

sschultz
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From: Angel, Jesse 

Sent: Friday, August 07, 2015 8:45 AM 

To: Schultz, Shirley 

Subject: RE: City of Tacoma ODNS/Public Notice - Rezone/SEPA REZ2015-

40000247673, 8445 Pacific Avenue 

 

Categories: Permit Files 

 
Tacoma Water has reviewed the proposed request and has the following comments: 
 
City ordinance 12.10.045 requires a separate water service and meter for each parcel. 
 
Existing water services to be retired by Tacoma Water crews on a Time and Materials basis. 
 
Extension of a permanent water main shall be constructed by private contract.  The developer of 
the privately financed project will be responsible for all costs and expenses incurred by Tacoma 
Water for preparation of plans and specifications, construction inspection, testing, flushing, 
sampling of the mains, and other related work necessary to complete the new water main 
construction to Tacoma Water standards and specifications.  The engineering charge for the 
preparation of plans and specifications will be estimated by Tacoma Water.  The developer will be 
required to pay a deposit in the amount of the estimated cost.  The actual costs for the work will 
be billed against the developer’s deposit.  The new mains will be installed by and at the expense 
of the developer.  The developer will be required to provide a 20-foot wide easement over the 
entire length of the water main, fire hydrant, service laterals and meters.  The developers 
Professional Land Surveyor shall prepare and submit the legal description of the easement to 
Tacoma Water for review and processing.  Prior to construction, a second deposit in the 
estimated amount for construction inspection, testing, and sampling will be due to Tacoma 
Water.  Upon completion of the project, the developer will either be refunded the unused amount 
of the deposit or billed the cost overrun.  Approximate design time is ten weeks. 
 
Customer is advised to obtain private utility easements for any property-side water pipes leading 
from the City meter to the building on any portion(s) existing on adjacent parcels.  
 
If fire sprinklering, contact the Tacoma Water Permit Counter at (253) 502-8247 for policies related 
to combination fire/domestic water service connections. 
 
New water services will be installed by Tacoma Water after payment of the Service Construction 
Charge and the Water Main Charge.  New meters will be installed by Tacoma Water after payment 
of the System Development Charge. 
    
If a new fire hydrant is required at a location with an existing water main, the hydrant will be 
installed by Tacoma Water after payment of an installation charge. 
  
If existing water facilities need to be relocated or adjusted due to street improvements for this 
proposal they will be relocated by Tacoma Water at the owners’ expense.  
 
Sanitary sewer mains and sidesewers shall maintain a minimum horizontal separation of ten feet 
from all water mains and water services. When extraordinary circumstances dictate the minimum 
horizontal separation is not achievable, the methods of protecting water facilities shall be in 
accordance with the most current State of Washington, Department of Ecology “Criteria For 

Sewage Works Design”. 
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Jesse Angel - Utility Service Specialist 

Tacoma Water 

3628 S. 35th St. 
Tacoma, WA 98409-3192 
253-502-8280 OFFICE 
253-380-2614 CELL 
253-502-8694 FAX 
Tacoma Water Website 

 

From: Schultz, Shirley  
Sent: Thursday, August 06, 2015 11:12 AM 
To: sepaunit@ecy.wa.gov; 'sepa@tpchd.org' (sepa@tpchd.org); 'bhan@piercetransit.org'; 
brydsonsr@nventure.com 
Cc: Kammerzell, Jennifer; Kidd, Brennan; Darci Brandvold (dbrandv@co.pierce.wa.us); McKnight, 
Reuben; Munce, Ian; Huffman, Peter; Aplin, Alan; Ferguson, Cheryl; Seaman, Chris; Kuntz, Craig; Sully, 
Dan; Porter, Hal; Webster, Jeff; Kammerzell, Jennifer; Angel, Jesse; Gaddis, John; Crothers, Kelly; 
Hamlin, Linda; Rambow, Peter; PWRO@cityoftacoma.org; Ripley, Rachelle; McKnight, Reuben; Price, 
Richard; Coyne, Richard; Erickson, Ryan; Flynn, Ryan; Ingalls, Sherri; Site Development 
Subject: City of Tacoma ODNS/Public Notice - Rezone/SEPA REZ2015-40000247673, 8445 Pacific 
Avenue 

 

Dear SEPA reviewing agency and other interested parties: 

 

Attached are the Public Notice, SEPA checklist, and site plans for REZ2015-40000247673 and SEP2015-

40000247674, for a rezone application and its associated SEPA review. Public notice of the application is 

being mailed today. 

 

You may access the entire application package at:  http://tacomapermits.org/wp-

content/uploads/2013/06/40000247673.pdf 

 

The City will be using the optional DNS process under WAC 197-11-355 to issue its SEPA Determination, 

and anticipates issuing a Determination of Nonsignificance (DNS) for this rezone.  

 

This may be the only opportunity to comment on environmental impacts. Additional 

mitigation may be required during project review.  

 

Applicant:                                Benjamin Ryan Communities, John Bays 

 

Project Description:            Rezone of approx. 1.85 acres from a combination of “C2” General Community 

Commercial and “T” Transitional to entirely “C2” for the purposes of 

constructing up to 120 apartments with associated site improvements.  

 

Location:                                  8445 Pacific Avenue, parcels 032033-2037, -2012, -2174, and -2175  

 

 

Notification Date:               8/6/15 

 

SEPA Comments Due:        8/27/2015 

http://www.mytpu.org/tacomawater/
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Text Box
REZ2015-40000247673
Exhibit 16





















































































































































































































































































































































































































































































	Ex. 1 Staff Report
	@ s.f.
	Zoning
	@ s.f.
	Zoning
	Total s.f.
	Zoning Designation
	Current Land Use
	Intensity Designation

	Ex. 2 Vicinity Map
	Ex. 3 Site Plan and Elevation
	Ex. 4 Zoning Map
	Ex. 5 Land Use Designations
	Ex. 6 Historic Zoning Map
	Ex. 7 SEPA Record
	Ex. 8 Traffic Comments
	Ex. 9 TIA
	Ex. 10 Application
	Ex. 11 CORRECTED Growth Strateg y
	REZ2015-40000247673
	EXHIBIT 11
	Comprehensive Plan
	Growth Strategy and Development Concept Element Excerpts
	Residential Development
	Environment
	Urban Design
	Capital Facilities
	Utilities
	Joint City/County Planning
	Section III –  Growth Strategy and Development Concept
	Corridors

	Section IV –  Development Intensities
	High Intensity Development
	Medium Intensity Development
	Low Intensity Development

	Section IX – Generalized Land Use Plan Map
	Appendix: Comprehensive Plan Land Use Designation Framework

	Ex. 12 Res Comp Plan
	Ex. 13 Site Development Group Comment
	Ex. 14 Buildings Engineering Comment
	Ex. 15 Tacoma Fire Comment
	Ex. 16 Tacoma Water Comment
	Ex. 17 Prior Rezones







