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  ANDERSON PROPERTY OPEN SPACE CURRENT USE ASSESSMENT 
 

TACOMA PLANNING COMMISSION  
FINDINGS OF FACT AND RECOMMENDATIONS 

DECEMBER 5, 2018 
 
A. SUBJECT: 

Open Space Current Use Assessment application submitted by Karl and Christine Anderson 
for property at 811 North Karl Johan Avenue (Parcel Numbers: 0220032010 and 
0221343116) to be assessed at its current use as open space for property tax purposes. 
(See Exhibit “A” – Parcel Map, and Exhibit “B” – Application)  

 
B. SUMMARY OF PROPOSED ACTION: 

The applicant is requesting that portions of two parcels, totaling approximately 3.13 acres, 
be approved by the City Council and the Pierce County Council for re-classification as open 
space for property tax purposes, per the City and County’s Open Space Current Use 
Assessment procedures. If approved, this classification would reduce the property taxes 
assessed to the property on an ongoing basis, contingent upon its continued use as an 
open space. The amount of tax reduction would be proportional to the amount of benefits 
the public derives from the open space lands.  

 
C. FINDINGS OF FACT:  

1. Current Use Assessments are a statutory tool adopted in 1970 in the Revised Code of 
Washington (RCW) Chapter 84.34 and the Washington Administrative Code (WAC) 
Chapter 458-30. Through this process, land owners can apply to have their open space, 
farm/agricultural, and timber lands and historic properties valued, for tax purposes, at 
their current use value rather than at the highest and best use that would be permitted 
by zoning. This provides property owners with an incentive to maintain their land as 
open space by lowering their taxes. The program is voluntary, and property owners may 
remove their property from the program at any time, paying back taxes and a penalty if 
they do so within 10 years of entering the program. The program is intended to benefit 
the public by encouraging voluntary preservation of valuable open space. 

2. The One Tacoma Comprehensive Plan contains policy guidance calling for the 
conservation of valuable open space lands, and indicates that the Open Space Current 
Use Assessment process is a useful and appropriate tool to accomplish that goal. 

3. Chapter 13.08 of the Tacoma Municipal Code sets forth the intent, procedures and 
criteria for reviewing applications for Open Space Current Use Assessments. 

4. Per RCW 84.34.037, Pierce County and the City jointly review current use assessment 
applications for sites located within the City. Final action may be taken either through 
separate action by the City Council and the County Council, in cases when both bodies 
concur on the final decision; or, by a Joint Determining Authority composed of three 
members of each Council.  

5. The City considers the County’s findings as determined through use of a point system 
called the Public Benefit Rating System (PBRS), contained in Pierce County Code 
2.114.060. The PBRS is used by the County to determine how much public benefit is 
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derived from the subject open space site, and therefore how much of a tax reduction to 
grant.  

6. Mr. and Mrs. Anderson submitted an application to Pierce County in mid-July, 2018. The 
County forwarded it to the City in early August. The developed portions of the property 
containing the home, a large garden area and access ways to the property have been 
excluded from the proposal. The taxes on the home and developed portions of property 
will not be changed as a result of this proposal.   

7. The application, a staff analysis report and pertinent background information were 
presented to the Planning Commission on October 17, 2018. The staff analysis report 
evaluated the application based upon the criteria in TMC 13.08 and noted the following:  

a. The site abuts public right-of-way and is located near City of Tacoma owned 
properties that are part of the City’s Open Space Program;   

b. The site is a geologically hazardous area; 
c. There is a wetland present on the site; 
d. The site provides a buffer from State Highway 16 for area residential properties; 
e. The site serves as a picturesque gateway to the city of Tacoma for motorists 

along State Highway 16 as well as people traveling along the adjacent Scott 
Pierson trail; and 

f. The property owner has a conservation easement in place across the subject 
portions of the site. Staff has confirmed that Forterra holds the easement and the 
easement meets the requirements of the PBRS, and that has been confirmed 
with Pierce County Staff.  

8. Additional information on Critical Areas was completed by the City’s Environmental 
Specialist after the initial staff report was provided to the Commission. The information 
confirms the presence of a wetland on the property, as well the property as a wooded 
area with wildlife habitat, and an active stream. (See Exhibit “C” for the environmental 
specialist memo) 

9. Pursuant to WAC 197-11 and Tacoma's SEPA procedures, this action is exempt from 
SEPA review.  

10. Pierce County’s staff report has not been completed. Preliminary analysis by the County 
indicates that 31 points will be awarded per the PBRS. The County has not calculated 
the actual reduction in tax, but an estimate of approximately $1,000.00 per year in 
resultant tax savings has been given preliminarily (of which the City of Tacoma Portion 
would be approximately $200.00).  

11. The Planning Commission held a public hearing on the proposed current use application 
on December 5, 2018.  

12. The Planning Commission’s public hearing notice (See Exhibit “D”) was distributed to 
Neighborhood Council board members, other neighborhood groups, business district 
associations, civic organizations, environmental groups, development interests, adjacent 
jurisdictions, Puyallup Tribe, major employers and institutions, City and State 
departments, and other known interested individuals or groups. The notice stated the 
time and place of the hearing, the purpose of the public hearing, and where and how 
additional information could be obtained and how to provide comments. The notice was 
also provided to taxpayers, as listed in the records of the Pierce County Assessor, for 
properties within 1000 feet of the boundaries of the subject site.  
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13. Public comments, including oral testimony and written comments, received during the 
Commission’s public hearing process are provided in Exhibit “E.”  The comments are 
summarized below, with notes that indicate responses provided by staff and concurred 
by the Commission: 

a. Dale Bickenbach expressed concerns via email about reducing tax on a property 
within the city, and also had concern about possible added maintenance 
responsibility this would mean for the city. (Staff Response – If this proposal is 
approved, only the portions of the site that are actual open space would be 
eligible for re-classification and tax reduction and the home and improvements 
around the home, including landscaped areas, access ways and garden are not 
a part of this application.)  

 
D. CONCLUSIONS: 

The Anderson property meets the criteria for approval under the Open Space Current Use 
Assessment program. The property provides open space and environmental benefits that 
are valuable to the general public. Providing a tax incentive for the property to remain as 
open space supports the City of Tacoma’s environmental and open space goals.  
Evaluated against the criteria of the Public Benefit Rating System (PBRS), the parcels 
would qualify for a total of 31 points, as depicted below, resulting in a 90 percent tax 
reduction on the designated approximately 3.13 acres of the site.  

• 5 points for containing wetlands  
• 5 points for containing at least one acre of wooded area  
• 5 points for providing a linkage with other open space properties  
• The site also would qualify for points as a fish and wildlife habitat conservation area, 

however a given application may only score a maximum of 15 points in the high 
priority category of the PBRS.   

• The property is also deemed a landslide & erosion hazard area which awards 1 point.     
• The site is subject to a conservation easement which grants 10 bonus points,  
• 5 bonus points for being located within a municipal boundary/urban growth area   

The Planning Commission acknowledges that these conclusions were made without the 
benefit of the County’s staff report, however, city staff has conferred with county staff and 
they do preliminarily agree with the award of 31 points to the application.    

 
E. RECOMMENDATION: 

The Planning Commission recommends that the City Council approve Karl and Christina 
Anderson’s Open Space Current Use Assessment application, and support awarding 31 
points on the Public Benefit Rating System, resulting in re-classification of the property for 
tax purposes as open space and also a recommended property tax reduction of 90% of 
assessed value.  

 
  

  
















