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AGENDA 

MEETING: Regular Meeting (Hybrid) 

DATE/TIME: Wednesday, June 3, 2026, 5:00 p.m. 

LOCATION: Council Chambers, 1st Floor of the Tacoma Municipal Building 
747 Market Street, Tacoma, WA 98402 

ZOOM INFO: Link: https://www.zoom.us/j/84416624153 
Dial-in: +1 253 215 8782 
ID: 844 1662 4153 

A. Call to Order
• Quorum Call
• Land Acknowledgement

B. Approval of Agenda

C. Approval of Minutes
• September 3, 2025
• September 17, 2025
• October 1, 2025

D. Public Comments
This is the time set aside for public comment on Discussion Items on this agenda.
• Written comments on Discussion Items must be submitted to Planning@tacoma.gov

by 12:00 noon prior to the meeting. Comments will be compiled, distributed to
the Commission, and posted on the Planning Commission's meeting webpage at
https://tacoma.gov/planningcommission. To comment virtually, join the meeting using Zoom
and raise your virtual hand. To comment in person, sign in at the back of the Council
Chambers. Where necessary, the Chair may limit the allotted time for comment.

E. Disclosure of Contacts and Recusals

F. Discussion Items

1. Tree and Landscape Code Update
• Description: Confirm Planning Commission direction for code development from the

May 6, 2026, meeting.  
• Action: Informational. 
• Contact: Adam Nolan (anolan@tacoma.gov) 
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2. Picture Pac Ave Subarea Plan and EIS 
• Description:  Review the Health Impact Assessment (HIA) for the Picture Pac Ave 

Subarea Plan. 
• Action:  Informational. 
• Contact:  Wesley Rhodes (WRhodes@tacoma.gov); 

Erin Dilworth, Tacoma-Pierce County Health Department 
(edilworth@tpchd.org) 

G. Upcoming Meetings (Tentative Agendas)  
(1) Agenda for June 17, 2026  

• Picture Pac Ave Subarea Plan and EIS  
• Parking Code Update 

H. Communication Items 
(1) Status Reports by Commissioners – Picture Pac Ave Project Advisory Committee. 

(2) IPS Agenda – The Infrastructure, Planning, and Sustainability Committee’s next meetings on 
Wednesday, June 10, 2026, at 4:30 p.m. (tentatively) includes interviews for Planning 
Commission vacancies and a presentation on the parking citation fine adjudication process. 
(Held at 747 Market Street, Tacoma, WA 98402, Conference Room 248 or virtually at 
http://www.zoom.us/j/87829056704, passcode 614650) 

I. Adjournment 
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MINUTES (draft) 
 

MEETING: Regular Meeting (hybrid) 
DATE/TIME: Wednesday, September 3, 2025, 5:00 p.m.  

PRESENT: Christopher Karnes (Chair), Anthony Steele (Vice-Chair), Morgan Dorner, Robb Krehbiel, 
Brett Marlo, Jordan Rash, Marie Reynolds, Troy Serad, Payton Swinford 

ABSENT: N/A 

A. Call to Order 
Chair Karnes called the meeting to order at 5:00 p.m. A quorum was declared.  

Chair Karnes read the Land Acknowledgement. 

B. Approval of Agenda 
Vice-Chair Steele moved to approve the agenda as submitted. Commissioner Krehbiel seconded the 
motion. The motion passed unanimously. 

C. Approval of Minutes 
• March 19, 2025 

Vice-Chair Steele moved to approve the March 19, 2025, meeting minutes as submitted. Commissioner 
Krehbiel seconded the motion. The motion passed unanimously. 

D. Public Comments  
There were no written comments received for public comment. 

No individuals addressed the Planning Commission. 

Public comment ended at 5:02 p.m. 

E. Disclosure of Contacts and Recusals 
There were no disclosures of contacts or recusals. 

F. Discussion Item 
1. Election of Commission Officers 

Commissioner Marlo moved to elect Commissioner Krehbiel as Chair of the Planning Commission for 
September 2025 through August 2026. Commissioner Swinford seconded the motion. The motion passed 
with the following votes: 
Ayes:  8 – Dorner, Karnes, Marlo, Rash, Reynolds, Serad, Steele, Swinford 
Abstain:  1 – Krehbiel  

Vice-Chair Steele moved to elect himself as Vice Chair of the Planning Commission for September 2025 
through August 2026. Commissioner Marlo seconded. The motion passed with the following votes: 
Ayes:  8 – Dorner, Karnes, Krehbiel, Marlo, Rash, Reynolds, Serad, Swinford 
Abstain:  1 – Steel 
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2. Historic Preservation Code Update 
Reuben McKnight, Historic Preservation Officer, presented the Historic Preservation Code Amendments, 
including process and amendment guidance, a review of public comments received and staff response, 
potential amendments, and the review schedule. 

The Commission discussed and deliberated on potential amendments. 

Commissioner Marlo moved to accept the amendment to 13.05.040(C) and (D) so that exemptions refer to 
exterior alterations “that are not on prominent facades or located on prominent parcels,” and define 
“prominent facade” and “prominent parcel” striking the limiting phrase “within a defined activity center” in 
Chapter 13.01 Definitions. Commissioner Krehbiel seconded the motion. The motion passed unanimously. 

Commissioner Krehbiel moved to accept the amendment to 13.07.040.B.2.c to read “c. Is associated with 
culturally significant events, individuals or historical themes that are associated with underrepresented 
communities on the existing Tacoma Register of Historic Places.” Commissioner Marlo seconded the 
motion. The motion passed unanimously. 

Commissioner Krehbiel move to accept the amendment to 13.07.040.C.1 to read “b. It embodies the 
distinctive characteristics of a type, period, or method of construction, or represents the work of a master, 
or possesses high artistic values, or represents a significant and distinguishable entity but some of whose 
individual components may lack distinction; or.” Vice-Chair Steele seconded the motion. The motion failed 
with the following votes:  
Ayes:  1 – Steele 
Nays:  7 – Dorner, Karnes, Krehbiel, Marlo, Rash, Reynolds, Serad, Swinford 

Vice-Chair Steele moved to accept the amendment to 13.07.050.A.2.f to read “f. For nominations that are 
not sponsored by the property owner, the nomination sponsor must provide evidence that attempts to 
contact the property owner have been made prior to submittal and provide contact information for the owner. 
For nominations of non-City owned properties that are under 125 years of age, written confirmation from 
the property owner affirming consent for the nomination is required to proceed with review of the 
nomination.” Commissioner Marlo seconded the motion. The motion passed unanimously. 

Vice-Chair Steele moved to accept the amendment to 13.07.050.B.5 to read “5. If the Commission finds 
that the property does not meet the designation criteria at its preliminary meeting, the application is rejected 
and the Commission may not consider the property for designation for a period of one calendar year. Once 
a calendar year passes, the process may be restarted.” Commissioner Krehbiel seconded the motion. The 
motion passed unanimously. 

Vice-Chair Steele moved to accept the amendment to 13.07.060.A.2.h to remove the 5-year waiting period 
and read “h. Whether there have been recent historic district proposals for the same area, which may be 
cause for the Commission to decline further review.” Vice-Chair Marlo seconded the motion. The motion 
failed with the following votes: 
Ayes:  1 – Steele 
Nays:  7 – Dorner, Karnes, Krehbiel, Marlo, Rash, Reynolds, Serad, Swinford 

Commissioner Rash moved to accept the amendment to add 13.07.060.A.2.i to read “For historic district 
resubmittals that have been considered within the previous 5 years, applicants are encouraged to identify 
changes from previous submittals in the application materials.” Commissioner Krehbiel seconded the 
motion. The motion passed unanimously. 

Vice-Chair Steele moved to accept the amendment to 13.07.060.A.4 to read “The Historic Preservation 
Officer or staff may amend, edit, or complete a nomination form submitted to the City for the purposes of 
clarity, but may not expand the boundaries of the legal description in the nomination nor make editorial 
changes beyond minor formatting and proof reading without the consent of the nominating individual. Staff 
must note recommended amendments that have been rejected by the applicant in staff reports to the 
Commission.” Commissioner Krehbiel seconded the motion. The motion passed unanimously. 

Vice-Chair Steele moved to accept the Historic Preservation Code update as amended and findings of fact 
and forward to the City Council. Commissioner Krehbiel seconded the motion. The motion passed 
unanimously.  
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H. Upcoming Meetings (Tentative Agendas)  
 Agenda for the September 17, 2025, meeting includes: 
• Planning Commission Bylaws 
• Planning Commission Annual Report and Work Program 
• Critical Areas Code Update – Public Hearing 

 Agenda for the October 1, 2025, meeting includes: 
• 2026 Amendment Docket and Assessment 
• Picture Pac Ave 

I. Communication Items 
The Commission acknowledged receipt of communication items on the agenda. 

J. Adjournment 
The meeting was adjourned at 6:40 p.m. 

*These minutes are not a direct transcription of the meeting, but rather a brief capture. For full-length audio recording 
of the meeting, please visit: https://tacoma.gov/planningcommission 
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MINUTES (draft) 
 

MEETING: Regular Meeting (hybrid) 
DATE/TIME: Wednesday, September 17, 2025, 5:00 p.m.  

PRESENT: Robb Krehbiel (Chair), Anthony Steele (Vice-Chair), Christopher Karnes, Brett Marlo, 
Jordan Rash, Marie Reynolds, Troy Serad, Payton Swinford 

ABSENT: Morgan Dorner 

A. Call to Order 
Chair Krehbiel called the meeting to order at 5:00 p.m. A quorum was declared.  

Chair Krehbiel read the Land Acknowledgement. 

B. Approval of Agenda 
Vice-Chair Steele moved to approve the agenda as submitted. Commissioner Marlo seconded the motion. 
The motion passed unanimously. 

C. Approval of Minutes 
There were no meeting minutes to approve. 

D. Public Comments  
There were no written comments received for public comment. 

No individuals addressed the Planning Commission. 

Public comment ended at 5:02 p.m. 

E. Disclosure of Contacts and Recusals 
There were no disclosures of contacts or recusals. 

F. Discussion Item 
1. Bylaws 

Brian Boudet, Planning Division Manager, provided an overview of the potential amendments to the 
Planning Commission Bylaws. 

The Commission discussed the potential amendments, including term limit language, executive session 
authority, and commissioner testimony to City Council. 

Commissioner Karnes moved to amend the Planning Commission Bylaws, as presented in the packet. 
Commissioner Marlo seconded the motion. The motion passed with the following votes: 
Ayes:  7 – Karnes, Marlo, Rash, Reynolds, Serad, Swinford, Krehbiel 
Abstain:  1 – Steele 
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2. Critical Areas Ordinance (CAO) Update 
Robin Bolster-Grant, Land Use Division Manager, and Lisa Spadoni, Natural Resource Program Manager, 
presented the Critical Areas Ordinance Update, including a review of the draft changes, public comments, 
Tribal and State Agency comments, public engagement efforts, and a revised schedule. 

Discussion ensued regarding robust mapping and geological hazards, Salmon recovery integration, tribal 
engagement, mitigation banking and fee-in-lieu, Critical Aquifer Recharge Areas (CARA) expansion versus 
Tideflats and South Tacoma Groundwater Protection District, State agency perspective on Best Available 
Science (BAS) alignment, 10‑foot setback, small isolated wetlands, and the “no net loss” standard. 

3. Planning Commission Annual Report and Work Program 
Boudet presented the draft annual report and work program, including the reporting schedule, 
accomplishments, sources, preliminary work program for 2026, expected work program for 2027, and other 
notable upcoming projects. 

Discussion ensued throughout regarding parking requirements, Pacific Avenue Subarea Plan, and the 
landscape and tree code update. 

Vice-Chair Steele moved to approve the draft Planning Commission Annual Report and forward to the 
Infrastructure, Planning, and Sustainability Committee. Commissioner Marlo seconded the motion. The 
motion passed unanimously. 

H. Upcoming Meetings (Tentative Agendas)  
 Agenda for the October 1, 2025, meeting includes: 
• 2026 Amendment Docket and Assessment 
• Pacific Avenue Subarea Plan 

 Agenda for the October 15, 2025, meeting includes: 
• Critical Areas Code Update – Debrief Continued  
• Planning Commission Annual Report and Work Program 

I. Communication Items 
The Commission acknowledged receipt of communication items on the agenda. 

Boudet relayed that the City Council appreciates the Planning Commission’s substantial work on the South 
Tacoma Groundwater Protection District code update. 

Stephen Atkinson, Principal Planner noted that the City Council has scheduled a public hearing on the 
Tideflats Subarea Plan for October 28, and staff will host a community informational meeting on October 
16. 

J. Adjournment 
The meeting was adjourned at 6:41 p.m. 

*These minutes are not a direct transcription of the meeting, but rather a brief capture. For full-length audio recording 
of the meeting, please visit: https://tacoma.gov/planningcommission 
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MINUTES (draft) 
 

MEETING: Regular Meeting (hybrid) 
DATE/TIME: Wednesday, October 1, 2025, 5:00 p.m.  

PRESENT: Robb Krehbiel (Chair), Anthony Steele (Vice-Chair), Christopher Karnes, Brett Marlo, 
Jordan Rash, Troy Serad, Payton Swinford 

ABSENT: Morgan Dorner, Marie Reynolds 

A. Call to Order 
Chair Krehbiel called the meeting to order at 5:00 p.m. A quorum was declared.  

Chair Krehbiel read the Land Acknowledgement. 

B. Approval of Agenda 
Vice-Chair Steele moved to approve the agenda as submitted. Commissioner Marlo seconded the motion. 
The motion passed unanimously. 

C. Approval of Minutes 
There were no meeting minutes to approve. 

D. Public Comments  
There was one written comment received for public comment. 

No individuals addressed the Planning Commission. 

Public comment ended at 5:02 p.m. 

E. Disclosure of Contacts and Recusals 
There were no disclosures of contacts or recusals. 

F. Discussion Item 
1. Planning Commission Work Plan and 2026 Amendment Docket 

Stephen Atkinson, Principal Planner; Wesley Rhodes, Senior Planner; Carl Metz, Senior Planner; and 
Marcie Stenmark; Adam Nolan, Senior Planner; and Brian Boudet, Planning Division Manager, provided 
an overview of the proposed amendment docket and its significance in the commission's work over the next 
year and the draft Planning Commission Annual Work Program. 

Discussion ensued throughout regarding a comparison of county middle housing vs. UR-1 in terms of 
intensity and units allowed, how permanent supportive housing relates to special needs housing, codifying 
Planning Commission term limits, a clear matrix of State law requirements and where Tacoma can add 
conditions or flex, meeting load management, and the South Tacoma Groundwater Protection District. 

Commissioner Karnes moved to approve the 2026 Annual Amendment docket. Vice-Chair Steele seconded 
the motion. The motion passed unanimously. 
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Vice-Chair Steele moved to approve the draft Planning Commission Annual Work Program. Commissioner 
Karnes seconded the motion. The motion passed unanimously. 

The Planning Commission recessed at 5:46 p.m. and reconvened at 5:51 p.m. 

2. Pacific Avenue Subarea Plan and EIS – “Picture Pac Ave” 
Rhodes provided an update on the results of the visioning and scoping phase of the project, including a 
visioning summary, EIS alternatives, the draft vision and goals, timeline, and Commission representation 
on the Project Advisory Committee.  

Commissioners conducted a workshop to provide feedback on the draft vision and goals. 

Discussion ensued regarding the Fred Meyer closure and food access; State Route 7; environmental 
conditions, trees, and green space; homelessness, services, and safety; and transit frequency, connectivity, 
and 15‑minute neighborhoods. 

H. Upcoming Meetings (Tentative Agendas)  
 Agenda for the October 15, 2025, meeting includes: 
• Critical Areas Code Update – Debrief Continued 
• Home in Tacoma – Permit and Development Review 

 Agenda for the November 5, 2025, meeting includes: 
• 2026 Amendment Code Development 

 Agenda for the November 19, 2025, meeting includes: 
• Critical Areas Code Update 
• Parking Code Update – Intro 

 December 3, 2025 – potential cancellation 

 Agenda for the December 17, 2025, meeting includes: 
• Critical Areas Code Update – Recommendation 
• 2026 Amendment Code Development 

 January 7, 2026 – potential cancellation 

Vice-Chair Steele moved to cancel the December 3, 2025, and January 7, 2026, meetings. Commissioner 
Karnes seconded the motion. The motion passed unanimously. 

I. Communication Items 
The Commission acknowledged receipt of communication items on the agenda. 

Boudet reiterated that the Infrastructure, Planning, and Sustainability committee will be discussing Planning 
Commission matters in upcoming meetings. 

J. Adjournment 
The meeting was adjourned at 6:51 p.m. 

*These minutes are not a direct transcription of the meeting, but rather a brief capture. For full-length audio recording 
of the meeting, please visit: https://tacoma.gov/planningcommission 
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Agenda Item 
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City of Tacoma 
Planning and Development Services 

 

 

 

To:  Planning Commission 
From: Adam Nolan, Planning & Development Services Division  
Subject: Tree and Landscape Code Update  
Memo Date: May 27, 2026 
Meeting Date: June 3, 2026 

Action Requested: 
Confirm Commission direction on options to guide initial drafting of code for the Tree and Landscape 
Code Update. 

Discussion: 
At the June 3, 2026 Planning Commission meeting, staff will confirm key takeaways of input 
provided by the Commission at their May 6, 2026 meeting and seek to confirm Commission direction 
on options to guide initial drafting of code for the Tree and Landscape Code Update, Phase 3 of the 
Urban Forest Action Plan.  

The Planning Commission is encouraged to provide detailed input and direction on code options to 
evaluate in drafting initial code. This input will be important to attain up front to ensure resources 
are directed to focused approach in drafting initial code for Commission review in July 2026. There 
will be multiple opportunities in the coming months for Commission input in working through the 
drafting of code and considering key topics that may require deeper consideration and analysis. 
This will include incorporating test fits of sites to further assess potential impacts of draft code. 

Background: 
In response to overwhelming community support for enhancing Tacoma’s tree canopy, the Tacoma 
City Council adopted the Urban Forest Priority Action Plan (Resolution No. 41682), in May 2025. The 
plan outlines a set of phased actions to expand the City’s work planting and maintaining trees, as 
well as regulatory and non-regulatory tools for tree preservation citywide. The four phases of this 
plan are designed to steer public engagement, policy options, and budget proposals for City 
Council consideration. 

• Phase 1: Deepen the City’s understanding of the public demand for expanding the City’s 
Urban Forestry Program and advancing implementation of the Urban Forestry Management 
Plan. 

• Phase 2: Preparation of level of service options to be considered, which would enable the 
expansion of City tree maintenance in the right-of-way. This range of options will be 
accompanied by revenue alternatives to fund program enhancements in preparation of the 
2027-20208 biennial budget. 

• Phase 3: Launch the Planning Commission process for developing new land use and 
development regulations regarding tree canopy management and preservation. 

• Phase 4: Recommendation from the Planning Commission for new land use and 
development regulations to be provided to the City Council to consider for adoption 
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Phase Three of the Urban Forest Action Plan is the subject of this application. The Scope of Work 
includes studying and making recommendations for ordinance options to be considered by the City 
Council around tree canopy management and preservation for development sites citywide, including:  

• Tree Credit system for development sites in all zones, including fee-in-lieu options 
• Canopy Loss Fee system (new permit structure) for sites with and without active 

development in all zones 
• Tree canopy requirements for parking lots, including parking lots that are currently exempt 
• Low-Canopy Management Strategies for sites in industrial, manufacturing, commercial, and 

otherwise low-canopy and low equity areas 

Prior Actions: 
• January 21, 2026 – Commission reviewed the project scope of work and provided direction 

on the initial analysis of code options for the Tree and Landscape Code Update. 
• May 6, 2026 – Commission reviewed existing tree code and options specific to the 

project scope of work, and provided direction on options to guide initial drafting of code. 

Staff Contact: 
• Adam Nolan, Senior Planner, anolan@tacoma.gov 

Attachment: 
• Attachment 1: Review of Commission Input on Draft Code Options - Tree and Landscape 

Code Update (06-03-26) 

c: Peter Huffman, Director 
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Attachment 1: Review of Commission Input on Draft Code Options 

Tree & Landscape Code Update 

 

Project Scope of Work (Resolution No. 41682, Urban Forest Priority Action Plan) 

1. Extend Tree Credit & Preservation Regulations - Tree canopy management and 
preservation for development sites citywide, including applying methodologies 
adopted through Home in Tacoma. 

2. Tree Retention Regulations – Extending tree retention regulations to development 
sites citywide, and considering new permit structure for Canopy Loss Fee on sites 
without active development permit(s) in all zones 

3. Parking Lot Regulations - Increasing tree canopy requirements for parking lots, 
including currently exempted lots 

4. Low-Canopy Strategies - Increasing tree canopy in low-canopy, low-equity areas 

Planning Commission Input (May 6, 2026) 

1. Tree Credits:  
• Expand tree credits to all zones 
• Simplify tree credit – one overall percent based on zone (regardless of use type) 
• Limit variation across zones (consistent standard across Downtown, Mixed-Use 

and Commercial zoning districts) 
• Initial tree canopy ranges are a good start 

2. Tree Retention: 
• Explore pre- and post- development timelines for retention standards to apply  
• Explore overlay zone concept for Parks & Open Space lands 
• Explore heritage tree protections 

3. Parking Lots 
• Remove site perimeter exemption for small lots 
• Extend planting requirements to downtown, BUT explore exempting parking lots 

from tree canopy loss when redeveloped into commercial uses or housing that 
provide other public benefits 

4. Low-Canopy Strategies 
• Explore strategies used by benchmarked jurisdictions 
• Explore using in-lieu/canopy loss fees in areas trees were removed, including on 

public lands 
• Explore using in-lieu/canopy loss fees in public spaces 
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Topics for later consideration:  

1. Code flexibility/incentives  
2. Canopy loss fee for parking lots  
3. Staffing and resources for fiscal and administrative considerations  
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City of Tacoma 
Planning and Development Services 

 

 

 
 
 
 
 
 
 

To:  Planning Commission 
From: Wesley Rhodes, Planning Services Division  
Subject: Pacific Avenue Subarea Plan and EIS – “Picture Pac Ave”  
Memo Date: May 22, 2026 
Meeting Date: June 3, 2026 
 
 
Action Requested: 
Informational Briefing on Health Impact Assessment (HIA). Homework: Land Use Worksheet. 

Discussion: 
Picture Pac Ave is a Subarea Plan and Programmatic Environmental Impact Statement (EIS) for a 
4.5-mile-long portion of Pacific Avenue/State Route 7 (SR 7) (approximately, I-5 to south 96th Street) 
along Pierce County’s first Enhanced Bus Service (EBS) (the Stream: Community Line) and supports 
future transit improvements and other City priorities along the corridor.  

Health Impact Assessment: 
At the June 3, 2026, meeting, City staff along with Erin Dilworth from the Tacoma-Pierce County 
Health Department (TPCHD), will provide a briefing on the Health Impact Assessment (HIA) for the 
Picture Pac Ave Subarea Plan. 

HIAs inform decision-makers and the public of the potential health outcomes—both beneficial and 
harmful—of a proposed project, policy, or program. HIAs provide recommendations to increase 
potential public health benefits and reduce potential harms to public health.  

The Tacoma-Pierce County Health Department conducted an HIA on the draft Picture Pac Ave 
Subarea Plan. The HIA evaluated the draft Plan’s potential impacts on the walking and biking 
experience, and access to preventive health infrastructure and services.    

Highlighted recommendations from the Health Department include: 

• Include Preventive Health Infrastructure and Services in the City’s definition of “public 
benefit use.” 

• Reduce exposure to pollution by locating sensitive uses, like school and housing, away from 
roadways. 

• Explore opportunities to expand non-emergency benefits for trips to health-promoting 
destinations. 

• Reduce injury risk by prioritizing and implementing the Vision Zero Action Plan 
recommendations for Pac Ave. 

Staff Contact: Erin Dilworth, edilworth@tpchd.org 
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In addition to including the HIA as a supplemental document, the Picture Pac Ave Subarea Plan will 
also incorporate many of its recommendations into the Plan’s goals, actions, and sub-actions. The 
Plan will notate when those recommendations are explicitly related to a recommendation in the HIA, 
with a specific emphasis on the HIA’s prioritized recommendation list. 

The Plan’s goals, actions, and sub-actions that most explicitly relate to the recommendations in the 
HIA can be referenced here. 

2026 Planning Commission Roadmap: 
The following table shows a roadmap for staff’s work with the Commission on Picture Pac Ave for 
the rest of 2026: 

Date Tentative Topics 
3-Jun HIA, Roadmap, Alternatives Homework 

1-Jul Preferred Land Use Alternative 
5-Aug Code Exhibits 

19-Aug Public Release 
16-Sep Public Hearing 

21-Oct Briefing on Comment Topics & 
Response 

4-Nov Comments/Response 
18-Nov Comments/Response 
2-Dec Final Exhibits and Decisions 

16-Dec RECOMMENDATION 
 

HOMEWORK: Land Use Worksheet: 
Finally, staff will walk the Commissioners through a homework assignment: Land Use Worksheet. 
The Land Use Worksheet is designed to help the Commissioners better understand the differences 
in current and proposed land use along the corridor, including the land use Alternatives studied as 
part of the EIS. The worksheet will guide the Commissioners through a series of maps to help orient 
them and better evaluate the differences between the proposed Alternatives throughout the various 
character areas along the corridor. Commissioners will be asked to evaluate which of the 
Alternatives best support the Project Goals. 

To assist in the evaluation of the land use designations Commissioners can reference the following 
guides: 

• UR-1 Tip Sheet 
• UR-2 Tip Sheet 
• UR-3 Tip Sheet 
• Mixed-use Districts Zoning Guide 

Project Summary: 
The “Picture Pac Ave” subarea planning process is intended to create a community-shaped long-
term vision and coordinated approach to development, environmental review, and strategic capital 
investments along Pacific Avenue. Completion of the subarea plan will help leverage and support 
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future transit improvements including the ongoing eligibility for, and prioritization of, funding for 
capital investments. 

In recognition of the significance of Pacific Avenue as Pierce County’s first Enhanced Bus Service 
(EBS) (Stream: Community Line) and the importance of continued transit improvements along the 
Corridor, the City of Tacoma, Pierce Transit, and the State Department of Commerce have partnered 
to fund and develop a Pacific Avenue Subarea Plan for adoption by the City of Tacoma as part of 
the City’s Comprehensive Plan. 

Prior Planning Commission Summary: 
Staff has met with the Commission eight previous times for this project: 

• October 1, 2025 - Staff updated the commission on the Final Alternatives for the Planned 
Action Environmental Impact Statement (EIS). Additionally, the framework for the draft vision, 
goals, and actions were presented along with a workshop activity to gather feedback on the 
draft vision and goals. 

• March 20, 2024 - Staff updated the commission on the results of the visioning and scoping 
phase of the project, including the results of the English, Spanish, and Vietnamese language 
surveys as well as the general concepts for the draft alternatives for the Planned Action 
Environmental Impact Statement (EIS). 

• September 06, 2023 - Staff updated the commission on the engagement process as well as 
Pierce Transit’s Stream bus-rapid transit (BRT) project and its implications for the subarea 
plan’s schedule. The engagement update included a synopsis of strategies employed, 
feedback received to date, and an analysis of engagement successes and areas of 
continued focus. 

• June 07, 2023 - Staff informed the Commission of how input received to date was 
incorporated into the visioning/scoping outreach schedule and strategies. Staff presented 
the specific visioning/scoping engagement plan, including the schedule and strategies, to 
be conducted during the summer of 2023. 

• April 04, 2023 - Staff engaged the Commission in an interactive workshop with an activity 
designed to elicit feedback and direction on key outreach and engagement strategies and 
priorities. 

• January 18, 2023 – Staff provided a project update and engaged the Planning Commission 
on questions regarding key assets, challenges and opportunities, for various key Project 
Goals for the Picture Pac Ave process. 

• November 16, 2022 - Staff presented updates on the feedback received to date as part of 
the “soft launch” engagement process, formation of the Project Advisory Committee (PAC), 
and project timeline. The Commission appointed a representative to serve on the PAC. 

• June 15, 2022 - Staff presented an overview of the Picture Pac Ave project background, 
major project elements, and a general timeline. 

Staff Contact:  
• Wesley Rhodes, Senior Planner, wrhodes@tacoma.gov, (253) 208-0083 
• Project webpage: https://tacoma.gov/picturepacave 

c. Peter Huffman, Director 
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