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(PowerPoint slides for Discussion Item F1)
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2026 AMENDMENT APPLICATIONS

. .. Staff
Application Amendment Type Objective Contacts
2026-01 McKinley* Plan and Code; Land Use Legislative Wesley Rhodes
Annexation Designation and Zoning Requirement
2026-02 Special* Legislative Adam Nolan
Needs Housing Code Amendment requirement Larry Harala
: Maintain Carl Metz
AL el Code Amendment effectiveness, Marcie Stenmark
Amendments .
consistency
2026-05: Legislative . . . Legislative Stephen
Code Amendments* requirements Atkinson




PURPOSE

* McKinley Annexation: Concurrence with proposed pre-
annexation land use designation and zoning; response to
prior questions.

- Special Needs Housing: Concurrence with staff approach
to permitting and use allowances; Consider broader land
use classification.

* Child Day Care: Concurrence with staff approach to use
classification, permitting, and limitations.

* Binding Site Plans: Concurrence with initial
recommendations, identify questions or options for follow

up.



2026-01 MCKINLEY ANNEXATION

Applicant  Property owners located at 8717, 8615, and 8801 McKinley Ave E.

f:;rdeaie Regulated under Pierce County’s “Middle Housing” designation, currently the
and Zoning properties have single-family residential use.
Through pre-annexation planning, develop potential amendments to the
Comprehensive Plan, including changes to the Future Land Use Designations
Proposal

and Map, changes to other maps that include delineations of City boundaries
and appropriate implementing zoning districts.



POTENTIAL ANNEXATION AREAS (PAA)

% DASH POINT

Fede@l-way I

Applicants: Property Owners
« 8615 McKinley Ave E
« 8717 McKinley Ave E

« 8801 McKinley Ave E

Parkland/Spanaway PAA, Council District No. 5 (CM Bushnell),
South End Neighborhood Council

Potential Annexation Areas
- Potential Annexation Areas
Within Urban Growth Area

_-___-' Tacoma City Limits




POTENTIAL ANNEXATION SITE

L& DASH POINT

i A i The pre-annexation planning entails
Wy two tracks of work:

| BROWNS POINT

1. Annexation Ordinance with associated analysis,
agreements, and engagement, to be adopted by City
Council (Planning Commission does not have jurisdiction)

2. Proposed zoning to be applicable to the subject area if
the annexation becomes effective (Planning Commission
has jurisdiction)

Potential Annexation Areas

- Potential Annexation Areas
Within Urban Growth Area

f:::: Tacoma City Limits




CURRENT COUNTY ZONING

-8615 McKinley Ave E
1 Parcel: ~2.25 Acres

8717 McKinley Ave E
2 Parcels: ~2.2 and ~2.2 Acres (~4.4 Total)

-8801 McKinley Ave E
1 Parcel: ~0.36 Acres

Middle Housing

High Density Residential

Tacoma




FUTURE LAND USE MAP
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CURRENT ZONING MAP

Urban Residential 1
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ZONING DENSITY COMPARISON

Middle Housing Urban Residential 1
(Pierce County) (Proposed Tacoma
Zoning)
Base Density* 10 du/acre 29 du/acre
Maximum Density** 16 du/acre (N/A) 58 du/acre

*Estimated dwelling unit per net-acre of developable land
**Pierce County caps development in Middle Housing zones to the Base Density
unless connected to sanitary sewers
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STAFF RECOMMENDATION

STAFF RECOMMENDATION FOR
PRE-ANNEXATION
LAND USE AND ZONING

Land Use Designation Low-Scale Residential

Zoning Designation Urban Residential District 1




2026-02 SPECIAL NEEDS HOUSING

Applicant City of Tacoma, Planning & Development Services

Location Citywide

Adam Nolan, Senior Planner, Long Range Planning

SIEl] Larry Harala, Principal Planner, Current Planning

This staff-initiated amendment is in response to City Council Resolution No.
41311 (adopted in 2023) that directed the Planning Commission to identify
appropriate zoning and development standards for siting Enhanced Services

Proposal Facilities (ESFs), especially in response to updated State laws regarding ESFs.
Additional changes will be made for Special Needs Housing to correct
inconsistencies with Home in Tacoma and to align TMC definitions with state
definitions.
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SPECIAL NEEDS HOUSING

Scope of Review

Emergency Shelters
« Consistency with RCW 35.21.683 -
Indoor emergency shelters/housing shall

not be prohibited in zones that allow for
hotels

Community-Based Behavioral Health

Facilities (CBBH)

« Consistency with State of WA
Community Behavioral Health Services
Act, Chapter 71.24 RCW

« RCW 36.70A.200 Siting of Essential
Public Facilities

Special Needs Housing

* Review definitions & zoning allowances of
housing types that provide varying levels
of care, services, or amenities to residents

What are we trying to achieve?

> Address legislative inconsistencies

» Update code for clarity, consistency, &
internal/external ease of use

» Further address the spectrum of housing
needs of residents of Tacoma

» Seek to remove unnecessary barriers in
access to housing, services, daily
essentials, & opportunities

» Help in overcoming stigmatization &
social isolation

15




SPECIAL NEEDS HOUSING — CURRENT CODE

Special Needs Housing

“Special needs housing.” A broad term that includes adult family homes, confidential shelters,

emergency and transitional housing, extended care facilities, continuing care retirement communities,

intermediate care facilities, residential chemical dependency treatment facilities, residential care facilities
for youth, retirement homes, and staff residential homes.

Treatment Facility, Extended Care
Facility, Intermediate Care Facility,
Continuing Care Retirement Community,
Retirement Home, Residential Care
Facility for Youth

&/

UR-1 and | UR-3, R-4, R-5, PRD, | UCX, CCX, CIX, | M-2, PMI
UR-2 and | URX, RCX, NCX, T, | C-2, M-1, DCC,
NRX C-1, HM, HMX, PDB | DMU, DR, WR
Emergency Shelter N Cu P N
Staffed Residential Home P P P N
Extended Care Facility, Intermediate Care P P P N
Facility, Continuing Care Retirement
Community, Retirement Home,
Residential Care Facility for Youth
Residential Chemical Dependency P P N

16
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EMERGENCY SHELTERS

Issues to Address

° RCW 352']683 (202']) - Indoor Residential Districts Commercial Districts
' Uses UR1 |UR2 |UR3 |R4 |R5 T c1 c2’ PDB
emergency shglters/housmg shall not Emergency N N U oo Tcu 0 Tou e =
be prohibited in zones that allow for Shelters P
hotels Hotels N N N N N N N P P
Mixed-Use Districts
 Several zoning districts in TMC Title 13 | Uses NCX [ CCX |UCX |RCX [CIX |[HMX |URX NRX
have inconsistencies that need to be Ehme‘jtrg‘::"y eeb PP CU E‘ EH cu cu
addressed for state compliance Hotels s p  Ip NP P N N
e e . Industrial Districts
Staff Preliminary Recommendation Uses M-1 M-2 PMI | Additional Regulations
Allow Emergency Shelters to be _
. d t . ht (P) h re H t | r Emergency P/N* N N *Not permitted within the South Tacoma M/IC
perm!tte ou rlg whnere otels are a Shelters Overlay District
permitted use (P). Hotels PN |N N *Not permitted within the South Tacoma M/IC
Overlay District

[Packet pgs. 12-13]
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COMMUNITY-BASED BEHAVIORAL HEALTH FACILITIES -
BACKGROUND

Community-based Behavioral Health Facility

Residential facility licensed and regulated by the State of
Washington, with up to 24 beds, staffed to provide on-site care
and that is not a hospital or a group home.

State-licensed facilities covered under broad definition:
* Enhanced Service Facility

» Dementia Care Facility
* Intensive Behavioral Health Treatment Facility

felhawor.ll'Hea /-
iiacmues-ModeL[’ (]
Ordinance & Guidance  Residential Substance Use Disorder Treatment

BEHAVIORAL HEALTH
FACILITIES PROGRAM

18



LAND USE TABLES

21

( Special Needs Housing
Options to Consider:

1. No change: Address individual uses in y
land use tables
2. Adopt Overarching Use Classifications to
address associated uses for each:
» Special Needs Housing
« Community-Based Behavioral Health
Facilities
3. Adopt one overarching use classification
for Special Needs Housing that would
include Community-Based Behavioral
Health Facilities

Staffed Residential Home

Extended Care Facility
Residential Care Facility for Youth

Continuing Care Retirement Community

Retirement Home

Intermediate Care Facility

Enhanced Service Facility

Dementia Care Facility

Intensive Behavioral Health Treatment Facility

Residential Substance Use Disorder Treatment

19



ZONING ALLOWANCES - OPTION 2

UR-T, M-2, |All other |Additional Regulations
UR-2, PMI  [Zones
and NRX

Special Needs Housing: P*/CU~ N P *Bed limitations:

Staffed Residential Home, Extended
Care Facility, Intermediate Care Facility,
Continuing Care Retirement
Community, Retirement Home,
Residential Care Facility for Youth

Community Based Behavioral
Health Facilities, including:

Dementia Care Facility, Enhanced
Service Facility, Intensive Behavioral
Health Treatment Facility, Residential
Substance Use Disorder Treatment

UR-1: 8 beds

UR-2 and NRX: 16 beds

~ If proposing to exceed

permitted bed capacity

would be subject to CUP.

* Meet baseline FAR
standards for UR
Districts.

« Must meet state licensing
requirements, including
Operational Plan.




ZONING ALLOWANCES - OPTION 3

UR-T, M-2, |All other |Additional Regulations
UR-2, PMI  [Zones
and NRX

Special Needs Housing: P*/CU~ N P *Bed limitations:

Staffed Residential Home, Extended
Care Facility, Intermediate Care Facility,
Continuing Care Retirement
Community, Retirement Home,
Residential Care Facility for Youth,
Dementia Care Facility, Enhanced
Service Facility, Intensive Behavioral
Health Treatment Facility, Residential
Substance Use Disorder Treatment

UR-1: 8 beds
UR-2 and NRX: 16 beds

~ If proposing to exceed

permitted bed capacity

would be subject to CUP.

* Meet baseline FAR
standards for UR
Districts.

« Must meet state licensing
requirements, including
Operational Plan.




2026-05: LEGISLATIVE CODE
AMENDMENTS

* Child Day Care Centers (required by SB 5509)

» Requires cities to allow childcare centers outright (permitted without
special review and approval) in all non-industrial zones, and as
Conditional Use in industrial zones. Required to comply by July 2027.

* Binding Site Plans (required by SB 5611)

A binding site plan is an alternative method of land division authorized
in RCW 58.17.035

 Currently limited to certain use types.
* This amendment would expand allowance for multi-unit residential.

22


https://lawfilesext.leg.wa.gov/biennium/2025-26/Pdf/Bills/Senate%20Passed%20Legislature/5509-S.PL.pdf?q=20250925084508
https://lawfilesext.leg.wa.gov/biennium/2025-26/Pdf/Bills/Senate%20Passed%20Legislature/5611-S.PL.pdf?q=20250925084545
http://app.leg.wa.gov/rcw/default.aspx?cite=58.17.035

2026-05: LEGISLATIVE CODE
AMENDMENTS

* Child Day Care Centers (required by SB 5509)

« Combine two existing use classifications
« Modify use allowances per state law

Not allowed Conditional Permitted

Seaport Core CIX, M-1, Seaport All other zones
M-2 Heavy Industrial Transitions

» Remove subjective building and design standards

« Meet general zoning standards for height, setbacks, etc.
 In UR-1 and UR-2: Limit hours of operation

* In UR-1 and UR-2: Meet houseplex standards and FAR

23


https://lawfilesext.leg.wa.gov/biennium/2025-26/Pdf/Bills/Senate%20Passed%20Legislature/5509-S.PL.pdf?q=20250925084508

2026-05: LEGISLATIVE CODE
AMENDMENTS

* Binding Site Plans (required by SB 5611)

» Purpose: Alternative to platting/subdivision to allow standards to be
applied on an area wide basis, rather than each lot created.

« Can potentially allow for shared parking, driveways
« Often for longer term projects requiring phased development

 Applicability: Commercial or industrial zoned land, mobile home parks,
condominiums that require subdivision.

« Amendment: “For the purposes of this section, commercially zoned
property includes property that is zoned to permit or conditionally
permit any multifamily residential uses.”

24


https://lawfilesext.leg.wa.gov/biennium/2025-26/Pdf/Bills/Senate%20Passed%20Legislature/5611-S.PL.pdf?q=20250925084545

2026-05: LEGISLATIVE CODE
AMENDMENTS

| Applicability Code Flexibility | Expiration | Decision

Unit Lot UR Districts Shared standards 5 years
Subdivision
Binding Site Commercial, industrial, Unclear 5 years
Plan mobile home parks,

mixed-use, multi-unit

residential
Development  Downtown RGC, Creates specific No expiration
Regulation Tacoma Mall RGC, site zoning
Agreement Public Facility Sites, standards

Affordable housing

projects
Conditional For conditional uses Yes 10 years
Use Master

Plan

Director/Hearings
Examiner

Director

City Council

Director

25



2026-05: LEGISLATIVE CODE
AMENDMENTS

* Initial Staff Recommendations:
» Address basic applicability per State law — allow in residential zones

* Should we allow in UR Districts?
 Simplify definition
» Add purpose statement — why would someone use this tool?
* Improve code organization

 Further discussion with Tacoma Permit Advisory Group to get input —
why isn’t this tool being used more?

26
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2026 AMENDMENT SCHEDULE

Target Dates Actions
Planning Commission and Staff conduct analysis of applications;
October - January 2025 Develop Plan and Code Exhibits; Initial communications and
outreach
January - March 2026 Planning Commission Public Hearing process
April 2026 Planning Commission recommendations

May - June City Council public hearing and adoption

27
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