
5/15/2025

1

Urban Design Board
May 15, 2025

UDPR250001 Concept Design 
Review 
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• Staff Presentation 
• Board preliminary questions of Staff 

• Applicant Statement 
• Board questions of Applicant 

• Public Comment 
• All comments are directed to the Board 
• Board questions of staff or applicant, if necessary 
• Applicant response, if desired 
• Close public hearing 

• Board deliberation  
• Board approval of the Guidance Report, as presented or 

amended 

UDPR250001 Review Procedure 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

 

UDPR250001 Overview 
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98 apartment units in a 
podium-style multiunit 
building on a 0.4 acre 
site. Five stories of 
residential units above 
ground floor comercial 
space, residential 
entrance lobby, 
parking, and utility 
space. 

Project Overview 

• Location 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

 

 

UDPR250001 Overview 
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3917 N 26th St 

NEC of N 26th St & N 
Madison St 

Site area: 17,809 sq ft 0.4 
ac) 

3

4



5/15/2025

3

Project Overview 

• Zoning/Land Use 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

 

 

 

UDPR250001 Overview 
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Zoning: NCX 

FLUM 
Neighborhood 
MUC Proctor) 

N 26th St – Core 
Ped Street

Project Overview 

Context 

• Context Map 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

 

UDPR250001 Context 

3/20/2025 6 Urban Design Studio | Urban Design Board 

Nearby uses and services include 
grocery, post office, public schools, 
food/beverage and shopping 

Nearby open space includes Puget 
Park, Puget Creek trail & Mason 
Middle School athletic fields 

Served by bus routes 16 & 11 

 

Development Activity 

380+ residential units built since 2015 

Future redevelopment of Mason 
United Methodist church site 1.5 
ac)
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Project Overview 

Context 

• N 26th St 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250001 Context 
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South Side

North Side

Project Overview 

Context 

• N Madison St 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250001 Context 
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East Side

West Side
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Project Overview 

Context 

• Streetscape 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250001 Context 
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Project Overview 

Context 

Development Plans 

• Site Plan 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250001 Site Plan 
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N 26th St 
• Residential entrance and 

lobby 3 
• Commercial entrance 4 

N Madison St
• Garage entrance (2)
• Utilities/trash access & staging (5)
• Pet wash access
• Secondary residential entrance

Notable items
• No alley access
• Existing power pole at corner w/ 

landscaping & benches
• New street trees
• Expanded curb area w/ bus stop
* Full extent of offsite improvements 
TBD
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Project Overview 

Context 

Development Plans 

• Massing Concept 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250001 Massing Concept 
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Southwest Corner

Project Overview 

Context 

Development Plans 

• Massing Concept 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250001 Massing Concept 
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Southeast Corner
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Project Overview 

Context 

Development Plans 

• Massing Concept 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250001 Massing Concept 
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Northwest Corner

Northeast Corner

Project Overview 

Context 

Development Plans 

• Floor Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250001 Floor Plans 
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Floor B1 Floor 1
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Project Overview 

Context 

Development Plans 

• Floor Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250001 Floor Plans 
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Floor 2 Floors 3-4

Project Overview 

Context 

Development Plans 

• Floor Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250001 Floor Plans 
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Floor 5 Floor 6
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Project Overview 

Context 

Development Plans 

• Floor Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250001 Floor Plans 
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Roof

Project Overview 

Context 

Development Plans 

• Landscape Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250001 Landscape Plans 
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RoofCourtyard
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Project Overview 

Context 

Development Plans 

• Elevations 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250001 Elevations 
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South Façade (N 26th St)

Project Overview 

Context 

Development Plans 

• Elevations 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250001 Elevations 
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West Façade (N Madison St)

19

20



5/15/2025

11

Project Overview 

Context 

Development Plans 

• Elevations 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250001 Elevations 
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East Façade

Project Overview 

Context 

Development Plans 

• Elevations 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250001 Elevations 
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North Façade
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Project Overview 

Context 

Development Plans 

• Renderings 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250001 Renderings 
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Southwest Corner – Looking northeast

Project Overview 

Context 

Development Plans 

• Renderings 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250001 Renderings 
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South Façade – Looking northwest
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Project Overview 

Context 

Development Plans 

• Renderings 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250001 Renderings 
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South Façade – Looking northwest Landscape Feature Wall detail

Project Overview 

Context 

Development Plans 

• Materials & Colors 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250001 Materials & Colors 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250001 Code Analysis 
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Use Restrictions 
N 26th St: Ground floor residential uses limited to entrances, lobbies and other 
ancilary uses 

Proposed: Complies Parking, min 
100% exempt along Pedestrian Streets NCX, 
CCX 

Proposed: 67 stalls - Complies Bicycle parking, min 
Required: 98 long-term, 5 short-
term 

Proposed: Mix of 98 garage 
and in-unit long-term 
spaces; 6 short-term 
spaces (off-site) 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250001 Code Analysis 
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Building Height, max 
45’, 65’ with bonuses 

10’: 50% of “required” 
parking is structured 77 x 
50%  39 stalls, 67 stalls 
proposed) 

10’: mixed-use building with 
50% floor area of 
residential use 71  97% 
proposed) 

Proposed: 65’ - Complies 
 

 

27

28



5/15/2025

15

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250001 Code Analysis 
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Off-site Improvements 

Street trees 
N 26th St: 3 large, 4 medium, or 5 small trees required 

N Madison St: 3 large, 4 medium, or 6 small trees required 

Proposed:  

N 26th St: 2 medium and 3 small trees 

N Madison St: 6 small trees 

Complies in concept but tree selection and arrangement is subject 
to change (final back-of-curb improvements, bus shelter 
location/spacing) 

N 26th St N Madison St

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250001 Code Analysis 
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Off-site Improvements 

Corner Planter 
Final design is subject to change based on ability to retain pole and sidewalk 
improvements. 

Guidance Statement #3  

29

30



5/15/2025

16

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250001 Code Analysis 
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Off-site Improvements 

Solid Waste 
Trash staging may conflict with sidewalk path and may need to be 
relocated/redesigned at Final Design. 

Guidance Statement #1 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250001 Code Analysis 
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Building Design 
Ground Level: Façade details, 
weather protection, building 
orientation & entrances, 
transparency, blank walls 

Building Form & Expression: 
Façade articulation, mass 
reduction, roofline, transparency 

Complies except a departure 
is requested related to Mass 
Reduction 

Guidance Statement 4 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Site Planning 

Departures 

Public Comments 

Recommendation 

UDPR250001 UDPR Criteria 
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UDPR Criteria 
An Urban Design Project Review application will be approved if the 
applicant has demonstrated the proposal complies with the Design 
Objectives contained within the Urban Design Project Review Manual.  
 

• Site Planning 

• Connectivity 

• Architectural Composition 

• Public Realm 

• Open Space 

• Cultural Vitality, Heritage, and Creativity 

• Climate Responsiveness 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Site Planning 

Departures 

Public Comments 

Recommendation 

UDPR250001 UDPR Criteria 
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Site Planning 
Design Objective: Development presents a unified site plan that 
achieves desirable urban form and is responsive to context.  
 
• Orientation to N 26 St is consistent with Code and desired urban design goals. 
• Absence of alley required reliance on N Madison St frontage for access and 

utility services 
 
Staff Notes & Recommended Guidance Statements 
• Trash staging may conflict with sidewalk path and may need to be 

relocated/redesigned at Final Design. Guidance Statement 1 
• Switching location of pet wash and trash rooms may be opportunity to 

consolidate pedestrian access and “turn the corner.” Guidance Statement 
2 

• Possible that corner design will need to be adjusted due to final power pole 
determination. Guidance Statement 3 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Site Planning 

Departures 

Public Comments 

Recommendation 

UDPR250001 UDPR Criteria 
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Site Planning 
 
Staff Notes & 
Recommended 
Guidance Statements 
• Switching location of pet 

wash and trash rooms 
may be opportunity to 
consolidate active 
elements and “turn the 
corner.” Guidance 
Statement 2 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250001 UDPR Criteria 
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Public Realm 
Design Objective: The development addresses the public realm in a manner that 
is appropriate to its context, safe, and supportive of community goals related to 
connectivity, active transportation, open space, and pedestrian orientation and 
activation.  
 
• Orientation to N 26 St, including commercial spaces, weather protection, and 

landscape feature wall is consistent with Code and desired urban design 
goals and provides a strong relationship with the Proctor business district. 

• N Madison St frontage is less engaging and is limited to functional elements. 
 
Staff Notes & Recommended Guidance Statements 
• Consider consolidating pedestrian access and “turn the corner.” Guidance 

Statement 2 
• N Madison St ground floor façade should be enhanced with additional 

landscaping, decorative elements, or artwork along the blank wall segments. 
Guidance Statement 4 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250001 UDPR Criteria 
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Public Realm 
 
Staff Notes & Recommended Guidance Statements 
• N Madison St ground floor façade should be enhanced with additional 

landscaping, decorative elements, or artwork along the blank wall segments. 
Guidance Statement 4 

• Note: Incorporating artwork is an opportunity to strengthen support of 
Cultural Vitality, Heritage, and Creativity Design Objective. 
 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Climate 
Responsiveness 

Departures 

Public Comments 

Recommendation 

UDPR250001 UDPR Criteria 
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Climate Responsiveness 
Design Objective: Development demonstrates a climate responsive approach in 
its site planning and building design, and supports Tacoma’s Climate Action 
goals and strategies. 
  • Applicant states incorporation of relevant 

methods and technologies will be refined as 
design progresses. 

 
Staff Notes & Recommended Guidance 
Statements 
• Additional information will be required at Final 

Design Guidance Statement 5 
• Feasibility of relocating existing tree on the 

development site or elsewhere should be 
evaluated. Guidance Statement 6 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250001 Departures 
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Departure Criteria 
The proposed alternative design achieves at least one of the following:  
 
1 Provides equal or superior results to the requirement from which 

relief is sought in terms of quantity, quality, location, and function.  
 

2 Allows the design to better address the general criteria for Urban 
Design Project Review approval.  

 
Request 
Approval of alternative approach to Mass Reduction standards 
13.06.100.B.4.b) for the N 26th St façade. 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250001 Departures 
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Mass Reduction 13.06.100.B.4.b)  
Two of three building modulation options must be employed along 
Pedestrian Streets: 
• Horizontal modulation of 8’ (one 25’ wide encroachment permitted) 
• Vertical modulation (choose one) 

o 20’ deep x 30’ wide modulcation 
o 8’ offset and articulation to appear as two or more distinct buildings 

• Exterior amenity space of 800 sq ft (or 5% of floor area)  
 
Proposal 
Design employs a mix of modulation approaches for the west and 
east wigs, each separated by a 19’ wide courtyard: 
• West: 8’ stepback (with 25’ wide encroachment) 
• East: 26’ wide x 8’ deep offset (floors 26) w/ material 

arragement reinforcing vertical elements 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250001 Departures 
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Mass Reduction 13.06.100.B.4.b)  
 

Code Compliant Design Proposed Design

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250001 Public Comments 
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Public Comments 
Public notice to occupants and property owners within 400’ of project site was 
mailed April 15th 
Five comments were received – 1 after the staff report 
 
Summary 
Building Design 
• Concern with N Madison St ground floor design 
• Masonry should be used on the non-street facing facades 
• Roofline treatments should be added to non-street fronting facades 
• Opposition to departure request 
• Enhanced sound dampening should be included below the rooftop deck 
• Amount of commercial space should be increased 
• Concerned about shade impacts on adjacent property 

 
Amenities 
• Rooftop deck should include play areas 
• Include map with transit information within lobby 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250001 Public Comments 
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Public Comments 
Public notice to occupants and property owners within 400’ of project site was 
mailed April 15th  
 
Summary 
Parking 
• Designate loading/commercial parking areas 
• Allow public parking within garage 
 
Street Improvements 
• Street trees should take priority over on-street parking along N 26th St  
• Concern about solid waste staging locations 
• Corner plaza should be enhanced 
• Integrate bus stop with ride share pickup area 
• Pedestrian crossings should be improved 
• Include ample dog stations 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250001 Public Comments 
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Public Comments 
Public notice to occupants and property owners within 400’ of project site was 
mailed April 15th  
 
Summary 
Outside Scope of UDPR 
• ADA compliance  
• More parking should be provided 
• Need for additional multi-unit housing should be considered 
• Proctor needs more public outdoor spaces 
• Pedestrian safety concerns along N 25th St at Proctor and Madison 
• Concerned about construction staging and impacts to access to adjacent 

business 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250001 Recommendation 

3/20/2025 45 Urban Design Studio | Urban Design Board 

Staff Recommendation 
Staff recommends the Board approve or amend the draft May 15, 2025, CDR 
Guidance Report, including 6 Guidance Statements.  

 
Potential Main Motion 

I move the Urban Design Board approve the CDR Guidance Report, including 6 
Guidance Statements, as presented in the May 15, 2025, staff report to the Urban 
Design Board.  
 

 
Potential Amendment Motions 

I move to amend the CDR Guidance Report… 
• …by revising Guidance Statement “_” to read… 
• …by adding a Guidance Statement related to the “_” Urban Design Objective to 

read… 
• …by removing Guidance Statement “_”. 
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