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UDPR250002 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0002 Review Procedure 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

 

UDPR250002 Overview 
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146 apartment units 
in a podium style 
multiunit building on 
a 0.55  acre site. The 
building is planned 
to be six stories of 
residential units 
above two levels 
containing the main 
entrance and lobby 
area, a pet wash 
room, parking, and 
bike storage. 

Project Overview 

• Location 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

 

 

UDPR250002 Overview 
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124 Tacoma Ave S 

NWC of Tacoma Ave S & S 
2nd st 

Site area: 24,000 sq ft 0.55 
ac) 
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Project Overview 

• Zoning/Land Use 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 
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Zoning: DR 

FLUM Downtown RGC 

St Helens “character 
area” 

Nearest Ped Street(s): 

• Division Ave 

• N Tacoma Ave

Project Overview 

Context 

• Context Map 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

 

UDPR250002 Context 
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Nearby uses and services: 
grocery, post office, public 
high school, 
food/beverage, automotive 
repair and shopping 

Nearby open space: Wright 
Park, Norton Memorial 
Park, Stadium HS athletic 
fields 

Nearby historic landmarks: 
First Presb. Church, 
Temple Theater, Wright 
Park/Conservatory & 
Statdium HS 

Served by Link light rail T Line 
and bus routes 11 Pt 
Defiance/Ferry) & 16 TCC 

Tacoma Ave S identified as 
“Transit Priority” street 
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Project Overview 

Context 

Development Plans 

• Site Plan 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Site Plan 
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Tacoma Ave S 
• Residential entrance and lobby 
• Access to bike parking, pet 

wash & garage 
• Secondary access to stairs  

S 2nd St

• Secondary access to stairs

Court F
• Garage entrance
• Utilities/trash access

Notable items
• Underground power lines in Court
• New street trees
* Full extent of offsite improvements TBD
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UDPR Criteria 
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• Floor Plans 
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UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Floor Plans 
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Floor 1

Programming 
• Residential 

entrance 
• Bike parking 
• Pet wash 
• Vehicle parking  
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Floor 2

Programming 
• Vehicle parking 
• Storage 
• Trash/utilities  
 

Project Overview 

Context 

Development Plans 

• Floor Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 
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Floor 3

Programming 
• Residential units 
• Fitenss amenity 

space 
• Courtyard  

15

16



6/26/2025

9

Project Overview 

Context 

Development Plans 

• Floor Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Floor Plans 

6/26/2025 17 Urban Design Studio | Urban Design Board 

Floors 4-7

Programming 
• Residential units  
 

Project Overview 

Context 

Development Plans 

• Floor Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Floor Plans 
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Floor 8

Programming 
• Residential units 
• Indoor/outdoor 

amenity space  
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Front 
Tacoma Ave S
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Side 
S 2nd St
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Rear 
Court F
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Side 
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Front façade - Looking west
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Southeast Corner – Looking northwest
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Southeast Corner – Lobby entrance
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Southwest Corner – Looking northeast

25

26



6/26/2025

14

Project Overview 

Context 

Development Plans 

• Renderings 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Renderings 

6/26/2025 27 Urban Design Studio | Urban Design Board 

North façade – Looking south
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UDPR250002 Code Analysis 
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Floor Area Ratio 

As-of-right: 2 FAR max; Design 
Features: 4 FAR max; TDR 6 FAR 
max 

Proposed: 4.62 FAR  2 (base) 2 
(structured parking) + 0.62 TDR 

Bicycle parking, min 

Required: 146 long-term, 7 short-
term 

Proposed: 150 long-term; 8 short-
term - Complies 

Parking, min 

Required: 105 stalls 

Proposed: 106 stalls - Complies 
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UDPR250002 Code Analysis 
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Off-site Improvements 

Street trees 
Existing trees were expected to be retained but will be replaced based on 
Arborist Report 

Required:  

Tacoma Ave S 8 small; 6 medium; or 4 large 

S 2nd St: 5 small; 4 medium; or 3 large 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Code Analysis 
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Building Design: Ground Level 
Façade details, weather protection, building orientation & entrances, 
transparency, blank walls 

None of applicable standards were addressed by applicant 

• “Façade detail & articulation” standards do not apply 
 

Many do not appear to be met: 

• Weather protection 50% of bldgs w/in 5’ of sidewalk – Tacoma 
Ave S  

• Covered entry depth (min. 6’) 

• Building transitions (grade change or shared “porch” space) 

• Blank wall at S 2nd St (landscaping or artwork) 
 

Advisory Note #1 (revise or request departure)  

Draft Guidance Statement #1 (design standards support suggested 
revisions) 
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UDPR250002 Code Analysis 
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Building Design: Building Form & Expression 
Façade articulation, mass reduction, roofline, transparency 

None of applicable standards were addressed by applicant 

• “Historic resource” standard does not apply 
 

Some aspects do not appear to be met or only partially met: 

• Articulation Tipartite design – partial)  

• Mass reduction S 2nd St design) 

• Roofline design Deck railings at south wing comply but north wing contains 
no treatment) 

 

Advisory Note #1 (revise or request departure)  

Potential Guidance Statement RE North Façade (mass reduction and 
roofline design standards may support potential revisions) 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Site Planning 

Departures 

Public Comments 

Recommendation 

UDPR250002 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 
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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 Tacoma Ave S is consistent with 

Code and desired urban design goals. 
• Limitation of access and utility services at 

Court F is also consistent 
 
Staff Notes & Recommended Guidance 
Statements 
• Tacoma Ave S is not a Pedestrian Street but is 

identified as a “Transit Priority” street. 
• Street-fronting bike parking and pet wash 

amenity identified as “active use” area but this 
does not translate at the street. Guidance 
Statement 1 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 
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Connectivity 
Design Objective: Development provides equitable 
and efficient access with an emphasis on active 
transportation and supports a coherent network of 
connections appropriate to its size. 

 
• Development provides equitable and efficient 

access along Tacoma Ave S but design could 
further support and emphasize active 
transporation. 

 
Staff Notes & Recommended Guidance Statements 
• Enhancement of access and presence of bike 

parking at Tacoma Ave S Guidance Statement 1 
• Related to supporting Climate Responsiveness 

Objective 

Example from UDPR Manual 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 
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Architectural Composition 
Design Objective: Buildings positively contribute to a neighborhood's character 
and vision, express a coherent design concept, and are complementary to their 
immediate context in terms of overall design. 

 
• Design focused on Tacoma Ave S, especially at corner 
• Decorative metal screens along garage frontage 
• Color choices, including accent elements, reflective of First Pres. Church 
• Design does not appear to comply with many ground level building design 

standards 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 
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Architectural Composition 

Staff Notes  
• North façade is likely to be 

highly visible for long term 

35

36



6/26/2025

19

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 
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6/26/2025 37 Urban Design Studio | Urban Design Board 

Architectural Composition 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 
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Architectural Composition 
Staff Notes 
• North façade design incorporates 

vertical accents using color and 
material change 

• Other articulation approaches not 
incorporated: windows/openings; 
different accents; modulation 
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• Public Realm 
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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.  
 
• Façade design includes large windows at lobby, covered entry, landscape 

planters & decorative metal screens along garage frontage at Tacoma Ave S 
• Design does not appear to comply with many ground level building design 

standards 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 
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Public Realm 
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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.  
 
• Façade design includes large windows at lobby, covered entry, landscape 

planters & decorative metal screens along garage frontage at Tacoma Ave S 
• Design does not appear to comply with many ground level building design 

standards 
 
Staff Notes & Recommended Guidance Statements 
• Active uses’ relationship with street should be enhanced Guidance Statement 

1 
• Compliance with ground level design standards would support this Objective 
• Development of metal screen should be coordinated with City Arts staff 

Guidance Statement 2 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 
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Cultural Vitality, Heritage and Creativity 
Design Objective: Development takes advantage of opportunities to reflect local 
history and culture in a manner that is respectful and appropriate. 
 
• Nods to adjacent First Presb. Church incorporated into design  
• Applicant proposes to work with an artist to design decorative metal screens 

with themes related to local history 
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Cultural Vitality, Heritage and Creativity 
Design Objective: Development takes advantage of opportunities to reflect local 
history and culture in a manner that is respectful and appropriate. 
 
• Nods to adjacent First Pres. Church incorporated into design  
• Applicant proposes to work with an artist to design decorative metal screens 

with themes related to local history 
 
Staff Notes & Recommended Guidance Statements 
• Potential Guidance related to north façade would further support 

responsiveness to First Pres. Church  
• Development of metal screen should be coordinated with City Arts staff 

Guidance Statement 2 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Climate 
Responsiveness 

Departures 

Public Comments 

Recommendation 

UDPR250002 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 cites provision of bike parking exceeding minimum. 
 
Staff Notes & Recommended Guidance Statements 
• Enhancement of access and presence of bike parking at Tacoma Ave S 

Guidance Statement 1 
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UDPR250002 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 
One related to Ground Level Façade Details & Articulation 
13.06.100.D.3.a) requested but these standards are not applicable, only 
apply along Ped Streets 
 
Any other requests will need to be included at Final Design Advisory 
Note 1 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Public Comments 
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Public Comments 
Public notice to occupants and property owners within 400’ of project site was 
mailed May 27th  
Three comments were received – 1 was provided with the staff report but two were 
distributed at the meeting: 1 was omitted in error and 1 was received after staff 
report distribution 
 
Summary 
One was in support 
 
Two were opposed to the development  

Concerns raised included: 
• Parking 
• Tree retention 
• Impacts to access to sunlight 

Commenters recommend more parking, more green space (courtyard or 
setback), and addition of retail spaces 
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Staff Recommendation 
Staff recommends the Board approve or amend the draft June 26, 2025, CDR 
Guidance Report, including 2 Guidance Statements.  

 
Potential Main Motion 

I move the Urban Design Board approve the CDR Guidance Report, including 2 
Guidance Statements, as presented in the June 26, 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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• 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0002 Review Procedure 

2 Urban Design Studio | Urban Design Board 6/26/2025 

1

2



6/26/2025

2

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

 

UDPR250002 Overview 

6/26/2025 3 Urban Design Studio | Urban Design Board 

146 apartment units 
in a podium style 
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Nearby uses and services: 
grocery, post office, public 
high school, 
food/beverage, automotive 
repair and shopping 

Nearby open space: Wright 
Park, Norton Memorial 
Park, Stadium HS athletic 
fields 

Nearby historic landmarks: 
First Presb. Church, 
Temple Theater, Wright 
Park/Conservatory & 
Statdium HS 

Served by Link light rail T Line 
and bus routes 11 Pt 
Defiance/Ferry) & 16 TCC 

Tacoma Ave S identified as 
“Transit Priority” street 
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Project Overview 

Context 

Development Plans 

• Site Plan 
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UDPR250002 Site Plan 
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Tacoma Ave S 
• Residential entrance and lobby 
• Access to bike parking, pet 

wash & garage 
• Secondary access to stairs  

S 2nd St

• Secondary access to stairs

Court F
• Garage entrance
• Utilities/trash access

Notable items
• Underground power lines in Court
• New street trees
* Full extent of offsite improvements TBD

11

12



6/26/2025

7

Project Overview 

Context 

Development Plans 

• Massing Concept 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Massing Concept 

6/26/2025 13 Urban Design Studio | Urban Design Board 

Project Overview 

Context 

Development Plans 

• Floor Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Floor Plans 
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Floor 1

Programming 
• Residential 

entrance 
• Bike parking 
• Pet wash 
• Vehicle parking  
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Project Overview 

Context 

Development Plans 

• Floor Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Floor Plans 

6/26/2025 15 Urban Design Studio | Urban Design Board 

Floor 2

Programming 
• Vehicle parking 
• Storage 
• Trash/utilities  
 

Project Overview 

Context 

Development Plans 

• Floor Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Floor Plans 

6/26/2025 16 Urban Design Studio | Urban Design Board 

Floor 3

Programming 
• Residential units 
• Fitenss amenity 

space 
• Courtyard  
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Project Overview 

Context 

Development Plans 

• Floor Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Floor Plans 

6/26/2025 17 Urban Design Studio | Urban Design Board 

Floors 4-7

Programming 
• Residential units  
 

Project Overview 

Context 

Development Plans 

• Floor Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Floor Plans 

6/26/2025 18 Urban Design Studio | Urban Design Board 

Floor 8

Programming 
• Residential units 
• Indoor/outdoor 

amenity space  
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Project Overview 

Context 

Development Plans 

• Elevations 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Elevations 
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Front 
Tacoma Ave S

Project Overview 

Context 

Development Plans 

• Elevations 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Elevations 

6/26/2025 20 Urban Design Studio | Urban Design Board 

Side 
S 2nd St
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Project Overview 

Context 

Development Plans 

• Elevations 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Elevations 
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Rear 
Court F

Project Overview 

Context 

Development Plans 

• Elevations 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Elevations 

6/26/2025 22 Urban Design Studio | Urban Design Board 

Side 

21
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Project Overview 

Context 

Development Plans 

• Renderings 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Renderings 

6/26/2025 23 Urban Design Studio | Urban Design Board 

Front façade - Looking west

Project Overview 

Context 

Development Plans 

• Renderings 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Renderings 

6/26/2025 24 Urban Design Studio | Urban Design Board 

Southeast Corner – Looking northwest
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Project Overview 

Context 

Development Plans 

• Renderings 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Renderings 

6/26/2025 25 Urban Design Studio | Urban Design Board 

Southeast Corner – Lobby entrance

Project Overview 

Context 

Development Plans 

• Renderings 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Renderings 

6/26/2025 26 Urban Design Studio | Urban Design Board 

Southwest Corner – Looking northeast
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Project Overview 

Context 

Development Plans 

• Renderings 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Renderings 

6/26/2025 27 Urban Design Studio | Urban Design Board 

North façade – Looking south

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Code Analysis 

6/26/2025 28 Urban Design Studio | Urban Design Board 

Floor Area Ratio 

As-of-right: 2 FAR max; Design 
Features: 4 FAR max; TDR 6 FAR 
max 

Proposed: 4.62 FAR  2 (base) 2 
(structured parking) + 0.62 TDR 

Bicycle parking, min 

Required: 146 long-term, 7 short-
term 

Proposed: 150 long-term; 8 short-
term - Complies 

Parking, min 

Required: 105 stalls 

Proposed: 106 stalls - Complies 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Code Analysis 

6/26/2025 29 Urban Design Studio | Urban Design Board 

Off-site Improvements 

Street trees 
Existing trees were expected to be retained but will be replaced based on 
Arborist Report 

Required:  

Tacoma Ave S 8 small; 6 medium; or 4 large 

S 2nd St: 5 small; 4 medium; or 3 large 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Code Analysis 

6/26/2025 30 Urban Design Studio | Urban Design Board 

Building Design: Ground Level 
Façade details, weather protection, building orientation & entrances, 
transparency, blank walls 

None of applicable standards were addressed by applicant 

• “Façade detail & articulation” standards do not apply 
 

Many do not appear to be met: 

• Weather protection 50% of bldgs w/in 5’ of sidewalk – Tacoma 
Ave S  

• Covered entry depth (min. 6’) 

• Building transitions (grade change or shared “porch” space) 

• Blank wall at S 2nd St (landscaping or artwork) 
 

Advisory Note #1 (revise or request departure)  

Draft Guidance Statement #1 (design standards support suggested 
revisions) 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Code Analysis 

6/26/2025 31 Urban Design Studio | Urban Design Board 

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

None of applicable standards were addressed by applicant 

• “Historic resource” standard does not apply 
 

Some aspects do not appear to be met or only partially met: 

• Articulation Tipartite design – partial)  

• Mass reduction S 2nd St design) 

• Roofline design Deck railings at south wing comply but north wing contains 
no treatment) 

 

Advisory Note #1 (revise or request departure)  

Potential Guidance Statement RE North Façade (mass reduction and 
roofline design standards may support potential revisions) 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Site Planning 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 

6/26/2025 32 Urban Design Studio | Urban Design Board 

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 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Site Planning 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 

6/26/2025 33 Urban Design Studio | Urban Design Board 

Site Planning 
Design Objective: Development presents a 
unified site plan that achieves desirable 
urban form and is responsive to context.  
 
• Orientation to Tacoma Ave S is consistent with 

Code and desired urban design goals. 
• Limitation of access and utility services at 

Court F is also consistent 
 
Staff Notes & Recommended Guidance 
Statements 
• Tacoma Ave S is not a Pedestrian Street but is 

identified as a “Transit Priority” street. 
• Street-fronting bike parking and pet wash 

amenity identified as “active use” area but this 
does not translate at the street. Guidance 
Statement 1 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 

6/26/2025 34 Urban Design Studio | Urban Design Board 

Connectivity 
Design Objective: Development provides equitable 
and efficient access with an emphasis on active 
transportation and supports a coherent network of 
connections appropriate to its size. 

 
• Development provides equitable and efficient 

access along Tacoma Ave S but design could 
further support and emphasize active 
transporation. 

 
Staff Notes & Recommended Guidance Statements 
• Enhancement of access and presence of bike 

parking at Tacoma Ave S Guidance Statement 1 
• Related to supporting Climate Responsiveness 

Objective 

Example from UDPR Manual 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 

6/26/2025 35 Urban Design Studio | Urban Design Board 

Architectural Composition 
Design Objective: Buildings positively contribute to a neighborhood's character 
and vision, express a coherent design concept, and are complementary to their 
immediate context in terms of overall design. 

 
• Design focused on Tacoma Ave S, especially at corner 
• Decorative metal screens along garage frontage 
• Color choices, including accent elements, reflective of First Pres. Church 
• Design does not appear to comply with many ground level building design 

standards 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 

6/26/2025 36 Urban Design Studio | Urban Design Board 

Architectural Composition 

Staff Notes  
• North façade is likely to be 

highly visible for long term 

35

36



6/26/2025

19

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 
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Architectural Composition 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 

6/26/2025 38 Urban Design Studio | Urban Design Board 

Architectural Composition 
Staff Notes 
• North façade design incorporates 

vertical accents using color and 
material change 

• Other articulation approaches not 
incorporated: windows/openings; 
different accents; modulation 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 

6/26/2025 39 Urban Design Studio | Urban Design Board 

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.  
 
• Façade design includes large windows at lobby, covered entry, landscape 

planters & decorative metal screens along garage frontage at Tacoma Ave S 
• Design does not appear to comply with many ground level building design 

standards 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 
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Public Realm 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 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.  
 
• Façade design includes large windows at lobby, covered entry, landscape 

planters & decorative metal screens along garage frontage at Tacoma Ave S 
• Design does not appear to comply with many ground level building design 

standards 
 
Staff Notes & Recommended Guidance Statements 
• Active uses’ relationship with street should be enhanced Guidance Statement 

1 
• Compliance with ground level design standards would support this Objective 
• Development of metal screen should be coordinated with City Arts staff 

Guidance Statement 2 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 
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Cultural Vitality, Heritage and Creativity 
Design Objective: Development takes advantage of opportunities to reflect local 
history and culture in a manner that is respectful and appropriate. 
 
• Nods to adjacent First Presb. Church incorporated into design  
• Applicant proposes to work with an artist to design decorative metal screens 

with themes related to local history 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 
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Cultural Vitality, Heritage and Creativity 
Design Objective: Development takes advantage of opportunities to reflect local 
history and culture in a manner that is respectful and appropriate. 
 
• Nods to adjacent First Pres. Church incorporated into design  
• Applicant proposes to work with an artist to design decorative metal screens 

with themes related to local history 
 
Staff Notes & Recommended Guidance Statements 
• Potential Guidance related to north façade would further support 

responsiveness to First Pres. Church  
• Development of metal screen should be coordinated with City Arts staff 

Guidance Statement 2 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Climate 
Responsiveness 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 

6/26/2025 44 Urban Design Studio | Urban Design Board 

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 cites provision of bike parking exceeding minimum. 
 
Staff Notes & Recommended Guidance Statements 
• Enhancement of access and presence of bike parking at Tacoma Ave S 

Guidance Statement 1 

43

44



6/26/2025

23

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Departures 

6/26/2025 45 Urban Design Studio | Urban Design Board 

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 
One related to Ground Level Façade Details & Articulation 
13.06.100.D.3.a) requested but these standards are not applicable, only 
apply along Ped Streets 
 
Any other requests will need to be included at Final Design Advisory 
Note 1 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Public Comments 

6/26/2025 46 Urban Design Studio | Urban Design Board 

Public Comments 
Public notice to occupants and property owners within 400’ of project site was 
mailed May 27th  
Three comments were received – 1 was provided with the staff report but two were 
distributed at the meeting: 1 was omitted in error and 1 was received after staff 
report distribution 
 
Summary 
One was in support 
 
Two were opposed to the development  

Concerns raised included: 
• Parking 
• Tree retention 
• Impacts to access to sunlight 

Commenters recommend more parking, more green space (courtyard or 
setback), and addition of retail spaces 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Recommendation 

6/26/2025 47 Urban Design Studio | Urban Design Board 

Staff Recommendation 
Staff recommends the Board approve or amend the draft June 26, 2025, CDR 
Guidance Report, including 2 Guidance Statements.  

 
Potential Main Motion 

I move the Urban Design Board approve the CDR Guidance Report, including 2 
Guidance Statements, as presented in the June 26, 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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Urban Design Board
June 26, 2025

UDPR250002 Concept Design 
Review 

6/26/2025 1Urban Design Studio | Urban Design Board 

• 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0002 Review Procedure 

2 Urban Design Studio | Urban Design Board 6/26/2025 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

 

UDPR250002 Overview 

6/26/2025 3 Urban Design Studio | Urban Design Board 

146 apartment units 
in a podium style 
multiunit building on 
a 0.55  acre site. The 
building is planned 
to be six stories of 
residential units 
above two levels 
containing the main 
entrance and lobby 
area, a pet wash 
room, parking, and 
bike storage. 

Project Overview 

• Location 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

 

 

UDPR250002 Overview 

6/26/2025 4 Urban Design Studio | Urban Design Board 

124 Tacoma Ave S 

NWC of Tacoma Ave S & S 
2nd st 

Site area: 24,000 sq ft 0.55 
ac) 
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Project Overview 

• Zoning/Land Use 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

 

 

 

UDPR250002 Overview 

6/26/2025 5 Urban Design Studio | Urban Design Board 

Zoning: DR 

FLUM Downtown RGC 

St Helens “character 
area” 

Nearest Ped Street(s): 

• Division Ave 

• N Tacoma Ave

Project Overview 

Context 

• Context Map 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

 

UDPR250002 Context 

6/26/2025 6 Urban Design Studio | Urban Design Board 

Nearby uses and services: 
grocery, post office, public 
high school, 
food/beverage, automotive 
repair and shopping 

Nearby open space: Wright 
Park, Norton Memorial 
Park, Stadium HS athletic 
fields 

Nearby historic landmarks: 
First Presb. Church, 
Temple Theater, Wright 
Park/Conservatory & 
Statdium HS 

Served by Link light rail T Line 
and bus routes 11 Pt 
Defiance/Ferry) & 16 TCC 

Tacoma Ave S identified as 
“Transit Priority” street 
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Project Overview 

Context 

• Site Photo 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Context 
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Project Overview 

Context 

• Site Photo 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Context 

6/26/2025 8 Urban Design Studio | Urban Design Board 
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Project Overview 

Context 

• Context Photos 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Context 
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Project Overview 

Context 

• Context Photos 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Context 

6/26/2025 10 Urban Design Studio | Urban Design Board 

9

10



6/26/2025

6

Project Overview 

Context 

• Context Photos 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Context 

6/26/2025 11 Urban Design Studio | Urban Design Board 

Project Overview 

Context 

Development Plans 

• Site Plan 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Site Plan 

6/26/2025 12 Urban Design Studio | Urban Design Board 

Tacoma Ave S 
• Residential entrance and lobby 
• Access to bike parking, pet 

wash & garage 
• Secondary access to stairs  

S 2nd St

• Secondary access to stairs

Court F
• Garage entrance
• Utilities/trash access

Notable items
• Underground power lines in Court
• New street trees
* 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0002 Massing Concept 
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Project Overview 

Context 

Development Plans 

• Floor Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Floor Plans 

6/26/2025 14 Urban Design Studio | Urban Design Board 

Floor 1

Programming 
• Residential 

entrance 
• Bike parking 
• Pet wash 
• Vehicle parking  
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Project Overview 

Context 

Development Plans 

• Floor Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Floor Plans 
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Floor 2

Programming 
• Vehicle parking 
• Storage 
• Trash/utilities  
 

Project Overview 

Context 

Development Plans 

• Floor Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Floor Plans 

6/26/2025 16 Urban Design Studio | Urban Design Board 

Floor 3

Programming 
• Residential units 
• Fitenss amenity 

space 
• Courtyard  
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Project Overview 

Context 

Development Plans 

• Floor Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Floor Plans 
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Floors 4-7

Programming 
• Residential units  
 

Project Overview 

Context 

Development Plans 

• Floor Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Floor Plans 
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Floor 8

Programming 
• Residential units 
• Indoor/outdoor 

amenity space  
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Project Overview 

Context 

Development Plans 

• Elevations 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Elevations 

6/26/2025 19 Urban Design Studio | Urban Design Board 

Front 
Tacoma Ave S

Project Overview 

Context 

Development Plans 

• Elevations 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Elevations 

6/26/2025 20 Urban Design Studio | Urban Design Board 

Side 
S 2nd St
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Project Overview 

Context 

Development Plans 

• Elevations 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Elevations 
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Rear 
Court F

Project Overview 

Context 

Development Plans 

• Elevations 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Elevations 

6/26/2025 22 Urban Design Studio | Urban Design Board 

Side 
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Project Overview 

Context 

Development Plans 

• Renderings 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Renderings 

6/26/2025 23 Urban Design Studio | Urban Design Board 

Front façade - Looking west

Project Overview 

Context 

Development Plans 

• Renderings 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Renderings 

6/26/2025 24 Urban Design Studio | Urban Design Board 

Southeast Corner – Looking northwest
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• Renderings 
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UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Renderings 
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Southeast Corner – Lobby entrance

Project Overview 

Context 

Development Plans 

• Renderings 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Renderings 

6/26/2025 26 Urban Design Studio | Urban Design Board 

Southwest Corner – Looking northeast
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Project Overview 

Context 

Development Plans 

• Renderings 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Renderings 
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North façade – Looking south

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Code Analysis 
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Floor Area Ratio 

As-of-right: 2 FAR max; Design 
Features: 4 FAR max; TDR 6 FAR 
max 

Proposed: 4.62 FAR  2 (base) 2 
(structured parking) + 0.62 TDR 

Bicycle parking, min 

Required: 146 long-term, 7 short-
term 

Proposed: 150 long-term; 8 short-
term - Complies 

Parking, min 

Required: 105 stalls 

Proposed: 106 stalls - Complies 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Code Analysis 

6/26/2025 29 Urban Design Studio | Urban Design Board 

Off-site Improvements 

Street trees 
Existing trees were expected to be retained but will be replaced based on 
Arborist Report 

Required:  

Tacoma Ave S 8 small; 6 medium; or 4 large 

S 2nd St: 5 small; 4 medium; or 3 large 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Code Analysis 

6/26/2025 30 Urban Design Studio | Urban Design Board 

Building Design: Ground Level 
Façade details, weather protection, building orientation & entrances, 
transparency, blank walls 

None of applicable standards were addressed by applicant 

• “Façade detail & articulation” standards do not apply 
 

Many do not appear to be met: 

• Weather protection 50% of bldgs w/in 5’ of sidewalk – Tacoma 
Ave S  

• Covered entry depth (min. 6’) 

• Building transitions (grade change or shared “porch” space) 

• Blank wall at S 2nd St (landscaping or artwork) 
 

Advisory Note #1 (revise or request departure)  

Draft Guidance Statement #1 (design standards support suggested 
revisions) 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Code Analysis 

6/26/2025 31 Urban Design Studio | Urban Design Board 

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

None of applicable standards were addressed by applicant 

• “Historic resource” standard does not apply 
 

Some aspects do not appear to be met or only partially met: 

• Articulation Tipartite design – partial)  

• Mass reduction S 2nd St design) 

• Roofline design Deck railings at south wing comply but north wing contains 
no treatment) 

 

Advisory Note #1 (revise or request departure)  

Potential Guidance Statement RE North Façade (mass reduction and 
roofline design standards may support potential revisions) 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Site Planning 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 

6/26/2025 32 Urban Design Studio | Urban Design Board 

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 

31

32



6/26/2025

17

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Site Planning 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 

6/26/2025 33 Urban Design Studio | Urban Design Board 

Site Planning 
Design Objective: Development presents a 
unified site plan that achieves desirable 
urban form and is responsive to context.  
 
• Orientation to Tacoma Ave S is consistent with 

Code and desired urban design goals. 
• Limitation of access and utility services at 

Court F is also consistent 
 
Staff Notes & Recommended Guidance 
Statements 
• Tacoma Ave S is not a Pedestrian Street but is 

identified as a “Transit Priority” street. 
• Street-fronting bike parking and pet wash 

amenity identified as “active use” area but this 
does not translate at the street. Guidance 
Statement 1 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 

6/26/2025 34 Urban Design Studio | Urban Design Board 

Connectivity 
Design Objective: Development provides equitable 
and efficient access with an emphasis on active 
transportation and supports a coherent network of 
connections appropriate to its size. 

 
• Development provides equitable and efficient 

access along Tacoma Ave S but design could 
further support and emphasize active 
transporation. 

 
Staff Notes & Recommended Guidance Statements 
• Enhancement of access and presence of bike 

parking at Tacoma Ave S Guidance Statement 1 
• Related to supporting Climate Responsiveness 

Objective 

Example from UDPR Manual 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 

6/26/2025 35 Urban Design Studio | Urban Design Board 

Architectural Composition 
Design Objective: Buildings positively contribute to a neighborhood's character 
and vision, express a coherent design concept, and are complementary to their 
immediate context in terms of overall design. 

 
• Design focused on Tacoma Ave S, especially at corner 
• Decorative metal screens along garage frontage 
• Color choices, including accent elements, reflective of First Pres. Church 
• Design does not appear to comply with many ground level building design 

standards 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 

6/26/2025 36 Urban Design Studio | Urban Design Board 

Architectural Composition 

Staff Notes  
• North façade is likely to be 

highly visible for long term 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 

6/26/2025 37 Urban Design Studio | Urban Design Board 

Architectural Composition 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 

6/26/2025 38 Urban Design Studio | Urban Design Board 

Architectural Composition 
Staff Notes 
• North façade design incorporates 

vertical accents using color and 
material change 

• Other articulation approaches not 
incorporated: windows/openings; 
different accents; modulation 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 

6/26/2025 39 Urban Design Studio | Urban Design Board 

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.  
 
• Façade design includes large windows at lobby, covered entry, landscape 

planters & decorative metal screens along garage frontage at Tacoma Ave S 
• Design does not appear to comply with many ground level building design 

standards 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 

6/26/2025 40 Urban Design Studio | Urban Design Board 

Public Realm 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 

6/26/2025 41 Urban Design Studio | Urban Design Board 

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.  
 
• Façade design includes large windows at lobby, covered entry, landscape 

planters & decorative metal screens along garage frontage at Tacoma Ave S 
• Design does not appear to comply with many ground level building design 

standards 
 
Staff Notes & Recommended Guidance Statements 
• Active uses’ relationship with street should be enhanced Guidance Statement 

1 
• Compliance with ground level design standards would support this Objective 
• Development of metal screen should be coordinated with City Arts staff 

Guidance Statement 2 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 

6/26/2025 42 Urban Design Studio | Urban Design Board 

Cultural Vitality, Heritage and Creativity 
Design Objective: Development takes advantage of opportunities to reflect local 
history and culture in a manner that is respectful and appropriate. 
 
• Nods to adjacent First Presb. Church incorporated into design  
• Applicant proposes to work with an artist to design decorative metal screens 

with themes related to local history 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 

6/26/2025 43 Urban Design Studio | Urban Design Board 

Cultural Vitality, Heritage and Creativity 
Design Objective: Development takes advantage of opportunities to reflect local 
history and culture in a manner that is respectful and appropriate. 
 
• Nods to adjacent First Pres. Church incorporated into design  
• Applicant proposes to work with an artist to design decorative metal screens 

with themes related to local history 
 
Staff Notes & Recommended Guidance Statements 
• Potential Guidance related to north façade would further support 

responsiveness to First Pres. Church  
• Development of metal screen should be coordinated with City Arts staff 

Guidance Statement 2 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Climate 
Responsiveness 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 

6/26/2025 44 Urban Design Studio | Urban Design Board 

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 cites provision of bike parking exceeding minimum. 
 
Staff Notes & Recommended Guidance Statements 
• Enhancement of access and presence of bike parking at Tacoma Ave S 

Guidance Statement 1 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Departures 

6/26/2025 45 Urban Design Studio | Urban Design Board 

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 
One related to Ground Level Façade Details & Articulation 
13.06.100.D.3.a) requested but these standards are not applicable, only 
apply along Ped Streets 
 
Any other requests will need to be included at Final Design Advisory 
Note 1 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Public Comments 

6/26/2025 46 Urban Design Studio | Urban Design Board 

Public Comments 
Public notice to occupants and property owners within 400’ of project site was 
mailed May 27th  
Three comments were received – 1 was provided with the staff report but two were 
distributed at the meeting: 1 was omitted in error and 1 was received after staff 
report distribution 
 
Summary 
One was in support 
 
Two were opposed to the development  

Concerns raised included: 
• Parking 
• Tree retention 
• Impacts to access to sunlight 

Commenters recommend more parking, more green space (courtyard or 
setback), and addition of retail spaces 

45

46



6/26/2025

24

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Recommendation 

6/26/2025 47 Urban Design Studio | Urban Design Board 

Staff Recommendation 
Staff recommends the Board approve or amend the draft June 26, 2025, CDR 
Guidance Report, including 2 Guidance Statements.  

 
Potential Main Motion 

I move the Urban Design Board approve the CDR Guidance Report, including 2 
Guidance Statements, as presented in the June 26, 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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Urban Design Board
June 26, 2025

UDPR250002 Concept Design 
Review 

6/26/2025 1Urban Design Studio | Urban Design Board 

• 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0002 Review Procedure 

2 Urban Design Studio | Urban Design Board 6/26/2025 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

 

UDPR250002 Overview 

6/26/2025 3 Urban Design Studio | Urban Design Board 

146 apartment units 
in a podium style 
multiunit building on 
a 0.55  acre site. The 
building is planned 
to be six stories of 
residential units 
above two levels 
containing the main 
entrance and lobby 
area, a pet wash 
room, parking, and 
bike storage. 

Project Overview 

• Location 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

 

 

UDPR250002 Overview 

6/26/2025 4 Urban Design Studio | Urban Design Board 

124 Tacoma Ave S 

NWC of Tacoma Ave S & S 
2nd st 

Site area: 24,000 sq ft 0.55 
ac) 
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Project Overview 

• Zoning/Land Use 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

 

 

 

UDPR250002 Overview 

6/26/2025 5 Urban Design Studio | Urban Design Board 

Zoning: DR 

FLUM Downtown RGC 

St Helens “character 
area” 

Nearest Ped Street(s): 

• Division Ave 

• N Tacoma Ave

Project Overview 

Context 

• Context Map 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

 

UDPR250002 Context 

6/26/2025 6 Urban Design Studio | Urban Design Board 

Nearby uses and services: 
grocery, post office, public 
high school, 
food/beverage, automotive 
repair and shopping 

Nearby open space: Wright 
Park, Norton Memorial 
Park, Stadium HS athletic 
fields 

Nearby historic landmarks: 
First Presb. Church, 
Temple Theater, Wright 
Park/Conservatory & 
Statdium HS 

Served by Link light rail T Line 
and bus routes 11 Pt 
Defiance/Ferry) & 16 TCC 

Tacoma Ave S identified as 
“Transit Priority” street 
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Project Overview 

Context 

• Site Photo 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Context 

6/26/2025 7 Urban Design Studio | Urban Design Board 

Project Overview 

Context 

• Site Photo 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Context 

6/26/2025 8 Urban Design Studio | Urban Design Board 
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Project Overview 

Context 

• Context Photos 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Context 

6/26/2025 9 Urban Design Studio | Urban Design Board 

Project Overview 

Context 

• Context Photos 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Context 

6/26/2025 10 Urban Design Studio | Urban Design Board 

9

10



6/26/2025

6

Project Overview 

Context 

• Context Photos 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Context 

6/26/2025 11 Urban Design Studio | Urban Design Board 

Project Overview 

Context 

Development Plans 

• Site Plan 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Site Plan 

6/26/2025 12 Urban Design Studio | Urban Design Board 

Tacoma Ave S 
• Residential entrance and lobby 
• Access to bike parking, pet 

wash & garage 
• Secondary access to stairs  

S 2nd St

• Secondary access to stairs

Court F
• Garage entrance
• Utilities/trash access

Notable items
• Underground power lines in Court
• New street trees
* 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0002 Massing Concept 

6/26/2025 13 Urban Design Studio | Urban Design Board 

Project Overview 

Context 

Development Plans 

• Floor Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Floor Plans 

6/26/2025 14 Urban Design Studio | Urban Design Board 

Floor 1

Programming 
• Residential 

entrance 
• Bike parking 
• Pet wash 
• Vehicle parking  
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Project Overview 

Context 

Development Plans 

• Floor Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Floor Plans 

6/26/2025 15 Urban Design Studio | Urban Design Board 

Floor 2

Programming 
• Vehicle parking 
• Storage 
• Trash/utilities  
 

Project Overview 

Context 

Development Plans 

• Floor Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Floor Plans 

6/26/2025 16 Urban Design Studio | Urban Design Board 

Floor 3

Programming 
• Residential units 
• Fitenss amenity 

space 
• Courtyard  
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Project Overview 

Context 

Development Plans 

• Floor Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Floor Plans 

6/26/2025 17 Urban Design Studio | Urban Design Board 

Floors 4-7

Programming 
• Residential units  
 

Project Overview 

Context 

Development Plans 

• Floor Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Floor Plans 

6/26/2025 18 Urban Design Studio | Urban Design Board 

Floor 8

Programming 
• Residential units 
• Indoor/outdoor 

amenity space  

17

18



6/26/2025

10

Project Overview 

Context 

Development Plans 

• Elevations 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Elevations 

6/26/2025 19 Urban Design Studio | Urban Design Board 

Front 
Tacoma Ave S

Project Overview 

Context 

Development Plans 

• Elevations 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Elevations 

6/26/2025 20 Urban Design Studio | Urban Design Board 

Side 
S 2nd St
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Project Overview 

Context 

Development Plans 

• Elevations 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Elevations 

6/26/2025 21 Urban Design Studio | Urban Design Board 

Rear 
Court F

Project Overview 

Context 

Development Plans 

• Elevations 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Elevations 

6/26/2025 22 Urban Design Studio | Urban Design Board 

Side 
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Project Overview 

Context 

Development Plans 

• Renderings 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Renderings 

6/26/2025 23 Urban Design Studio | Urban Design Board 

Front façade - Looking west

Project Overview 

Context 

Development Plans 

• Renderings 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Renderings 

6/26/2025 24 Urban Design Studio | Urban Design Board 

Southeast Corner – Looking northwest
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Project Overview 

Context 

Development Plans 

• Renderings 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Renderings 

6/26/2025 25 Urban Design Studio | Urban Design Board 

Southeast Corner – Lobby entrance

Project Overview 

Context 

Development Plans 

• Renderings 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Renderings 

6/26/2025 26 Urban Design Studio | Urban Design Board 

Southwest Corner – Looking northeast

25

26



6/26/2025

14

Project Overview 

Context 

Development Plans 

• Renderings 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Renderings 

6/26/2025 27 Urban Design Studio | Urban Design Board 

North façade – Looking south

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Code Analysis 

6/26/2025 28 Urban Design Studio | Urban Design Board 

Floor Area Ratio 

As-of-right: 2 FAR max; Design 
Features: 4 FAR max; TDR 6 FAR 
max 

Proposed: 4.62 FAR  2 (base) 2 
(structured parking) + 0.62 TDR 

Bicycle parking, min 

Required: 146 long-term, 7 short-
term 

Proposed: 150 long-term; 8 short-
term - Complies 

Parking, min 

Required: 105 stalls 

Proposed: 106 stalls - Complies 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Code Analysis 

6/26/2025 29 Urban Design Studio | Urban Design Board 

Off-site Improvements 

Street trees 
Existing trees were expected to be retained but will be replaced based on 
Arborist Report 

Required:  

Tacoma Ave S 8 small; 6 medium; or 4 large 

S 2nd St: 5 small; 4 medium; or 3 large 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Code Analysis 

6/26/2025 30 Urban Design Studio | Urban Design Board 

Building Design: Ground Level 
Façade details, weather protection, building orientation & entrances, 
transparency, blank walls 

None of applicable standards were addressed by applicant 

• “Façade detail & articulation” standards do not apply 
 

Many do not appear to be met: 

• Weather protection 50% of bldgs w/in 5’ of sidewalk – Tacoma 
Ave S  

• Covered entry depth (min. 6’) 

• Building transitions (grade change or shared “porch” space) 

• Blank wall at S 2nd St (landscaping or artwork) 
 

Advisory Note #1 (revise or request departure)  

Draft Guidance Statement #1 (design standards support suggested 
revisions) 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Code Analysis 

6/26/2025 31 Urban Design Studio | Urban Design Board 

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

None of applicable standards were addressed by applicant 

• “Historic resource” standard does not apply 
 

Some aspects do not appear to be met or only partially met: 

• Articulation Tipartite design – partial)  

• Mass reduction S 2nd St design) 

• Roofline design Deck railings at south wing comply but north wing contains 
no treatment) 

 

Advisory Note #1 (revise or request departure)  

Potential Guidance Statement RE North Façade (mass reduction and 
roofline design standards may support potential revisions) 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Site Planning 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 

6/26/2025 32 Urban Design Studio | Urban Design Board 

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 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Site Planning 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 

6/26/2025 33 Urban Design Studio | Urban Design Board 

Site Planning 
Design Objective: Development presents a 
unified site plan that achieves desirable 
urban form and is responsive to context.  
 
• Orientation to Tacoma Ave S is consistent with 

Code and desired urban design goals. 
• Limitation of access and utility services at 

Court F is also consistent 
 
Staff Notes & Recommended Guidance 
Statements 
• Tacoma Ave S is not a Pedestrian Street but is 

identified as a “Transit Priority” street. 
• Street-fronting bike parking and pet wash 

amenity identified as “active use” area but this 
does not translate at the street. Guidance 
Statement 1 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 

6/26/2025 34 Urban Design Studio | Urban Design Board 

Connectivity 
Design Objective: Development provides equitable 
and efficient access with an emphasis on active 
transportation and supports a coherent network of 
connections appropriate to its size. 

 
• Development provides equitable and efficient 

access along Tacoma Ave S but design could 
further support and emphasize active 
transporation. 

 
Staff Notes & Recommended Guidance Statements 
• Enhancement of access and presence of bike 

parking at Tacoma Ave S Guidance Statement 1 
• Related to supporting Climate Responsiveness 

Objective 

Example from UDPR Manual 
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Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 

6/26/2025 35 Urban Design Studio | Urban Design Board 

Architectural Composition 
Design Objective: Buildings positively contribute to a neighborhood's character 
and vision, express a coherent design concept, and are complementary to their 
immediate context in terms of overall design. 

 
• Design focused on Tacoma Ave S, especially at corner 
• Decorative metal screens along garage frontage 
• Color choices, including accent elements, reflective of First Pres. Church 
• Design does not appear to comply with many ground level building design 

standards 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 
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Architectural Composition 

Staff Notes  
• North façade is likely to be 

highly visible for long term 
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Architectural Composition 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 
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Architectural Composition 
Staff Notes 
• North façade design incorporates 

vertical accents using color and 
material change 

• Other articulation approaches not 
incorporated: windows/openings; 
different accents; modulation 
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UDPR250002 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.  
 
• Façade design includes large windows at lobby, covered entry, landscape 

planters & decorative metal screens along garage frontage at Tacoma Ave S 
• Design does not appear to comply with many ground level building design 

standards 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 
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Public Realm 
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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.  
 
• Façade design includes large windows at lobby, covered entry, landscape 

planters & decorative metal screens along garage frontage at Tacoma Ave S 
• Design does not appear to comply with many ground level building design 

standards 
 
Staff Notes & Recommended Guidance Statements 
• Active uses’ relationship with street should be enhanced Guidance Statement 

1 
• Compliance with ground level design standards would support this Objective 
• Development of metal screen should be coordinated with City Arts staff 

Guidance Statement 2 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 
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Cultural Vitality, Heritage and Creativity 
Design Objective: Development takes advantage of opportunities to reflect local 
history and culture in a manner that is respectful and appropriate. 
 
• Nods to adjacent First Presb. Church incorporated into design  
• Applicant proposes to work with an artist to design decorative metal screens 

with themes related to local history 
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UDPR250002 UDPR Criteria 

6/26/2025 43 Urban Design Studio | Urban Design Board 

Cultural Vitality, Heritage and Creativity 
Design Objective: Development takes advantage of opportunities to reflect local 
history and culture in a manner that is respectful and appropriate. 
 
• Nods to adjacent First Pres. Church incorporated into design  
• Applicant proposes to work with an artist to design decorative metal screens 

with themes related to local history 
 
Staff Notes & Recommended Guidance Statements 
• Potential Guidance related to north façade would further support 

responsiveness to First Pres. Church  
• Development of metal screen should be coordinated with City Arts staff 

Guidance Statement 2 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Climate 
Responsiveness 

Departures 

Public Comments 

Recommendation 

UDPR250002 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 cites provision of bike parking exceeding minimum. 
 
Staff Notes & Recommended Guidance Statements 
• Enhancement of access and presence of bike parking at Tacoma Ave S 

Guidance Statement 1 

43

44



6/26/2025

23

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 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 
One related to Ground Level Façade Details & Articulation 
13.06.100.D.3.a) requested but these standards are not applicable, only 
apply along Ped Streets 
 
Any other requests will need to be included at Final Design Advisory 
Note 1 

Project Overview 

Context 
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Departures 

Public Comments 

Recommendation 

UDPR250002 Public Comments 

6/26/2025 46 Urban Design Studio | Urban Design Board 

Public Comments 
Public notice to occupants and property owners within 400’ of project site was 
mailed May 27th  
Three comments were received – 1 was provided with the staff report but two were 
distributed at the meeting: 1 was omitted in error and 1 was received after staff 
report distribution 
 
Summary 
One was in support 
 
Two were opposed to the development  

Concerns raised included: 
• Parking 
• Tree retention 
• Impacts to access to sunlight 

Commenters recommend more parking, more green space (courtyard or 
setback), and addition of retail spaces 
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UDPR250002 Recommendation 
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Staff Recommendation 
Staff recommends the Board approve or amend the draft June 26, 2025, CDR 
Guidance Report, including 2 Guidance Statements.  

 
Potential Main Motion 

I move the Urban Design Board approve the CDR Guidance Report, including 2 
Guidance Statements, as presented in the June 26, 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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Urban Design Board
June 26, 2025

UDPR250002 Concept Design 
Review 

6/26/2025 1Urban Design Studio | Urban Design Board 

• 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0002 Review Procedure 

2 Urban Design Studio | Urban Design Board 6/26/2025 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

 

UDPR250002 Overview 

6/26/2025 3 Urban Design Studio | Urban Design Board 

146 apartment units 
in a podium style 
multiunit building on 
a 0.55  acre site. The 
building is planned 
to be six stories of 
residential units 
above two levels 
containing the main 
entrance and lobby 
area, a pet wash 
room, parking, and 
bike storage. 

Project Overview 

• Location 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

 

 

UDPR250002 Overview 

6/26/2025 4 Urban Design Studio | Urban Design Board 

124 Tacoma Ave S 

NWC of Tacoma Ave S & S 
2nd st 

Site area: 24,000 sq ft 0.55 
ac) 
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Project Overview 

• Zoning/Land Use 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

 

 

 

UDPR250002 Overview 

6/26/2025 5 Urban Design Studio | Urban Design Board 

Zoning: DR 

FLUM Downtown RGC 

St Helens “character 
area” 

Nearest Ped Street(s): 

• Division Ave 

• N Tacoma Ave

Project Overview 

Context 

• Context Map 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

 

UDPR250002 Context 
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Nearby uses and services: 
grocery, post office, public 
high school, 
food/beverage, automotive 
repair and shopping 

Nearby open space: Wright 
Park, Norton Memorial 
Park, Stadium HS athletic 
fields 

Nearby historic landmarks: 
First Presb. Church, 
Temple Theater, Wright 
Park/Conservatory & 
Statdium HS 

Served by Link light rail T Line 
and bus routes 11 Pt 
Defiance/Ferry) & 16 TCC 

Tacoma Ave S identified as 
“Transit Priority” street 
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• Site Photo 
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Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Context 
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Project Overview 

Context 

• Site Photo 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Context 

6/26/2025 8 Urban Design Studio | Urban Design Board 

7

8



6/26/2025

5

Project Overview 

Context 

• Context Photos 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Context 
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Project Overview 

Context 

• Context Photos 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Context 

6/26/2025 10 Urban Design Studio | Urban Design Board 

9

10



6/26/2025

6

Project Overview 

Context 

• Context Photos 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Context 
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Project Overview 

Context 

Development Plans 

• Site Plan 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Site Plan 

6/26/2025 12 Urban Design Studio | Urban Design Board 

Tacoma Ave S 
• Residential entrance and lobby 
• Access to bike parking, pet 

wash & garage 
• Secondary access to stairs  

S 2nd St

• Secondary access to stairs

Court F
• Garage entrance
• Utilities/trash access

Notable items
• Underground power lines in Court
• New street trees
* 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0002 Massing Concept 

6/26/2025 13 Urban Design Studio | Urban Design Board 

Project Overview 

Context 

Development Plans 

• Floor Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Floor Plans 

6/26/2025 14 Urban Design Studio | Urban Design Board 

Floor 1

Programming 
• Residential 

entrance 
• Bike parking 
• Pet wash 
• Vehicle parking  
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Project Overview 

Context 

Development Plans 

• Floor Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Floor Plans 
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Floor 2

Programming 
• Vehicle parking 
• Storage 
• Trash/utilities  
 

Project Overview 

Context 

Development Plans 

• Floor Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Floor Plans 

6/26/2025 16 Urban Design Studio | Urban Design Board 

Floor 3

Programming 
• Residential units 
• Fitenss amenity 

space 
• Courtyard  
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Project Overview 

Context 

Development Plans 

• Floor Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Floor Plans 
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Floors 4-7

Programming 
• Residential units  
 

Project Overview 

Context 

Development Plans 

• Floor Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Floor Plans 
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Floor 8

Programming 
• Residential units 
• Indoor/outdoor 

amenity space  
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Project Overview 

Context 

Development Plans 

• Elevations 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Elevations 
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Front 
Tacoma Ave S

Project Overview 

Context 

Development Plans 

• Elevations 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Elevations 

6/26/2025 20 Urban Design Studio | Urban Design Board 

Side 
S 2nd St
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Development Plans 

• Elevations 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Elevations 
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Rear 
Court F

Project Overview 

Context 

Development Plans 

• Elevations 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Elevations 
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Side 
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Project Overview 

Context 

Development Plans 

• Renderings 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Renderings 
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Front façade - Looking west

Project Overview 

Context 

Development Plans 

• Renderings 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Renderings 
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Southeast Corner – Looking northwest
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Code Analysis 

UDPR Criteria 
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Recommendation 

UDPR250002 Renderings 
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Southeast Corner – Lobby entrance

Project Overview 

Context 

Development Plans 

• Renderings 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Renderings 
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Southwest Corner – Looking northeast
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UDPR250002 Renderings 
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North façade – Looking south

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Code Analysis 
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Floor Area Ratio 

As-of-right: 2 FAR max; Design 
Features: 4 FAR max; TDR 6 FAR 
max 

Proposed: 4.62 FAR  2 (base) 2 
(structured parking) + 0.62 TDR 

Bicycle parking, min 

Required: 146 long-term, 7 short-
term 

Proposed: 150 long-term; 8 short-
term - Complies 

Parking, min 

Required: 105 stalls 

Proposed: 106 stalls - Complies 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Code Analysis 
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Off-site Improvements 

Street trees 
Existing trees were expected to be retained but will be replaced based on 
Arborist Report 

Required:  

Tacoma Ave S 8 small; 6 medium; or 4 large 

S 2nd St: 5 small; 4 medium; or 3 large 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Code Analysis 
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Building Design: Ground Level 
Façade details, weather protection, building orientation & entrances, 
transparency, blank walls 

None of applicable standards were addressed by applicant 

• “Façade detail & articulation” standards do not apply 
 

Many do not appear to be met: 

• Weather protection 50% of bldgs w/in 5’ of sidewalk – Tacoma 
Ave S  

• Covered entry depth (min. 6’) 

• Building transitions (grade change or shared “porch” space) 

• Blank wall at S 2nd St (landscaping or artwork) 
 

Advisory Note #1 (revise or request departure)  

Draft Guidance Statement #1 (design standards support suggested 
revisions) 
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Project Overview 
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Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Code Analysis 
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Building Design: Building Form & Expression 
Façade articulation, mass reduction, roofline, transparency 

None of applicable standards were addressed by applicant 

• “Historic resource” standard does not apply 
 

Some aspects do not appear to be met or only partially met: 

• Articulation Tipartite design – partial)  

• Mass reduction S 2nd St design) 

• Roofline design Deck railings at south wing comply but north wing contains 
no treatment) 

 

Advisory Note #1 (revise or request departure)  

Potential Guidance Statement RE North Façade (mass reduction and 
roofline design standards may support potential revisions) 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Site Planning 

Departures 

Public Comments 

Recommendation 

UDPR250002 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 
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Code Analysis 

UDPR Criteria 

• Site Planning 

Departures 

Public Comments 

Recommendation 

UDPR250002 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 Tacoma Ave S is consistent with 

Code and desired urban design goals. 
• Limitation of access and utility services at 

Court F is also consistent 
 
Staff Notes & Recommended Guidance 
Statements 
• Tacoma Ave S is not a Pedestrian Street but is 

identified as a “Transit Priority” street. 
• Street-fronting bike parking and pet wash 

amenity identified as “active use” area but this 
does not translate at the street. Guidance 
Statement 1 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 
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Connectivity 
Design Objective: Development provides equitable 
and efficient access with an emphasis on active 
transportation and supports a coherent network of 
connections appropriate to its size. 

 
• Development provides equitable and efficient 

access along Tacoma Ave S but design could 
further support and emphasize active 
transporation. 

 
Staff Notes & Recommended Guidance Statements 
• Enhancement of access and presence of bike 

parking at Tacoma Ave S Guidance Statement 1 
• Related to supporting Climate Responsiveness 

Objective 

Example from UDPR Manual 
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Code Analysis 
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• Public Realm 

Departures 
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Recommendation 

UDPR250002 UDPR Criteria 
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Architectural Composition 
Design Objective: Buildings positively contribute to a neighborhood's character 
and vision, express a coherent design concept, and are complementary to their 
immediate context in terms of overall design. 

 
• Design focused on Tacoma Ave S, especially at corner 
• Decorative metal screens along garage frontage 
• Color choices, including accent elements, reflective of First Pres. Church 
• Design does not appear to comply with many ground level building design 

standards 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 
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Architectural Composition 

Staff Notes  
• North façade is likely to be 

highly visible for long term 
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UDPR250002 UDPR Criteria 
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Architectural Composition 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 
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Architectural Composition 
Staff Notes 
• North façade design incorporates 

vertical accents using color and 
material change 

• Other articulation approaches not 
incorporated: windows/openings; 
different accents; modulation 
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UDPR250002 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.  
 
• Façade design includes large windows at lobby, covered entry, landscape 

planters & decorative metal screens along garage frontage at Tacoma Ave S 
• Design does not appear to comply with many ground level building design 

standards 

Project Overview 

Context 
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Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 
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Recommendation 

UDPR250002 UDPR Criteria 
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Public Realm 
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UDPR250002 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.  
 
• Façade design includes large windows at lobby, covered entry, landscape 

planters & decorative metal screens along garage frontage at Tacoma Ave S 
• Design does not appear to comply with many ground level building design 

standards 
 
Staff Notes & Recommended Guidance Statements 
• Active uses’ relationship with street should be enhanced Guidance Statement 

1 
• Compliance with ground level design standards would support this Objective 
• Development of metal screen should be coordinated with City Arts staff 

Guidance Statement 2 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 
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Cultural Vitality, Heritage and Creativity 
Design Objective: Development takes advantage of opportunities to reflect local 
history and culture in a manner that is respectful and appropriate. 
 
• Nods to adjacent First Presb. Church incorporated into design  
• Applicant proposes to work with an artist to design decorative metal screens 

with themes related to local history 
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UDPR250002 UDPR Criteria 
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Cultural Vitality, Heritage and Creativity 
Design Objective: Development takes advantage of opportunities to reflect local 
history and culture in a manner that is respectful and appropriate. 
 
• Nods to adjacent First Pres. Church incorporated into design  
• Applicant proposes to work with an artist to design decorative metal screens 

with themes related to local history 
 
Staff Notes & Recommended Guidance Statements 
• Potential Guidance related to north façade would further support 

responsiveness to First Pres. Church  
• Development of metal screen should be coordinated with City Arts staff 

Guidance Statement 2 

Project Overview 
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• Climate 
Responsiveness 

Departures 

Public Comments 

Recommendation 

UDPR250002 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 cites provision of bike parking exceeding minimum. 
 
Staff Notes & Recommended Guidance Statements 
• Enhancement of access and presence of bike parking at Tacoma Ave S 

Guidance Statement 1 
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Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 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 
One related to Ground Level Façade Details & Articulation 
13.06.100.D.3.a) requested but these standards are not applicable, only 
apply along Ped Streets 
 
Any other requests will need to be included at Final Design Advisory 
Note 1 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Public Comments 
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Public Comments 
Public notice to occupants and property owners within 400’ of project site was 
mailed May 27th  
Three comments were received – 1 was provided with the staff report but two were 
distributed at the meeting: 1 was omitted in error and 1 was received after staff 
report distribution 
 
Summary 
One was in support 
 
Two were opposed to the development  

Concerns raised included: 
• Parking 
• Tree retention 
• Impacts to access to sunlight 

Commenters recommend more parking, more green space (courtyard or 
setback), and addition of retail spaces 
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Departures 
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Staff Recommendation 
Staff recommends the Board approve or amend the draft June 26, 2025, CDR 
Guidance Report, including 2 Guidance Statements.  

 
Potential Main Motion 

I move the Urban Design Board approve the CDR Guidance Report, including 2 
Guidance Statements, as presented in the June 26, 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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1

Urban Design Board
June 26, 2025

UDPR250002 Concept Design 
Review 

6/26/2025 1Urban Design Studio | Urban Design Board 

• 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0002 Review Procedure 

2 Urban Design Studio | Urban Design Board 6/26/2025 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

 

UDPR250002 Overview 

6/26/2025 3 Urban Design Studio | Urban Design Board 

146 apartment units 
in a podium style 
multiunit building on 
a 0.55  acre site. The 
building is planned 
to be six stories of 
residential units 
above two levels 
containing the main 
entrance and lobby 
area, a pet wash 
room, parking, and 
bike storage. 

Project Overview 

• Location 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

 

 

UDPR250002 Overview 

6/26/2025 4 Urban Design Studio | Urban Design Board 

124 Tacoma Ave S 

NWC of Tacoma Ave S & S 
2nd st 

Site area: 24,000 sq ft 0.55 
ac) 

3
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Project Overview 

• Zoning/Land Use 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

 

 

 

UDPR250002 Overview 

6/26/2025 5 Urban Design Studio | Urban Design Board 

Zoning: DR 

FLUM Downtown RGC 

St Helens “character 
area” 

Nearest Ped Street(s): 

• Division Ave 

• N Tacoma Ave

Project Overview 

Context 

• Context Map 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

 

UDPR250002 Context 

6/26/2025 6 Urban Design Studio | Urban Design Board 

Nearby uses and services: 
grocery, post office, public 
high school, 
food/beverage, automotive 
repair and shopping 

Nearby open space: Wright 
Park, Norton Memorial 
Park, Stadium HS athletic 
fields 

Nearby historic landmarks: 
First Presb. Church, 
Temple Theater, Wright 
Park/Conservatory & 
Statdium HS 

Served by Link light rail T Line 
and bus routes 11 Pt 
Defiance/Ferry) & 16 TCC 

Tacoma Ave S identified as 
“Transit Priority” street 
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Project Overview 

Context 

• Site Photo 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Context 
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Project Overview 

Context 

• Site Photo 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Context 

6/26/2025 8 Urban Design Studio | Urban Design Board 
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Project Overview 

Context 

• Context Photos 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Context 
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Project Overview 

Context 

• Context Photos 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Context 

6/26/2025 10 Urban Design Studio | Urban Design Board 

9

10



6/26/2025

6

Project Overview 

Context 

• Context Photos 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Context 
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Project Overview 

Context 

Development Plans 

• Site Plan 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Site Plan 
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Tacoma Ave S 
• Residential entrance and lobby 
• Access to bike parking, pet 

wash & garage 
• Secondary access to stairs  

S 2nd St

• Secondary access to stairs

Court F
• Garage entrance
• Utilities/trash access

Notable items
• Underground power lines in Court
• New street trees
* 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0002 Massing Concept 
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Project Overview 

Context 

Development Plans 

• Floor Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Floor Plans 
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Floor 1

Programming 
• Residential 

entrance 
• Bike parking 
• Pet wash 
• Vehicle parking  

13

14



6/26/2025

8

Project Overview 

Context 

Development Plans 

• Floor Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Floor Plans 
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Floor 2

Programming 
• Vehicle parking 
• Storage 
• Trash/utilities  
 

Project Overview 

Context 

Development Plans 

• Floor Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Floor Plans 

6/26/2025 16 Urban Design Studio | Urban Design Board 

Floor 3

Programming 
• Residential units 
• Fitenss amenity 

space 
• Courtyard  
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Project Overview 

Context 

Development Plans 

• Floor Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Floor Plans 
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Floors 4-7

Programming 
• Residential units  
 

Project Overview 

Context 

Development Plans 

• Floor Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Floor Plans 

6/26/2025 18 Urban Design Studio | Urban Design Board 

Floor 8

Programming 
• Residential units 
• Indoor/outdoor 

amenity space  

17

18



6/26/2025

10

Project Overview 

Context 

Development Plans 

• Elevations 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Elevations 
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Front 
Tacoma Ave S

Project Overview 

Context 

Development Plans 

• Elevations 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Elevations 

6/26/2025 20 Urban Design Studio | Urban Design Board 

Side 
S 2nd St
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Project Overview 

Context 

Development Plans 

• Elevations 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Elevations 
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Rear 
Court F

Project Overview 

Context 

Development Plans 

• Elevations 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Elevations 
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Side 
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Project Overview 

Context 

Development Plans 

• Renderings 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Renderings 
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Front façade - Looking west

Project Overview 

Context 

Development Plans 

• Renderings 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Renderings 
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Southeast Corner – Looking northwest
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Project Overview 

Context 

Development Plans 

• Renderings 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Renderings 
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Southeast Corner – Lobby entrance

Project Overview 

Context 

Development Plans 

• Renderings 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Renderings 
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Southwest Corner – Looking northeast
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Project Overview 

Context 

Development Plans 

• Renderings 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Renderings 
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North façade – Looking south

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Code Analysis 
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Floor Area Ratio 

As-of-right: 2 FAR max; Design 
Features: 4 FAR max; TDR 6 FAR 
max 

Proposed: 4.62 FAR  2 (base) 2 
(structured parking) + 0.62 TDR 

Bicycle parking, min 

Required: 146 long-term, 7 short-
term 

Proposed: 150 long-term; 8 short-
term - Complies 

Parking, min 

Required: 105 stalls 

Proposed: 106 stalls - Complies 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Code Analysis 
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Off-site Improvements 

Street trees 
Existing trees were expected to be retained but will be replaced based on 
Arborist Report 

Required:  

Tacoma Ave S 8 small; 6 medium; or 4 large 

S 2nd St: 5 small; 4 medium; or 3 large 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Code Analysis 

6/26/2025 30 Urban Design Studio | Urban Design Board 

Building Design: Ground Level 
Façade details, weather protection, building orientation & entrances, 
transparency, blank walls 

None of applicable standards were addressed by applicant 

• “Façade detail & articulation” standards do not apply 
 

Many do not appear to be met: 

• Weather protection 50% of bldgs w/in 5’ of sidewalk – Tacoma 
Ave S  

• Covered entry depth (min. 6’) 

• Building transitions (grade change or shared “porch” space) 

• Blank wall at S 2nd St (landscaping or artwork) 
 

Advisory Note #1 (revise or request departure)  

Draft Guidance Statement #1 (design standards support suggested 
revisions) 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Code Analysis 
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Building Design: Building Form & Expression 
Façade articulation, mass reduction, roofline, transparency 

None of applicable standards were addressed by applicant 

• “Historic resource” standard does not apply 
 

Some aspects do not appear to be met or only partially met: 

• Articulation Tipartite design – partial)  

• Mass reduction S 2nd St design) 

• Roofline design Deck railings at south wing comply but north wing contains 
no treatment) 

 

Advisory Note #1 (revise or request departure)  

Potential Guidance Statement RE North Façade (mass reduction and 
roofline design standards may support potential revisions) 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Site Planning 

Departures 

Public Comments 

Recommendation 

UDPR250002 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 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Site Planning 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 

6/26/2025 33 Urban Design Studio | Urban Design Board 

Site Planning 
Design Objective: Development presents a 
unified site plan that achieves desirable 
urban form and is responsive to context.  
 
• Orientation to Tacoma Ave S is consistent with 

Code and desired urban design goals. 
• Limitation of access and utility services at 

Court F is also consistent 
 
Staff Notes & Recommended Guidance 
Statements 
• Tacoma Ave S is not a Pedestrian Street but is 

identified as a “Transit Priority” street. 
• Street-fronting bike parking and pet wash 

amenity identified as “active use” area but this 
does not translate at the street. Guidance 
Statement 1 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 
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Connectivity 
Design Objective: Development provides equitable 
and efficient access with an emphasis on active 
transportation and supports a coherent network of 
connections appropriate to its size. 

 
• Development provides equitable and efficient 

access along Tacoma Ave S but design could 
further support and emphasize active 
transporation. 

 
Staff Notes & Recommended Guidance Statements 
• Enhancement of access and presence of bike 

parking at Tacoma Ave S Guidance Statement 1 
• Related to supporting Climate Responsiveness 

Objective 

Example from UDPR Manual 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 
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Architectural Composition 
Design Objective: Buildings positively contribute to a neighborhood's character 
and vision, express a coherent design concept, and are complementary to their 
immediate context in terms of overall design. 

 
• Design focused on Tacoma Ave S, especially at corner 
• Decorative metal screens along garage frontage 
• Color choices, including accent elements, reflective of First Pres. Church 
• Design does not appear to comply with many ground level building design 

standards 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 
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Architectural Composition 

Staff Notes  
• North façade is likely to be 

highly visible for long term 
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Project Overview 

Context 
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Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 

6/26/2025 37 Urban Design Studio | Urban Design Board 

Architectural Composition 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 
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Architectural Composition 
Staff Notes 
• North façade design incorporates 

vertical accents using color and 
material change 

• Other articulation approaches not 
incorporated: windows/openings; 
different accents; modulation 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 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.  
 
• Façade design includes large windows at lobby, covered entry, landscape 

planters & decorative metal screens along garage frontage at Tacoma Ave S 
• Design does not appear to comply with many ground level building design 

standards 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 
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Public Realm 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 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.  
 
• Façade design includes large windows at lobby, covered entry, landscape 

planters & decorative metal screens along garage frontage at Tacoma Ave S 
• Design does not appear to comply with many ground level building design 

standards 
 
Staff Notes & Recommended Guidance Statements 
• Active uses’ relationship with street should be enhanced Guidance Statement 

1 
• Compliance with ground level design standards would support this Objective 
• Development of metal screen should be coordinated with City Arts staff 

Guidance Statement 2 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 
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Cultural Vitality, Heritage and Creativity 
Design Objective: Development takes advantage of opportunities to reflect local 
history and culture in a manner that is respectful and appropriate. 
 
• Nods to adjacent First Presb. Church incorporated into design  
• Applicant proposes to work with an artist to design decorative metal screens 

with themes related to local history 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 
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Cultural Vitality, Heritage and Creativity 
Design Objective: Development takes advantage of opportunities to reflect local 
history and culture in a manner that is respectful and appropriate. 
 
• Nods to adjacent First Pres. Church incorporated into design  
• Applicant proposes to work with an artist to design decorative metal screens 

with themes related to local history 
 
Staff Notes & Recommended Guidance Statements 
• Potential Guidance related to north façade would further support 

responsiveness to First Pres. Church  
• Development of metal screen should be coordinated with City Arts staff 

Guidance Statement 2 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Climate 
Responsiveness 

Departures 

Public Comments 

Recommendation 

UDPR250002 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 cites provision of bike parking exceeding minimum. 
 
Staff Notes & Recommended Guidance Statements 
• Enhancement of access and presence of bike parking at Tacoma Ave S 

Guidance Statement 1 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 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 
One related to Ground Level Façade Details & Articulation 
13.06.100.D.3.a) requested but these standards are not applicable, only 
apply along Ped Streets 
 
Any other requests will need to be included at Final Design Advisory 
Note 1 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Public Comments 
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Public Comments 
Public notice to occupants and property owners within 400’ of project site was 
mailed May 27th  
Three comments were received – 1 was provided with the staff report but two were 
distributed at the meeting: 1 was omitted in error and 1 was received after staff 
report distribution 
 
Summary 
One was in support 
 
Two were opposed to the development  

Concerns raised included: 
• Parking 
• Tree retention 
• Impacts to access to sunlight 

Commenters recommend more parking, more green space (courtyard or 
setback), and addition of retail spaces 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Recommendation 

6/26/2025 47 Urban Design Studio | Urban Design Board 

Staff Recommendation 
Staff recommends the Board approve or amend the draft June 26, 2025, CDR 
Guidance Report, including 2 Guidance Statements.  

 
Potential Main Motion 

I move the Urban Design Board approve the CDR Guidance Report, including 2 
Guidance Statements, as presented in the June 26, 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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Urban Design Board
June 26, 2025

UDPR250002 Concept Design 
Review 

6/26/2025 1Urban Design Studio | Urban Design Board 

• 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0002 Review Procedure 

2 Urban Design Studio | Urban Design Board 6/26/2025 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

 

UDPR250002 Overview 

6/26/2025 3 Urban Design Studio | Urban Design Board 

146 apartment units 
in a podium style 
multiunit building on 
a 0.55  acre site. The 
building is planned 
to be six stories of 
residential units 
above two levels 
containing the main 
entrance and lobby 
area, a pet wash 
room, parking, and 
bike storage. 

Project Overview 

• Location 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

 

 

UDPR250002 Overview 

6/26/2025 4 Urban Design Studio | Urban Design Board 

124 Tacoma Ave S 

NWC of Tacoma Ave S & S 
2nd st 

Site area: 24,000 sq ft 0.55 
ac) 
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Project Overview 

• Zoning/Land Use 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

 

 

 

UDPR250002 Overview 

6/26/2025 5 Urban Design Studio | Urban Design Board 

Zoning: DR 

FLUM Downtown RGC 

St Helens “character 
area” 

Nearest Ped Street(s): 

• Division Ave 

• N Tacoma Ave

Project Overview 

Context 

• Context Map 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

 

UDPR250002 Context 

6/26/2025 6 Urban Design Studio | Urban Design Board 

Nearby uses and services: 
grocery, post office, public 
high school, 
food/beverage, automotive 
repair and shopping 

Nearby open space: Wright 
Park, Norton Memorial 
Park, Stadium HS athletic 
fields 

Nearby historic landmarks: 
First Presb. Church, 
Temple Theater, Wright 
Park/Conservatory & 
Statdium HS 

Served by Link light rail T Line 
and bus routes 11 Pt 
Defiance/Ferry) & 16 TCC 

Tacoma Ave S identified as 
“Transit Priority” street 
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Project Overview 

Context 

• Site Photo 
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Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Context 
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Project Overview 

Context 

• Context Photos 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 
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Project Overview 

Context 

Development Plans 

• Site Plan 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Site Plan 
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Tacoma Ave S 
• Residential entrance and lobby 
• Access to bike parking, pet 

wash & garage 
• Secondary access to stairs  

S 2nd St

• Secondary access to stairs

Court F
• Garage entrance
• Utilities/trash access

Notable items
• Underground power lines in Court
• New street trees
* Full extent of offsite improvements TBD
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UDPR250002 Massing Concept 
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Project Overview 

Context 
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• Floor Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Floor Plans 

6/26/2025 14 Urban Design Studio | Urban Design Board 

Floor 1

Programming 
• Residential 

entrance 
• Bike parking 
• Pet wash 
• Vehicle parking  
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UDPR Criteria 
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UDPR250002 Floor Plans 
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Floor 2

Programming 
• Vehicle parking 
• Storage 
• Trash/utilities  
 

Project Overview 

Context 

Development Plans 

• Floor Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Floor Plans 
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Floor 3

Programming 
• Residential units 
• Fitenss amenity 

space 
• Courtyard  
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• Floor Plans 

Code Analysis 

UDPR Criteria 
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Floors 4-7

Programming 
• Residential units  
 

Project Overview 

Context 

Development Plans 

• Floor Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Floor Plans 
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Floor 8

Programming 
• Residential units 
• Indoor/outdoor 

amenity space  
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UDPR250002 Elevations 
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Front 
Tacoma Ave S

Project Overview 

Context 

Development Plans 

• Elevations 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Elevations 

6/26/2025 20 Urban Design Studio | Urban Design Board 

Side 
S 2nd St
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Rear 
Court F
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Context 

Development Plans 
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Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Elevations 
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Side 
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• Renderings 

Code Analysis 

UDPR Criteria 

Departures 
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UDPR250002 Renderings 
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Front façade - Looking west
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• Renderings 

Code Analysis 

UDPR Criteria 

Departures 
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UDPR250002 Renderings 
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Southeast Corner – Looking northwest
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UDPR250002 Renderings 
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Southeast Corner – Lobby entrance

Project Overview 

Context 

Development Plans 

• Renderings 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 
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UDPR250002 Renderings 
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Southwest Corner – Looking northeast
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UDPR250002 Renderings 

6/26/2025 27 Urban Design Studio | Urban Design Board 

North façade – Looking south

Project Overview 

Context 
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Departures 
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UDPR250002 Code Analysis 
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Floor Area Ratio 

As-of-right: 2 FAR max; Design 
Features: 4 FAR max; TDR 6 FAR 
max 

Proposed: 4.62 FAR  2 (base) 2 
(structured parking) + 0.62 TDR 

Bicycle parking, min 

Required: 146 long-term, 7 short-
term 

Proposed: 150 long-term; 8 short-
term - Complies 

Parking, min 

Required: 105 stalls 

Proposed: 106 stalls - Complies 
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UDPR Criteria 

Departures 
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Recommendation 

UDPR250002 Code Analysis 
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Off-site Improvements 

Street trees 
Existing trees were expected to be retained but will be replaced based on 
Arborist Report 

Required:  

Tacoma Ave S 8 small; 6 medium; or 4 large 

S 2nd St: 5 small; 4 medium; or 3 large 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Code Analysis 
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Building Design: Ground Level 
Façade details, weather protection, building orientation & entrances, 
transparency, blank walls 

None of applicable standards were addressed by applicant 

• “Façade detail & articulation” standards do not apply 
 

Many do not appear to be met: 

• Weather protection 50% of bldgs w/in 5’ of sidewalk – Tacoma 
Ave S  

• Covered entry depth (min. 6’) 

• Building transitions (grade change or shared “porch” space) 

• Blank wall at S 2nd St (landscaping or artwork) 
 

Advisory Note #1 (revise or request departure)  

Draft Guidance Statement #1 (design standards support suggested 
revisions) 
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UDPR250002 Code Analysis 
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Building Design: Building Form & Expression 
Façade articulation, mass reduction, roofline, transparency 

None of applicable standards were addressed by applicant 

• “Historic resource” standard does not apply 
 

Some aspects do not appear to be met or only partially met: 

• Articulation Tipartite design – partial)  

• Mass reduction S 2nd St design) 

• Roofline design Deck railings at south wing comply but north wing contains 
no treatment) 

 

Advisory Note #1 (revise or request departure)  

Potential Guidance Statement RE North Façade (mass reduction and 
roofline design standards may support potential revisions) 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Site Planning 

Departures 

Public Comments 

Recommendation 

UDPR250002 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 
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UDPR250002 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 Tacoma Ave S is consistent with 

Code and desired urban design goals. 
• Limitation of access and utility services at 

Court F is also consistent 
 
Staff Notes & Recommended Guidance 
Statements 
• Tacoma Ave S is not a Pedestrian Street but is 

identified as a “Transit Priority” street. 
• Street-fronting bike parking and pet wash 

amenity identified as “active use” area but this 
does not translate at the street. Guidance 
Statement 1 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 
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Connectivity 
Design Objective: Development provides equitable 
and efficient access with an emphasis on active 
transportation and supports a coherent network of 
connections appropriate to its size. 

 
• Development provides equitable and efficient 

access along Tacoma Ave S but design could 
further support and emphasize active 
transporation. 

 
Staff Notes & Recommended Guidance Statements 
• Enhancement of access and presence of bike 

parking at Tacoma Ave S Guidance Statement 1 
• Related to supporting Climate Responsiveness 

Objective 

Example from UDPR Manual 

33

34



6/26/2025

18

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 
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Architectural Composition 
Design Objective: Buildings positively contribute to a neighborhood's character 
and vision, express a coherent design concept, and are complementary to their 
immediate context in terms of overall design. 

 
• Design focused on Tacoma Ave S, especially at corner 
• Decorative metal screens along garage frontage 
• Color choices, including accent elements, reflective of First Pres. Church 
• Design does not appear to comply with many ground level building design 

standards 

Project Overview 

Context 

Development Plans 
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UDPR Criteria 

• Public Realm 

Departures 
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Recommendation 

UDPR250002 UDPR Criteria 
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Architectural Composition 

Staff Notes  
• North façade is likely to be 

highly visible for long term 
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Architectural Composition 

Project Overview 
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UDPR250002 UDPR Criteria 
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Architectural Composition 
Staff Notes 
• North façade design incorporates 

vertical accents using color and 
material change 

• Other articulation approaches not 
incorporated: windows/openings; 
different accents; modulation 
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UDPR250002 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.  
 
• Façade design includes large windows at lobby, covered entry, landscape 

planters & decorative metal screens along garage frontage at Tacoma Ave S 
• Design does not appear to comply with many ground level building design 

standards 
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Public Realm 
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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.  
 
• Façade design includes large windows at lobby, covered entry, landscape 

planters & decorative metal screens along garage frontage at Tacoma Ave S 
• Design does not appear to comply with many ground level building design 

standards 
 
Staff Notes & Recommended Guidance Statements 
• Active uses’ relationship with street should be enhanced Guidance Statement 

1 
• Compliance with ground level design standards would support this Objective 
• Development of metal screen should be coordinated with City Arts staff 

Guidance Statement 2 

Project Overview 

Context 
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• Public Realm 

Departures 
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Recommendation 

UDPR250002 UDPR Criteria 
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Cultural Vitality, Heritage and Creativity 
Design Objective: Development takes advantage of opportunities to reflect local 
history and culture in a manner that is respectful and appropriate. 
 
• Nods to adjacent First Presb. Church incorporated into design  
• Applicant proposes to work with an artist to design decorative metal screens 

with themes related to local history 
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Cultural Vitality, Heritage and Creativity 
Design Objective: Development takes advantage of opportunities to reflect local 
history and culture in a manner that is respectful and appropriate. 
 
• Nods to adjacent First Pres. Church incorporated into design  
• Applicant proposes to work with an artist to design decorative metal screens 

with themes related to local history 
 
Staff Notes & Recommended Guidance Statements 
• Potential Guidance related to north façade would further support 

responsiveness to First Pres. Church  
• Development of metal screen should be coordinated with City Arts staff 

Guidance Statement 2 

Project Overview 

Context 
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Code Analysis 

UDPR Criteria 

• Climate 
Responsiveness 

Departures 

Public Comments 

Recommendation 

UDPR250002 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 cites provision of bike parking exceeding minimum. 
 
Staff Notes & Recommended Guidance Statements 
• Enhancement of access and presence of bike parking at Tacoma Ave S 

Guidance Statement 1 
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UDPR250002 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 
One related to Ground Level Façade Details & Articulation 
13.06.100.D.3.a) requested but these standards are not applicable, only 
apply along Ped Streets 
 
Any other requests will need to be included at Final Design Advisory 
Note 1 
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UDPR250002 Public Comments 
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Public Comments 
Public notice to occupants and property owners within 400’ of project site was 
mailed May 27th  
Three comments were received – 1 was provided with the staff report but two were 
distributed at the meeting: 1 was omitted in error and 1 was received after staff 
report distribution 
 
Summary 
One was in support 
 
Two were opposed to the development  

Concerns raised included: 
• Parking 
• Tree retention 
• Impacts to access to sunlight 

Commenters recommend more parking, more green space (courtyard or 
setback), and addition of retail spaces 
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Staff Recommendation 
Staff recommends the Board approve or amend the draft June 26, 2025, CDR 
Guidance Report, including 2 Guidance Statements.  

 
Potential Main Motion 

I move the Urban Design Board approve the CDR Guidance Report, including 2 
Guidance Statements, as presented in the June 26, 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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Urban Design Board
June 26, 2025

UDPR250002 Concept Design 
Review 

6/26/2025 1Urban Design Studio | Urban Design Board 

• 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0002 Review Procedure 

2 Urban Design Studio | Urban Design Board 6/26/2025 
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UDPR250002 Overview 
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146 apartment units 
in a podium style 
multiunit building on 
a 0.55  acre site. The 
building is planned 
to be six stories of 
residential units 
above two levels 
containing the main 
entrance and lobby 
area, a pet wash 
room, parking, and 
bike storage. 

Project Overview 

• Location 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

 

 

UDPR250002 Overview 
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124 Tacoma Ave S 

NWC of Tacoma Ave S & S 
2nd st 

Site area: 24,000 sq ft 0.55 
ac) 
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UDPR250002 Overview 
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Zoning: DR 

FLUM Downtown RGC 

St Helens “character 
area” 

Nearest Ped Street(s): 

• Division Ave 

• N Tacoma Ave

Project Overview 
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• Context Map 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

 

UDPR250002 Context 
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Nearby uses and services: 
grocery, post office, public 
high school, 
food/beverage, automotive 
repair and shopping 

Nearby open space: Wright 
Park, Norton Memorial 
Park, Stadium HS athletic 
fields 

Nearby historic landmarks: 
First Presb. Church, 
Temple Theater, Wright 
Park/Conservatory & 
Statdium HS 

Served by Link light rail T Line 
and bus routes 11 Pt 
Defiance/Ferry) & 16 TCC 

Tacoma Ave S identified as 
“Transit Priority” street 
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Project Overview 
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UDPR250002 Context 
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Project Overview 

Context 
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• Site Plan 
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UDPR250002 Site Plan 
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Tacoma Ave S 
• Residential entrance and lobby 
• Access to bike parking, pet 

wash & garage 
• Secondary access to stairs  

S 2nd St

• Secondary access to stairs

Court F
• Garage entrance
• Utilities/trash access

Notable items
• Underground power lines in Court
• New street trees
* Full extent of offsite improvements TBD
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UDPR250002 Massing Concept 
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Project Overview 

Context 
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• Floor Plans 
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UDPR250002 Floor Plans 
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Floor 1

Programming 
• Residential 

entrance 
• Bike parking 
• Pet wash 
• Vehicle parking  
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UDPR250002 Floor Plans 

6/26/2025 15 Urban Design Studio | Urban Design Board 

Floor 2

Programming 
• Vehicle parking 
• Storage 
• Trash/utilities  
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Context 
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• Floor Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Floor Plans 
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Floor 3

Programming 
• Residential units 
• Fitenss amenity 

space 
• Courtyard  
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Floors 4-7

Programming 
• Residential units  
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• Floor Plans 

Code Analysis 
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Departures 

Public Comments 

Recommendation 

UDPR250002 Floor Plans 
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Floor 8

Programming 
• Residential units 
• Indoor/outdoor 

amenity space  
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Front 
Tacoma Ave S
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UDPR250002 Elevations 

6/26/2025 20 Urban Design Studio | Urban Design Board 

Side 
S 2nd St
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Project Overview 

Context 

Development Plans 

• Elevations 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Elevations 

6/26/2025 21 Urban Design Studio | Urban Design Board 

Rear 
Court F

Project Overview 

Context 

Development Plans 

• Elevations 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Elevations 

6/26/2025 22 Urban Design Studio | Urban Design Board 

Side 
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Project Overview 

Context 

Development Plans 

• Renderings 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Renderings 

6/26/2025 23 Urban Design Studio | Urban Design Board 

Front façade - Looking west

Project Overview 

Context 

Development Plans 

• Renderings 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Renderings 

6/26/2025 24 Urban Design Studio | Urban Design Board 

Southeast Corner – Looking northwest
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Project Overview 

Context 

Development Plans 

• Renderings 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Renderings 

6/26/2025 25 Urban Design Studio | Urban Design Board 

Southeast Corner – Lobby entrance

Project Overview 

Context 

Development Plans 

• Renderings 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Renderings 

6/26/2025 26 Urban Design Studio | Urban Design Board 

Southwest Corner – Looking northeast
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Project Overview 

Context 

Development Plans 

• Renderings 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Renderings 

6/26/2025 27 Urban Design Studio | Urban Design Board 

North façade – Looking south

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Code Analysis 

6/26/2025 28 Urban Design Studio | Urban Design Board 

Floor Area Ratio 

As-of-right: 2 FAR max; Design 
Features: 4 FAR max; TDR 6 FAR 
max 

Proposed: 4.62 FAR  2 (base) 2 
(structured parking) + 0.62 TDR 

Bicycle parking, min 

Required: 146 long-term, 7 short-
term 

Proposed: 150 long-term; 8 short-
term - Complies 

Parking, min 

Required: 105 stalls 

Proposed: 106 stalls - Complies 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Code Analysis 

6/26/2025 29 Urban Design Studio | Urban Design Board 

Off-site Improvements 

Street trees 
Existing trees were expected to be retained but will be replaced based on 
Arborist Report 

Required:  

Tacoma Ave S 8 small; 6 medium; or 4 large 

S 2nd St: 5 small; 4 medium; or 3 large 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Code Analysis 

6/26/2025 30 Urban Design Studio | Urban Design Board 

Building Design: Ground Level 
Façade details, weather protection, building orientation & entrances, 
transparency, blank walls 

None of applicable standards were addressed by applicant 

• “Façade detail & articulation” standards do not apply 
 

Many do not appear to be met: 

• Weather protection 50% of bldgs w/in 5’ of sidewalk – Tacoma 
Ave S  

• Covered entry depth (min. 6’) 

• Building transitions (grade change or shared “porch” space) 

• Blank wall at S 2nd St (landscaping or artwork) 
 

Advisory Note #1 (revise or request departure)  

Draft Guidance Statement #1 (design standards support suggested 
revisions) 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Code Analysis 

6/26/2025 31 Urban Design Studio | Urban Design Board 

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

None of applicable standards were addressed by applicant 

• “Historic resource” standard does not apply 
 

Some aspects do not appear to be met or only partially met: 

• Articulation Tipartite design – partial)  

• Mass reduction S 2nd St design) 

• Roofline design Deck railings at south wing comply but north wing contains 
no treatment) 

 

Advisory Note #1 (revise or request departure)  

Potential Guidance Statement RE North Façade (mass reduction and 
roofline design standards may support potential revisions) 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Site Planning 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 

6/26/2025 32 Urban Design Studio | Urban Design Board 

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 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Site Planning 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 

6/26/2025 33 Urban Design Studio | Urban Design Board 

Site Planning 
Design Objective: Development presents a 
unified site plan that achieves desirable 
urban form and is responsive to context.  
 
• Orientation to Tacoma Ave S is consistent with 

Code and desired urban design goals. 
• Limitation of access and utility services at 

Court F is also consistent 
 
Staff Notes & Recommended Guidance 
Statements 
• Tacoma Ave S is not a Pedestrian Street but is 

identified as a “Transit Priority” street. 
• Street-fronting bike parking and pet wash 

amenity identified as “active use” area but this 
does not translate at the street. Guidance 
Statement 1 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 

6/26/2025 34 Urban Design Studio | Urban Design Board 

Connectivity 
Design Objective: Development provides equitable 
and efficient access with an emphasis on active 
transportation and supports a coherent network of 
connections appropriate to its size. 

 
• Development provides equitable and efficient 

access along Tacoma Ave S but design could 
further support and emphasize active 
transporation. 

 
Staff Notes & Recommended Guidance Statements 
• Enhancement of access and presence of bike 

parking at Tacoma Ave S Guidance Statement 1 
• Related to supporting Climate Responsiveness 

Objective 

Example from UDPR Manual 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 

6/26/2025 35 Urban Design Studio | Urban Design Board 

Architectural Composition 
Design Objective: Buildings positively contribute to a neighborhood's character 
and vision, express a coherent design concept, and are complementary to their 
immediate context in terms of overall design. 

 
• Design focused on Tacoma Ave S, especially at corner 
• Decorative metal screens along garage frontage 
• Color choices, including accent elements, reflective of First Pres. Church 
• Design does not appear to comply with many ground level building design 

standards 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 

6/26/2025 36 Urban Design Studio | Urban Design Board 

Architectural Composition 

Staff Notes  
• North façade is likely to be 

highly visible for long term 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 

6/26/2025 37 Urban Design Studio | Urban Design Board 

Architectural Composition 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 

6/26/2025 38 Urban Design Studio | Urban Design Board 

Architectural Composition 
Staff Notes 
• North façade design incorporates 

vertical accents using color and 
material change 

• Other articulation approaches not 
incorporated: windows/openings; 
different accents; modulation 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 

6/26/2025 39 Urban Design Studio | Urban Design Board 

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.  
 
• Façade design includes large windows at lobby, covered entry, landscape 

planters & decorative metal screens along garage frontage at Tacoma Ave S 
• Design does not appear to comply with many ground level building design 

standards 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 

6/26/2025 40 Urban Design Studio | Urban Design Board 

Public Realm 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 

6/26/2025 41 Urban Design Studio | Urban Design Board 

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.  
 
• Façade design includes large windows at lobby, covered entry, landscape 

planters & decorative metal screens along garage frontage at Tacoma Ave S 
• Design does not appear to comply with many ground level building design 

standards 
 
Staff Notes & Recommended Guidance Statements 
• Active uses’ relationship with street should be enhanced Guidance Statement 

1 
• Compliance with ground level design standards would support this Objective 
• Development of metal screen should be coordinated with City Arts staff 

Guidance Statement 2 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 

6/26/2025 42 Urban Design Studio | Urban Design Board 

Cultural Vitality, Heritage and Creativity 
Design Objective: Development takes advantage of opportunities to reflect local 
history and culture in a manner that is respectful and appropriate. 
 
• Nods to adjacent First Presb. Church incorporated into design  
• Applicant proposes to work with an artist to design decorative metal screens 

with themes related to local history 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 

6/26/2025 43 Urban Design Studio | Urban Design Board 

Cultural Vitality, Heritage and Creativity 
Design Objective: Development takes advantage of opportunities to reflect local 
history and culture in a manner that is respectful and appropriate. 
 
• Nods to adjacent First Pres. Church incorporated into design  
• Applicant proposes to work with an artist to design decorative metal screens 

with themes related to local history 
 
Staff Notes & Recommended Guidance Statements 
• Potential Guidance related to north façade would further support 

responsiveness to First Pres. Church  
• Development of metal screen should be coordinated with City Arts staff 

Guidance Statement 2 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Climate 
Responsiveness 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 

6/26/2025 44 Urban Design Studio | Urban Design Board 

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 cites provision of bike parking exceeding minimum. 
 
Staff Notes & Recommended Guidance Statements 
• Enhancement of access and presence of bike parking at Tacoma Ave S 

Guidance Statement 1 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Departures 

6/26/2025 45 Urban Design Studio | Urban Design Board 

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 
One related to Ground Level Façade Details & Articulation 
13.06.100.D.3.a) requested but these standards are not applicable, only 
apply along Ped Streets 
 
Any other requests will need to be included at Final Design Advisory 
Note 1 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Public Comments 

6/26/2025 46 Urban Design Studio | Urban Design Board 

Public Comments 
Public notice to occupants and property owners within 400’ of project site was 
mailed May 27th  
Three comments were received – 1 was provided with the staff report but two were 
distributed at the meeting: 1 was omitted in error and 1 was received after staff 
report distribution 
 
Summary 
One was in support 
 
Two were opposed to the development  

Concerns raised included: 
• Parking 
• Tree retention 
• Impacts to access to sunlight 

Commenters recommend more parking, more green space (courtyard or 
setback), and addition of retail spaces 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Recommendation 

6/26/2025 47 Urban Design Studio | Urban Design Board 

Staff Recommendation 
Staff recommends the Board approve or amend the draft June 26, 2025, CDR 
Guidance Report, including 2 Guidance Statements.  

 
Potential Main Motion 

I move the Urban Design Board approve the CDR Guidance Report, including 2 
Guidance Statements, as presented in the June 26, 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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Urban Design Board
June 26, 2025

UDPR250002 Concept Design 
Review 

6/26/2025 1Urban Design Studio | Urban Design Board 

• 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0002 Review Procedure 

2 Urban Design Studio | Urban Design Board 6/26/2025 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

 

UDPR250002 Overview 

6/26/2025 3 Urban Design Studio | Urban Design Board 

146 apartment units 
in a podium style 
multiunit building on 
a 0.55  acre site. The 
building is planned 
to be six stories of 
residential units 
above two levels 
containing the main 
entrance and lobby 
area, a pet wash 
room, parking, and 
bike storage. 

Project Overview 

• Location 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

 

 

UDPR250002 Overview 

6/26/2025 4 Urban Design Studio | Urban Design Board 

124 Tacoma Ave S 

NWC of Tacoma Ave S & S 
2nd st 

Site area: 24,000 sq ft 0.55 
ac) 
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Project Overview 

• Zoning/Land Use 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

 

 

 

UDPR250002 Overview 

6/26/2025 5 Urban Design Studio | Urban Design Board 

Zoning: DR 

FLUM Downtown RGC 

St Helens “character 
area” 

Nearest Ped Street(s): 

• Division Ave 

• N Tacoma Ave

Project Overview 

Context 

• Context Map 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

 

UDPR250002 Context 

6/26/2025 6 Urban Design Studio | Urban Design Board 

Nearby uses and services: 
grocery, post office, public 
high school, 
food/beverage, automotive 
repair and shopping 

Nearby open space: Wright 
Park, Norton Memorial 
Park, Stadium HS athletic 
fields 

Nearby historic landmarks: 
First Presb. Church, 
Temple Theater, Wright 
Park/Conservatory & 
Statdium HS 

Served by Link light rail T Line 
and bus routes 11 Pt 
Defiance/Ferry) & 16 TCC 

Tacoma Ave S identified as 
“Transit Priority” street 
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Project Overview 

Context 

• Site Photo 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Context 

6/26/2025 7 Urban Design Studio | Urban Design Board 

Project Overview 

Context 

• Site Photo 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Context 

6/26/2025 8 Urban Design Studio | Urban Design Board 
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Project Overview 

Context 

• Context Photos 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Context 

6/26/2025 9 Urban Design Studio | Urban Design Board 

Project Overview 

Context 

• Context Photos 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Context 

6/26/2025 10 Urban Design Studio | Urban Design Board 
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Project Overview 

Context 

• Context Photos 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Context 

6/26/2025 11 Urban Design Studio | Urban Design Board 

Project Overview 

Context 

Development Plans 

• Site Plan 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Site Plan 

6/26/2025 12 Urban Design Studio | Urban Design Board 

Tacoma Ave S 
• Residential entrance and lobby 
• Access to bike parking, pet 

wash & garage 
• Secondary access to stairs  

S 2nd St

• Secondary access to stairs

Court F
• Garage entrance
• Utilities/trash access

Notable items
• Underground power lines in Court
• New street trees
* 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0002 Massing Concept 

6/26/2025 13 Urban Design Studio | Urban Design Board 

Project Overview 

Context 

Development Plans 

• Floor Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Floor Plans 

6/26/2025 14 Urban Design Studio | Urban Design Board 

Floor 1

Programming 
• Residential 

entrance 
• Bike parking 
• Pet wash 
• Vehicle parking  
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Project Overview 

Context 

Development Plans 

• Floor Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Floor Plans 

6/26/2025 15 Urban Design Studio | Urban Design Board 

Floor 2

Programming 
• Vehicle parking 
• Storage 
• Trash/utilities  
 

Project Overview 

Context 

Development Plans 

• Floor Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Floor Plans 

6/26/2025 16 Urban Design Studio | Urban Design Board 

Floor 3

Programming 
• Residential units 
• Fitenss amenity 

space 
• Courtyard  
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Project Overview 

Context 

Development Plans 

• Floor Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Floor Plans 

6/26/2025 17 Urban Design Studio | Urban Design Board 

Floors 4-7

Programming 
• Residential units  
 

Project Overview 

Context 

Development Plans 

• Floor Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Floor Plans 

6/26/2025 18 Urban Design Studio | Urban Design Board 

Floor 8

Programming 
• Residential units 
• Indoor/outdoor 

amenity space  
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Project Overview 

Context 

Development Plans 

• Elevations 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Elevations 

6/26/2025 19 Urban Design Studio | Urban Design Board 

Front 
Tacoma Ave S

Project Overview 

Context 

Development Plans 

• Elevations 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Elevations 

6/26/2025 20 Urban Design Studio | Urban Design Board 

Side 
S 2nd St
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Project Overview 

Context 

Development Plans 

• Elevations 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Elevations 

6/26/2025 21 Urban Design Studio | Urban Design Board 

Rear 
Court F

Project Overview 

Context 

Development Plans 

• Elevations 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Elevations 

6/26/2025 22 Urban Design Studio | Urban Design Board 

Side 
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Project Overview 

Context 

Development Plans 

• Renderings 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Renderings 

6/26/2025 23 Urban Design Studio | Urban Design Board 

Front façade - Looking west

Project Overview 

Context 

Development Plans 

• Renderings 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Renderings 

6/26/2025 24 Urban Design Studio | Urban Design Board 

Southeast Corner – Looking northwest
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• Renderings 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Renderings 

6/26/2025 25 Urban Design Studio | Urban Design Board 

Southeast Corner – Lobby entrance

Project Overview 

Context 

Development Plans 

• Renderings 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Renderings 

6/26/2025 26 Urban Design Studio | Urban Design Board 

Southwest Corner – Looking northeast
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Project Overview 

Context 

Development Plans 

• Renderings 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Renderings 

6/26/2025 27 Urban Design Studio | Urban Design Board 

North façade – Looking south

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Code Analysis 

6/26/2025 28 Urban Design Studio | Urban Design Board 

Floor Area Ratio 

As-of-right: 2 FAR max; Design 
Features: 4 FAR max; TDR 6 FAR 
max 

Proposed: 4.62 FAR  2 (base) 2 
(structured parking) + 0.62 TDR 

Bicycle parking, min 

Required: 146 long-term, 7 short-
term 

Proposed: 150 long-term; 8 short-
term - Complies 

Parking, min 

Required: 105 stalls 

Proposed: 106 stalls - Complies 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Code Analysis 

6/26/2025 29 Urban Design Studio | Urban Design Board 

Off-site Improvements 

Street trees 
Existing trees were expected to be retained but will be replaced based on 
Arborist Report 

Required:  

Tacoma Ave S 8 small; 6 medium; or 4 large 

S 2nd St: 5 small; 4 medium; or 3 large 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Code Analysis 

6/26/2025 30 Urban Design Studio | Urban Design Board 

Building Design: Ground Level 
Façade details, weather protection, building orientation & entrances, 
transparency, blank walls 

None of applicable standards were addressed by applicant 

• “Façade detail & articulation” standards do not apply 
 

Many do not appear to be met: 

• Weather protection 50% of bldgs w/in 5’ of sidewalk – Tacoma 
Ave S  

• Covered entry depth (min. 6’) 

• Building transitions (grade change or shared “porch” space) 

• Blank wall at S 2nd St (landscaping or artwork) 
 

Advisory Note #1 (revise or request departure)  

Draft Guidance Statement #1 (design standards support suggested 
revisions) 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Code Analysis 

6/26/2025 31 Urban Design Studio | Urban Design Board 

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

None of applicable standards were addressed by applicant 

• “Historic resource” standard does not apply 
 

Some aspects do not appear to be met or only partially met: 

• Articulation Tipartite design – partial)  

• Mass reduction S 2nd St design) 

• Roofline design Deck railings at south wing comply but north wing contains 
no treatment) 

 

Advisory Note #1 (revise or request departure)  

Potential Guidance Statement RE North Façade (mass reduction and 
roofline design standards may support potential revisions) 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Site Planning 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 

6/26/2025 32 Urban Design Studio | Urban Design Board 

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 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Site Planning 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 

6/26/2025 33 Urban Design Studio | Urban Design Board 

Site Planning 
Design Objective: Development presents a 
unified site plan that achieves desirable 
urban form and is responsive to context.  
 
• Orientation to Tacoma Ave S is consistent with 

Code and desired urban design goals. 
• Limitation of access and utility services at 

Court F is also consistent 
 
Staff Notes & Recommended Guidance 
Statements 
• Tacoma Ave S is not a Pedestrian Street but is 

identified as a “Transit Priority” street. 
• Street-fronting bike parking and pet wash 

amenity identified as “active use” area but this 
does not translate at the street. Guidance 
Statement 1 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 

6/26/2025 34 Urban Design Studio | Urban Design Board 

Connectivity 
Design Objective: Development provides equitable 
and efficient access with an emphasis on active 
transportation and supports a coherent network of 
connections appropriate to its size. 

 
• Development provides equitable and efficient 

access along Tacoma Ave S but design could 
further support and emphasize active 
transporation. 

 
Staff Notes & Recommended Guidance Statements 
• Enhancement of access and presence of bike 

parking at Tacoma Ave S Guidance Statement 1 
• Related to supporting Climate Responsiveness 

Objective 

Example from UDPR Manual 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 

6/26/2025 35 Urban Design Studio | Urban Design Board 

Architectural Composition 
Design Objective: Buildings positively contribute to a neighborhood's character 
and vision, express a coherent design concept, and are complementary to their 
immediate context in terms of overall design. 

 
• Design focused on Tacoma Ave S, especially at corner 
• Decorative metal screens along garage frontage 
• Color choices, including accent elements, reflective of First Pres. Church 
• Design does not appear to comply with many ground level building design 

standards 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 

6/26/2025 36 Urban Design Studio | Urban Design Board 

Architectural Composition 

Staff Notes  
• North façade is likely to be 

highly visible for long term 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 
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Architectural Composition 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 
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Architectural Composition 
Staff Notes 
• North façade design incorporates 

vertical accents using color and 
material change 

• Other articulation approaches not 
incorporated: windows/openings; 
different accents; modulation 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 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.  
 
• Façade design includes large windows at lobby, covered entry, landscape 

planters & decorative metal screens along garage frontage at Tacoma Ave S 
• Design does not appear to comply with many ground level building design 

standards 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 

6/26/2025 40 Urban Design Studio | Urban Design Board 

Public Realm 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 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.  
 
• Façade design includes large windows at lobby, covered entry, landscape 

planters & decorative metal screens along garage frontage at Tacoma Ave S 
• Design does not appear to comply with many ground level building design 

standards 
 
Staff Notes & Recommended Guidance Statements 
• Active uses’ relationship with street should be enhanced Guidance Statement 

1 
• Compliance with ground level design standards would support this Objective 
• Development of metal screen should be coordinated with City Arts staff 

Guidance Statement 2 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 
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Cultural Vitality, Heritage and Creativity 
Design Objective: Development takes advantage of opportunities to reflect local 
history and culture in a manner that is respectful and appropriate. 
 
• Nods to adjacent First Presb. Church incorporated into design  
• Applicant proposes to work with an artist to design decorative metal screens 

with themes related to local history 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 

6/26/2025 43 Urban Design Studio | Urban Design Board 

Cultural Vitality, Heritage and Creativity 
Design Objective: Development takes advantage of opportunities to reflect local 
history and culture in a manner that is respectful and appropriate. 
 
• Nods to adjacent First Pres. Church incorporated into design  
• Applicant proposes to work with an artist to design decorative metal screens 

with themes related to local history 
 
Staff Notes & Recommended Guidance Statements 
• Potential Guidance related to north façade would further support 

responsiveness to First Pres. Church  
• Development of metal screen should be coordinated with City Arts staff 

Guidance Statement 2 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Climate 
Responsiveness 

Departures 

Public Comments 

Recommendation 

UDPR250002 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 cites provision of bike parking exceeding minimum. 
 
Staff Notes & Recommended Guidance Statements 
• Enhancement of access and presence of bike parking at Tacoma Ave S 

Guidance Statement 1 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Departures 

6/26/2025 45 Urban Design Studio | Urban Design Board 

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 
One related to Ground Level Façade Details & Articulation 
13.06.100.D.3.a) requested but these standards are not applicable, only 
apply along Ped Streets 
 
Any other requests will need to be included at Final Design Advisory 
Note 1 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Public Comments 

6/26/2025 46 Urban Design Studio | Urban Design Board 

Public Comments 
Public notice to occupants and property owners within 400’ of project site was 
mailed May 27th  
Three comments were received – 1 was provided with the staff report but two were 
distributed at the meeting: 1 was omitted in error and 1 was received after staff 
report distribution 
 
Summary 
One was in support 
 
Two were opposed to the development  

Concerns raised included: 
• Parking 
• Tree retention 
• Impacts to access to sunlight 

Commenters recommend more parking, more green space (courtyard or 
setback), and addition of retail spaces 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Recommendation 

6/26/2025 47 Urban Design Studio | Urban Design Board 

Staff Recommendation 
Staff recommends the Board approve or amend the draft June 26, 2025, CDR 
Guidance Report, including 2 Guidance Statements.  

 
Potential Main Motion 

I move the Urban Design Board approve the CDR Guidance Report, including 2 
Guidance Statements, as presented in the June 26, 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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Urban Design Board
June 26, 2025

UDPR250002 Concept Design 
Review 

6/26/2025 1Urban Design Studio | Urban Design Board 

• 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0002 Review Procedure 

2 Urban Design Studio | Urban Design Board 6/26/2025 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

 

UDPR250002 Overview 

6/26/2025 3 Urban Design Studio | Urban Design Board 

146 apartment units 
in a podium style 
multiunit building on 
a 0.55  acre site. The 
building is planned 
to be six stories of 
residential units 
above two levels 
containing the main 
entrance and lobby 
area, a pet wash 
room, parking, and 
bike storage. 

Project Overview 

• Location 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

 

 

UDPR250002 Overview 

6/26/2025 4 Urban Design Studio | Urban Design Board 

124 Tacoma Ave S 

NWC of Tacoma Ave S & S 
2nd st 

Site area: 24,000 sq ft 0.55 
ac) 
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Project Overview 

• Zoning/Land Use 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

 

 

 

UDPR250002 Overview 

6/26/2025 5 Urban Design Studio | Urban Design Board 

Zoning: DR 

FLUM Downtown RGC 

St Helens “character 
area” 

Nearest Ped Street(s): 

• Division Ave 

• N Tacoma Ave

Project Overview 

Context 

• Context Map 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

 

UDPR250002 Context 

6/26/2025 6 Urban Design Studio | Urban Design Board 

Nearby uses and services: 
grocery, post office, public 
high school, 
food/beverage, automotive 
repair and shopping 

Nearby open space: Wright 
Park, Norton Memorial 
Park, Stadium HS athletic 
fields 

Nearby historic landmarks: 
First Presb. Church, 
Temple Theater, Wright 
Park/Conservatory & 
Statdium HS 

Served by Link light rail T Line 
and bus routes 11 Pt 
Defiance/Ferry) & 16 TCC 

Tacoma Ave S identified as 
“Transit Priority” street 
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Project Overview 

Context 

• Site Photo 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Context 
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Project Overview 

Context 

• Site Photo 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Context 

6/26/2025 8 Urban Design Studio | Urban Design Board 
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Project Overview 

Context 

• Context Photos 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Context 
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Project Overview 

Context 

• Context Photos 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Context 

6/26/2025 10 Urban Design Studio | Urban Design Board 
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Project Overview 

Context 

• Context Photos 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Context 

6/26/2025 11 Urban Design Studio | Urban Design Board 

Project Overview 

Context 

Development Plans 

• Site Plan 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Site Plan 

6/26/2025 12 Urban Design Studio | Urban Design Board 

Tacoma Ave S 
• Residential entrance and lobby 
• Access to bike parking, pet 

wash & garage 
• Secondary access to stairs  

S 2nd St

• Secondary access to stairs

Court F
• Garage entrance
• Utilities/trash access

Notable items
• Underground power lines in Court
• New street trees
* 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0002 Massing Concept 
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Project Overview 

Context 

Development Plans 

• Floor Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Floor Plans 

6/26/2025 14 Urban Design Studio | Urban Design Board 

Floor 1

Programming 
• Residential 

entrance 
• Bike parking 
• Pet wash 
• Vehicle parking  

13

14



6/26/2025

8

Project Overview 

Context 

Development Plans 

• Floor Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Floor Plans 

6/26/2025 15 Urban Design Studio | Urban Design Board 

Floor 2

Programming 
• Vehicle parking 
• Storage 
• Trash/utilities  
 

Project Overview 

Context 

Development Plans 

• Floor Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Floor Plans 

6/26/2025 16 Urban Design Studio | Urban Design Board 

Floor 3

Programming 
• Residential units 
• Fitenss amenity 

space 
• Courtyard  
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Project Overview 

Context 

Development Plans 

• Floor Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Floor Plans 

6/26/2025 17 Urban Design Studio | Urban Design Board 

Floors 4-7

Programming 
• Residential units  
 

Project Overview 

Context 

Development Plans 

• Floor Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Floor Plans 

6/26/2025 18 Urban Design Studio | Urban Design Board 

Floor 8

Programming 
• Residential units 
• Indoor/outdoor 

amenity space  
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Project Overview 

Context 

Development Plans 

• Elevations 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Elevations 

6/26/2025 19 Urban Design Studio | Urban Design Board 

Front 
Tacoma Ave S

Project Overview 

Context 

Development Plans 

• Elevations 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Elevations 

6/26/2025 20 Urban Design Studio | Urban Design Board 

Side 
S 2nd St
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Project Overview 

Context 

Development Plans 

• Elevations 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Elevations 
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Rear 
Court F

Project Overview 

Context 

Development Plans 

• Elevations 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Elevations 

6/26/2025 22 Urban Design Studio | Urban Design Board 

Side 
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Project Overview 

Context 

Development Plans 

• Renderings 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Renderings 

6/26/2025 23 Urban Design Studio | Urban Design Board 

Front façade - Looking west

Project Overview 

Context 

Development Plans 

• Renderings 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Renderings 

6/26/2025 24 Urban Design Studio | Urban Design Board 

Southeast Corner – Looking northwest
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Project Overview 

Context 

Development Plans 

• Renderings 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Renderings 
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Southeast Corner – Lobby entrance

Project Overview 

Context 

Development Plans 

• Renderings 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Renderings 

6/26/2025 26 Urban Design Studio | Urban Design Board 

Southwest Corner – Looking northeast
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Project Overview 

Context 

Development Plans 

• Renderings 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Renderings 
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North façade – Looking south

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Code Analysis 

6/26/2025 28 Urban Design Studio | Urban Design Board 

Floor Area Ratio 

As-of-right: 2 FAR max; Design 
Features: 4 FAR max; TDR 6 FAR 
max 

Proposed: 4.62 FAR  2 (base) 2 
(structured parking) + 0.62 TDR 

Bicycle parking, min 

Required: 146 long-term, 7 short-
term 

Proposed: 150 long-term; 8 short-
term - Complies 

Parking, min 

Required: 105 stalls 

Proposed: 106 stalls - Complies 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Code Analysis 

6/26/2025 29 Urban Design Studio | Urban Design Board 

Off-site Improvements 

Street trees 
Existing trees were expected to be retained but will be replaced based on 
Arborist Report 

Required:  

Tacoma Ave S 8 small; 6 medium; or 4 large 

S 2nd St: 5 small; 4 medium; or 3 large 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Code Analysis 

6/26/2025 30 Urban Design Studio | Urban Design Board 

Building Design: Ground Level 
Façade details, weather protection, building orientation & entrances, 
transparency, blank walls 

None of applicable standards were addressed by applicant 

• “Façade detail & articulation” standards do not apply 
 

Many do not appear to be met: 

• Weather protection 50% of bldgs w/in 5’ of sidewalk – Tacoma 
Ave S  

• Covered entry depth (min. 6’) 

• Building transitions (grade change or shared “porch” space) 

• Blank wall at S 2nd St (landscaping or artwork) 
 

Advisory Note #1 (revise or request departure)  

Draft Guidance Statement #1 (design standards support suggested 
revisions) 

29

30



6/26/2025

16

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

Departures 

Public Comments 

Recommendation 

UDPR250002 Code Analysis 

6/26/2025 31 Urban Design Studio | Urban Design Board 

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

None of applicable standards were addressed by applicant 

• “Historic resource” standard does not apply 
 

Some aspects do not appear to be met or only partially met: 

• Articulation Tipartite design – partial)  

• Mass reduction S 2nd St design) 

• Roofline design Deck railings at south wing comply but north wing contains 
no treatment) 

 

Advisory Note #1 (revise or request departure)  

Potential Guidance Statement RE North Façade (mass reduction and 
roofline design standards may support potential revisions) 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Site Planning 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 

6/26/2025 32 Urban Design Studio | Urban Design Board 

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 
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Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Site Planning 

Departures 

Public Comments 

Recommendation 

UDPR250002 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 Tacoma Ave S is consistent with 

Code and desired urban design goals. 
• Limitation of access and utility services at 

Court F is also consistent 
 
Staff Notes & Recommended Guidance 
Statements 
• Tacoma Ave S is not a Pedestrian Street but is 

identified as a “Transit Priority” street. 
• Street-fronting bike parking and pet wash 

amenity identified as “active use” area but this 
does not translate at the street. Guidance 
Statement 1 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 
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Connectivity 
Design Objective: Development provides equitable 
and efficient access with an emphasis on active 
transportation and supports a coherent network of 
connections appropriate to its size. 

 
• Development provides equitable and efficient 

access along Tacoma Ave S but design could 
further support and emphasize active 
transporation. 

 
Staff Notes & Recommended Guidance Statements 
• Enhancement of access and presence of bike 

parking at Tacoma Ave S Guidance Statement 1 
• Related to supporting Climate Responsiveness 

Objective 

Example from UDPR Manual 
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Project Overview 
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Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 
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Architectural Composition 
Design Objective: Buildings positively contribute to a neighborhood's character 
and vision, express a coherent design concept, and are complementary to their 
immediate context in terms of overall design. 

 
• Design focused on Tacoma Ave S, especially at corner 
• Decorative metal screens along garage frontage 
• Color choices, including accent elements, reflective of First Pres. Church 
• Design does not appear to comply with many ground level building design 

standards 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 
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Architectural Composition 

Staff Notes  
• North façade is likely to be 

highly visible for long term 
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• Public Realm 
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Recommendation 

UDPR250002 UDPR Criteria 
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Architectural Composition 

Project Overview 

Context 

Development Plans 

Code Analysis 

UDPR Criteria 

• Public Realm 

Departures 

Public Comments 

Recommendation 

UDPR250002 UDPR Criteria 
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Architectural Composition 
Staff Notes 
• North façade design incorporates 

vertical accents using color and 
material change 

• Other articulation approaches not 
incorporated: windows/openings; 
different accents; modulation 
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• Public Realm 

Departures 
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Recommendation 

UDPR250002 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.  
 
• Façade design includes large windows at lobby, covered entry, landscape 

planters & decorative metal screens along garage frontage at Tacoma Ave S 
• Design does not appear to comply with many ground level building design 

standards 
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Public Realm 
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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.  
 
• Façade design includes large windows at lobby, covered entry, landscape 

planters & decorative metal screens along garage frontage at Tacoma Ave S 
• Design does not appear to comply with many ground level building design 

standards 
 
Staff Notes & Recommended Guidance Statements 
• Active uses’ relationship with street should be enhanced Guidance Statement 

1 
• Compliance with ground level design standards would support this Objective 
• Development of metal screen should be coordinated with City Arts staff 

Guidance Statement 2 
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Cultural Vitality, Heritage and Creativity 
Design Objective: Development takes advantage of opportunities to reflect local 
history and culture in a manner that is respectful and appropriate. 
 
• Nods to adjacent First Presb. Church incorporated into design  
• Applicant proposes to work with an artist to design decorative metal screens 

with themes related to local history 
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Cultural Vitality, Heritage and Creativity 
Design Objective: Development takes advantage of opportunities to reflect local 
history and culture in a manner that is respectful and appropriate. 
 
• Nods to adjacent First Pres. Church incorporated into design  
• Applicant proposes to work with an artist to design decorative metal screens 

with themes related to local history 
 
Staff Notes & Recommended Guidance Statements 
• Potential Guidance related to north façade would further support 

responsiveness to First Pres. Church  
• Development of metal screen should be coordinated with City Arts staff 

Guidance Statement 2 
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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 cites provision of bike parking exceeding minimum. 
 
Staff Notes & Recommended Guidance Statements 
• Enhancement of access and presence of bike parking at Tacoma Ave S 

Guidance Statement 1 
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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 
One related to Ground Level Façade Details & Articulation 
13.06.100.D.3.a) requested but these standards are not applicable, only 
apply along Ped Streets 
 
Any other requests will need to be included at Final Design Advisory 
Note 1 
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Public Comments 
Public notice to occupants and property owners within 400’ of project site was 
mailed May 27th  
Three comments were received – 1 was provided with the staff report but two were 
distributed at the meeting: 1 was omitted in error and 1 was received after staff 
report distribution 
 
Summary 
One was in support 
 
Two were opposed to the development  

Concerns raised included: 
• Parking 
• Tree retention 
• Impacts to access to sunlight 

Commenters recommend more parking, more green space (courtyard or 
setback), and addition of retail spaces 
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Staff Recommendation 
Staff recommends the Board approve or amend the draft June 26, 2025, CDR 
Guidance Report, including 2 Guidance Statements.  

 
Potential Main Motion 

I move the Urban Design Board approve the CDR Guidance Report, including 2 
Guidance Statements, as presented in the June 26, 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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