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UDPR25-0002: Overview

Overview 124 Tacoma Ave S

NWC of Tacoma Ave S
& S 2ndst

Site area: 24,000 sq ft
(0.55 ac)

146 apartment units

Six stories of residential units above

two level podium containing entrance
lobby, vehicle parking, bike storage &
pet wash.
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UDPR25-0002: Context

CITY OF

Tacoma

Nearby community assets:
Context * TlLine, bus routes 11 & 16
* Stadium business district
*  Wright Park

* Stadium HS

* Landmarks: First Presb.
Church, Temple Theater

Street designations:
e Tacoma Ave S — “Transit
Priority”
* Division Ave — Pedestrian

* N Tacoma Ave — Pedestrian

10/16/2025

UDPR25-0002: Context

CITY OF
Tacoma
Context
* Site Photos
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UDPR25-0002: Context

Context
 Site Photos
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UDPR25-0002: Building Design

Development Plans
* Building Design

[so
BUILDING]

East Elevation - Tacoma Ave S
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Development Plans
* Building Design
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UDPR25-0002: Building Design

Development Plans
* Building Design
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UDPR25-0002: Floor Plans

Overview

Context

Development Plans
* Floor Plans

Code Analysis &
Departures

UDPR Criteria
Guidance Response

Recommendation

10/16/2025

&

CITY OF

Tacoma

F1
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UDPR25-0002: Floor Plans

Overview

Context

Development Plans
* Floor Plans

Code Analysis &
Departures

UDPR Criteria
Guidance Response

Recommendation

10/16/2025

&

CITY OF

Tacoma
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UDPR25-0002: code Analysis & Departures "9” -

The building conforms to Code requirements except for two requested Departures

* Building Transition (TMC 13.06.100.D.3.d(3))
Code Analysis & * Mass Reduction (TMC 13.06.100.D.4.b(1))
Departures

Departure Criteria
Demonstrate the proposed design:

1) Provides equal or superior results to the requirement from which relief is sought in
terms of quantity, quality, location, and functon.

2) Allows the design to better address the general criteria for Urban Design Project
Review approval.
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Building Transition
Code requirement
* Grade change

Code Analysis & *  Min. 2 ft.
Departures

e Transition area

I
|
it
?i‘
e Min. 8 ft. depth & ;
width dimensions =
o
e
2

Proposed: Transition area
8 ft deep, 11.5 ft wide

Staff finds the proposed design provides equal or superior results to the requirement
from which relief is sought in terms of quality and function
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Mass Reduction — S 29 St.
Code requirement

Choice of:
Code Analysis & e Horizontal modulation
Departures * 5 ft. stepback, 5t floor and
up

e Vertical modulation

e Min. 20 ft. depth & 30 ft.
width

Proposed: Smaller modulation & T ) ‘ b
flexibility to respond to north facade
guidance

Staff finds the proposed design provides equal or superior results to the requirement
from which relief is sought in terms of quality and function
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UDPR25-0002: UDPR Criteria

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.

UDPR Criteria « Site Planning
¢ Connectivity

¢ Architectural Composition

* Public Realm

* Open Space

* Cultural Vitality, Heritage, and Creativity

¢ Climate Responsiveness
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UDPR Criteria

10/16/2025

UDPR25-0002: UDPR Criteria

Concept Design Review Guidance Report

Preliminary compliance with the UDPR Design Objectives were considered at the
time of Concept Design Review. At that time, the Board issued a Guidance Report
containing Guidance Statements.

These Guidance Statements address deficiencies or weaknesses related to
proposal’s compliance with the Design Objectives identified by the Board.

If the Final Design under review today sufficiently addresses the Guidance
Statements, the proposal should be found to meet the Objectives.

Additionally, conditions may be applied if deemed necessary to ensure compliance

with the Objectives.
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Guidance Response
* Statement #1

10/16/2025

Statement #1 — Ground Level
Distinguish “active” uses
from parking
* Provide finished
interior space
* Fagade treatments

Condition of Approval #3
extends fagade treatment
differentiation

Supports: Site Planning,
Connectivity, Architectural
Composition, Public Realm &
Climate Responsiveness

.
Concept Design

Final Design
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Statement #2 — Screen Artwork
Requires consultation with City
arts staff to guide engagement
and artist selection for
decorative panel design.

Condition of Approval #4 ties
design to building permit and

Guidance Response installation to C of O.

* Statement #2 Supports: Public Realm &

Cultural Vitality, Heritage &
Creativity
| T
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UDPR25-0002: Guidance Response

Statement #3 — Landscaping/Open Space i
* Minimize planting near entry g ¢

* Preference large/medium street 1 | N E62 “"_',
trees oo I @)

* Consider retention of street tree #4 o340 /<

Retained landscaping at entry is proposed. n/‘ B

Guidance Response | Street trees are to be med/large and
existing tree #4 is proposed to be retained.

* Statement #3

Supports: Public Realm, Open Space &
Climate Responsiveness
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UDPR25-0002: Guidance Response

Guidance Response
* Statement #3
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UDPR25-0002: Guidance Response

Statement #3 — Landscaping/Open Space
* Planter boxes are to be durable
* Improve courtyard/street
relationship

Condition of Approval #5 specifies
performance requirements for planters.

Guidance Response Courtyard wall was replaced with glass
railing.

* Statement #3

Supports: Public Realm, Open Space &
Climate Responsiveness
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Statement #4 — Building Design
*  Podium & middle articulation

Condition of Approval #6 addresses how
middle cladding should reslove at podium
— eliminating narrow gaps

South Elevation

Supports: Architectural Composition &
Guidance Response Cultural Vitality, Heritage & Creativity

* Statement #4

East Elevation
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UDPR25-0002: Guidance Response

Statement #4 — Building Design
* North elevation relationship to First
Presbyterian Church campus
* Consider horizontal modulation at
north wing
e §2n St modulation departure

PROPERTY LINE

== |

Upper floors were shifted from property
Guidance Response line and windows were added.

* Statement #4 Supports: Architectural Composition &
Cultural Vitality, Heritage & Creativity

P b o Sl Bl o

TACOMA AVE § AL

North Elevation
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Guidance Response
* Statement #4
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View looking south

24

Guidance Response
* Statement #4
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Guidance Response
* Statement #4

10/16/2025
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UDPR25-0002: Guidance Response

Statement #4 — Building Design
* Roofline articulation

Overhang “brow” was added above 2" St balcony.

Parapets at dark colored panels were raised.

Supports: Architectural Composition & Cultural Vitality,
Heritage & Creativity

West Elevation

Concapt Design
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Guidance Response
* Statement #5

10/16/2025

Statement #5 — Architecture/Materials

¢ Metal panels/storefront address visibility,
lighting, and vehicle barriers.

* Consider if weather protection should be
raised.

¢ Mechanical equipment/intake/exhaust are
integrated into the design.

* Consider use of more vibrant materials and
colors.

Vehicle barriers will be cable and visibility through
panels will vary depending on design.

Condition of Approval #7 establishes requirements
for mechanical systems.

Supports: Architectural Composition & Public Realm

Urban Design Studio | Urban Design Board
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UDPR25-0002: Recommendation

Staff finds the proposal, as conditioned, is consistent with the Guidance Statements and that the
Urban Design Objectives and UDPR criteria are satisfied.

Staff recommends the Board approve UDPR25-0002 Final Design subject to seven (7) conditions.

Potential Main Motion
I move to approve the UDPR25-0002 Final Design materials subject to the seven (7)
conditions presented in the October 16, 2025, staff report.

Recommendation
Potential Amendment Motions
I move to...
e ..amend Condition “_" to read...
e ..add a Condition to read...
e ..remove Condition “_"
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UDPR25-0001: Overview

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

nj

cay
{1
il il
L

T BL-LT
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UDPR25-0001: Overview

Project Overview 3917 N 26t St
* Location NE Corner N 26t St & N Madison St
Site area: 17,809 sq ft (0.4 ac)

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

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

Served by bus routes 16 & 11

Future redevelopment of Mason
United Methodist church
(one block north)
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UDPR25-0001: Site Plan

T e

I ] o

| 1
PROPOSED
BUILDING

N 26TH STREET

N 26t St
. Residential entrance and lobby (3)
. Commercial entrance (4)

Development Plans

i N Madison St

* Site Plan . Garage entrance (2)
. Utilities/trash access & staging (5)
. Pet wash access
. Secondary residential entrance
Notable items @
* No alley access %E
* Existing power pole at corner w/ g

landscaping & benches é

¢ New street trees
¢ Expanded curb area w/ bus stop
* Full extent of offsite improvements
TBD -
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UDPR25-0001: Renderings

Development Plans
* Renderings

10/16/2025

e — w .| G G

Southwest Corner — Looking northeast
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UDPR25-0001: Renderings

Development Plans
* Renderings

10/16/2025

g !
i !
AN

South Fagade - Looking northwest
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UDPR25-0001: Renderings

Development Plans
* Renderings

South Fagade - Looking northwest Landscape Feature Wall detail
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UDPR25-0001: code Analysis & Departure

Overview The building conforms to Code requirements except for one requested Departure
Context

Development Plans * Mass Reduction (TMC13.06.100.B.4.b)

Code Analysis & Departure

UDPR Criteria Departure Criteria

Guidance Response Demonstrate the proposed design:

Recommendation . . . . L .
1) Provides equal or superior results to the requirement from which relief is sought in

terms of quantity, quality, location, and functon.

2) Allows the design to better address the general criteria for Urban Design Project
Review approval.
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Code Analysis & Departure

10/16/2025

Building Design S REQURED STEP BACK
ATR4-RSONLY
Ground Level: Fagade details, weather i /

protection, building orientation & —-K\ i
entrances, transparency, blank walls SN ) = REQURED STeP BACK

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

Complies except a departure is
requested related to Mass
Reduction 25TH (PEDESTRIAN STREET)
REQUIRES MODULATION- BOTH
;FST'EFWMH#D\B?TDL

MODULATION
One distint design slemert of no more

Staff finds the proposed design provides equal or e e
superior results to the requirement from which relief s
is sought in terms of quality and function
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UDPR25-0001: UDPR Criteria

UDPR Criteria

10/16/2025

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

Urban Design Studio | Urban Design Board
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UDPR25-0001: UDPR Criteria

Concept Design Review Guidance Report

Preliminary compliance with the UDPR Design Objectives were considered at the
time of Concept Design Review. At that time, the Board issued a Guidance Report
containing Guidance Statements.

UDPR Criteria These Guidance Statements address deficiencies or weaknesses related to
proposal’s compliance with the Design Objectives identified by the Board.
If the Final Design under review today sufficiently addresses the Guidance
Statements, the proposal should be found to meet the Objectives.

Additionally, conditions may be applied if deemed necessary to ensure compliance
with the Objectives.
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UDPR25-0001: Guidance Response

UDPR Guidance Issued at CDR

Final Design Review is informed primarily by the Guidance Statements issued by the
Urban Design Board at Concept Design Review. The Guidance Statements are:

Trash Staging

N Madison St frontage programming
Guidance Response 3 X .
Alternative corner entrance orientation
N Madison St frontage design

Ground Floor Relationship

Design Responsiveness

Climate responsive methods and technologies

® N o U» R WwNR

Tree preservation

10/16/2025 Urban Design Studio | Urban Design Board
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Guidance Response

10/16/2025

Guidance Statement 1

1. Trash Staging (Supports Site Planning)

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

Condition of Approval #1 notes clarification and/or adjustment may be required with SDEV/BLDCN

Urban Design Studio | Urban Design Board

Guidance Response

10/16/2025

Guidance Statement 2

2. N Madison St frontage programming (Site Planning, Connectivity, Architectural Composition, and
Public Realm)

Switching location of pet wash and
trash rooms may be opportunity to
consolidate pedestrian access and “turn ¥ "1

the corner.” TS i

GARAGE GARAGE i
ENTRY/EXIT ENTRY/EXIT
MAINT,

TRASH
COLLECTION ¥

PET WASH

STAIR STAR

Applicant response noted (p. 9) the
implications of this change would
greatly impact residential levels’ utility
and mechanical systems. No revision
was submitted.

‘COMMERGIAL COMMERCIAL
ENTRY ENTRY

Proposed Possible Revision

Urban Design Studio | Urban Design Board
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UDPR25-0001: Guidance Response

Guidance Response

10/16/2025

Guidance Statement 3

3. Alternative corner entrance orientation (Site Planning)
Final design is
subject to change
based on ability to
retain pole and
sidewalk
improvements.

Applicant notes
the alternative
treatment will not
be necessary, as
the power pole
issue is in
resolution with
TPU.

Urban Design Studio | Urban Design Board

UDPR25-0001: Guidance Response

UDPR Criteria

10/16/2025

Guidance Statement 4

4. N Madison St frontage design (Architectural-Compesition;-Public Realm;-and Cultural Vitality,
Heritage, and Creativity)

N Madison St ground floor fagade should be enhanced with additional landscaping, decorative
elements, or artwork along the blank wall segments.

Condition of Approval #2 includes further coordination, submittal, and approval with BLDCN
permit and installation to obtain C of O.

o = —nananpanssant
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UDPR25-0001: Guidance Response

Guidance Statement 5

5. Ground Floor Relationship (Architectural Composition and Public Realm)

Final Design plans must illustrate how the building relates to the
adjacent public space along both street frontages. These include street
furnishing details, operable storefront elements, and other features
that support an active streetscape.

Guidance Response
Applicant Responded with narrative (p.10) including information on
building Entrances, 26t St and Madison frontages. Seat Walls,
operable windows that will stack to one side, paving patterns and
other elements.
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UDPR25-0001: Guidance Response

Guidance Statement 6

6. Design Responsiveness (Architectural Composition and-Cultural Vitality, Heritage, and

Creativity)
Final Design plans must more specifically describe what aspects of the
building’s design are responsive to and representative of those found in
the surrounding area.

Guidance Response
Applicant response includes narrative mention of brick cladding,
canopies, operable retail storefront windows, found elsewhere in the
local business district, and new interpretive artwork related to the
Proctor District.

10/16/2025 Urban Design Studio | Urban Design Board
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UDPR25-0001: Guidance Response

Guidance Statement 7

7. Climate responsive methods and technologies (Climate Responsiveness)
Applicant states incorporation of relevant methods and technologies
will be refined as design progresses.

Applicant response describes Energy Modeling performance, some

Guidance Response sunshades, operable upper floor windows, as well as EV charging
provided in the interior garage.
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UDPR25-0001: Guidance Response

Guidance Statement 8

8. Tree preservation (Site Planning Open Space, and Climate Responsiveness)

Feasibility of relocating existing tree on the development
site or elsewhere should be evaluated.

Applicant response includes the arborist report

Guidance Response required by the CDR Guidance. That assessment
concluded that the current growing conditions,
age and size of the tree do not support relocation
either on site or elsewhere.

10/16/2025 Urban Design Studio | Urban Design Board
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UDPR25-0001: Recommendation

Staff finds the proposal, as conditioned, is consistent with the Guidance Statements and that the
Urban Design Objectives and UDPR criteria are satisfied.

Staff recommends the Board approve UDPR25-0001 Final Design subject to eight (8) conditions.

Potential Main Motion
I move to approve the UDPR25-0001 Final Design materials subject to the eight (8)

Recommendation conditions presented in the October 16, 2025, staff report.

Potential Amendment Motions

I move to...

e ..amend Condition “_" to read...
e ..add a Condition to read...

e ..remove Condition “_"

“w n
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