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EXECUTIVE SUMMARY
Adapting a 1990’s vision to today’s economic reality.
Prior to crafting a development strategy for the next six years, The Foss Waterway
Development Authority (FWDA) conducted 29 public workshops with citizens, waterfront
advocates, business owners, developers, Foss residents, neighborhood and business districts,
the brokerage and lending community, and past and present elected officials. The feedback
from the workshops re-affirmed the original vision of the Foss Waterway’s west side – mixed-use
private investment on the uplands, with shoreline public access and environmental restoration
of the land and waterway.
Today, public policies such as the historic and residential tax abatements and environmental
remediation and indemnification policies have been significant in achieving success.
Redevelopment of the Foss Waterway has been recognized for leadership and innovation
through numerous local, state and national awards, and representatives from cities around
the world travel to Tacoma to seek this community’s expertise in repurposing abandoned
industrial property. The Foss is a source of pride in our community.
The City’s initiative under Superfund to invest millions in cleanup of the waterway is paying
dividends. Today, the in-water infrastructure is 95% complete, creating a regional boating
destination and serving as an incubator for water-based business opportunities. This includes
marine science education, commercial uses, niche cruises, recreational boating and diving, a
live-aboard community and water-based events. The waterway cleanup has become a
stimulus for upland development.
The west side of the Foss has moved from an abandoned industrial site to a center for events,
cultural attractions and active living. The community and private investors have sent a clear
message on the importance of finishing what has started on the Foss. In refocusing for the
next phase of development, the FWDA Board has prioritized finishing redevelopment south of
15th Street. This will complete the build out of the Museum District and add the hotel and
office components (sites 4 & 1) that are necessary to fully activate that district of the
waterfront. The FWDA Board anticipates marketing five development sites over the next six
years if favorable market conditions exist.
The pace at which development occurs will be guided by market acceptability of private
investment for developers and lending institutions, financial capability, availability of
infrastructure and market absorption rates. Six development sites remain for private
investment. As the market improves, the FWDA will accelerate the pace at which these sites
are offered. This may include offering multiple sites for phased development if market
demand is adequate. Additionally, it is the FWDA’s priority to work cooperatively with the City
to streamline and expedite the process for development.
Economic conditions indicate that the current focus should be on partnerships and leveraging
infrastructure improvements until private development proves viable. Waterfront property is
still very desirable in the market place. Positioning the waterfront to attract private investment
is a high priority. A key factor in placing waterfront sites in a favorable market position is
creating certainty for private investors and the lenders. This can be achieved by completing
the public infrastructure, quantifying environmental costs and/or remediation of sites, and
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streamlining the public process for redevelopment. Ultimately, the FWDA needs to be
responsive and prepared to act in a changing market.
Taking advantage of what has been constructed to date is a cost effective way to leverage
past investments by the public and private sectors. Activating public spaces with
programming and events to increase tourism and citizen visits can make an impact on tax
revenues for the City and support growth of retail along the waterfront. Attracting more
activities to the waterfront is an important component of repositioning the Foss in the current
market. This can be accomplished by seeking partnerships with event givers, Metro Parks, the
Tacoma Waterfront Association and other entities that have shared interests in Tacoma’s
downtown waterfront.
Development ready sites will facilitate private investment and assist in attracting lending
intuitions to Foss projects. Focusing on infrastructure until the market shows positive movement
was a common recommendation during the public workshops. Cost to complete the 1.5 mile
public esplanade (which includes three wharf structures) is estimated at $21.5 million. Utilities
are complete from 21st to 11th Street but upgrades are needed from 11th to 4th to make the
northern sites marketable. Estimated cost for utility and road upgrades are $7.5 million. The
Foss Seaport will have a demand for some utility upgrades to complete full build out of the
Balfour Dock building for adaptive re-use as a marine heritage and marine science center.
The FWDA has completed a long-term lease and development agreement with the Foss
Waterway Seaport for the Balfour Dock building. Additionally, negotiations are underway for
the sale of a site for retail uses. Work is also nearing completion on remediation of the future
Waterway Park and boathouse site, and designs have been completed to construct the
public esplanade fronting sites 9, 10 & 11. Grant funding is being sought for construction of
the public esplanade on sites 10 & 11. Also underway is a project with private investors and
the Tacoma Waterfront Association to bring a seaplane base to the Foss to further diversify inwater uses.
Staying focused on redevelopment and having an entity in place that can act and take
responsibility is a key to completing build out of the Foss. The FWDA is intended to fill that role
by staying market responsive and remaining a low cost provider for the community and the
City. Self sustainability of the Authority is directly linked to the sale of property. The primary
source of funding for FWDA operations is from the sale of property. Additional revenues are
from leases and marina revenues. The City has assisted with gap funding when market
conditions have not been favorable to the sale of land. During the next six years, the FWDA’s
ability to be financially self-sufficient will be contingent upon three factors: the sale of property
and market value of vacant land; the FWDA’s ability to reduce its $4.1 million debt; and the
availability of capital funds to replace deteriorated public infrastructure and lower
maintenance costs. Ultimately, the goal is to retire the Development Authority once full build
out of the waterway has been achieved.
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PURPOSE OF THE MASTER REDEVELOPMENT STRATEGY (MRS)
The purpose of the MRS is to state the intent and preferences for redevelopment priorities on
the west side of the Foss Waterway for the next six years. The document is intended as an
implementation tool that governs the FWDA’s redevelopment activities. The document will
address where the priority for redevelopment will be focused, identify opportunities and
constraints to meet goals and objectives, define the preferred uses by district, and identify
timelines for upland site development and public infrastructure investments to meet
expectations for completing redevelopment of the Westside of the Foss. Identifying financial
needs and resources for public infrastructure and providing a six year budget projection for
the FWDA is an integral part of the implementation strategy.
On July 16, 1996, the City adopted Resolution No. 33443, approving the Charter (the
“Charter”) and Bylaws of the FWDA. The FWDA is the community’s tool benefiting the City by
conducting redevelopment activities for an essential public purpose. In chartering the FWDA,
the City envisioned and expected that the FWDA would attract experienced business and
civic leaders to volunteer to serve on its board and bring to the work of the FWDA their
expertise and experience. Under such volunteer governance and professional management,
the FWDA is expected to bring focus and a business-like approach to the redevelopment of
the Waterway properties. This includes being a fiscally responsible, low cost provider, which is
realistic about the cost associated with the desired outcomes for redevelopment of the
Waterway.
Redevelopment of the Waterway properties by the Authority serves essential public purposes
by:
 Relieving blight
 Providing public access to and enjoyment of the Waterway
 Undertaking development of an underutilized area in the heart of the City in a manner
consistent with City planning
 Facilitating private investment which will build the City’s tax base
 Providing for the development of reasonable park amenities, significant cultural
institutions, and recreational facilities all of which will serve the public
In support of these essential public purposes, the Authority shall:
 Acquire and manage real property
 Secure financing
 Undertake the development, construction and maintenance of structures and facilities,
including public amenities like cultural institutions, a waterfront esplanade, and
appropriate open and recreational spaces
 Enter into agreements with cultural, public, and other not-for-profit entities or with
private developers proposing to develop public facilities or commercial, or residential
projects on the Waterway properties.
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The Authority is guided by the following principles in meeting the essential public purpose,
objectives and goals for build out of the Waterway.


Ensuring PUBLIC ACCESS on the west side of the Foss that connects the community to
the shoreline, the water and provides gathering space for events and activities.



Attracting successful PRIVATE INVESTMENT projects with a mix of uses that will activate
the waterfront and retail.



Improve INFRASTRUCTURE to benefit public access, initiate successful development and
connect the waterfront to the downtown core.



Maximize external FINANCIAL RESOURCES both public and private through grants and
partnerships.



Promote environmental STEWARDSHIP of the Waterway.
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DEFINITIONS
A variety of entities and terms are used in a shortened form throughout this document and are
identified as follows:
LONG FORM
Foss Waterway Development Authority
City of Tacoma
Tacoma City Council
Master Redevelopment Strategy
Tacoma Shoreline Management Program
Thea Foss Waterway
Thea Foss Waterway Design and Development Plan
Central Business District
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ABBREVIATION
FWDA or “the Authority”
“the City”
“the Council”
MRS
TSMP
“the Waterway” or “the Foss”
“the Foss Plan”
CBD

REDEVELOPMENT
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REDEVELOPMENT OBJECTIVES
The redevelopment objectives established for the Foss Waterway are consistent with those
established by the community over the last decade. The objectives will drive the FWDA’s
goals and work program in creating a dynamic waterfront community that attracts, expands
and retains business, housing and institutional uses. The stated objectives position the Foss
Waterway properties for development of a unique, synergistic community that will enhance
the revitalization of Tacoma. FWDA’s objectives are:


Create a residential community of sufficient size and diversity to attract necessary
support services.



Allow for the development of distinct commercial activities (retail, office, and services)
that enhance the maritime character, support adjacent institutional activities and
provide economic generators for the downtown area.



Provide a stimulus for the overall downtown revitalization efforts.



Create an active, diversified destination with attractions that provide a focus for the
City.



Feature a variety of integrated recreational, commercial, marine and residential
activities for the west side of the Foss Waterway.



Connect with neighboring districts, especially the downtown commercial core, Ruston
Way and Tacoma Dome areas.



Provide easy access for pedestrians, transit users, boaters and visitors.



Offer a wide variety of physical settings, landscaped parks and pedestrian attractions
that are unified by a consistent esplanade treatment along the shoreline edge.



Provide environmentally sound shoreline management that is focused on improved
water quality and more ecologically productive shoreline habitats.



Attract and leverage resources, both internal and external, to further redevelopment.



Sequence development over time and market to current economic realities.
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REDEVELOPMENT GOALS
The goals are consistent with the City’s Shoreline Master Program and the community’s vision
for the waterway. These goals target the key elements in creating a people place and vital
economic engine with mixed-use development and recreational opportunities for the citizens
of Tacoma. The community investment in the waterway has intrinsically linked its future to the
revitalization of the downtown core for redevelopment. The underlying goals of the FWDA are
to:


Promote development that will establish a residential community along the Foss.



Promote retail and commercial development that will enhance the cultural institutions
and the character of the waterway.



Promote office development that will attract tenants who desire a unique location and
which can be a catalyst for other economic revitalization efforts in the downtown area.



Promote way-finding signage to maximize public usage.



Promote branding and marketing to multigenerational age groups.



Promote public transportation options that will strengthen public access to the
downtown waterfront through connectors and circulation.



Activate and program the waterfront for community events and activities.



Complete restoration of the Balfour Dock Building and development of the Foss
Waterway Seaport.



Secure funding for the continuation of construction of the public esplanade and Dock
Street.



Secure funding for development of the 11th Street Bridgehead Plaza parking garage
and public parking on site 12.



Secure funding for the operating and capital investment budgets of the FWDA.
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MARKET CONDITIONS
In the current economy, incentives for development will remain an important tool to attract
private investment. Programs such as the residential tax abatement and New Market Tax
Credits can be important tools in making projects financially feasible. Additionally, the ability
to pre-remediate sites or partner with private investors on cleanup will be important. In recent
years lending institutions have become very risk-averse and loans can be more difficult to
secure on brownfield projects. The City’s Hazardous Substances Indemnification Agreement is
a critical tool for addressing this issue and moving projects forward. An improved economy
will help both the public and private sector in achieving its redevelopment goals. Until that
time, innovative partnerships and opportunity-driven investments will be a key to advancing
redevelopment efforts. Completing infrastructure, such as the public esplanade, will place the
waterway in an advantageous market position.
Market conditions have changed significantly since commencement of the redevelopment
project. The upheaval in national and global financial markets has affected the regional and
local economy. Markets for residential products have been greatly impacted, lease rates and
demand for commercial properties has been reduced, and access to capital has been
constrained. However, there is some movement in the market, particularly in the medical
sector. While this sector benefits Tacoma it may be some time before mixed use projects are
in demand. Given that mixed use is at the core of redeveloping the waterfront, it may take an
extended period of time to achieve full build-out on the Foss.
A commercial market summary compiled by CoStar was provided by Neil Walter Company
(Exhibit A) to determine the potential for mixed use development on the Foss Waterway in the
current market.
In the short term, redevelopment will be more dependent on regional opportunities, local
business growth, and owner occupied projects. This is influenced by market conditions, site
readiness and desired uses. The Museum/Family Campus District is an example. Within this
district the cultural attraction (MOG) and three residential sites (Albers, Thea’s Landing & The
Esplanade) have completed development. Remaining in the district are two pad-ready
development sites. One site awaits shoreline permit resolution for construction of two hotels
and an office building, which are to be built in separate phases (Site 4). The remaining site in
the district (Site 1) is planned for Class A office and retail.
The current Tacoma market is experiencing a high vacancy rate in class A office (32.9%) given
the re-location of the Russell Company to Seattle. The Russell building contains approximately
200,000 square feet of office space. Additionally, economic conditions have depressed the
employment market locally, which has affected office occupancy. The time for marketing
Site 1 will likely follow the lease-up of the Russell building and improved occupancy in the
other, already available Class A office space in Tacoma. Currently, supply exceeds demand
for this product. However, Site 1 is still viable in the market place given that it is pad-ready,
waterfront property. The broad mix of uses (residential, retail, office and cultural) in the district
are intended to create activity in an area planned for live, work and play. An office
component is essential to the mix of uses and to the overall success of the waterway.
Changes to the Shoreline Program for this area, which would allow temporary office use at
ground level, may expand alternatives for development of Site 1.
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The residential market is divided into two distinct products - ownership and rental units. Sales
of ownership product continue to be plagued by foreclosure sales and decreased values.
Currently, apartments are enjoying higher occupancy and increased demand following the
housing crash of 2008. Regionally, the apartment product is experiencing vacancy rates that
are under 5% and are currently a preferred product by developers. However, industry experts
are cautious and indicate that demand is job driven and the market could easily become
over built. According to Dupre & Scott Apartment Advisors, April 2012 edition, it takes 8.17 jobs
to fill one apartment in the Tri-County market of King, Pierce and Snohomish counties. The
ability to restore jobs in downtown Tacoma will drive market rate apartments on the Foss.
Student housing for UWT will create additional demand on for affordable housing and smaller
units (650 to 750 sq. ft.) in the downtown area. Work Force housing may be a product that
would be feasible on the Municipal Dock property which is a for-lease site and will remain in
City ownership. The addition of the elevator and new stairs on the 11th Street Bridge makes this
site very accessible to downtown’s Central Business District and is within walking distance of
downtown’s public garages and the Light Rail Link. Additionally, the site is identified as a
future transportation hub (including a passenger ferry) with supporting amenities at street level.
Market rates for apartments in Tacoma are lower than Seattle. As Seattle rates climb, Tacoma
may become more desirable given lower lease/rental rates and good public transportation
between Tacoma and Seattle via bus and rail.
Retail will continue to be a challenge along the Foss until more density and diversity of use is
achieved. Tacoma’s Central Business District (CBD) retail sector is still showing the effects of
the Russell migration to Seattle and the economy. The UWT campus and its surrounding areas
are one of the stronger retail areas of downtown. This area benefits by the daily activity of the
campus and the visitors attracted to the museum in the area.
Tacoma’s CBD has a retail submarket vacancy rate of 8.7% while Seattle’s and Bellvue’s CBDs
are respectively at 1.7% and 2.8% vacancy. Both Seattle and Bellevue have stronger
employment numbers, greater disposable income and a higher number of people living and
working in their downtown cores. Increased residential density in Tacoma’s CBD will help
grow retail and restaurant trade. Until higher density is reached on the Foss, it will be important
to be flexible on uses at ground level so projects can achieve financial sustainability. Building
first floors to a retail standard will be important in achieving the future desired mix of uses once
build out has been achieved.
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DEVELOPMENT SCHEDULE VARIABLES
The FWDA proposes a development program for the project during the next six years that is
opportunity driven and market responsive. This schedule is based on:


Market acceptance of private projects



Determining environmental cleanup and funding for remediation



Completion of the Foss Waterway Seaport



Rehabilitation of the Murray Morgan Bridge (11th Street)



Continued strong commitment by the City to redevelopment goals



Adequately addressing funding, parking, and way-finding signage

The ability to create financially successful projects in this phase of development is crucial.
Private development can be captured only if there is a demonstrated market acceptance
and financial capability. The challenge to the FWDA is to balance the public benefits and
returns with creating development opportunities for private investors that are positioned for
success in both the long and short term.
The development schedule must be flexible to reflect market opportunities that will emerge
and change during the next six years. The ability to attract jobs back to downtown will have a
strong influence on the timing for redevelopment and securing desired uses along the
waterfront. Timelines for permitting and absorption of uses will also influence the rate at which
development occurs.
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Anticipated Timeline & Preferred Upland Site Uses for Private Development
Development Site

Site 6

Site 4

Site 1

Sites 8&9

Seaport

Muni Dock

Site 10

Site 11
Phase I

Site 11
Phase II

Site 12

Preferred Use

Retail

Hotel
&
Office

Office &
Retail

Office
Residential
Retail

Cultural
Attraction

Office &/or
Residential
Transit

Office &/or
Residential
Retail

Office,
Residential
Retail

Office,
Residential
Retail

Office &
Event
Space

N/A

2012-13

2008**

2014*

2015

Environmental
Determination
and/or
Remediation
Put on Market
(Issue RFQ/P)

2012

2017

2014

2017

2018

2024

Design/Permit

2012

2012

2015

2016

2012-13

2018

2019

2021

2023

2025

Construction Starts

2013

201213

2016

2017

2012-16

2019

2020

2022

2024

2026

*Remediated and ready for marketing
** UST remediated
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SITES TARGETED FOR REDEVELOPMENT 2012-2018
Site 6 – 2012-2013
Johnny’s Seafood, a retail and wholesale fish company, is owned by Pacific Seafood.
Johnny’s has been in this location on Tacoma’s waterfront since 1975. The site is under lease
with the expiration in September of 2012. FWDA is currently working with the tenant to retain
and grow the business in this location. FWDA preference is for sale of the property and
redevelopment of the existing structure. Transfer of the upland property to the FWDA will be
required prior to selling the site. The upland land transfer is consistent with the Third Operating
Agreement between the City and FWDA.
Site 4 – 2013-2015
Site 4 is in private ownership. A development agreement, approved by the FWDA and City
Council, allows for construction of two hotels and an office component on the site. Design
review and permitting for the project is underway. Construction of the hotels will diversify
Tacoma’s hotel market and increase room availability that will support the Convention Center.
Site 1 – 2014-2016
This site is remediated and ready to market. Allowed uses include office, residential, and retail.
Preference is for an office component as part of the mix of uses. The ability to market site 1 in
2014 or sooner will be dependent on the occupancy level of class A office in Tacoma or an
owner/user opportunity driven by the waterfront location. Multi-family may also be a potential
use for the site. Permitting will include a shoreline permit and conditional use permit to
facilitate the office component.
Site Balfour Dock – 2012-2015
The Balfour Dock is home to the Foss Waterway Seaport. A long term lease and development
agreement has been completed with the Foss Waterway Seaport. Redevelopment of the
existing historic building will be undertaken by the Seaport in phases. Uses will include maritime
exhibits, local and regional maritime history, land and water-based marine education, and a
venue for events and family activities. The Foss Seaport has active education programs with
several school districts in Pierce County including the Tacoma School District.
Sites 8 & 9 – 2013 -2017
The intent is to market sites 8 & 9 together as one site. Phase I & II environmental reports are
completed. Site Specific Cleanup Action Plans (SCAP’s) are needed to determine the cost of
environmental cleanup and how that will impact land value. Marketing is planned for 2015 or
sooner if the SCAP’s are complete and market conditions favorable. Allowable uses would
include office, residential and retail. Design is currently underway for the public esplanade
and seawall on site 9. The public esplanade is complete on site 8 except for a change out in
lighting and street furniture to make that site consistent with the rest of the esplanade system.
Site 10 – 2017 – 2019
This is an opportunity site which may be marketed before 2017 if environmental conditions are
known and market demand exists. The preferred mix of uses may include residential and/or
office with a retail and marina support component. The Foss Harbor Marina fronts the site on
the water side and will be an influence on the character of this development. Parking will be
needed on this site to service both the development and the marina.
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DEVELOPMENT AND SITE STATUS
The Foss Waterway public land was originally comprised of 17 development parcels, of which
12 were owned and held in trust by Metro Parks and the City for the Authority. In 2012, three
development sites remain to be transferred to the FWDA. The Authority has independently
acquired three additional parcels along the waterway for current and future parks.
Eight parcels have been sold in recent years and are now commonly referred to as:
 Museum of Glass (1801 Dock Street)
 Dock Building (535 Dock Street)
 Thea’s Landing (1702 Dock Street)
 Albers Mill (1821 Dock Street)
 The Esplanade (1515 Dock Street)
 Foss Harbor Marina (821 Dock Street)
 Hollander Group (Site 4)
 Martinac Shipbuilding (portion of 401 E 15th Street).
Leases encumber six of the remaining properties, with most being of short duration. Three
properties are used as surface parking and are operated under a management agreement.
In the next six years, the FWDA Board will focus on completing development south of 15th
Street (Sites 6, 4 and 1), as well as redevelopment of the Balfour Dock building by the nonprofit Foss Waterway Seaport. Additionally, the FWDA plans to complete Site Specific Cleanup
Action Plans (SCAPs) for remediation of sites 8 & 9 to position those sites for marketing by 2015.
Other opportunities may occur in the next six years which are not foreseen at the time this
document was written. In such cases the FWDA will be aggressive in speeding development
to meet a changing market economy. While the Municipal Code allows for a wide range of
uses, it is the intent of the Board to guide uses on the waterfront in a manner that will bring
diversity and encourage activity along the full length of the public esplanade. The
redevelopment of upland building sites will create jobs and return property to the tax roles.
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Site Status - Existing Environmental Conditions
Site

Ownership

1

FWDA

2

Albers Mill LLC

Lofts & commercial

Remediated

Avail. For
Development
2012
(contingent on lease-up
of Russell Bldg. and
demand for Class A
office space)
completed

3

Thea’s Landing LLC

Remediated

completed

4

Hollander Group

Remediated

5

i-Star

Apartments, condos &
commercial
Vacant
Land
Condos & commercial

Construction pending
shoreline permit resolution
completed

6

City of Tacoma

Johnny’s Seafood

6B

Vacant building & land

7

Trucco
Family Trust
East West Bank

8

City of Tacoma

Vacant
Land
Vacant building & land

9

City of Tacoma

Parking Lot

Muni. Dock
Bldg.

City of Tacoma

Vacant land

10

FWDA

Marina storage & parking

11

Foss Harbor

Marina storage & parking

Balfour Dock
Bldg.
12

FWDA

Foss Seaport.

FWDA

Parking Lot
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Environmental Cleanup Status
Remediated

Remediated
To be determined

2012

Private ownership – limited environmental information Private property currently
for sale
Mercury contamination
Private property currently
remediated; other environmental issues to be determined
for sale
Remediation planned for 100% of the surface area;
SCAP in 2012-13
SCAP needed
Dev 2015-17
Remediation planned for 100% of the surface area,
SCAP in 2012-13
SCAP needed
Dev 2015-17
NFA letter from DOE
2017-19

Surface Remediation est. at 5% - needs remedial
investigation
Surface Remediation est. at 5%- private ownership
UST remediated
Needs remedial investigation

2014-2017
2021
2010-2015
(funding dependent)
2024

Site 1 – Parcel 8950001873

Property Information
Taxpayer: Foss Waterway Dev Authority
Site Address: 1933 Dock Street
Business: None

Parcel Area:
1.19 Acres
51,649 Sq. Ft.

Building & Land Use
General Tier: 1 – Primary Growth Area
Land Use Intensity: 4 – High
Maximum height: 65 ft
Manuf/Industrial: No
McChord Acc. Zone: No

McChord Noise Zone: No
Mixed Use Center: Downtown
Open Space: No
Wind Zone: 85 mph (Kzt 1.00)
Zoning: S8 – Shoreline Thea Foss Waterway

Critical Areas
Aquifer Recharge: 0.00%
Fish & Wildlife: No
Geotechnical Reports: 0.00% Parcel Coverage
Wetlands: 0.00%
Flood Zone Maps (apply worst case)
Map #1 – 1983: No
Map #2 – 2004 study: No
Map #3 – 2007 Prelim: No

Slope Stability: 0.00% Parcel Coverage
Steep Slopes: None
Streams: None
Volcanic Hazard: 100.00% Parcel Coverage
Additional Flood Info
Flood Way: No
Puy. Levy Ovrtp’g: No
FIRM Grid(s): 306

Environmental Status: NA
Existing Use
Vacant Land – Temporary use as parking

Adjacent Infrastructure: Water, power, phone & sanitary sewer
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Tax Assessed Value (2011 Tax Year)
Improvement: $0
Land:
$1,550,400
Total:
$1,550,400
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Site 6 – Parcel 895002071

Property Information
Taxpayer: City of Tacoma Public Works
Site Address: 1199 Dock Street
Business: None

Parcel Area:
0.64 Acres
28,087 Sq. Ft.

Building & Land Use
General Tier: 1 – Primary Growth Area
Land Use Intensity: 4 – High
Maximum height: 130 ft.
Manuf/Industrial: No
McChord Acc. Zone: No

McChord Noise Zone: No
Mixed Use Center: Downtown
Open Space: No
Wind Zone: 85 mph (Kzt 1.00)
Zoning: S8 – Shoreline Thea Foss Waterway

Critical Areas
Aquifer Recharge: 0.00%
Fish & Wildlife: Yes
Geotechnical Reports: 0.00% Parcel Coverage
Habitat Zone: 0.44% Parcel Coverage
Wetlands: 0.00%
Flood Zone Maps (apply worst case)
Map #1 – 1983: Yes
Map #2 – 2004 study: No
Map #3 – 2007 Prelim: No
Environmental Status: TBD Update

Tax Assessed Value (2011 Tax Year)
Improvement: $447,700
Land:
$822,000
Total:
$1,269,700

Slope Stability: 0.00% Parcel Coverage
Steep Slopes: None
Streams: None
Volcanic Hazard: 100.00% Parcel Coverage
Additional Flood Info
Flood Way: No
Puy. Levy Ovrtp’g: No
FIRM Grid(s): 306, nbsp; 168

Existing Use
Johnny’s Seafood Co., a retail and wholesale seafood business

Adjacent Infrastructure: Water, power, phone & sanitary sewer, storm drain #CI-230
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Site 8 – Parcel 8950001961

Property Information
Taxpayer: City of Tacoma Public Works
Site Address: XXX Dock Street
Business: Totem Marina/City of Tacoma

Parcel Area:
0.92 Acres
40,158 Sq. Ft.

Building & Land Use
General Tier: 1 – Primary Growth Area
Land Use Intensity: 4 – High
Maximum Height: 130 ft.
Manuf/Industrial: No
McChord Acc. Zone: No

McChord Noise Zone: No
Mixed Use Center: Downtown
Open Space: No
Wind Zone: 85 mph (Kzt 1.00)
Zoning: S8 – Shoreline Thea Foss Waterway

Tax Assessed Value (2011 Tax Year)
Improvement: $0
Land:
$298,000
Total:
$298,000

Critical Areas
Aquifer Recharge: 0.00%
Slope Stability: 0.00% Parcel Coverage
Fish & Wildlife: Yes
Steep Slopes: None
Geotechnical Reports: 0.00% Parcel Coverage
Streams: None
Habitat Zone: 0.00% Parcel Coverage
Volcanic Hazard: 100.00% Parcel Coverage
Wetlands: 0.00%
Flood Zone Maps (apply worst case)
Additional Flood Info
Map #1 – 1983: Yes
Flood Way: No
Map #2 – 2004 study: No
Puy. Levy Ovrtp’g: No
Map #3 – 2007 Prelim: No
FIRM Grid(s): 168
Environmental Status: Remediation planned for 100% of surface area. Paint, heavy metal, solvents, slag/ash & fuels.
Existing Use
Building under a caretaker agreement with Seascouts. Bare land used as public parking

Adjacent Infrastructure: Water, power, phone & sanitary sewer
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Site 9 - Parcel 8950001962

Property Information
Taxpayer: City of Tacoma Public Works
Site Address: XXX Dock Street
Business: Foss Harbor Marina

Parcel Area:
0.81 Acres
35,410 Sq. Ft.

Building & Land Use
General Tier: 1 – Primary Growth Area
Land Use Intensity: 4 – High
Maximum Height: 130 ft.
Manuf/Industrial: No
McChord Acc. Zone: No

McChord Noise Zone: No
Mixed Use Center: Downtown
Open Space: No
Wind Zone: 85 mph (Kzt 1.00)
Zoning: S8 – Shoreline Thea Foss Waterway

Tax Assessed Value (2011 Tax Year)
Improvement: $0
Land:
$262,700
Total:
$262,700

Critical Areas
Aquifer Recharge: 0.00%
Slope Stability: 0.00% Parcel Coverage
Fish & Wildlife: Yes
Steep Slopes: None
Geotechnical Reports: 0.00% Parcel Coverage
Streams: None
Habitat Zone: 0.00% Parcel Coverage
Volcanic Hazard: 100.00% Parcel Coverage
Wetlands: 0.00%
Flood Zone Maps (apply worst case)
Additional Flood Info
Map #1 – 1983: No
Flood Way: No
Map #2 – 2004 study: No
Puy. Levy Ovrtp’g: No
Map #3 – 2007 Prelim: No
FIRM Grid(s): 168
Environmental Status: Remediation planned for 100% of surface area. Paint, heavy metal, solvents, slag/ash & fuels.
Existing Use
Under lease to Foss Harbor Marina for marina parking.

Adjacent Infrastructure: Water, power, phone & sanitary sewer
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Site Municipal Dock - Parcel 8950002101

Property Information
Taxpayer: City of Tacoma
Site Address: 1025 Dock Street
Business: City of Tacoma

Parcel Area:
1.42 Acres
61,799 Sq. Ft.

Building & Land Use
General Tier: 1 – Primary Growth Area
Land Use Intensity: 4 – High
Maximum Height: 100 ft.
Manuf/Industrial: No
McChord Acc. Zone: No

McChord Noise Zone: No
Mixed Use Center: Downtown
Open Space: No
Wind Zone: 85 mph (Kzt 1.00)
Zoning: S8 – Shoreline Thea Foss Waterway

Tax Assessed Value (2011 Tax Year)
Improvement: $80,600
Land:
$2,040,700
Total:
$2,121,300

Critical Areas
Aquifer Recharge: 0.00%
Slope Stability: 100.00% Parcel Coverage
Fish & Wildlife: Yes
Steep Slopes: None
Geotechnical Reports: 0.00% Parcel Coverage
Streams: None
Habitat Zone: 0.90% Parcel Coverage
Volcanic Hazard: 100.00% Parcel Coverage
Wetlands: 0.00%
Flood Zone Maps (apply worst case)
Additional Flood Info
Map #1 – 1983: Yes
Flood Way: No
Map #2 – 2004 study: No
Puy. Levy Ovrtp’g: No
Map #3 – 2007 Prelim: Yes
FIRM Grid(s): 168
Environmental Status: Clean Site – No further action letter from DOE
Other Burdens: Bridge easement to State of Washington. Telephone cable easement to Pac. Tel. on the North 15’ of Lot 11,
Block 63.
Existing Use
Vacant boat storage

Adjacent Infrastructure: Water, power, phone & sanitary sewer
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Site 10 - Parcel 8950002082

Property Information
Taxpayer: Foss Waterway Dev Authority
Site Address: 821 Dock Street
Business: Foss Harbor Marina

Parcel Area:
1.04 Acres
45,424 Sq. Ft.

Building & Land Use
General Tier: 1 – Primary Growth Area
Land Use Intensity: 4 – High
Maximum Height: 100 ft.
Manuf/Industrial: No
McChord Acc. Zone: No

McChord Noise Zone: No
Mixed Use Center: Downtown
Open Space: No
Wind Zone: 85 mph (Kzt 1.00)
Zoning: S8 – Shoreline Thea Foss Waterway

Tax Assessed Value (2011 Tax Year)
Improvement: $283,900
Land:
$1,499,900
Total:
$1,783,800

Critical Areas
Aquifer Recharge: 0.00%
Slope Stability: 100.00% Parcel Coverage
Fish & Wildlife: Yes
Steep Slopes: None
Geotechnical Reports: 0.00% Parcel Coverage
Streams: None
Habitat Zone: 0.07% Parcel Coverage
Volcanic Hazard: 100.00% Parcel Coverage
Wetlands: 0.00%
Flood Zone Maps (apply worst case)
Additional Flood Info
Map #1 – 1983: No
Flood Way: No
Map #2 – 2004 study: No
Puy. Levy Ovrtp’g: No
Map #3 – 2007 Prelim: No
FIRM Grid(s): 168
Environmental Status: Surface remediation estimated for 5% of the surface area.
Existing Use
Under lease with Foss Harbor Marina with two metal buildings used as storage and parking.

Adjacent Infrastructure: Water, power, phone & sanitary sewer
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Site 12 - Parcel 8950002155

Property Information
Taxpayer: Foss Waterway Dev Authority
Site Address: 535 Dock Street
Business: Dock Building - Parking

Parcel Area:
1.40 Acres
60,801 Sq. Ft.

Building & Land Use
General Tier: 1 – Primary Growth Area
Land Use Intensity: 4 – High
Maximum Height: 100 ft.
Manuf/Industrial: No
McChord Acc. Zone: No

McChord Noise Zone: No
Mixed Use Center: Downtown
Open Space: No
Wind Zone: 85 mph (Kzt 1.00)
Zoning: S8 – Shoreline Thea Foss Waterway

Critical Areas
Aquifer Recharge: 0.00%
Fish & Wildlife: Yes
Geotechnical Reports: 0.00% Parcel Coverage
Habitat Zone: 2.21% Parcel Coverage
Wetlands: 0.00%
Flood Zone Maps (apply worst case)
Map #1 – 1983: No
Map #2 – 2004 study: No
Map #3 – 2007 Prelim: Yes
Environmental Status: TBD

Slope Stability: 100.00% Parcel Coverage
Steep Slopes: None
Streams: None
Volcanic Hazard: 100.00% Parcel Coverage
Additional Flood Info
Flood Way: No
Puy. Levy Ovrtp’g: No
FIRM Grid(s): 168

Existing Use
Parking Lot

Adjacent Infrastructure: Water, power, phone & sanitary sewer
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DEVELOPMENT DENSITY
The FWDA Board, with the aid of Merritt Architecture, determined the maximum density that
could be constructed under current code (see table below). The table identifies floor area
under 100’ and over 100’ which illustrates medium density and higher density based on
allowable building height and site area.
The proposed development program and schedule is designed to serve as a tool in
establishing a density view of development possibilities for the properties. Influenced by
realistic market factors, the FWDA recognizes that lower density projects will be more likely in
this constrained market. However, that could change quickly with significant employment
improvement in downtown or an up-tick in the economy. The mix of uses within a structure will
vary based on market demand for any given product.
While maximum density would create the highest tax base, the current market is for smaller,
lower-density projects, or “five over two” configurations. The FWDA proposes a balanced
approach. Developments will likely result in a mix of lower and higher density structures along
the downtown waterfront over the next six years. Density may be increased by phased
development or in a change to preferred uses over time. It is the intent of the FWDA to focus
on redevelopment in a manner that leverages existing infrastructure investments and takes
advantage of market opportunities. Ultimately the highest and best use allowed by market
conditions is desirable.
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Updated Site Density Matrix

SITE
SITE ADDRESS

12

11
11
10
9
8
7
~
~
6
5
4
3

1

COMMON NAME / USE

537 The Dock
635 Parking
705 Seaport Mus./Balfour Bldg.
705 20% interest in land
811 Foss Harbor Marina
821 Foss Harbor Marina
921 Totom Marina
1025 Muni Dock
1119 Parking / Totem Marina
1131 Sea Scouts / vacant
1147 vacant
1179 Colonial Produce
vacant
vacant
1199 Johnny's Seafood
1515 Esplanade Condo's
1541 vacant
1705 Thea's Landing
1801 Museum of Glass
1821 Albers Mill
1933 vacant
2101 vacant
2119 vacant

Owner

Dock St Tacoma Assoc.
FWDA
FWDA
Port of Tacoma
FWDA
FWDA
FWDA
City of Tacoma/FWDA
City of Tacoma
City of Tacoma
Blue Water Properties LLC
Colonial Produce
Colonial Produce
Colonial Produce
City of Tacoma
Esplanade Condo's
Tacoma Waterway LLC
Museum of Glass
Albers Mill LLC
FWDA
FWDA
FWDA

SITE AREA
(per City of HEIGHT
Tacoma)
LIMIT

58,244
60,801
70,044
17,511
40,798
33,920
45,424
61,799
35,410
40,158
30,681
35,702
10,202
10,202
40,820
87,780
60,061
75,165

100

SITE
MIN. APROX. NO. ADJ. TO VIEW DEPTH
HEIGHT OF STORIES
A. C.
(average)

50
8

100 / 180 50/none 8
8
8
90
50
130
50

100

to 14 **
to 14 **
to 14 **
7
11
11
11
11
11
11
11

40
8

65
33,445
51,649
30,000
23,997

40
5

5th St.
5th & 6th St.
6th St.
7th St.
7th & 9th St.
9th & 10th St.
10th St.
11th & 12th St.
12th & 13th St.
13th St.
14th St.

14th & 15th St.
15th & 16th St.
16th & 17th St.
17th & 18th St.
18th St.
20th St.
20th St.
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FLOOR
AREA
UNDER
100'

47,201

188,804

132,163

320,967

6,800
9,240
17,840
16,960

31,198
33,920
35,824
52,299
30,690
31,758
23,881
28,902
10,202
10,202
34,020
78,540
42,221
58,205

124,792
135,680
143,296
209,196
122,760
127,032
95,524
115,608
40,808
40,808
136,080

87,354
94,976
100,307
109,828
85,932
88,922
66,867
80,926
28,566
28,566
95,256

212,146
230,656
243,603
319,024
254,727
263,591
198,212
239,887
84,677
84,677
231,336

168,884

118,219

287,103

6,440
8,360

43,289

173,156

30,302

203,458

SITE AREA
OF V.A.C.

138.7
170
170
170
120
120
120
190
118
105
170
170
170
170
170
231
223
212
212
161
209
200
200

* Approximate area allowed above grade, total may vary depending on the site configuration, additional easements and set façade setbacks.
** Max Area based on 8 stories using Alternative 1 - Mid rise block form.
Statistics provided by Merritt Arch

NET SITE
AREA

FLOOR
AREA
UNDER 50'

5,548
13,600
6,800
6,800
9,600
9,600
9,500
4,720
8,400
6,800
6,800

FLOOR
APROX
AREA
MAX.
ABOVE
FLOOR
100' AREA Alt.1 *

46,035
47,637
35,822
43,353
15,303
15,303

KEY CONCEPTS TO SUPPORT REDEVELOPMENT
Development constraints often change over time. On the Foss, there are constraints that
remain through time, such as geographic limitations of sites between the waterway and the
railroad. Their physical location restricts the ability to expand a site footprint, especially north
of 15th Street. These sites are very narrow and it will be more challenging to develop parking
that can service development. Other constraints, such as changing lending practices, can
also have a strong influence on development. Pedestrian and vehicular connectors to
downtown, parking availability and environmental conditions will also have an impact on
future development opportunities. While market potential is significant as the economy
improves, additional improvements need to be in place to capture development potential.
Positioning for Redevelopment
The single most advantageous way to market Foss upland properties is by having the sites
pad-ready for private investment. This includes completing environmental characterization or
remediation, completing the public esplanade and concluding the upgrade of utilities on
Dock Street (see Public Investments section). Additionally, planning should move forward, with
the City’s assistance, on connectors and a parking alternatives plan that could support
desired density and mix of uses within each district of the Foss.
Currently, demand for upgraded utilities is expected north of the 11th Street Bridge in the next
two years. The Foss Waterway Seaport design is underway for the adaptive reuse of the
Balfour Dock Building. The Seaport expects to identify utility needs by the third quarter of 2012
to support the redevelopment. An assessment of utility capacity by the City and/or TPU for
north of 11th Street is desirable by the end of 2012 to support the Seaport project and plan for
the development of the Municipal Dock Site as well as Sites 10, 11 & 12.
Finding the Foss
The ability for visitors to find the Foss remains an issue. Wayfinding signage to the Foss is
needed as part of the City’s larger wayfinding system. Wayfinding was repeatedly identified
as a critical need in each of the 29 public workshops that were held as part of the public
process in updating the Master Redevelopment Strategy (see Exhibit B). The FWDA strongly
encourages the City’s efforts to bring a wayfinding signage system to downtown, including the
Foss.
Activating the Foss
Increasing events and activities and improving public transportation options were areas of
opportunity identified during the FWDA’s public workshops. Additionally, taking full advantage
of the existing marinas and installing a seaplane float will allow both commercial and
recreational uses to flourish. A strategy to make the Foss more attractive to investors is to have
increased activity in the parks, along the public esplanade, and in the water. This can be
accomplished with public/private partnerships and a limited investment of FWDA operating
funds to facilitate activation of the waterway.
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CONCEPT PLAN MAPS
Thea Foss Waterway is approximately three and one half miles of continuous shoreline off
Commencement Bay in the City of Tacoma’s downtown. For the purposes of this plan, the
boundaries to the northwest begin just to the north of the 4th Street ramp off Schuster Parkway,
wrapping around the Waterway bounded by Dock Street and “D” Street, and ending at the
northeast point of land near “D” Street and East 23rd Street. Proximity to the central business
district, the Union Station, the Tacoma Dome, and the Port Industrial area is indicative of the
Waterway’s overall contextual importance.
The Plan maps identify the upland development sites, shoreline districts and public access
parcels. There are four shoreline districts along the Westside of the Foss which are as follows:
The Historic Warehouse District extends from Thea’s Park at the northwesterly extent of the
Waterway to the Murray Morgan Bridge. The zone is characterized by high bluffs located to
the west. Pedestrian and vehicular linkages to Schuster Parkway and Ruston Way occur in this
zone, as well as links to the north end of downtown and the Stadium District. A primary access
point, the 4th Street Bridge, connects Schuster Parkway to Dock Street.
The Central Waterfront extends from the Murray Morgan Bridge (at 11th Street) to South 15th
Street. The elevation is approximately 60 feet lower than downtown Tacoma. Pedestrian
access via an elevator and stairway from the Bridge to Dock Street is currently under
construction. The 15th Street ramp provides pedestrian and vehicle access from downtown.
15th Street provides direct pedestrian access from downtown to the waterfront, connecting
Pacific Avenue to Dock Street with the ramp and stairway. It also provides a pedestrian
connection under I-705.
The Family Campus extends from South 15th Street to South 21st Street (SR-509). It contains the
largest developable area on Thea Foss Waterway. The area is strongly influenced by the uses
to the west, which include the Union Station, federal courthouse complex, the Washington
State History Museum, Tacoma Art Museum and University of Washington-Tacoma. There is
limited grade separation to the west, although it increases in the north end of the area. The
Chihuly Bridge of Glass is the primary connector for pedestrians from Dock Street to Pacific
Avenue.
South Waterway extends from South 21st Street (SR-509) around the end of the Waterway to
East “D” Street. It is an irregularly shaped area that is developed with passive-use parks on the
west and existing light industrial on the eastside. At the end of the Waterway are the “twin
96ers,” two 96-inch storm drain pipes that drain the South Tacoma / Nalley Valley area and the
Portland Avenue area, including I-5. Pedestrian and vehicular access around the head of the
waterway is from the overpass at D Street.

MRS Update - FINAL (READ ONLY).doc

25

CONCEPT PLAN MAPS
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RELATIONSHIP TO DOWNTOWN REDEVELOPMENT
Development along Tacoma’s downtown waterfront complements development in the
surrounding Central Business District, UWT Campus/Museum District and the Dome District
(collectively downtown Tacoma), just as downtown development supports the Waterway. The
synergistic relationship between the development of the Waterway and downtown are based
on several outcomes of simultaneous development. The relationships are supported by a
multitude of planned improvements for linking areas, including transit and pedestrian
connections. Important hallmarks of this relationship include:


Development of housing and office markets in downtown Tacoma complements
housing, office, and retail development along the Waterway. Increased
residential density on the waterfront and in the downtown core will support retail
and encourage non-motorized transportation alternatives. A variety of housing
alternatives and more residential density is still desirable on the Foss and in
downtown.



The Sound Transit commuter rail line and the Tacoma Link LRT combine to open
downtown Tacoma and the Waterway to new markets for housing, employment,
and entertainment. Connectors to downtown are critically important to
activating the Foss.



The Museum of Glass and Chihuly Bridge of Glass, along with the Washington
State History Museum, Tacoma Art Museum, Children’s Museum of Tacoma,
University of Washington-Tacoma, Foss Waterway Seaport and LeMay America’s
Car Museum in the Dome District combine to create a center of regional
attractions. Activation of the Foss will increase with the success of cultural
attractions and active promotion of these assets.



The regional Convention Center and construction of new hotels on the Foss will
promote tourism and diversify the available hotel product in the downtown area,
attracting larger events to Tacoma and benefiting activities along the waterway.



The location of the University of Washington Tacoma campus, together with its
expansion, provides additional market components for retail, services, housing,
and cultural opportunities in the Downtown area and along the Waterway.



Completion of the public esplanade will create a unique waterfront experience that
links and complements the various activities with a passive attraction for visitors,
employees, and residents. The completion of the public esplanade places the upland
properties in an advantageous market position to attract private investors for
redevelopment.
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PUBLIC INVESTMENTS
Redevelopment of the Foss Waterway has been a priority development initiative of the City
since the early 1990s. The model for the waterway is to sell publicly-owned, upland properties
to private investors for development and re-invest the proceeds in public infrastructure and
provide funding for the FWDA. The FWDA uses the funds for operations and capital
improvements and pays assessments for maintenance of the public areas, parks and
esplanade along the waterfront. Additionally, the FWDA frequently provides matching funds
for grants that have been used to construct a significant portion of the public infrastructure in
and along the waterway.
To date the FWDA, in conjunction with the City, has completed .75 miles of public esplanade;
installed the 21st Street Park; constructed four public marinas, the Chihuly Bridge of Glass and
the D Street overpass; and made extensive street/utility/sidewalk improvements from 11th to
21st Streets.
Funding sources for development have come from a wide assortment of sources, including:


Economic Development Bonds



Grants from the Recreation and Conservation Office (RCO)



Grants from Washington State Department of Community Development



Pierce County Conservation Futures Program Funds



Washington State Department of Ecology Grants



Washington State Department of Commerce Grants



Federal Grants (HUD, ISTEA, USEPA)



City of Tacoma Capital Improvements Program



Private Investors



Revenues of the FWDA

It is anticipated that the next phases of redevelopment will require significant public and/or
private investment along the waterway for the following projects:


Waterway & Central Parks



Completion of the esplanade/seawall – 15th to 9th Streets and the north end of the Foss
Waterway Seaport to Thea’s Park



Connectors to downtown – A Street, 11th Street (underway in 2012) and north end



Dock Street Improvements – 11th to 4th Streets



Bridgehead Parking Structure at 11th Street (no cost estimate available at this time)



Breakwater or wave attenuator (no cost estimate available at this time)



Seaplane float
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The potential cost for these projects is estimated at approximately $47 Million (see Exhibit C).
Potential future funding sources include the following:


Lease/Sale of Property



Private Investment



State and Federal Grants



Voted General Obligation Bonds



Limited Tax General Obligation Bonds



Business Improvement Areas



Local Improvement Districts

Public Infrastructure
As land acquisition is completed, infrastructure and public space enhancements will drive
funding needs. Development, such as seawalls and parks, will require significant investment.
Transportation projects for pedestrian access and vehicular circulation, street improvements,
and parking will require an estimated 83% of the anticipated funding needs. There is a variety
of options available to the FWDA for financing projects that provide a public benefit. This
includes grants, bonds, and appropriations. Investment from the private sector is planned for
the majority of upland development. Redevelopment of parks, road improvements,
environmental cleanup, vertical pedestrian access, public wharves, piers and the public
esplanade are contained in this estimate and identified in Exhibit C. These projects will likely
be accomplished with both public and private partners.
The City has already made the necessary strategic investment to allow development to move
forward. Additional investments will be necessary as the project moves into latter stages. The
completion of the Dock Street improvements, the public esplanade, and wharf construction
at Site 12 are priority needs, along with public parking and connectors to downtown.
The FWDA’s infrastructure priorities for the next six years include the following:
 Completion of the1.5 mile public esplanade ($21.5M)
 Seawall replacement on site 9 ($6.5M)
 Environmental characterization & remediation of sites 8 & 9 ($140K)
 Environmental characterization of sites north of the 11th Street Bridge ($38K)
 Completion of utility upgrades to Dock Street ($7.65M)
 Deconstruction of the old Sea Scout building ($200k)
 Completion of the pedestrian connector at 11th Street (stairs & elevator) underway
 Acquisition of land for Central Park ($650k)
 Complete development of Waterway Park ($5.6M)
 Development of a Seaplane float ($400k)
The ability to complete this list of priorities will be dependent upon available funding. Projects
may be phased, modified or delayed based on the ability of the FWDA to attract internal and
external funding partners. Capital funds are derived from the sale of property; allocations to
the FWDA capital fund from the City of Tacoma; grants; or direct appropriations from the State
or Federal government.
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FINANCING TOOLS
There are several options available under Washington State law for the financing of public
projects or portions of private projects that provide public benefit. Whether any of these
options are practically available will depend on a number of factors, including: the amount of
the financing sought; the availability of funds for repayment; competition by other projects;
and political support. The purpose of this outline is to provide a thumbnail sketch of these
options, so that they can be considered as projects are conceptualized and designed.
Normally, financing will not shape the character of a project. However, the availability of
financing often acts to constrain its size or suggest the legal structure under which it may be
built, owned and operated.


Voted General Obligation Bonds. These bonds are issued by a municipal corporation,
such as a city or a county, following a vote at which at least 60% of the voters
approved the bond issue and no less that 40% of those who voted at the last general
election cast a ballot. These are difficult thresholds to meet, but the result is the
strongest debt available in Washington which means that it will carry the lowest interest
cost. The proceeds of these bonds can only be used for capital purposes of the
municipal corporation which issues the bonds. The bonds are repaid from special
property taxes levied for the life of the bonds.
These bonds are infrequently proposed by local governments because they require an
affirming vote and result in higher property taxes. In addition, while cities and counties
have other financing tools available to them, this tool is the primary means for school
districts to raise capital and therefore school districts often view its use by others with
concern.



Limited Tax General Obligation Bonds. These bonds are issued by cities and counties
without a vote of the electorate. By law, the amount of such debt is generally limited to
1.5% of the assessed value of property within the jurisdiction. While this provides a
constraint on its use, perhaps the greater constraint results from the fact that no new
source of revenue for repayment results from issuing these bonds. The bonds are
generally payable from property taxes that can be levied without a vote and other
available local funds, so the debt service payments must be found within the budget of
the issuer. Generally these bonds are reserved for capital expenditures that are
important enough to justify allocating general fund money to pay debt service. In
some cases, if the use of the funds can be characterized as “an investment” in
infrastructure that will give rise to future economic activity that will generate additional
tax and other revenues to the general fund, the issuer might consider issuing these
bonds with the expectation that amounts will be available over time to repay them.



State Lease Purchase Program. The State of Washington will facilitate local borrowing
for capital facilities through its lease/leaseback program. This approach may
marginally reduce the interest costs of borrowing for government-owned facilities and
may permit the obligation to be considered as outside the local municipality’s debt
limitations. It provides no new sources of funds with which to pay debt service.



Local Improvement Districts (LIDs). These districts are formed by cities or counties to
finance publicly owned infrastructure improvements that provide special benefit to
nearby property owners.
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Projects such as local street and utility improvements are commonly financed using
LIDs. The bonds issued to finance construction of the project are repaid from
assessments (as opposed to taxes) charged against property which evidences an
increase in value following construction of the project. The property owner may pay its
share of the costs upon completion of the project or pay installments over several years
with interest at a tax exempt rate. Districts are formed through a process in which
notice is given to potentially affected property owners, and 40% of the owners by value
may protest the formation of the District.


Business Improvement Areas. These areas are used to finance a range of operating
costs in downtown communities such as security, maintenance and business promotion.
They are procedural prerequisites to their formation, which are similar to LIDs. Rather
than issue debt, they raise funds through assessments for use by the forming jurisdiction
(or through contracts with another entity) in accordance with the purposes set forth in
the formation documents.

Generally speaking, there are three legal constraints on these options that need to be
assessed on a case-by case basis. First, because they are all derived from state law,
implementation of each program requires adherence to the procedural and substantive
limitation set forth in state statutes. Second, to the extent that public money is used directly or
indirectly to benefit nonpublic (include nonprofit) entities, care must be taken not to violate
the State Constitutional prohibition against the gift of public funds or lending of public credit.
Third, to the extent that there is a borrowing with the expectation that the interest will be
exempt from federal income taxation and therefore at lower than the rate of interest on
private debt, the borrowing must comply with federal tax law. In particular, Federal tax law
limits the “private use” of public property financed with tax-exempt bonds, and therefore the
uses of the property and the source of repayment of the bonds need to be carefully reviewed.
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FINANCIAL PLAN
The purpose of this section is to present the financial projections for the FWDA during the
critical next six years. This plan brings together many of the preceding elements of the Master
Redevelopment Strategy and puts them into a single financial framework. The following
discussion addresses the FWDA operational needs. The FWDA is a low cost provider to the
community and the City in implementing the vision for the Foss Waterway.
The primary source of funding for FWDA operations is from the sale of property. Additional
revenues are from leases and marina revenues. The City has assisted with gap funding when
market conditions have not been favorable to the sale of land. In 2016 income to the FWDA
could reach $2.0 million with the sale of Site 1, which is dedicated to repayment of FWDA’s
$4.1 million loan. The remaining $2.1 million in debt would be satisfied through sale of assets or
refinancing until additional property sales are completed.
Operations
The primary financial objective is for the FWDA to become a self-supporting organization. In a
robust market, this is achievable with property selling at a pace that provides a consistent
revenue stream to the FWDA. The revenue stream produces a net positive cash flow that puts
the Authority in a position to take these funds and reduce the Authority’s debt, fund
operations and enable a contribution to capital improvement efforts. When sale of property
slows, the revenue stream is significantly reduced and the ability of the Authority to be selfsupporting is severely diminished. In economic down cycles, the Authority will need the
assistance and support of the City to continue to fulfill its mission.
The primary source of operating funds to the FWDA is the sale of property. As properties are
sold, the ability of the FWDA to generate additional income will be limited by the revenue
sources under its management. The secondary source of funds to the FWDA is from rental
income which will also decrease over time as these properties are returned to the tax roles.
Ultimately, a successful build out of the Foss will allow the Authority to either retire or, at the
discretion of the City Council, assume new or additional responsibilities on the City’s behalf.
Regardless of market conditions, the FWDA will aggressively pursue developers that are
interested in implementing the Foss Waterway vision and will carefully manage the Authority’s
costs to maintain the agency as a low cost provider.
To a significant degree, successful marketing efforts and the achievement of a net positive
cash flow will allow the Authority to put these funds back into the Waterway through active
participation in the capital program and self-funding annual operations.
Estimated revenue projections and operating budgets for the next six years are inserted
below. In the 29 public workshops conducted by the FWDA for updating the MRS, there was a
strong message from citizens, business leaders and private investors about activating the
waterfront with events and activities. The budgets reflect some modest funding to initiate
events and programming. It is the intent of the FWDA to identify community partners to
increase opportunities on the Foss that will engage a broader sector of our community.
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FWDA BUDGET PROJECTION
2013 through 2018
2013-14
BIENNIUM
TOTAL

OPERATIONS

2015-16
BIENNIUM
TOTAL

2017-18
BIENNIUM
TOTAL

Total for FWDA Operations

$

1,099,647

$

1,339,483

$

1,366,018

Total for Property Related Expenses

$

465,383

$

513,753

$

567,458

Total for City Assessments (Finance Dept. Personnel)

$

44,552

$

46,779

$

49,118

Total Debt Service

$

164,000

$

287,000

$

2,210,000

$

1,773,581

$

2,187,015

$

4,192,594

Projected Operating Revenue (Leases, Marina Income, Parking)

$

981,008

$

959,472

$

900,559

Projected Sale of Properties

$

700,000

$

2,000,000

$

2,200,000

OPS GRAND TOTAL
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PLANNING
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THEA FOSS WATERWAY PLANNING HISTORY AND BACKGROUND
In 1974, the City adopted the City Waterway Policy Plan (the City Waterway is now known as
the Thea Foss Waterway) that provided the foundation for activities to transform the former
shipping terminal and industrial waterfront into an urban waterfront with a mix of public and
private uses emphasizing public access and enjoyment. The 1974 Plan was the first of many
studies and plans to follow, which were developed by both the City and civic organizations
interested in the redevelopment of the blighted and abandoned waterfront. These plans
envisioned redevelopment with uses that included marinas, restaurants, public spaces,
residential, hotel/motel, and pedestrian uses and event spaces.
The City Waterway Policy Plan was replaced by the Thea Foss Waterway Design and
Development Plan (The Foss Plan) in 1992. The Foss Plan provided policy and design
recommendations for all new public and private development in and surrounding both sides
of the Thea Foss Waterway. The Plan, in conjunction with development regulations in Tacoma
Municipal Code 13.10, established the blueprint for the redevelopment and revitalization of
the Waterway.
The development of the Foss Plan was a joint effort between the Planning and Development
Services Department and the Public Works Department and was conducted under the
direction of the Tacoma Planning Commission. The first phase of the Thea Foss Waterway
Design and Development Plan was completed in 1990. Adoption of the plan was delayed
later that year as the City and Metropolitan Park District negotiated the purchase of large
parcels of land along the Waterway. Following the acquisition of these properties, the City
revised the draft Thea Foss Waterway Design and Development Plan to address the broader
potential for public use along the waterfront and to better incorporate new information from
environmental and transportation studies.
This plan followed several others which provided insight and valuable information that was
incorporated into the Foss Plan. Three documents that dealt with design issues were Central
Business District Plan: Greater CBD, Phase II Tacoma Waterfront Analysis: Ruston Way-Schuster
Parkway-City Waterway, and City Waterway Concept Plan. Also providing information and
guidance were: City Waterway Environmental Review, Boat Launch Study, Master Program for
Shoreline Development, Ruston Way Plan, and Chapter 13.10 of the Land Use Regulatory
Code (Shoreline Management), the Pierce Transit Downtown Tacoma Center Circulation and
Regional Access Study, the Strategic Plan for Thea Foss Waterway Environment and
Redevelopment and the Thea Foss Waterway Development Alternatives Plan Environmental
Impact Statement.
The Thea Foss Waterway Design and Development Plan was based on information from a
variety of processes:
 The Urban Waterfront Committee, the Planning Department and the consulting firm of
Makers worked together to create the Thea Foss Waterway Design and Development
Plan, which was adopted in 1992. This document addressed both the east and west
sides of the Waterway.
 The Canadian architect Bruno Freschi provided a design vision for the Waterway in
1994.
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A design team of local professionals was convened by the Public Works Department in
1994 to identify design issues and preliminary guidance language for development on
the Waterway.
The Public Works Department and the consulting firm of Merritt + Pardini conducted
extensive public workshops that tested new ideas and design concepts from early
processes with the public, and developed design alternatives for the Waterway. These
alternatives were then further tested in an Environmental Impact Statement prepared
by Shapiro and Associates to identify their impacts on the natural and built
environment.
The Strategic Plan for Thea Foss Waterway Environment & Redevelopment was
prepared by Gordon, Thomas, Honeywell, Malanca, Peterson & Daheim; B & V Waste
Science and Technology Corporation; and Parametrix, Incorporated.
The Thea Foss Waterway Programmatic Environmental Impact Statement.
Conceptual Design Plan for the west Waterway by Zimmer Gunsul Frasca Partnership
and Architects Reed Reinvald Johnson Willows.
Schematic Design Plan for the Family Campus portion of the west Waterway by Zimmer
Gunsul Frasca Partnership and Architects Reed Reinvald Johnson Willows.

The 1995 Foss Plan articulated the following vision for the Thea Foss Waterway:
The Thea Foss Waterway represents a unique opportunity for the City to create an
attractive focal place for the enjoyment of the inland waters of Puget Sound within an
urban context. There is a great deal of potential for redevelopment along the Waterway,
which may be realized with the adoption of this plan and support and encouragement at
the public and private level. Developing a mix of uses along the Waterway will bring the
economic vitality needed to turn Thea Foss Waterway into a showcase for Tacoma.
The Waterway visually and physically connects surrounding districts. The Waterway’s
historic past and working waterfront, combined with new cultural, recreational, residential,
office and retail uses, will create a lively, urban environment. A linear waterfront park will
link together a variety of attractive, ground level public activities and uses accessible to all
of Tacoma’s citizens and to the region. Environmental cleanup and protection measures
are being integrated into redevelopment, creating a safe, healthy, and sustainable
environment.
The Foss Plan is the City’s blueprint for the future of the Waterway. It establishes public
policy and design guidelines for all new public and private development in and
surrounding the Thea Foss Waterway. This Plan, in conjunction with development
regulations set forth in the City Land Use Regulatory Code, will guide development of the
Waterway as it becomes the gateway to downtown, where public and private
redevelopment efforts will create lively mixed use district for living, working, and playing. It
envisions a mixed use community, including marine uses, on the Waterway attuned to the
intrinsic qualities of its water setting and inseparable from the city around it. It strives to
attain the “ABC’s” of development: Access, Boating and Character.
The Foss Plan focuses on individual policies, projects and regulations to realize the Waterway’s
potential as an attractive setting for maritime industry, civic redevelopment, and wateroriented recreation. Taken together, the total impact of these efforts will be much more than
the sum of the individual actions themselves. They will create a Waterway that:
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Is an active, diversified destination attraction and focus for the City
Features a variety of integrated recreational, commercial, marine, industrial, and
residential activities
Is well connected with neighboring districts, especially the downtown, Ruston Way, and
Tacoma Dome areas
Is easily accessible for pedestrians, transit users, boaters, and visitors from throughout the
region
Offers a wide variety of physical settings, landscaped parks, and pedestrian attractions
that are unified by a consistent esplanade treatment along the shoreline edge
Is based on environmentally sound shoreline management with improved water quality
and more ecologically productive shoreline habitats

The rich industrial past of Tacoma’s Foss Waterway pervades the atmosphere of the waterfront
(see Exhibit E). This history should be highlighted in infrastructure and development alternatives.
These include designs that integrate working waterfront and maritime themes. This vision,
developed by many citizens, Urban Waterfront Committee members, City and Park District
staff, and the various consultant teams are bold and ambitious. Yet, it can be accomplished.
The City and the Metropolitan Park District have taken giant first steps in acquiring large
shoreline parcels along the Waterway, in pursuing environmental cleanup strategies, and in
implementing initial redevelopment efforts. The design and development direction in this plan
outlines a series of coordinated public and private efforts necessary to make this vision a
reality.
The following plan components were developed to implement the Vision for the Foss
Waterway:
1. A comprehensive Circulation component to improve public access and utilization of
the waterfront. Circulation improvements include a continuous waterfront pathway
system, links between downtown and the Waterway, and integrates pedestrian,
bicycle, automobile, and public transportation systems.
2. A Shoreline Use component to identify special development, recreation, and public
access opportunities on the Waterway and promote uses that are water-related and
that allow public enjoyment of the shoreline while providing shoreline protection and
enhancement.
3. An Urban Design and Development component to upgrade the quality of development
along the Waterway, add visually attractive qualities, unify design identity, and
emphasize a character compatible with the variety of commercial businesses,
recreational activities, and historic resources and maritime businesses.
4. An Environmental Quality component to acknowledge the specific cleanup actions
required to take place prior to development along the Waterway including
improvements of water quality and habitat enhancement.
5. A Marine Facilities component to encourage and support access, boating, and marine
character along the Thea Foss Waterway.
The following provides a summary of the development objectives of the Foss Plan as they
relate to these themes and are carried forward into Tacoma’s Shoreline Master Program
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(TSMP), and associated documents. Each section is followed by a note indicating the current
applicable policy and regulatory documents related to the plan component, and are
indicated by a

.

As part of the TSMP Update, these plan components have been integrated into the Shoreline
Master Program and other policy and regulatory documents, or replaced by updated policy
elements. The TSMP Update (2011) and the integration of the Foss Plan is discussed in further
detail in a later section.
1. Circulation
Providing strong connections to the Central Business and Dome Districts will help ensure the
success of the Waterway. A strong connection with the downtown core is important to
facilitate the large numbers of people located within easy walking distance of the
Waterway. Linking the Dome District to the southern portion of the Waterway is also
important to open up the facility to regional uses. Accommodating both pedestrian and
bike traffic connections to Ruston Way/Schuster Parkway will expand accessibility of the
waterfront dramatically.
The following map locates and situates the Foss Waterway in relation to the surrounding
districts, including the International Financial Services Area, UW Tacoma, the Dome District
and the Port to the east.
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Esplanade and Open Space
The “esplanade” describes the waterfront area that includes public walkways and all
landscaped or public activity areas, as well as an over-water boardwalk and pier
features on the waterward side of all development, and is dedicated for full time public
use. The existing and planned parks provide larger public access areas. The design
and development objective for the esplanade is to create a linear shoreline park along
the length of the west side. This park will allow public access and circulation along the
waterway as well as enjoyment of the water itself and developments along the
waterfront. It will also encourage active and passive public recreation, including
festivals. The esplanade should establish a connected, linear design that unifies the
Waterway and joins together larger park spaces, and relates to the design and activity
of upland development and in-water uses. The esplanade is intended to be an inviting,
lively, safe public-use area that is enjoyable year-round.
Dock Street
The development objective for Dock Street is to strengthen connections to the
Waterway, design a roadway configuration within the existing right of way without
expanding roadway width, and provide for “alternative” transportation such as transit,
pedestrians, and bicycles.
View/Access Corridors
View/access corridors are located between Dock Street and the shoreline edge, and
generally aligned with the extension of the urban street grid as established in the City of
Tacoma Land Use Regulatory Code. These are not dedicated rights of way, but are
intended to provide regular, fixed view/access corridors, allow light to the Waterway,
and provide access corridors that can be used by the public. They provide visual
access across the west side of the Waterway, between downtown and the east side.
Transportation and mobility policies and standards that support this Vision are
contained in Section 7.11 Transportation of the Shoreline Master Program, the
Transportation Element of the Comprehensive Plan, including the Mobility Master
Program, and the Complete Streets Guidelines for Mixed Use Centers.
Standards for the public esplanade and view/access corridors are contained in
Sections 6.5 Public Access and in Chapter 9.10 of the Master Program and should be
consistent with the Thea Foss Waterway Design Guidelines and the Public Access
Alternatives Plan.
2) Shoreline Use
Urban shorelines are a precious resource because they must serve a variety of purposes
and will always be in short supply. This is particularly true of the Thea Foss Waterway which
is the downtown’s window on the Sound, home to numerous maritime industries and
recreational boating activities, some important natural resources, and an excellent setting
for commercial development that promotes the public enjoyment of the shoreline.
Therefore, the shoreline use concept is principally directed toward integrating a mix of
activities that make optimum use of shoreline resources and favors activities that benefit
from a shoreline location.
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The range of uses on the Waterway should build on the existing maritime commercial and
water-dependent recreational uses currently lining the shoreline. Uses may include the
development of mixed-use commercial, residential, artisan/heritage/maritime, and
recreational uses that are compatible with and an enhancement to the waterfront setting.
Another fundamental shoreline use concept is the mix and integration of uses, access links,
and open space into coordinated site developments. The combination can include
commercial, water-oriented recreational, residential (in some cases), pedestrian links, and
open space with activity focal points. There are several reasons for this concept.
Experience has shown that a mix of activities and features helps to strengthen the viability
of shoreline use and significantly adds to the ambiance and character of the waterfront.
Some shoreline visitors wish to walk or bicycle over several miles, but studies have shown
that many want to enjoy a variety of activities within about a quarter mile radius. By
integrating a continuous waterway esplanade with mixed use development, it responds to
both needs.
Mixed use implies both having a variety of uses within a building, and a variety of uses
within a district. Not all buildings can or should have a variety of uses, but the Waterway
should have a variety of uses that encourage living, working, and playing in the same area.
The waterway concept presumes a dense, urban environment. This requires a higher
proportion of uses, service provision (groceries, laundry, etc.), and offices.
The mixed-use Vision for the Foss Waterway is promoted and directed by the
management policies in the ‘Downtown Waterfront’ Designation in Chapter 5 of the
Shoreline Master Program.
Mixed use development standards and preferred shoreline uses are outlined in
Section 6.1 Shoreline Use of the Shoreline Master Program.
Specific development regulations pertaining to use allowances, frontage
requirements, building envelopes, heights and setbacks are located in Chapter 9.10
of the Shoreline Master Program.
3) Urban Design and Development
The character of the west side of the Waterway is driven by a number of elements,
including distinct sub-areas, improving and maintaining the visual qualities of the
Waterway, and application of design principles and guidelines that promote the
enhancement of public properties and a maritime aesthetic.
The following sub-areas were developed to achieve the comprehensive goals developed
in public workshops and meetings, committee and commission meetings and City Council
study sessions and public hearings. Four districts were established to guide the character of
new development and the preferred mix of uses. These districts connect the character of
the downtown to the Waterway by carrying forward the mix of uses and building patterns
of the downtown core to the water’s edge. The sub-areas include:
Historic Warehouse District
The Historic Warehouse District extends from Thea’s Park at the northwesterly extent of
the Waterway to the Murray Morgan Bridge. The zone is characterized by high bluffs
located to the west, warehouse structures located along the water’s edge, a high
concentration of marina uses, and a narrow building depth.
MRS Update - FINAL (READ ONLY).doc

41

Central Waterfront
The Central Waterfront extends from the Murray Morgan Bridge to South 15th Street. The
elevation is approximately 60 feet lower than downtown Tacoma. The Central
Waterfront is adjacent to the International Financial Services area which is prioritized for
commercial office development. Building heights in this area range from 50’ – 130’. This
area is envisioned as a core area for retail commercial, office, and hotel uses.
Family Campus
The Family Campus extends from South 15th Street to South 21st Street (SR-509). This zone
is envisioned as a “family campus” area that supports retail, commercial and cultural
family uses. The Family Campus includes the Museum of Glass and is in close proximity
to the University of Washington-Tacoma, the Washington State History Museum, the
Tacoma Art Museum, the Children’s Museum of Tacoma and LeMay America’s Car
Museum, and carries forward the cultural and institutional emphasis from the downtown
museum district.
South Waterway
This area extends from South 21st Street (SR-509) around the end of the Waterway to
East “D” Street. It is an irregularly shaped area that is undeveloped or developed with
passive-use parks. Redevelopment of this area is envisioned as improved open space
with recreational uses for the publicly-owned property.
Archaeological, Cultural and Historic Resources are protected under Section 6.3
of the Shoreline Master Program.
Section 2.4 of the Thea Foss Waterway Design Guidelines provides direction
pertaining to the exterior appearance and character of individual building sites.
4) Visual Qualities
The Waterway affords significant views to the east, to the north up Puget Sound, to the
south taking in Mount Rainier, and in proximity of the Waterway. The view to the west
provides a fine vista of the high-rises that make up the central business district skyline.
These views, as well as natural panoramas and the urban skyline, are views that need to be
preserved. Remnants of the waterfront district of a bygone era (including wood
warehouses) also contribute to the unique character and aesthetic of the Waterway.
Views and visual qualities will be protected and improved in accordance with
development regulations in Section 6.7 Views and Aesthetics of the Shoreline Master
Program and the application of Sections 1.3 and 1.4 of the Thea Foss Waterway
Design Guidelines.
Section 2.4 of the Thea Foss Waterway Design Guidelines provides direction
pertaining to the exterior appearance and character of individual building sites.
5) Urban Design
New development on the waterway proceeds through a set of design guidelines that
enhance the Waterway’s visual identity and functional relationships as well as establish a
unique character and aesthetic experience. To this end, new development should
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implement the design objectives in the Foss Plan and should be consistent with the policies
and standards of Section 6.7 Views and Aesthetics in the TSMP.
6) Environmental Quality
Cleanup of contaminated land is a priority for all Waterway properties. Improving water
quality, cleaning up contaminated sites, and enhancing biological conditions are essential
for restoration and redevelopment of the Waterway and its associated uplands.
The interface between a vegetated shoreline and the high water mark is critical in
maintaining a biologically healthy marine system. When functioning at an optimal level,
this zone acts as a filter for sediments and a habitat for insects and their larvae which in
turn provides a food source for aquatic animals, and the detritus from the plant materials is
an additional food source.
The Vision for Environmental Quality is promoted through the no-net-loss
provisions of the Shoreline Master Program and specifically Sections 6.2 Site Planning,
6.4 Marine Shoreline and Critical Areas Protection, Section 6.6 Vegetation
Conservation, and 6.8 Water Quality and Quantity.
Sections 3.7 and 3.10 of the Thea Foss Waterway Design Guidelines promote the
use of landscaping and low impact development in site planning.
7) Marine Facilities
Create and maximize opportunities for public transient moorage and active water-related
and dependent uses. In order to meet this end, strive to enhance public access to the
water and locate marine facilities and related uses in relationship to existing upland and
new public uses (cultural, educational and recreational) and revitalize the waterfront with
maritime themes and recreational boating.
To make the vision of an active boating community a reality, new boating facilities must
recognize how different user groups function. Timely consideration for the needs of various
boating users will ensure their continued or future presence on the Thea Foss Waterway.
These users include individual transient boaters, visiting boat clubs, and maritime festival
participants who will moor at public transient moorage facilities.
Special development efforts should provide the traditional amenities that boat clubs have
come to anticipate, such as harbor master services, secure restroom, shower, laundry
facilities, and club house. Maritime festival programs also have distinct space and
program needs that should be effectively addressed in early development plans.
The Vision for Marine Facilities is supported and implemented by Sections 6.5
Public Access, 7.4 Boating Facilities, 7.9 Recreational Development, and 8.6
Moorage Facilities in the Shoreline Master Program and also through projects
identified in the Public Access Alternatives Plan.
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PUBLIC PARTICIPATION
The FWDA contracted with Merritt Architecture to conduct a series of public workshops to
evaluate development on the Foss. Twenty-nine (29) workshops were conducted and a
number of themes emerged from these efforts. Participants included citizens, waterfront
advocates, business owners, Foss residents, neighborhood and business district representatives,
private investors, brokers, realtors and lenders. The workshops were also attended by past and
present elected officials that had direct knowledge or experience with policy matters
regarding the Foss waterway. Overall, the workshops provided a broad representation of our
community.
Interpreting feedback from the workshops, the following themes emerged:












Affirmation of the original Foss vision – stay the course. Finish what has been started.
Think entrepreneurially about repositioning the Foss.
Organize waterfront development by function.
Vary the massing scheme – lower density projects are more feasible.
Complete the public esplanade.
Improve way-finding.
Improve connectors between the waterway and the Central Business District
Expedite entitlement timeframe.
Activate the waterfront with events and activities.
Identify parking alternatives and evaluate funding for a loop shuttle to the museums.
Concentrate retail or activity uses in nodes.

The Board used the information gathered at these workshops and input from industry experts
to form the strategy for moving redevelopment forward in the current market. A summary of
the workshops and additional recommendations from Merritt Architecture can be found in
Exhibit B.
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CONNECTORS
Development along the Foss Waterway will complement the further revitalization of downtown
Tacoma by providing housing, retail and office space to employees, students, visitors, and the
resident population. Further, major attractions such as the Museum of Glass, the Washington
State History Museum, Tacoma Art Museum, Foss Waterway Seaport and LeMay America’s Car
Museum need to be linked to one another and other uses.
Pedestrian Connections
Eastward connections to the Foss Waterway from downtown have improved significantly since
the project began. Originally there were only two connections from the CBD: one at South
15th Street, and the other from the 11th Street Bridge. Both were in poor condition and underutilized.
To date, connectors that serve non-motorized transportation have been completed and are
as follows:
 The Chihuly Bridge of Glass at 18th Street
 The new stair system at South 15th Street
 The D Street overpass, which connects the south end of the Foss to the Dome District
 The 11th Street Bridge stair & elevator – currently under construction with a completion
date at the end of 2012)
Connectors or linkages to downtown are still regarded as a critical element by the community.
Access to the uptown parking inventory is a key to active use of the waterway. The public
workshops reinforced the importance of these connectors and how our city can become
more livable and walkable. Key points for connections were identified as the following:








The 15th Street connection requires a walk under I-705 and through 4 blocks of “dead
zones”. A dead zone is used to refer to stretches without commerce or pedestrian
activity, often with low amenity levels. Such areas are often perceived as unsafe for
personal security. These areas have a foreboding appearance to the pedestrian and
repel any additional pedestrian activity. Lighting and landscaping could be minimal
cost improvements until a larger plan integrates this area with Pacific Avenue, the
Museum District and the Prairie Line Trail.
A pedestrian overpass at A Street is considered a prime location to connect the 21st
Street Park with parking that is available in the Dome District under I-705. Currently,
access to this area requires that a pedestrian illegally cross the railroad track to access
parking that supports events and provides access to the waterfront. A pedestrian
overpass in this area is important for both safety and access.
A north end connector is needed to connect to downtown near Fireman’s Park and
the Light Rail stations. Earlier planning suggested a gondola or funicular system, given
the topography in this section of the waterway. While current budgetary constrains
make this type of connector difficult to fund in the short-term, it should remain as a
long-term objective.
A stairway or hill climb system at 4th Street that would allow pedestrians to move from
the Stadium District to the 4th Street overpass and would improve pedestrian access to
Thea’s Park, the Foss Waterway Seaport and public moorage.
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Transit Connections
The Thea Foss Waterway, like the Tacoma CBD, is characterized by strong North/South
development corridors. The CBD has some loosely connected east/west circulation via midblock pedestrian paths and parks. This development has a strong impact on pedestrian
movement. While pedestrian linkages provide some relief, the employment and commerce
along Yakima and Tacoma Avenues, and the residents of the Hilltop are isolated from the CBD
by 1,100 to 2,200 feet of sidewalks at slopes in the range of 8%. These populations are further
isolated from the Thea Foss Waterway by another 1,000 feet with a 50 to 80 foot drop to the
railroad and the physically foreboding presence of the I-705 overpass.
Pedestrian movement, especially to extend the service area of the Tacoma Link LRT stations,
must be augmented by an east/west transit connector similar to the Downtown Link. Design
of the service must address the needs of the LRT market; therefore, great attention must be
given to the quality of service, reliability, and image. The shuttle’s route would include transit
from LRT stations, downtown locations, and the Hilltop, to the Foss Waterway. Coordinated
with the opening of major attractions along the Waterway, service would be augmented to
assure that there is attractive, efficient, all-weather conveyance between the Waterway, the
CBD, and the Hilltop, with an initial route along the 15th Street connection.
The community workshops strongly recommended initiating a museum loop that would
connect the LeMay America’s Car Museum with the Museum of Glass, Foss Seaport Museum,
Children’s Museum, Tacoma Art Museum and Washington State History Museum. A pilot
project could be conducted during peak tourism season (Memorial Day to Labor Day) and
have the added benefit of moving people to and from the downtown waterfront. Federal
transportation funding would likely be needed and partnerships with Pierce Transit and the
City would be critical to successfully implementing a “Museum transit connector”.

MRS Update - FINAL (READ ONLY).doc

46

PARKING
The perception of a lack of parking along the waterway still plagues the Foss. Much of this
issue is driven by the available parking along the Waterway is “paid parking”, while parking
along Ruston Way is free. As our community becomes more accustomed to paid parking,
there is the potential for that perception to change. However, the long-term need for
additional parking in key locations still prevails and is important to successful development of
the waterway. In order to attract larger, specialty restaurants, for example, the parking
demand for 100 stalls is common and cannot be fully served on a single, mixed-use
development site.
Public parking will also be an important component to the development of the north end of
the waterway. On the north end, Site 12 is located between two pre-existing buildings built at
the beginning of the 20th Century. One is the Dock Building which has existing office and
restaurant uses. The other is the nationally registered historic Balfour Dock Building that is home
to the Foss Seaport. The adapted reuse of both of these buildings precludes sub-grade
parking on their existing sites. It will be vitally important that public parking is available on Site
12 to ensure the long term sustainability of the Seaport, the marine uses of the North Moorage
& Pier A projects, the adjacent Dock Building, and the addition of new uses with private
investment on Site 12.
The following parking recommendations are intended to provide policy and design direction
for supplying an efficient parking supply to serve the development goals of the waterway.
1. POLICY
Parking capacity must plan for shared use among sites and with existing downtown
resources. North of 11th Street, many of the sites are narrow and are inefficient for
meeting their own parking demands, while other structures will have room for
surpluses. The sharing of parking resources provides for greater cost efficiency and
average productivity for the parking system as a whole. It is also consistent with the
goals of inducing pedestrian trips along the Waterway.
Time-of-day shared use by compatibility of uses within the Thea Foss Waterway
has low potential because of a comparatively low number of work destination
uses (office, light industry, warehousing) in the future development. Residential
paired with retail, entertainment, or live/work does not provide productive
opportunities for shared parking; however, the substantial residential parking
capacity along the Waterway could serve some of the office parking needs.
2. CIRCULATION
A transit circulator is needed to link developments and parking facilities along the
Waterway, in the Dome District, and in downtown Tacoma. A circulator is planned
and could likely be an extension of the downtown connector provided by Pierce
Transit when funding improves. The transit circulator would also reduce traffic and
parking demand along Dock Street by allowing visitors to the attractions to use
interceptor-parking facilities, or use the connecting regional transit system.
Vehicular access improvements, as well as pedestrian linkages, need to be
coordinated with parking locations, and the siting of interceptor parking locations.
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3. LAND PLANNING
Aggregation of some sites should be pursued to further the ability to consolidate
parking structures into more efficient facilities serving several linked development sites
(e.g. Seaport, Site 12 & Dock building).
4. INTEGRATION WITH THE CITY PARKING SYSTEM
The Foss parking should be a component of the Tacoma Downtown Parking Plan.
Linkages to the downtown garage system with vertical connectors could well serve the
waterway and redevelopment.
5. PARKING MANAGEMENT
Management of parking on public property is provided by the FWDA except for the
public parking garage at the Museum of Glass, which is under the City’s management.
As development occurs, parking within a particular project will be managed by private
developers within each site as it is completed.
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ENVIRONMENTAL REQUIREMENTS
A long history of industrial use on the Foss Waterway has left contaminated properties on prime
waterfront sites. As land use changed, industrial concerns either shut down or moved to other
locations, including the east side of the Foss. The west side, which abuts downtown Tacoma,
became a mile and a half stretch of vacant land and decaying buildings. Starting in the
1980s, the City began acquiring property along the Thea Foss Waterway in order to spur
environmental cleanup and redevelopment. In 1994, the City voluntarily entered into an
Administrative Order of Consent (AOC) with the Environmental Protection Agency for cleanup
of the Thea Foss Waterway and a Consent Decree (Decree) with Washington State
Department of Ecology for cleanup of the adjacent uplands. Cleanup work administered
under the AOC and Decree is closely related, sharing a common boundary along the
shoreline of the Waterway. The AOC is complete, and covenants apply to certain parcels
along the Waterway. The upland Consent Decree remains in force.
Uplands cleanup is currently focused on the FWDA–owned property known as Waterway Park
site (east side) and City-owned properties between 15th Street and 11th Streets (west side).
Procedural requirements for environmental cleanup under the Consent Decree include:
1.
2.
3.
4.
5.

Site-Specific Remedial Investigation and Feasibility Study (RI/FS)
RI/FS report
Draft Site-Specific Cleanup Action Plan (SCAP)
Governmental agency and public review on the RI/FS report and SCAP
Remedial design documents (i.e. engineering report, construction plans etc. based on
the final RI/FS and SCAP)
6. Environmental cleanup
7. Restrictive covenants and institutional controls based on the final site cleanup
Cleanup of the upland properties will be closely related to their ultimate reuse and
redevelopment. Capping, with selected excavation and treatment, while the most costeffective method of cleanup, is not necessarily the best option to attract private investment.
Based on past private development along the Foss, a second option that provides for future
development of the sub-grade area for parking is more likely to occur. This option assumes
that excavation to the water table will be required. The remediation can be conducted by
the public sector, the private sector, or through a public/private partnership. The availability
of Model Toxic Control Act (MTCA) funds or brownfield funds from the State Department of
Ecology will be a significant factor in the participation of the FWDA and/or the City in
remediation activities moving forward.
The chart below provides a general overview of specific requirements associated with the
Consent Decree procedures. If a site is found to be “clean” and requires “no action” the
process will terminate once the Remedial Investigation step is completed.
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ENVIRONMENTAL PROCESS CHART
FOR THE THEA FOSS WATERWAY
PROCESS

RESPONSIBLE PARTY

Remedial Investigation

City

Site-Specific Cleanup
Action Plan (SCAP)

City

Remedial Design
Cleanup Action

City
(Remedial design to be coordinated with redevelopment plans)

City

(Costs in excess of least cost cleanup option
to be responsibility of Developer)

Institutional Controls and
Restrictive Covenants
Source: City of Tacoma

Property Owner

Action on the Consent Decree procedure for upland cleanup north of 15th Street is initiated
with proof of financial ability of the developer to undertake development of a specific site.
The majority of mitigation is anticipated to take place on sites 8 & 9 which are located
between 15th and 11th Street. North of 11th Street the properties were historically used for grain
storage warehouses (the Mile Long Warehouse), and the primary exposure for contaminants is
anticipated to be underground storage tanks (UST’s). However, remedial investigation (Phase
I) has not been conducted at this time to verify environmental conditions.
ENVIRONMENTAL STEWARDSHIP
The Authority works closely with our environmental partners to protect the waterway from
recontamination. This protection includes regulatory and policy compliance under consent
decrees, covenants and operating procedures. This includes requiring all tenants in public marinas
to comply with State Department of Ecology best management practices for marinas; education
programs for clean, green boating practices; and spill response training for all marina personnel.
The FWDA and its marina operators work closely with Citizens for a Healthy Bay, the Department of
Ecology and the City of Tacoma to ensure responsible and responsive protection of the Waterway.
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LAND USE MIX
The success of the redevelopment of the Thea Foss Waterway depends on providing a quality
experience, economic sustainability, and infrastructure efficiency through the creation of a
24-hour environment of compatible and diverse uses. The basic objective is to attract more
people more frequently and hold them along the Waterway for as long as possible with an
array of interesting activities and destinations. The potential for market synergy is encouraged
by the mixing of balanced functions linked by patterns of pedestrian movement. For the area
to be sustained and healthy, the mix must include residential, office, and entertainment
functions as well as hotels, retail establishments and restaurants. In addition, the maritime
character of the Waterway should be maintained with complementary marine uses.
Retail
Retail establishments provide the basic attraction to create daily street-level vitality. In
addition to providing convenience goods and services for office workers by day and residents
by evening and on weekends, they also cumulatively form an attraction to bring in outside
visitors, adding to the interest and overall vitality of the area. By themselves, many retailers
would have small markets - but combined in a managed package of sufficient critical mass,
they can sustain themselves and create prosperity to attract other retailers. Currently, the Foss
has not reached the critical mass necessary to support a full array of retail uses. Increased
events and activities will be important in the interim to support retail. Retail space should
remain flexible in its use until critical mass can be achieved.
Office
Offices provide a daytime market to support restaurants, retail, and business service
establishments, while the proximity of this commerce provides a high-amenity environment for
the offices. Similarly, hotels and meeting spaces are supported by offices while providing
amenities that bolster the office market. These co-locations, in addition to nearby housing,
provide an environment amenable to commute trip reductions, shared parking, and other
time-of-day infrastructure efficiencies.
Residential
Housing provides the key ingredient to the attractiveness of the Waterway. It adds to its
attractiveness as an office and shopping location by increasing the appeal and perception of
security of the area as a “round-the-clock” active waterfront. Furthermore, it provides evening
and weekend support for retail and service establishments. In 1999, the Downtown Tacoma
Market Analysis found that there was an opportunity for approximately 500 to 750 housing units
on the Foss, with a minimum of 500. To date, approximately 425 residential units have been
built with another 70 live-aboards in the marinas. Given current numbers, it appears the 750
residential units will be forthcoming as development progresses.
Hotel
Hotel space would be supported by offices, activity centers, cultural attractions, and the
natural environment. In turn, the hotel space would provide temporary residence for tourists,
business persons, conventioneers, and other visitors. Further, it provides meeting space as an
amenity to nearby offices, eating and drinking places, retail, and additional entertainment
programming. Site 4 is the preferred location for two phases of hotel development.
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Cultural and Entertainment Attractions
Cultural and entertainment attractions act as activity generators and become primary draws
for visitors to come to the area and become patrons of the Waterway’s retail and commercial
establishments. These visitors are also looking for a sequence of experiences, rather than the
single event, and in turn, the retail, restaurants, and hotel uses support the attractions to
create a destination which is more attractive than the sum of its parts. The Museum of Glass
and Foss Waterway Seaport provide a draw and point of interest at each end of the
Waterway. Additional attractions in the area include the Chihuly Bridge of Glass, Tacoma Art
Museum, Children’s Museum of Tacoma, Washington State History Museum and the LeMay
America’s Car Museum.
Special Events & Activity Programming
Special events and activity programming is an important operational part of the mix for the
waterfront. This programming will fill out the public realm of the esplanade and view corridors
with a managed mix of vendors, activities, and entertainment. Relying on appropriately
designed public places, seasonal vendors, outdoor exhibits, flower, food, and produce
markets, and concerts and festivals can provide a continuously fresh calendar of events.
These activities will draw visitors and enrich the quality of residential and commercial space.
Identifying program and event partners and funding is a primary goal of the FWDA.
Opportunities include commercial uses that benefit tourism and events for Tacoma such as
niche cruises and water-based transportation alternatives such as a seaplane float or water
taxi. The combination of these uses along downtown’s waterfront will provide a vital and
active living center. It will be a special place for citizens and visitors to Tacoma and Pierce
county. The Foss will be a hallmark of successful urban mixed use shoreline development and
environmental stewardship.

MRS Update - FINAL (READ ONLY).doc

52

PLANNING
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RELATIONSHIP BETWEEN THE PARTNERS
The relationship between the FWDA and the City, and the roles and responsibilities of the
partners, is established and governed by an Operating Agreement adopted by the City and
the FWDA. In addition, the FWDA partners with other appropriate agencies and private parties
to initiate and further the redevelopment goals of the Waterway including, but not limited to,
Metro Parks Tacoma, Citizens for a Healthy Bay, the Foss Waterway Owners Association, the
Tacoma Waterfront Association and State Department of Ecology.
The First Operating Agreement between the City and FWDA was executed in 1997 and on
January 4, 2000 the City and the FWDA executed the Second Operating Agreement. The
Second Operating Agreement was to have expired December 31, 2002 but was extended by
letter agreement.
The Third Operating Agreement was executed on December 14, 2010, for a term of 4 years,
with an optional 2 year extension. The FWDA expects that the Agreement will continue for the
full 6 years, at which time a new operating agreement will be negotiated.
The City and the FWDA recognize that, during the term of this Agreement, the FWDA may
facilitate redevelopment of the properties in and along the west side of the Waterway
originally prioritized for redevelopment under the Foss Plan, its Charter, and prior Operating
Agreements, along with certain properties along the east side of the Waterway. Functions
that may be continued or assigned to the FWDA going forward include, but are not limited to,
management of certain Waterway properties and marina areas that remain in public
ownership, operation and maintenance of certain facilities, and provision of services and
activities in a manner that will enable the FWDA to operate on a self-sustaining basis.
To ensure that the FWDA facilitates redevelopment in a manner consistent with the Foss Plan,
that the FWDA manages City property in accordance with agreed standards, and that the
parties continue to work together efficiently, effectively and in close communication, the
parties have set forth objectives, standards and decision-making processes for accomplishing
these joint goals. These may be found in Section 3 of the Third Operating Agreement and
include the following:








A commitment to a joint plan for the redevelopment and management of the
Waterway properties
An outline of the properties subject to the joint plan, including:

City property

FWDA property

Marina areas
The FWDA’s role in facilitating development for property under both City and FWDA
ownership
Property management
Communications and property transfers between parties
Development of a Foss Capital Improvement Plan
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SHORELINE MASTER PROGRAM UPDATE: INTEGRATING THE FOSS VISION
In 2006, the City initiated an update of the Tacoma Shoreline Master Program and Foss Plan.
These updates were completed and adopted by Council in 2011 and are currently under
review by the Department of Ecology. The purpose of this section is to explain the relationship
of the public documents to the plan for redevelopment of the Foss.
As part of this update, the planning elements contained in the Foss Plan were updated and
integrated into the TSMP, the Public Access Alternatives Plan, and the Foss Plan. The following
graphic visually depicts the reorganization of the Foss Plan and its integration into other
planning documents.
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POLICY & GUIDELINES
The purpose of this section is to advise potential private investors of the policy and guideline
documents that govern permitting and redevelopment within the S- Shoreline District known as
the Foss Waterway. These referenced documents provide the intent and framework that twill
assist developers and architects in understanding the policies underlying the regulatory
framework.
Tacoma Shoreline Master Program (TSMP)
One of the significant changes that the update of the TSMP has brought about is that, rather
than having a separate policy document for the S-8 Thea Foss Waterway Shoreline District,
these policies and preferences are now incorporated into the body of the TSMP. Interested
parties will be required to evaluate proposed projects for conformance with the Master
Program. Therefore, it is imperative that interested parties are familiar with the TSMP and the
policy and regulatory requirements therein.
The following summary provides an overview of the TSMP contents, with a brief explanation of
its general format and procedures.
Program Format
The TSMP includes goals, policies and regulations. The TSMP is a comprehensive plan for how
shorelines should be used and developed over time. Goals, policies and regulations provide
direction for shoreline users and developers on issues such as use compatibility, setbacks,
public access, building height, parking locations, mitigation, and the like.
TSMP Chapter 1 introduces the purposes and intent of the Program, explains the City’s
authority to regulate shorelines and explain the Program’s relationship to other ordinances and
laws. Chapter 1 also explains the types of development the Program has jurisdiction over.
TSMP Chapter 2 Explains which activities are recognized as exempt or non-conforming and
contains procedures and review criteria for substantial development permits, conditional use
permits and shoreline variances as well as the administration of the Program’s regulations and
other legal provisions.
The general goals and objectives are found in TSMP Chapter 3. Together they provide
direction and context for the specific policies and regulations in the Program. The Goals and
Objectives speak to what the City hopes to achieve through the implementation of the Master
Program, whereas policies are broad statements of intention that are generally phrased using
words such as “should.” For example, “marinas and boat launch facilities should be designed
in a manner that will reduce damage to fish and shellfish resources.” In contrast, regulations
are requirements that are necessary to implement the policies. For example, “New or
expanding marinas with dredged entrances that adversely affect littoral drift to the detriment
of other shores and their users shall be required to periodically replenish such shores with the
requisite quantity and quality of aggregate as determined by professional coastal geologic
engineering studies.”
Shorelines designated as “shorelines of statewide significance” (SSWS) by the Shoreline
Management Act (RCW 90.58) are listed in TSMP Chapter 4 (TSMP 4.2), along with policies for
their use. Shorelines of statewide significance are major resources from which all people of the
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state derive benefit. These areas must be managed to ensure optimum implementation of the
Act’s objectives.
TSMP Chapter 5 describes the shoreline jurisdiction consistent with state regulations as well as
the shoreline environment designations that are applied to each shoreline reach. The
environment designation section includes information on interpretation, purpose, and
management policies. The shoreline designations function similar to zoning districts in that they
determine which uses are allowed, which are conditional, and which are prohibited in
shoreline areas. The S-8 Thea Foss Waterway is designated as a “Downtown Waterfront.”
Section 5.5.6 contains the purpose and general policies for the Downtown Waterfront.
General policies and regulations that apply throughout the shoreline, in all shoreline districts
and environment designations, are contained in TSMP Chapter 6. Provisions of this chapter
address shoreline use, site planning, archeological and historic resources, marine shoreline and
critical areas protection, public access, vegetation conservation, views and aesthetics, and
water quality. The treatment of critical areas in the shorelines, uses allowed in required buffers,
and circumstances under which buffers may be modified are found in TSMP 6.4. Polices and
regulations for public access including when and under what circumstances public access is
required as part of a proposed project are contained in TSMP 6.5.
TSMP Chapter 7 includes policies and regulations for specific shoreline uses such as
commercial, port, industrial, transportation, recreation and the like. Some developments may
be subject to more than one of the subsections. In particular, mixed-use developments that
are encouraged on the Foss Waterway should review the applicable sections of Chapter 7 for
each type of use planned for the mixed-use development.
TSMP Chapter 8 includes policies and regulation addressing shoreline modifications, including
shoreline armoring or bulkheads, dredging and filling, and moorage. Some developments may
be subject to more than one of the subsections.
Lastly, TSMP Chapter 9 includes policies and regulations that are specific to each shoreline
district as well as a table of allowed and prohibited uses. Section 9.9 provides specific
development regulations unique to the S-8 Thea Foss Waterway Shoreline District, including the
district intent statement, frontage requirements, view corridors, building envelope standards,
and site coverage. Table 9-2 identifies the types of shoreline uses and modifications that are
permitted, conditional, or prohibited.
The following graphic depicts the policy and regulatory framework and the way in which
specific policies and development regulations for the S-8 Thea Foss Waterway have been
integrated into the TSMP.
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Thea Foss Waterway Design Guidelines and Design Review (the Foss Plan)
Where the policy and development regulations of the Foss Plan were integrated into the SMP,
the design guidelines have been reformatted as a stand-alone document to provide a more
legible format for design review and to more succinctly differentiate between that which is a
regulation, and therefore required, and that which is a guideline (see Exhibit D). The intent of
the design guidelines is to further implement the design objectives originally laid out in the
Thea Foss Waterway Design and Development Plan. These guidelines help implement the
vision for the Foss Waterway as articulated in the TSMP. They are not, however, a part of the
Master Program. Keeping the design guidelines separate from the TSMP allows the City to
modify the design guidelines through local amendment processes to avoid the lengthy
process required through the state amendment process required for the TSMP.
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The design guidelines have been reviewed to ensure that they interact logically with other the
City regulatory processes. The design guidelines and standards are not static and will likely
need to change over time to further clarify issues, provide additional specificity, or address
unanticipated situations.
Applicability
The design guidelines apply to the entirety of the “S-8” Thea Foss Waterway Shoreline District.
However, the guidelines do not all apply uniformly across the “S-8” Shoreline District. The Thea
Foss Waterway has been divided into two design areas: West Foss and East Foss. While some
guidelines apply to the entire “S-8” Shoreline District, others only apply in either the West Foss or
East Foss. For the purposes of the Master Redevelopment Strategy, the guidelines for the West
Foss should be considered in all development proposals.
Use
These design guidelines have two primary uses. First, project developers and designers should
use the guidelines to better understand what design features are desired in projects in the “S8” Shoreline District. Second, a design review body designated by the City will use the
document as a reference when evaluating projects subject to design review. Design review
occurs in two ways:
1. For publicly-owned properties: The FWDA administers the development of publicly
owned properties and is responsible for conducting the design review of projects on
public properties on the west side of the Waterway.
2. Privately owned properties: For privately-owned properties, design review is conducted
by land use planning staff in conjunction with the permit review and decision. As part of
the permit submittal, private applicants should provide a summary of how their
proposal is consistent with and implements the design guidelines. As an alternative,
design review of developers of private property are encouraged, but not required, to
participate in the design review process conducted by the FWDA.
Project developers and designers should be aware that, while the design guidelines cover
issues dealt with in other City of Tacoma regulatory documents, these guidelines are a
supplement to— and not a replacement of—those other documents. Therefore, project
developers and designers are responsible for complying with all other applicable regulatory
documents, such as the Tacoma Municipal Code.
Public Access Alternatives Plan
Providing public access to the waterfront is one of the central policy directives of the Shoreline
Management Act as well as one of the central elements of the vision for the Foss Waterway.
The Foss Plan identified opportunities for public parks, open spaces, recreation facilities, event
spaces, and view areas, all linked by a continuous public esplanade. The public access
projects identified in the Foss Plan have been updated and incorporated within the Public
Access Alternatives Plan (adopted in 2011). The public access projects identified in the PAAL
are aligned with the vision of the Foss Plan: They support the ABC’s of waterfront development,
Access, Boating and Character. Development projects on sites under the purview of the
Master Redevelopment Strategy will be required to incorporate public access as envisioned
by the Master Program and the Public Access Alternatives Plan.
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The access priorities for the Foss Waterway will primarily be undertaken on public properties,
but may also be implemented on private properties as redevelopment occurs. The following
map identifies the existing and planned public access projects for the Foss Waterway.
Projects on the west side of the Foss Waterway emphasize completion of the public esplanade
and boardwalk with improved linkages to and from Downtown Tacoma. Additional open
space is sought along the central waterfront area.
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PROPERTY DISPOSITION AND/OR DEVELOPMENT
PROPERTY DISPOSITION POLICY
The property disposition policy of the FWDA consists of three components:
1) substantive consistency with the City, the TSMP, the Foss Waterway Design Guidelines,
the Operating Agreement between FWDA and the City, and FWDA’s Master
Redevelopment Strategy (the Foss Strategy);
2) reliance upon strong marketing to identify and attract private investors for opportunities
along the Foss Waterway; and
3) compliance with applicable public process requirements.
DEVELOPMENT PROCESS
The FWDA will facilitate the redevelopment of the Waterway properties, marine areas and
other City-owned and FWDA-owned property in, on, or along the Waterway designated for
redevelopment pursuant to the Foss Plan and the annual Foss Capital Improvement Plan in a
manner determined by the FWDA to be consistent with the Foss Plan. Ordinarily, the FWDA will
facilitate this redevelopment through the sale or long-term lease of property to a developer
selected through the two-stage competitive selection process. When the FWDA is conducting
this process with respect to City Property, the FWDA shall conduct the process on behalf of the
City as the City’s agent.
COMPETITIVE SELECTION PROCESS
The following sets forth the competitive process that the FWDA will follow when selecting a
developer of City-owned or FWDA-owned development uplands property determined to be
redeveloped consistent with the Foss Plan, the Master Redevelopment Strategy, and the
annual Foss Capital Improvement Plan.
1. Criteria for Evaluating Developer Qualifications. The Board shall establish criteria for
evaluating the qualifications of developers submitting qualifications for development of
a site. The evaluation criteria would typically include the following: experience and
qualifications of all development team members/partners and key consultants,
financial ability of developer to support a project of the type and scope anticipated for
the development site; previous experience with similar waterfront projects; experience
developing property in the context of public-private partnerships; and experience with
development of environmentally contaminated properties, if applicable.

2. Request for Qualifications. The FWDA shall issue a Request for Qualifications (“RFQ”) to
determine the credentials and qualifications of potential developers in accordance
with the Foss Plan, the Master Redevelopment Strategy and established criteria.

3. Criteria for Evaluating Redevelopment Proposals for Each Site. The Board shall establish
criteria for evaluating the proposals for potential development of each site. The
evaluation criteria would typically include the following: whether the proposed
redevelopment is consistent with the Foss Plan, the Master Redevelopment Strategy;
whether the proposed redevelopment meets minimum development thresholds
established by the FWDA; the public benefit associated with the proposed
redevelopment (e.g. jobs and new tax base); the economic viability of the proposal;
the experience of the development team; identification and location of team
members; the overall return (including direct and indirect benefits) that the proposed
redevelopment will provide to the FWDA and/or the City; the long-term economic
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impacts to the Waterway and the City; the impact of the development to the
environmental condition of the development site and Waterway; the ratio of public to
private investment required for the development; the monetary and non-monetary
public obligations arising from development obligations; whether the proposed
redevelopment complements and enhances the adjacent developments; and the
projected timeline for commencement and completion of the redevelopment. This list
is not exclusive. The evaluation criteria may vary from site to site to reflect the Master
Redevelopment Strategy and specific characteristics of or conditions on the site.
4. Request for Proposals. Qualifications and development concepts submitted in
response to an RFQ shall be reviewed by the FWDA. Based on the results of the RFQs,
one or more developers/teams may be requested to submit detailed project
proposal(s) in response to RFPs. At the conclusion of the RFP process, the Board may
select the preferred developer(s) with which to negotiate a Development Agreement.
5. Combined Request for Qualifications/Proposals. The FWDA may issue a combined
RFQ/RFP in those circumstances in which the Board determines it is not practicable or in
the best interests of the FWDA and/or the City to use the two-stage competitive
solicitation process.
The requirement for competitive solicitation may be waived altogether by the City
Manager with respect to City property and the aquatic lands area or, in the case of
FWDA Property, in the event that an immediate and important public need for
development of the property arises.
DEVELOPMENT AGREEMENTS
Upon selection of the developer, the FWDA will negotiate development agreements with such
developer that is consistent with the Foss Plan and the Master Redevelopment Strategy.
Agreements such as a purchase & sale agreement or long-term lease agreement will be
included in transaction documents. When applicable, an environmental indemnification
agreement will be included.
COUNCIL APPROVAL
The Tacoma City Council (the Council) shall accept or reject the FWDA’s recommended
development by an affirmative vote of a majority of a quorum. In presenting a
recommended development to the Council, the FWDA shall confirm that it believes such
proposal is consistent with the Foss Plan and the Master Redevelopment Strategy, and that all
consideration received, including monetary and non-monetary consideration, reflects at least
fair market value or higher, as determined by MAI appraisal or other appropriate valuation
technique.
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SEQUENCE OF PROCEDURAL REQUIREMENTS FOR LAND DISPOSITION
The procedural requirements that the Authority must meet primarily derive from three statutory
sections: RCW 35.21.747 governing transfers of real property received by a public corporation,
such as the Authority, from a City; RCW 39.33.020 governing the disposal of surplus property
with an estimated value of more than fifty thousand dollars by political subdivisions of the
State; and RCW 42.30.080 addressing special meetings called by public agencies.
As shown in the following table, these statutory provisions impose notice, hearing and
approval requirements and must be met in sequence prior to the transfer of real property.
Cumulatively, the requirements, particularly the notice requirements, are in some respects
duplicative. Nonetheless, to ensure strict compliance with each provision, all of the
requirements are included.
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Requirement
1. The Authority provides notice to
the City regarding the proposed
transfer.

Timing
30 days
before
transfer

2. The Authority provides
publication notice of the
proposed transfer.
1. The Authority provides notice of
a public hearing1 regarding the
proposed transfer.

Format Requirements
1. Written notice to be provided to the chief
executive or administrative officer of the City and
to all members of the City Council.

Content Requirements

Source

Notice of proposed transfer.

RCW 35.21.747 (2)

1. Notice of the hearing must include the date,
time and place of the hearing, identify the real
property to be transferred using an easily
understandable description and describe the
proposed use of the land.

RCW 39.33.020

2. Publication notice to be provided to (a) each
local newspaper of general circulation and (b) any
other news medium that has requested such notice
in writing.
10-25
days
before
the
public
hearing

1. The public notice must be of reasonable size in
display advertising form and published in a
newspaper of general circulation in the area where
the property is located.

The Authority provides publication
notice of Board meeting1
considering the transfer.

7-14 days
before
the
meeting

The notice must be published in a local newspaper
of general circulation.

Notice of meeting.

RCW 35.21.747(3)

The Authority provides second
publication notice of Board
meeting1 considering the transfer.

7-14 days
before
the
meeting

The notice must be published in a local newspaper
of general circulation.

Notice of meeting.

RCW 35.21.747 (3)

The Authority calls and provides
notice of a special meeting.

At least
24 hours
before
the
meeting

The meeting must be called by the Board Chair or
by a majority of the Board. Written notice (via mail
or personal delivery) must be provided to each
Board member, to each local newspaper of
general circulation and to each local radio or TV
station that has on file with the Authority a written
request for notification.
The hearing must be conducted and the action
taken at an open public meeting.

Notice must specify the time and place of
special meeting and the business to be
transacted. Only the noticed business may be
transacted at a special meeting.

RCW 42.30.080

Receive public comment regarding proposed
transfer/ approve transfer.

RCW 39.33.020;
RCW 35.21.747(3)

2. The Authority issues a news
release regarding the proposed
transfer.

Public hearing/ Board meeting

2. The news release must be disseminated among
print and electronic media in the area where the
property is located.

1

2. News release must pertain to the hearing,
identify the real property to be transferred using
an easily understandable description and
describe the proposed use of the land.

It may be possible to publish combined notices of the public hearings and the Board meetings, so long as the combined notices are formulated and timed to meet the
requirements of both the hearing notices and the meeting notices.
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EXHIBITS ARE CONTAINED IN SEPARATE FILES
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