
City of Tukwila 
Thomas McLeod, Mayor 

INFORMATIONAL MEMORANDUM

TO: Planning and Community Development Committee 

CC: Mayor Thomas McLeod 

FROM: Nora Gierloff, AICP, DCD Director 

BY: Neil Tabor, AICP, Senior Planner 

DATE: April 14, 2025 

SUBJECT: Removing Townhouses as a Permitted Use in the Tukwila Urban Center 

ISSUE 

The proposed code amendment to remove townhouses as a Permitted use in the Tukwila Urban 
Center would improve alignment of the City’s planned density goals for the Urban Center by 
removing a housing type that would not support attainment of the required density. 

BACKGROUND 

The Tukwila Urban Center is a regional 
center designated with the Puget Sound 
Regional Council for future growth, 
capitalizing on transit infrastructure to 
reduce car dependency. This Center 
designation under the Regional Growth 
Strategy, makes this area eligible for 
additional transportation funding that can 
improve these areas and help them 
transition into denser transit-oriented 
development over time. Under Puget Sound 
Regional Growth Center standards, one of 
requirement for a Center is that it plan for a 
minimum of 45 “activity units” per acre. This 
metric is a summation of jobs and housing 
units per acre.  

Currently, the Tukwila Urban Center 
contains approximately 22 activity units per 
acre, about half of the density for which the 
area is planned. This total is supported 
largely through area jobs, with recent 
housing growth in the last ten years 
beginning to help support the targeted activity unit total. 
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PLANNING COMMISSION RECOMMENDATION 

A public hearing on code amendment L25-0002 was held at the January 23rd, 2025, Planning 
Commission meeting. Commissioners entertained a motion to recommend that the City Council 
adopt the code amendment to remove townhouses as a permitted use within the Tukwila Urban 
Center, as included in the attached ordinance. An amendment was proposed to permit 
townhouses only as an accessory use, instead of strictly removing townhouses as a permitted 
use. The Commission’s vote was split 3 to 3 on this amendment to language proposed by the 
City. The language proposed in the attached ordinance reflects the original proposal as 
presented by staff without amendment. 

A link to the Planning Commission packet materials on this topic is provided here. Minutes of 
the January 23rd Planning Commission meeting are included in the packet as an attachment. 

ANALYSIS 

As the City plans for additional growth in the Urban Center, redevelopment should be 
encouraged to meet or exceed the minimum activity unit density planned for the area. While this 
naturally occurs, in part, from market demand and property values, development allowances 
should encourage uses which align with this density and should not permit uses that are not 
expected to support this density. Townhouses are one such use currently permitted in the TUC 
– Regional Center, TUC – Pond, TUC – TOD and partially within the TUC – Work Place zoning
districts, that would likely not meet the minimum density of 45 activity units per acre, if
developed. Generally, townhouses, even when constructed in an especially dense manner,
would not be expected to reach 30 units per acre. As townhouses will likely be permitted
throughout other residential zones within the City after the adoption of middle housing updates,
staff believes townhouses should be removed from the Tukwila Urban Center zones.

Language about comments received: 
The City received comments from a property owner in the TUC-TOD district wishing to maintain 
the ability to develop townhouses in relative proximity to the Green River shoreline. Shoreline 
regulations apply to the first 200 feet from the river, and   limit overall development allowed 
within this buffer. Staff do not support the addition of this exception as the City has committed to 
ensuring that development planned within its Urban Center supports the designated activity unit 
totals.   

SUMMARY OF PROPOSED CHANGES 

Staff proposes removing townhouses from the list of allowed dwelling types in Table 18-2, 
affecting the Tukwila Urban Center Regional Center, Transit Oriented Development and Pond 
Zoning Districts. 

Business 
license 

P = Permitted, A = Accessory, C = 
Conditional, UUP = Unclassified 
Use Permit 
For parking requirements see 
Table 18-5 or Figure 18-7 

Regional 
Center TOD 

Pond 
District 

Commercial 
Center 

Work-
Place 

Residential 

320 Dormitories A A 

Ref. 
above† 

Dwelling: Multi-family, Townhouses, 
Mixed Use, Senior Citizen Housing P P P P4 

510 Home Occupation A A A P4 
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270 
Continuing Care Retirement 
Community P P 

See TMC 18.28.260 for District specific parking standards. 
… 
4. Only on properties fronting the Green River or Minkler Pond.

Staff Report Criteria 

TMC 18.82.030 requires that staff reports for proposed amendments to development regulations 
address the five listed criteria in this section. As criteria pertain to both privately initiated code 
amendment applications and those proposed by the City, some criteria may not be as relevant 
for all code amendment proposals. Criteria and staff responses are listed below. 

1. An evaluation of the application materials;

Staff Response: Not applicable. 

2. Impact upon the Tukwila Comprehensive Plan and Zoning Code;

Staff Response: The proposed code amendment is consistent with the comprehensive plan and 
does not require an amendment to the comprehensive plan.  

3. Impact upon surrounding properties, if applicable;

Staff Response: Not applicable. 

4. Alternatives to the proposed amendment; and

Staff Response: The City could consider two possible alternatives: 1) the City could continue to 
allow townhouses in the Urban Center, but allow them only an accessory use to another primary 
use, or 2) the City could make no changes in the code, and continue to allow townhouses in the 
Urban Center. Staff does not support either of these options, as they weaken or negate the 
City’s commitment to achieve planned housing and redevelopment densities required for the 
Urban Center.  

5. Appropriate code citations and other relevant documents.

Staff Response: More information on Tukwila’s Urban Center profile can be found here. 

Decision Criteria 

TMC 18.82.020, Decision Criteria provides criteria for the final City Council decision on 
proposed code amendments. 

Decision criteria are as follows: 

1. Is the amendment consistent with the Comprehensive Plan?
2. Does the amendment meet at least one of the following criteria:

a. Eliminates conflicts between TMC and the Comprehensive Plan; or
b. Accomplishes policy directives of the Council or Administration; or
c. Corrects an error or errors in the TMC.

FINANCIAL IMPACT 
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No direct costs to the City are expected from this code amendment. 

REQUESTED ACTION 
The Council is being asked to approve an ordinance to remove townhouses as a Permitted use 
in the Tukwila Urban Center, and to consider this item at the April 28, 2025, Committee of the 
Whole meeting, and subsequent May 5, 2025, Regular meeting.  

ATTACHMENTS 
A. Ordinance
B. Ordinance Exhibit A
C. 1/23/2025 Planning Commission Minutes
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Version: 4/9/25 
Staff: N. Tabor 

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF 
TUKWILA, WASHINGTON, AMENDING ORDINANCE NO. 2756 
§4, AS CODIFIED AT TUKWILA MUNICIPAL CODE (TMC)
TABLE 18-2, “TUKWILA URBAN CENTER LAND USES
ALLOWED BY DISTRICT”; TO UPDATE PERMITTED
RESIDENTIAL USES WITHIN THE TUKWILA URBAN CENTER
CONSISTENT WITH PUGET SOUND REGIONAL COUNCIL
DESIGNATED URBAN CENTER GOALS; PROVIDING FOR
SEVERABILITY; AND ESTABLISHING AN EFFECTIVE DATE.

WHEREAS, the Tukwila Urban Center is a designated urban center by the Puget Sound 
Regional Council (“PSRC”); and  

WHEREAS, PSRC designated urban centers guide regional growth allocations, inform 
transit service planning and represent priority areas for federal transportation funding; and 

WHEREAS, PSRC designated urban centers are required to plan to support a density 
of combined jobs and housing units of 45 activity units per acre over time; and 

WHEREAS, the Tukwila Urban Center only has about 22 activity units per acre; and 

WHEREAS, in order to plan for the minimum PSRC requirement of 45 activity units per 
acre, new uses with densities which are unlikely to achieve that density should be restricted; 
and 

WHEREAS, new townhouse development would not be expected to achieve the 
minimum PSRC requirement of 45 activity units per acre; and 

WHEREAS, on January 24, 2025, the City’s State Environmental Policy Act (SEPA) 
Responsible Official issued a Determination of Non-Significance on the proposed 
amendments; and  

DRAFT
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Staff: N. Tabor 

WHEREAS, on January 23, 2025, the Tukwila Planning Commission, following 
adequate public notice, held a public hearing to receive testimony concerning 
amendments to the Tukwila Municipal Code to remove townhouses as a permitted use in 
zoning districts within the Tukwila Urban Center, and at that meeting adopted a motion 
recommending that the City Council approve the proposed changes; and 

WHEREAS, on May 5, 2025, after considering the analysis and proposed code 
amendments prepared by City Staff, the recommendation from the Planning Commission, 
and the public comments received, the City Council desire to adopt code amendments as 
set forth herein. 

NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF TUKWILA, 
WASHINGTON, HEREBY ORDAINS AS FOLLOWS: 

Section 1.  Adoption of Findings of Fact. The City Council finds as follows: 

A. The above recitals, set forth as “WHEREAS” clauses, are hereby adopted as
Findings of Fact in support of the adoption of this ordinance. 

B. The amendments that are established below comply with the requirements of the
Washington State Growth Management Act and the Tukwila Municipal Code. 

Section 2.  Ordinance No. 2756 §4, as codified at TMC Table 18-2, “Tukwila Urban 
Center Land Uses Allowed By District,” is hereby amended as referenced in Exhibit A.  

Section 3.  Corrections by City Clerk or Code Reviser Authorized.  Upon 
approval of the City Attorney, the City Clerk and the code reviser are authorized to make 
necessary corrections to this ordinance, including the correction of clerical errors; 
references to other local, state or federal laws, codes, rules, or regulations; or ordinance 
numbering and section/subsection numbering. 

Section 4.  Severability.  If any section, subsection, paragraph, sentence, clause or 
phrase of this ordinance or its application to any person or situation should be held to be 
invalid or unconstitutional for any reason by a court of competent jurisdiction, such 
invalidity or unconstitutionality shall not affect the validity or constitutionality of the 
remaining portions of this ordinance or its application to any other person or situation. 

Section 5.  Effective Date.  This ordinance or a summary thereof shall be published 
in the official newspaper of the City, and shall take effect and be in full force five days 
after passage and publication as provided by law.   

PASSED BY THE CITY COUNCIL OF THE CITY OF TUKWILA, WASHINGTON, at 
a Regular Meeting thereof this _______ day of ___________________, 2025. 

DRAFT
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Staff: N. Tabor   

ATTEST/AUTHENTICATED: 
 
 
 
    
Andy Youn-Barnett, CMC, City Clerk  Thomas McLeod, Mayor 
 
 
APPROVED AS TO FORM BY:  Filed with the City Clerk:  
  Passed by the City Council:  
  Published:  
  Effective Date:  
  Ordinance Number:  
Office of the City Attorney 
 
Exhibit A: Table 18-2, “Tukwila Urban Center Land Uses Allowed by District” 

DRAFT
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Date: January23, 2025
Time: 6:30p.m. 
Location: HybridMeeting -viaMicrosoftTeams / Public, In-PersonAttendance,  

CouncilChambers, 6200SouthcenterBlvd., Tukwila, WA98188

I. CalltoOrder
ChairProbstcalledtheTukwilaPCmeetingtoorderat6:35p.m. 

II. RollCall
ThePCSecretarytookrollcall. 

Present: ChairMartinProbst; ViceChairAnnDurant; CommissionersLouise
Strander, AlexKaehler, RichardMcLelandWieser, andJacobHalverson

ExcusedAbsence: CommissionerJaneHo

Staff:DirectorNoraGierloff, AmericanInstituteofCertifiedPlanners (AICP), Departmentof
CommunityDevelopment (DCD); LongRangePlanningManagerNancyEklund, AICP,  
DCD; DevelopmentSupervisorMaxBaker, AICP, DCD; SeniorPlannerNeilTabor, AICP,  
DCD; andPCSecretaryWynettaBivens,DCD

III. AmendmentoftheAgenda
Nochangestotheagendawererequested. 

IV. ApprovalofMinutes
CommissionerHalversonmovedtoadoptthe12/12/24Minutes. CommissionerDurant
secondedthemotion. CommissionerKaehlerrecusedhimselfduetoabsence.Motion
carried. 

V. WrittenGeneralPublicComments
Nosubmittals. 

VI. OldBusiness
None
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VII.NewBusiness

PUBLICHEARING

1. Shelter, Transitional, Emergency, Permanent (STEP) HousingChanges

FILENUMBER: L24-0026, E25-0001
PURPOSE: Codeamendmenttocomplywithstatelaw.  
LOCATION: Non-ProjectAction/Citywide

SeniorPlannerNeilTaborgavethepresentationforstaff. HeprovidedbackgroundonSTEPHousing
andthepurposeofthepublichearing.HesaidthatlegislaturenarrowedrestrictionsfortheSTEP
Housingtypes, whichresultedintheallocationofcertainhousingtargets. TheCityofTukwila
previouslyadoptedcodeamendmentstorecognizetheSTEPHousingtypes. In2021,theState
legislaturepassedHB1220whichsetsrequirementsforSTEPHousing. Thefollowinghousingtypesare
notincluded: 

RestrictedHousing

StaffnotedthattheState, PugetSoundRegionalCouncil, andCountywideKingCountyeach
developmentregulationsdonotmeetrequirements. Staffwentoverthe

proposedstandardsandwalkedthroughtheSTEPhousingrequirementsinwhichtheCityofTukwilais
notincompliance. 

whilemaintainingreasonableoccupancyandspacingrequirements, staffproposetoamendTMC
18.50.250, 18.50.260andTable18-2TukwilaUrbanCenter (TUC) LandUsesAllowedbyDistrict

StaffaddressedclarifyingquestionsfromthePC. 

Recommendation
StaffarerequestingthatthePlanningCommissionforwardarecommendationforadoptionofthedraft
codeamendmentstotheCityCouncil (CC) fortheirreview.  

PublicHearing
ChairProbstopenedthepublichearing.  

Staffnotedthattherewerenopublichearingcommentslettersreceived. 

Therewasnopublictestimony. 

ChairProbstclosedthepublichearing. 
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Deliberations/Motion
Therewasnodeliberation. 

theirreview. CommissionerDurantsecondedthemotion. Motioncarried. 

PUBLICHEARING

2. PhasedBindingSiteImprovementPlans (BSIP)  

FILENUMBER: L25-0001, E25-0002
PURPOSE: Codeamendmenttoremovedevelopmentagreementrequirement. 
LOCATION: Non-ProjectAction/Citywide

SeniorPlannerNeilTaborgavethepresentationforstaff. Heprovidedbackgroundontheproposed.  
BSIPsareplansusedtoprovideflexibilityforsaleofpropertywithinalargerdevelopment. These
developmentsoftenrelyonsharedfeatureswithinthelargersite, suchas: Parking; accesspoints;  
landscaping; utilities; refusecollectionareas; etc. PhasedBSIPsimprovementplansandproposalsto
developinphasesarerequiredtoenterintoadevelopmentagreementinadditiontocompletingthe
BSIP.  

TherequirementforphasedBSIPstoexecuteadevelopmentagreementislistedintheTukwila
MunicipalCode (TMC) 17.16.030(C) PreliminaryBindingSiteImprovementPlan (BSIP) approval,  
approvalCriteria.  

Staffproposedremovingthesoleprovisionrequiringtheexecutionofadevelopmentagreementwith
phasedBSIPs. Referencesrequiringconsistencywithapprovalsandoptionstoapplyconditionsand
limitationsforphasedBSIPsarealreadypresentinothersectionsofTMC17.16andthroughoutthe
TMC. 

StaffaddressedclarifyingquestionsfromthePC. 

Recommendation
StaffarerequestingthatthePlanningCommissionforwardarecommendationfortheadoptionofthe
draftcodeamendmentstotheCCfortheirreview.  

PublicHearing
ApublichearingcommentletterwasreceivedfromSamPace, HousingSpecialist.  
SeattleKingCountyREALTORS, onJanuary22, 2025, whichwasdistributedtothePConJanuary22,  
2025. 

ChairProbstopenedthepublichearing.  

Therewasnopublictestimony. 

ChairProbstclosedthepublichearing. 

Deliberations/Motion
Therewasnodeliberation. 
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CommissionerDurantmovedtoadopt recommendationsandforwardittotheCCfortheir
review. CommissionerMcLelandWiesersecondedthemotion. Motioncarried. 

PUBLICHEARING

3. TownhousesintheTUC

FILENUMBER: L25-0003, E25-0004
PURPOSE: Codeamendmenttoupdateresidentialallowances.  
LOCATION: Non-ProjectAction/Citywide

SeniorPlannerNeilTaborgavethepresentationforstaff. Heprovidedbackgroundontheproposed. He
statedthisitemisontownhouseallowancesintheTUC, whichisaregionalcenterdesignatedwiththe
PugetSoundRegionalCouncilforfuturegrowth, capitalizingontransitinfrastructuretoreducecar
dependency. ThiscenterdesignationundertheRegionalGrowthStrategymakesthisareaeligiblefor
additionalfundingthathelpsthemtransitionintodenser, transit-orienteddevelopmentovertime. It
coversPierce, Snohomish, King, andKitsapCounties. Withinthesecounties,centerscanbedesignated
wherehighcapacitytransitexists,encouragingthegreateruseofpublictransportation. 

Partoftherequirementforacenteristhatitplans

Staffproposesremovingtownhousesfromthelistofalloweddwellingtypesintable18-2, affectingthe
TUCRegionalCenter, TransitOrientedDevelopment,PondandportionsoftheWorkPlaceZoning
Districts. 

StaffarerequestingthatthePCforwardarecommendationfortheadoptionoftheproposedredlined
languagetotheCCfortheirfurtherreviewandadoption. 

StaffaddressedclarifyingquestionsfromthePC. 

CommissionerHalversonstatedthathewouldproposeanamendment, statingheisagainstremoving
townhomesfromtheuseintheTUC. 

CommissionerDurantstateditwasmentionedinthestaffbackgroundreportthatregionalgrowth
strategydesignationmakestheareaeligibleforadditionalfunding. Sheaskediftownhomesarenot

unitswhethertheCityofTukwilawouldbe
ineligibleforthefundingorwoulditbelessaccessibletothecity. Shesaidthechangemakessenseto
her. Mr. Taborstatedindividualuseallowanceswouldbeunlikelytoeliminatefundingeligibility, but
regulationsshouldbeconsistentwithgoalsforthecenter.  

CommissionerHalversoninquiredwhetherthereisanyconcepttobuildsmalltownhouse-style
residential.  

Staffsaidtheyidentifiedthisassomethingthatisinconsistentwiththeoverallgoals, whichiswhythey
areproposingit.  
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Staffproposesremovingtownhousesfromthelistofalloweddwellingtypesintable18-2, affectingthe
TukwilaUrbanCenter (TUC) RegionalCenter, TransitOrientedDevelopment, Pondandportionsofthe
WorkPlaceZoningDistricts. 

Therewasextensivediscussionaroundthissubject. 

Recommendation
StaffarerequestingthatthePlanningCommissionforwardarecommendationfortheadoptionofthe
draftcodeamendmentstotheCCfortheirreview.  

PublicHearing
ChairProbstopenedthepublichearing

Staffnotedthattherewerenopublichearingcommentslettersreceived. 

Therewasnopublictestimony

ChairProbstclosedthepublichearing

Deliberations/Motion
Therewasnodeliberation. 

accessoryuseintheTukwilaUrbanCenterinsteadofstrikingthem. CommissionerStranderseconded
themotion. Therewasasplitdecision. 

CommissionerHalversonmovedtoforwardthesplitrecommendationtotheCCfortheirreview.  
CommissionerStandersecondedthemotion. Motioncarried. 

StaffaskedforclarificationonhowthePCwouldliketoformatthesuggestedamendmenttochange
Townhousestoanaccessoryuse. ThePCdeferredthedecisiontostaff. 

PUBLICHEARING

4. ResidentialConversions

FILENUMBER: L25-0002, E25-0003
PURPOSE: Codeamendmenttocomplywithchangesinstatelaw.  
LOCATION: Non-ProjectAction

SeniorPlannerNeilTaborgavethepresentationforstaff. Heprovidedbackgroundontheproposed
amendment. Hestatedthatinthe2023legislativesession, HB1042passedandbroadenedallowances
forconversionsofnon-residentialtoresidentialspaces.PertheMunicipalResearchandServicesCenter
MRSC) hewentoverseveralofthekeyprovisionsoftherequirements. Hesaidtheintentwiththiscode

amendmentistoprovideconsistencywiththestatelaw. Also, toprovidefutureallowancesthatthecity
canstillmaintaingroundfloorcommercialspacethatisrequiredinnewusedevelopmentandidentified
areas. 
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Intheinterestinpreservingtheabilitytomaintaingroundfloorcommercialspacestaffproposetoadopt
amajorpedestriancorridoralongTukwilaInternationalBoulevard (TIB). 

StaffproposedadoptinganewcodesectionwithintheTukwilaMunicipalCode (TMC). TMC18.50.230
forResidentialConversion. 

StaffaddressedclarifyingquestionsfromthePC. 

Recommendation
StaffarerequestingthatthePlanningCommissionforwardarecommendationfortheadoptionofthe
draftcodeamendmentstotheCCfortheirreview.  

PublicHearing
ChairProbstopenedthepublichearing.  

Staffnotedthattherewerenopublichearingcommentslettersreceived. 

Therewasnopublictestimony. 

ChairProbstclosedthepublichearing. 

Deliberations/Motion

Therewasnodeliberation. 

amendmentsandforwardthemtothePCfortheirreview. CommissionerDurantsecondedthemotion.  
CommissionerHalversonabstained. Motioncarried. 

VIII. 
Comingup: (maymeetmorethanonceamonthsomemonths) 

February -AdditionalMiddleHousing (MH) presentationanddiscussion. Reviewofmapping
anddensitystandards. Introtodesignandroadstandards. 
March -PublicHearing #1onMH, focusingongeneraldevelopmentregulationsandconsistency. 
April -PublicHearing #2onMHfocusingonobjectivedesignstandardsandroadstandards. 
MovethefullpackagetotheCityCouncil, aimingforadoptionbytheendofJune. 
QuickQuackCarwashhasreceiveddesignreviewapproval.Nowtheyareworkingonsomeother
issues. 

IX.Adjournment
CommissionerMcLelandWiesermovedtoadjourn.Commissioner. Durantsecondedthemotion.  

Adjournedat:7:59p.m. 

Submittedby:WynettaBivens
PCSecretary
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