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Preamble 
DuPont is a master planned community, with its first 
community plan established around the DuPont Chemical 
Company’s operations at the turn of the last century. 
Northwest Landing – a concept of the Weyerhauser Company 
– emerged almost 80 years later, continuing the tradition of 
master planning and applying it to what has now become the 
majority of DuPont.  

DuPont’s “neo-traditional” town plan is unique among 
Washington cities, and the community’s first generation 
comprehensive plans are assembled like “how-to” guides in 
building a city. While much of that design-specific policy 
guidance is still relevant, this plan update must recognize that 
the community in 2015 is much different than the one in place 
when those early plans were written. DuPont is maturing, with 
a residential population approaching 9,200. This plan 
incorporates updated policies addressing the community’s 
current and anticipated challenges. 

The community overwhelmingly supports continuing policies that maintain the town’s aesthetic and 
character, those qualities set in motion in the original DuPont town site and continued through 
Northwest Landing. The community also supports increased focus on public facilities, economic 
development, public safety and transportation. This plan establishes a policy framework designed to 
address the community priorities. 

This plan looks out to 2035 and serves as a guide for elected leaders, city staff, volunteers and citizens as 
they address the challenges of budget development and prioritization of effort. Although this is a long 
range plan, it remains agile by design. There are areas within this plan that speak to intent without being 
overly prescriptive. Through the use of annual updates, the elected leadership of the city has the ability 
to draw sharper focus onto areas of emphasis as the time and conditions dictate. 

While it proposes no changes in land use designations, this plan proposes significant policy shifts in the 
following areas: 

• Governance – DuPont’s neighborhoods are now populated, and the role of city government is 
evolving to focus more on ways to involve the community’s residents in local government, 
leadership, and civic affairs. Additionally, more of the city’s governance capacity is shifting to 
economic development as an emerging planning priority. New policies in this plan encourage 
continued growth in this direction. Over the past 20 years, DuPont has grown and shed its 
reliance on services funded and provided by the developer. As part of this “independence”, the 

Residents of DuPont place a high value on the 
community's scenic resources. (Source: Studio 
Cascade Inc.) 



   
 

capacity of the city government must be scaled appropriately to provide the routine and long 
term service and planning efforts required. 

• Economic development – The original master plan for Northwest Landing and subsequent shifts 
in direction since 1995 were based on certain economic assumptions that have been tested and 
pushed, particularly during the recent “Great Recession.” This plan includes policies to support 
increased economic resiliency and readiness, building local capacity to identify and take 
advantage of opportunities to develop employment in DuPont and enhance local retail activity. 
Economic development is key to sustaining DuPont’s future. It must be balanced with our 
overall vision for the community. Recruiting businesses that provide appropriate employment 
opportunities for current and new residents, while operating in a manner that does not 
compromise environmental and quality of life priorities must guide our planning and recruiting 
efforts. 

• Fort Lake Business and Technology Park – Part of the economic development policy framework 
includes encouraging a new planning process for the Fort Lake area, designing a land use and 
capital improvements strategy that makes good sense and achieves the community’s objectives 
for employment development, environmental stewardship, and public enjoyment of this area. 

• Capital facilities – DuPont’s residents and business owners “bought the post card” of DuPont’s 
master planned, leafy, neighborhood-scale identity. Policies in this plan support City efforts to 
sustain the quality of DuPont’s built environment and its levels of public service. 

• Sequalitchew Village – Full development of this village is more than 20-years out, with mining 
operations continuing beyond this plan’s horizon year of 2035. But there are policy initiatives in 
this plan supporting incremental site restoration and development, as well as continued 
partnerships to enhance the quality of Sequalitchew Creek. In addition, future population 
targets will rely on this area’s “residential reserve” developing into residential use, something 
that will almost certainly require a closer look in future plan updates. The actual residential 
capacity of reclaimed mines will require additional study. 

• Transportation – This plan update proposes a slightly different look at transportation, 
incorporating an increased priority on non-motorized travel while still addressing the 
community’s arterial congestion at freeway interchanges. Since the City’s funds are limited, 
however, the policy framework encourages the establishment and maintenance of effective, 
strategic partnerships with surrounding jurisdictions and State agencies. This plan recognizes the 
nexus between transportation infrastructure and economic development while seeking to 
balance these objectives while sustaining the quality of life within the community. 

 



   
 

 

  

Vision for DuPont 
The City of DuPont is a model small city known for its 
planned setting and hometown sense of community; a place 
that blends its natural beauty, rich Northwest history, and 
vibrant economy with a proactive approach to its future. 
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Chapter 1 -  
Introduction 
Through shared interests the City and community at large 
have developed a framework for a plan that will take DuPont 
into the future. 

As mandated by Washington State's Growth Management Act 
(GMA), the City of DuPont is updating its 2001 comprehensive 
plan. This update revises policies from that plan and includes 
new public input inspired policies.  

Location and Setting 

The City of DuPont, Washington situated half-way between 
Olympia and Tacoma is a unique community unlike any other 
community in the Puget Sound Region. With the exception of 
the "Historic" Village, El Rancho Madrona subdivision, and 219 
acres owned by CalPortland the remainder of the city was 
owned by a single entity, the Weyerhaeuser Corporation. 
Development of the City was according to an overall comprehensive land use plan prepared for the 
Weyerhaeuser Corporation by Calthorpe. As a result all capital facilities were planned, sized, and 
developed in accordance with that land use plan as adopted by the City and controlled by a single 
landowner. This unbroken chain of planning and development coupled with Washington State Growth 
Management Act requirements for concurrency has spared the City from the need to plan, develop, and 
finance "catch-up" capital facilities as is the case in most cities.  Infrastructure capacity was planned and 
developed either in advance of or concurrently with land use development. 

In addition to this unique feature, the City of DuPont is isolated from other municipalities. It is 
surrounded on two sides by the JBLM Military Reservation, on the third side by steep bluffs leading 
down to Puget Sound, and on the fourth side by an isolated area of unincorporated Pierce County 
immediately adjacent to the Nisqually River flats and delta area. The nearest municipality is the Town of 
Steilacoom three miles to the north via DuPont-Steilacoom Road through North JBLM. Access to the City 
of DuPont is either via Interstate 5 to Olympia or Tacoma or DuPont-Steilacoom Road to the Town of 
Steilacoom. 

Relationship to the Growth Management Act and Guidance Documents 

The Growth Management Act, RCW 36.70A, became effective on July 1, 1990, making planning 
mandatory in the State’s fastest growing counties and the cities within those counties, including Pierce 
County and the City of DuPont. The GMA is intended to foster more compact urban development. 

The City of DuPont is unique because it is a master 
planned community and is surrounded on three sides 
by the JBLM Military Reservation. (Source: Studio 
Cascade Inc.) 
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Growth Management is intended to be a “bottom-up” approach to planning in the State of Washington 
(WAC 365-195-060). Local jurisdictions still retain ultimate authority over land use decisions within their 
boundaries. It is expected that local plans will vary according to the character of the community and by 
the number and magnitude of growth issues facing the community. However, the GMA makes it clear 
that, to the extent that a city or town is impacted by the consequences of growth affecting the whole 
county, it must also share in the burden of dealing with these consequences. 

The GMA stipulated that five required elements be included in local comprehensive plans.  These 
include land use, transportation, housing, capital facilities, and utilities. Each required element has 
minimum information and analytical requirements deemed necessary to address the issues within that 
element.  The various Plan elements must be consistent with each other (i.e., internally consistent), 
meaning that the goals in any one element cannot conflict with the goals and policies in the others.  

In 1991, the GMA was amended to include several new features and requirements. The most notable 
was the requirement for developing a set of county-wide policies that are to act as a common guide for 
the preparation of comprehensive plans, both for the County and all of its cities. The intent of county-
wide policies, in general, is to ensure that issues affecting the whole County, such as transportation, are 
dealt with in a consistent manner by each jurisdiction. County-wide policies for Pierce County were 
initially adopted by the County Council in July 1992 with the latest amendment occurring in August of 
2012. 

The GMA also requires that Snohomish, King, and Pierce counties develop and adopt multi-county 
planning policies. In much the same way that countywide planning policies provide a framework for 
comprehensive plans, multi-county planning policies provide a regional framework for the development 
of countywide planning policies. The multi-county planning policies are a component of Vision 2040 the 
policy and planning document for the Central Puget Sound region and are adopted by the Puget Sound 
Regional Council (PRSC). Vision 2040, the GMA, Multi-county Planning Policies, and Countywide Planning 
Policies have been used as a guide in developing this plan. 

PSRC Vision 2040 – Statement of Conformity 
As a partner in the Puget Sound region’s growth and development, the City of DuPont has taken 
directives from the PSRC and Vision 2040 very seriously. The DuPont comprehensive plan addresses 
vision 2040’s multi-county planning policies and conforms to relevant planning requirements in the 
GMA. 

Vision 2040 Statement 

DuPont’s Comprehensive Plan provides guidance to decision makers, staff, and residents of 
DuPont regarding a sustainable approach to growth and future development of the City of 
DuPont. The plan and its goals and policies have incorporated a local approach to planning 
and decision-making that addresses protection of the natural, social, and economic 
environments. 

The plan confirms DuPont’s commitment to the preservation and protection of its unique, 
interdependent relationship between DuPont’s water, land, and cultural heritage. 
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Incorporated through several elements of the plan are goals and policies relating to the 
protection of ecosystems, conservation of habitat and resource lands, and the preservation and 
enhancement of DuPont’s water-related resources. 

The plan includes goals, policies, and implementation strategies that create local employment, 
shopping and other urban service centers that will reduce DuPont’s dependence on and local 
resident travel requirements outside the area. DuPont will address reduction in greenhouse 
gas emissions through land use and transportation-related development techniques that 
encourage a healthier community and region by promoting a more balanced, multi-modal 
transportation system and more dense mixed use development in the downtown and in 
identified activity centers. 

The plan includes provisions that ensure that a healthy environment remains available for 
future generations as the plan includes goals and policies related to land management that 
allows innovation and flexibility to ensure that the environment is not degraded and that 
urban uses don’t create public hazards or nuisances - instead of restricting various 
development types the City will employ development tools that will ensure appropriate 
development of all lands within the City including the protection of sensitive lands. 

Regional Growth Strategy Alignment 

This Comprehensive Plan has been updated based on residential and employment targets. 
Unfortunately the housing targets do not align with projected capacity from the Buildable Lands Report; 
nor are the targets consistent with long-term vision and planned community expectations. The City 
looks forward to working with Pierce County to revise population targets that address slower than 
expected land availability due to changing market conditions, consent decree, continued operations of 
gravel mining, and overall master planned development. This Plan includes projected job-related 
calculations based on currently adopted growth assumptions, and while the jobs target appears to 
exceed capacity the assumptions for employees per acre for manufacturing and warehousing in the 
buildable lands report are lower than expected future conditions. 

Based upon projected population growth and the community’s economic profile, the City has identified 
additional housing demand for the City through the year 2035. DuPont has also established policies 
relating to the preservation, improvement, and variety of the housing stock in order that DuPont will 
continue to promote equal access to housing that this affordable, health and safe for all residents. 

The plan also addresses economic or employment-related goals presented in Vision 2040: The Plan’s 
goals specifically address the development of a sound fiscal base and increase local economic 
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opportunities through an emphasis on small business 
opportunities, reservation of lands capable of supporting 
employment related development and DuPont’s outdoor 
recreation opportunities. 

Plan Participants 

This plan update included the efforts many individuals and 
groups, including: 

• The Planning Agency 
• The City Council 
• The Community – outreach included: 

o Stakeholder Interviews 
o Public Workshops 
o Storefront Studio 
o Public Hearings 

Plan Platform and Structure 

For purposes of the plan, the "Goals", "Policy", and "Action" are defined as:  

GOAL – A goal is a broad statements indicating a general aim or purpose to be achieved.  A goal is a 
direction setter, an ideal future end, condition, or state related to the public health, safety, or general 
welfare toward which planning and implementation measures are directed.  

POLICY – A policy is a topic-specific statement that provides guidelines for current and future decision-
making. It indicates a clear commitment of the local legislative body. A policy is an extension of a plan's 
goals, reflecting an assessment of conditions. 

ACTION – An action is a budgetable step(s) envisioned or undertaken to implement plan policy. Actions 
may include development of more detailed and localized plans, work to implement policies, formal 
agreements, regulations or other strategies. 

This plan update contains the following main components: 

1) Background and Planning Area Overview – a review of the City’s overall development patterns and 
planning area.  

Community members had an opportunity to weigh-in on 
important policy direction at the open house, identifying 
issues and considering responses. (Source: Studio Cascade 
Inc.) 

A Storefront Studio was held in downtown and provided multiple opportunities for community members to identify their policy priorities. 
(Source: Studio Cascade Inc. 
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2) Comprehensive Plan Chapters/ Elements – individual chapters for each element of the 
comprehensive plan:  
a) Land Use, 
b)  Economic Development, 
c)  Natural Environment,  
d) Cultural Resources,  
e) Parks and Recreation,  
f) Housing,  
g) Transportation, and 
h)  Capital Facilities and Utilities  
Each element contains a matrix of the community’s goals, policies, and actions directed at 
achieving the community’s stated long-term vision. 

3) Villages and Major Land Use Areas –  
This update preserves and respects the historic organization around DuPont’s Villages. 
a) Each Village discussion includes the topical elements:  

• Land Use 
• Transportation, 
• Economic Development 
• Housing 

b) Incorporate (largely by reference) 
• Transportation Plan 
• Capital Facilities Plan 
• Shoreline Master Program (SMP). 

4) Implementation - List various programs, suggested timeframes and leading agencies responsible for 
setting the plan into motion and over time keeping progress measurable and consistent over time. 

5) Appendices - Present information relevant to this comprehensive plan, as well as the component 
topic-specific plans that will help activate the comprehensive plan's policies, including: 
a) A State Environmental Policy Act (SEPA) documentation developed for the plan's adoption. 
b) A Glossary 
c) An accounting of the public process used to develop this update 
d) The Transportation Plan 
e) An Economic Development strategies report 
f) The Capital Facilities Plan 

Plan Guiding Concepts 

The basic concept for future development of DuPont is rooted in what has worked in the past for other 
American small towns. Planners and writers label it new urbanism, neo-traditional, or traditional 
neighborhood design. Many towns that grew and developed from colonial times to the middle of this 
century are model places to live, work and play. These towns were developed prior to the intensive use 
of the automobile and were able to accommodate vehicles without destroying the pedestrian 
environment or the character of the community.  
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Through its own public process this update confirms the vision established in the 2001 plan:   

“The City of DuPont is a model small city known for its planned setting 
and hometown sense of community; a place that blends its natural 
beauty and rich Northwest history with a proactive approach to its 
future.” 

Below are a series of bullet point that pull out the concepts embedded in the City’s vision these guiding 
concepts in turn influenced the development of the goals, policies and actions found in individual 
chapters of this plan.  

The guiding concepts of this plan are: 

• There is a balance of housing, jobs and services. 
• Neighborhoods are not isolated and have a distinct focal point and short walking connections to 

other neighborhoods, services, public features, and jobs. 
• Streets are designed to slow traffic and traffic volumes consistent with the adjacent land use 

character. 
• Almost all residential and commercial development is compact, arranged along grid streets. 
• There is a broad range of housing opportunities mixed into neighborhoods. 
• Residential and commercial buildings are designed to a variety of styles from the· 1900- 1940's. 
• Housing density may be increased near the freeway for mass transit opportunities. 
• There is a single, diverse, lively, commercial area, which includes a major public space, retail, 

office, and residential use. 
• There is a sense of safety and people will find reasons to be outside, mingling on streets and 

greens. 
• There is a civic center containing government, recreational and cultural services. 
• Various uses are planned to fit and reinforce the basic community pattern and architectural 

style.  
• You feel oriented, can find and enjoy the commercial area, and the community's various parts 

including natural areas.  
• Environmentally sensitive areas are preserved.  
• Heritage of the early settlements (American Indian, Hudson Bay, and DuPont Company) is 

featured with development, not obscured. 
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Chapter 2 –  
Background, Planning Area 
Overview, and Context 

Planning Area Description 

The City of DuPont encompasses approximately 5.8 square 
miles (3755 acres). The City has distinct and defined 
boundaries that generally extend from the Puget Sound 
shoreline on the northwest, I-5 and the JBLM Golf Course 
on the south, and the DuPont-Steilacoom Road on the 
east.  

The JBLM Military Reservation borders the City on the 
northeast, east, and southeast. The Nisqually National 
Wildlife Refuge is located in the tidal flats south and west 
of DuPont. Puget Sound borders the City on the west. The 
nearest communities are Steilacoom and Lakewood, which 
are located approximately five miles to the north and northeast of the City, respectively.  

Historic Development Patterns  

Historically, DuPont and the surrounding area have been used by several Indian tribes known collectively 
as Salish people, and more recently the Hudson’s Bay Company (and its subsidiary the Puget Sound 
Agricultural Company), and the E.I. du Pont de Nemours Company. 

European settlement began in 1833 when the Hudson’s Bay Company established a cabin/storehouse, 
later called Nisqually House, at the mouth of Sequalitchew Creek. Fort Nisqually, a main trading and 
supply center for American Indians and early U.S. settlers, was built in 1833. In 1843, the Fort was 
relocated to a site west of Edmond Marsh and south of Sequalitchew Creek, to the east side of what is 
now Center Drive. 

Based on the 1854 Treaty of Medicine Creek, the area is part of the traditional territory of the Nisqually 
Tribe. A number of prehistoric sites have been located during previous field surveys conducted for the 
Weyerhaeuser Export Facility and Glacier Northwest (formerly the Lone Star Company).  

Industrial uses began in 1906, when the E.I. du Pont de Nemours Company purchased the Fort Nisqually 
property and began construction of a munitions and explosives plant. Its powders were used to clear 
stumps for western expansion of the railroad and to clear fields for farming in the region. The plant itself 
signified the beginning of the Industrial Era in the West. In 1909, the DuPont Company began 

The City of DuPont has a strong history of planning from 
its origins as a company town to its more contemporary 
evolution as a master planned community. (Source Studio 
Cascade Inc.) 
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construction of what is now the Historic Village for plant workers. In 1917, the Company Town had 100 
homes. 

The City of DuPont was first incorporated on March 26, 1912 to permit the sale of liquor under state 
law. On November 2, 1926 the City disincorporated since Prohibition made the sale of liquor illegal. The 
City was incorporated for a second time on May 11, 1951 and the company housing was sold to 
residents. On January 16, 1970 DuPont became a Code City. Production of explosives continued until the 
late 1970’s when the property was acquired by the Weyerhaeuser Company. 

The City expanded its boundaries in 1977 by annexing the 33 lots of a subdivision known as El Rancho 
Madrona, located west of the JBLM Golf Course. In 1987, the City annexed property that was exchanged 
between the U.S. Army and Weyerhaeuser Company to make the boundaries more even. This change 
resulted in 285 acres of military land west of the DuPont Steilacoom Road being inside the City Limits.  

In 1989 the construction of Center Drive was started. The first phase began at the DuPont Steilacoom 
Road and the last phase was completed in 1997 with a connection to Interstate 5. The initial 
construction phase concentrated on providing utility service and access to business properties. The 
improvements were deliberately made to entice a market.  

The costs to prepare for development have been significant. Weyerhaeuser Real Estate Company 
committed approximately $60 million for water and major roads, sewer service, and the Center Drive/I-5 
Exit 118 interchange. These initial costs, coupled with the expectation of having a full range of services 
before the community was built out, were recognized as necessary major development components.  

Effects of Past Land Use  

JBLM previously operated a landfill (Landfill No. 5) adjoining the DuPont-Steilacoom Road in the City. A 
remedial investigation was completed for the landfill and a Record of Decision (ROD) was issued in July 
1992. The ROD indicated that no further action on the landfill was required and domestic use of 
groundwater would not have an adverse effect on human health or the environment. The landfill was 
deleted as a superfund site in May 1995. This site, located east of the DuPont industrial area on JBLM 
property, has been designated as open space in the JBLM Real Property Master Plan. Within this land 
use category, the site can be used for “training, recreational uses and aesthetics of the post”.1 

In 1985, Weyerhaeuser began an investigation of the former DuPont Works property to identify the 
presence of hazardous substances. Soils within the production areas of the former DuPont Works site 
were found to be contaminated with chemical compounds associated with explosives manufacturing. Of 
these chemicals, lead and arsenic were the primary contaminants. Other lesser contaminants include 
dinitrotoluene (DNT), trinitrotoluene (TNT), mercury, and petroleum.   

 
 

1 JBLM Real Property Master Plan, Department of Defense circa 1998 
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In 1991, the Department of Ecology, the 
Weyerhaeuser Company, and the DuPont Company 
signed a Consent Decree pursuant to the Model 
Toxics Control Act (MTCA) under which remedial 
cleanup activities for the site would be conducted. 
Final cleanup actions and standards for both Consent 
Decree areas were determined by the Department of 
Ecology subject to statutory provisions. In 2000 the 
Department of Ecology was the lead agency in 
preparing the Draft EIS for the cleanup proposal.  

Consent Decree area #1 consisting of 636 acres south 
of Sequalitchew Creek was cleaned and released for 
development. By agreement between the DuPont and 
Weyerhaeuser corporations Consent Decree area #1 
is restricted to non-residential development.  

Consent Decree area #2 consisting of 205 acres north 
of Sequalitchew Creek was cleaned and released for 
industrial uses by the Department of Ecology in 2002.  

According to a January 1995 draft study issued to the Washington State Department of Ecology by the 
DuPont and Weyerhaeuser Companies, over 75,000 tons of contaminated soils were removed from area 
#1. Estimates developed in 2000 by DuPont and Weyerhaeuser indicated that an additional 600,000 cubic 
yards to 1,000,000 cubic yards required remediation. The majority of this material was placed in discrete 
areas and covered by the golf course. Any soils that could not be safely placed under the golf course 
containment were treated and removed from the site. Groundwater and surface water do not require 
treatment. Remediation of the site was conducted under a Consent Decree with oversight by the 
Washington State Department of Ecology. In 2006 the remedial cleanup activities were completed and the 
site released for development in 2007. 

Existing Land Uses 

Table B-1 shows the current breakdown of land use types as a percentage across the City. Discussions in 
the Land Use Chapter show acreages for land use designation for each Village. As the table shows there 
is a relatively even split across the different types of land uses, likely reflecting the master planned 
nature of DuPont. 

  

There is a variety of housing types in DuPont. The majority of the 
community’s housing has been built since 1994. (Source Studio 
Cascade Inc.) 
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Table 1: Actual and Projected Percentage of Land Used by Land Use Type 
 1995 2001 2014(2) 2035(1)(3) Build Out 
HOUSING UNITS 233 1,086 3,166 5,803 5,935 
Single Family 179 678 2,166 3,999 4,109 
Multifamily 54 408 1,000 1,804 1,826 
EMPLOYMENT 200 2,890 4,088 11,258 11,650 
Jobs per Household 0.9 2.7 1.2 1.9 1.9 
% of Gross Acres (3,755 for 1995 and 2001, 3,773 for 2014 on) by Land Use Type 
Residential (Single family, 
Multifamily, & Residential 
reserve) 

2% 5% 22% 31% 32% 

Business (Office, 
Commercial, Mixed Use, 
Manufacturing & Research 
Park, Business & 
Technology Park, 
Industrial) 

1% 5% 11% 33% 35% 

Sensitive Area, Open 
Space 16% 19% 22% 22% 22% 

Public Use, Parks, 
Recreation (Civic, Schools, 
Parks, Cultural and 
Recreation) 

0.4% 0.9% 3% 3% 3% 

Other (Military, Major 
roads) 8% 10% 7% 7% 7% 

Not Yet In Use 73% 60% 35% 3% 0% 
(1) 2035 is shown to reflect the end of the City’s 20 year growth period.  In a subsequent plan amendment this 

period will be extended to create a new twenty year time frame. 
(2)  Housing and employment estimates for 2014 are from the 2009-2013 American Community Survey 
(3) The land use categories Civic, Schools, Cultural and Recreation, Major Roads, and Not Yet In Use are not used 

in the 2015 update as land use designations and since historic resources are unavailable, allocating all these to 
the correct type is impossible. 

Population 

The number of residents in the City has increased significantly since development of Northwest Landing 
began in 1994. In 1995, it was estimated that DuPont had a population of 588, as of April 1, 2014 the 
population estimate was 9,175, that’s an increase of 8,587 over twenty years2.  The rate of growth 
shown in Figure B-A shows the dramatic growth experienced in the 1990s has leveled out and become a 
steadier, more predictable growth rate.   

 
 

2 Washington State Office of Financial Management, April 1st Population estimates 



Chapter 2 – Background, Planning Area Overview, and Context P a g e  | 23 
 

 
Figure A: Historic Population Growth Rate 

According to the American Community Survey 2009-2013 the median age of a DuPont resident was 32 
years of age, and nearly 35 percent of the total population is under the age of 20. Just more than 46 
percent of all households have children under the age of 18.  

Housing 

In 1994, prior to new development there were 229 residential units in DuPont, 76 percent were single-
family homes and 24 percent were multifamily homes. Overall density was 3.2 units per residential acre. 
Since 1994, there have been 3,506 housing units built with the bulk of this growth occurring in the 
decade between 1996 and 2006. As of 2014 68 percent of the units are single-family and 32 percent are 
two or more unit dwellings.  

The 1995 Plan estimated an average of 2.6 people per single-family residence and 2.1 people per 
multifamily residence. According to the 2009-2013 American Community Survey data, the average 
household size for an owner-occupied unit is 2.94 and 2.76 for renter-occupied units. These household 
sizes have been used in all subsequent population estimates. 

Employment  

Nearly 6,000 people within the City of DuPont are over the age of 16, and almost 70 percent of them are 
in the labor force. Of those in the labor force just over 20 percent are in the Armed Forces (see Table 2).  
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Table 2: Employment Status 
Employment Status Estimate Percent 
Population 16 years and over 5,957 100% 
In labor force 4,088 68.6% 
Employed Civilian labor force 2,734 45.9% 
Armed Forces 1,203 20.2% 
Not in labor force 1,869 31.4% 
Unemployed Civilian Labor Force 151 2.5% 

(Source US Census, American Community Survey, 2003-2013) 

The following points are a summary of key findings from an analysis of employment data from Puget 
Sound Regional Council.  

• Finance, Insurance, and Real Estate is the City’s largest sector, and has comprised approximately 
35% of employment for the past decade. Overall employment in DuPont has grown by 32% over 
the past decade at an average annual rate of 3%. This rate is much higher than economic growth 
throughout the Puget Sound Region (12% overall, 1% average annual), but it is also less than the 
City’s population growth (122% overall, 8% average annual). 

• Employment in Services, once just 8% of the City’s employment, has grown to become 24% of 
employment in DuPont. 

• Employment in Manufacturing, once almost 40% of the City’s employment, has shrunk at an 
average annual rate of 4% and in 2013, was 25% of the City’s employment. 

• Employment in Trade, Transportation, and Utilities have grown over the past decade but the 
sector still comprises just 2% of employment in the City. 

• Employment in Education has grown, likely to address to additional educational needs of 
DuPont’s growing population. 

Diversity 

Two indicators of diversity are income levels and ethnic mix. The most accessible information on those 
indicators is available from the U.S. Census Bureau the American Community Survey. Although DuPont is 
predominately white, there is more ethnic diversity in the City than in the Puget Sound Region and 
Pierce County. Washington State is significantly less diverse than DuPont is according to the American 
Community Survey done for the time period of 2009 through 2013 (see Table 3). 
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Table 3: Ethnic Diversity in DuPont, Washington and Surrounding Areas 

Race in DuPont and Other Geographies DuPont Pierce 
CO 

Puget Sound 
Region 

Washington 
State 

White 70.9% 75.5% 76.8% 78.5% 
Black or African American 7.7% 6.8% 4.6% 3.6% 
Native American 0.3% 1.2% 1.1% 1.4% 
Asian 11.5% 5.9% 8.7% 7.3% 
Native Hawaiian 0.2% 1.3% 0.8% 0.6% 
Some Other Race 0.6% 2.6% 2.3% 3.9% 
Two or More Races 8.8% 6.7% 5.8% 4.8% 
Hispanic Origin (2013 ACS estimate) 9.2% 9.4% 9.0% 12.0% 

(Source US Census, American Community Survey 2009-2013) 

Capacity and Growth Targets 

Housing Capacity 
This plan update does not propose significant changes to the land use designations from the 2001 
Comprehensive Plan. As such, the plan update provides for an additional 2,296 housing units over the 
20-year planning horizon, this additional number of housing units includes the Reasonable 
Accommodation Measures from below. The total number of housing units within the planning horizon 
that DuPont plans to accommodate is 7,591. The table below identifies available acres, assumed 
densities for various land use designations, and remaining capacity under existing conditions with 
adopting the reasonable measures. 

Table 4: Estimated Total Additional Housing Unit Capacity Under Existing Assumptions 

Zoning District Adjusted Net Acres1 Assumed Density Housing Unit Capacity3 

R-3 4 3.5 14 
R-4 222 4.5 1,001 
R-5 32 5.5 178 
R-12 6 12.5 71 
RR 102 .2 20 
  Total Housing Capacity 1,284 

1 Adjusted net acres is the available acres from the Pierce County Buildable Lands Report 
3 Housing unit capacity is the additional capacity based on available and does not reflect existing 

development. 

Employment Capacity 
This plan update does not propose significant changes to the land use designations from the 2001 
Comprehensive Plan. As such, the plan update provides for an additional 4,896 employee units over the 
20-year planning horizon, which accounts for the reduction in Mixed Use zone land – the reason why is 
discussed below. The total number of employee units within the planning horizon that DuPont plans to 
accommodate is 11,259 employee units. The table below identifies available acres, assumed densities 
for various land use designations, and remaining capacity. 
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Table 5: Estimated Total Additional Employee Capacity 

Zoning District Adjusted Net Acres Employees per Acre Employment Capacity 
OFF 1.44 19.37 28 
COM 5.23 19.37 101 
MXD 22.88 19.37 109 
BTP 245.68 8.25 2,027 
MRP 267.96 8.25 2,221 
IND 50.94 8.25 420 
  Total Employee Capacity 4,896 

Housing and Employment Targets 
The City adopts the housing and employment targets forecast by PSRC for the year 2035 found in Land 
Use Targets Maintenance Release 1 (LUT-MR1) released on 4/14/2014. These targets are superseded by 
the 2030 targets adopted by Pierce County Ordinance Number 2011-36s. These targets and estimated 
capacity as identified in Pierce County’s Buildable Lands Report can be found in the table below.  

Table 6: Projected Housing and Employment Needs 

 2010 Estimate1 2035 Total 
Housing Need4 

Additional 
Needs3 

Capacity  Difference 

Housing 3,241 5,781 2,540 1,301 (-1,239) 
Employment 3,0552 10,545 6,5845 4,8986 (-1,686) 

1  2010 Census 
2  PSRC Land Use Targets 2010 Employee Estimate 
3  Additional Needs is additional amount of housing or employment capacity needed for the plan horizon. 
4  PSRC Land Use Targets, Release date 4/14/2014 
5  Total employment allocations are reduced by 12.1% to account for mobile workers and work-at-home 

employees, consistent with Buildable Lands Report 
6  The Capacity for Employment is different than the Buildable Lands Report (5,230 vs 4,898). This difference is 

due to allocated residential units to the Mixed Use zone. 

As indicated in the table above, the City is projected to have a deficiency of 1,239 housing units, 21% of 
the total need. Due to the deficiency in housing capacity, the Buildable Lands Report suggests that the 
City consider reasonable measures in order to accommodate future growth. These reasonable measures 
are identified below. 

The table also indicates a deficiency of 1,688 employees; this is different from the Buildable Lands 
Report because this plan allocates a portion Mixed Use Zone to residential development, described 
below. While the Report indicates that reasonable measures may not be necessary for the employment 
deficiency, that recommendation was based on a smaller deficiency, thus this plan addresses the 
employment with the reasonable measures below.  

Reasonable Measures Adopted 
Defining reasonable measures is left to the local jurisdiction. In the City of DuPont’s case, the identified 
deficiency appears to be able to be minimized by adjusting the density assumptions for Reserved 
Residential (RR) zone. However, this measure is not likely to solve the deficiency issue, the reasons 
discussed in the bullet points below. 
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• Reserved Residential – All of the Reserved Residential (RR) is within Sequalitchew Village, which 
is currently being mined for gravel and likely to continue for at least 15-20 years. This plan 
assumes that the RR zone would develop at a higher density than identified in the Buildable 
Lands Report – an average of 4.5 dwelling units per acre. This density increase would provide a 
total of 1,863 dwelling units. By adopting this measure DuPont can address the projected 
deficiency identified in Pierce County’s BLR. However, as indicated, much of the RR designated 
land is likely to remain unavailable during the next 15-20 years. If the mining operations 
continue beyond the planning horizon, DuPont would not be able to use the land to meet 
growth targets. It is expected that the area designated as RR will undergo a subarea plan at or 
near the conclusion of mining operations. 

• Increased Employment Intensities - The current assumption of 8.25 employees per acre for the 
Business Technical Research, Manufacturing Research Park, and Industrial designations is based 
on Pierce County’s Employment Survey. While this assumption is accurate for current 
conditions, the City of DuPont expects minor increased intensities in the future. Even though the 
increase is minor, an increase of 2.75 employees per acre (11 employees/acre), the land area 
associated with these land uses are substantial and the increase results in a small surplus. 

The tables below recalculate the capacity for housing and employment using the reasonable measures 
identified above.  

Table 7: Reasonable Measure Adjusted Housing Unit Capacities 

Zoning District Adjusted Net Acres1 Assumed Density Housing Unit Capacity3 

R-3 4 3.5 14 
R-4 222 4.5 1,001 
R-5 32 5.5 178 
R-12 6 12.5 71 
RR 414 4.5 1,863 
  Total Housing Capacity 3,126 

1 Adjusted net acres is the available acres from the Pierce County Buildable Lands Report 
3 Housing unit capacity is the additional capacity based on available and does not reflect existing 

development. 

Table 8: Reasonable Measure Adjusted Employment Capacities 

Zoning District Adjusted Net Acres Employees per Acre Employment Capacity 
OFF 1.44 19.37 28 
COM 5.23 19.37 101 
MXD 22.88 19.37 437 
BTP 245.68 11 2,702 
MRP 267.96 11 2,948 
IND 50.94 11 560 
  Total Employee Capacity 6,777 

Housing and Employment Targets with Reasonable Measures Adopted 
The table below revisits the housing and employment targets with the reasonable measures taken into 
account. Even taken the reasonable measures above, assuming 8 units per acre in the RR and a 75/25 
residential /office split in the MXD zone, DuPont is faced with the larger issue of not being able to 
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accommodate targets beyond those envisioned in the 1995 master plan. Additionally, DuPont is 
hemmed in by the Puget Sound and Joint Base Lewis McCord, making an Urban Growth Area expansion 
unlikely. Further, the City has very little undeveloped land and that which is available is master planned 
at densities accounted for in the BLR. Finally, most of DuPont is relatively new development that is 
unlikely to need replacement over the planning horizon. For each of these reasons DuPont will need to 
continue negotiations with the Pierce County in future housing targets. 

Table 9: Reasonable Measures Adjusted Housing and Employment Targets and Capacities 

 2010 
Estimate1 

2035 Total 
Housing 
Need4 

Additional 
Needs3 

Capacity  Difference 

Housing 3,241 5,781 2,540 3,126 586 
Employment 3,0552 10,545 6,5845 6,777 193 

1  2010 Census 
2  PSRC Land Use Targets 2010 Employee Estimate 
3  Additional Needs is additional amount of housing or employment capacity needed for the plan horizon. 
4  PSRC Land Use Targets, Release date 4/14/2014 
5  Total employment allocations are reduced by 12.1% to account for mobile workers and work-at-home 

employees, consistent with Buildable Lands Report 
6  The Capacity for Employment is different than the Buildable Lands Report (5,230 vs 4,898). This difference is 

due to allocated residential units to the Mixed Use zone. 
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Chapter 3 - Land Use 
DuPont’s essential land use directive is to maintain 
DuPont’s small town “post card” character. The City 
recognizes the importance and value envisioned for DuPont 
from both its historical roots and, more recently, its master 
planned roots. Further, the City recognizes that through its 
influence of land development, it can preserve the historic 
and small town richness that residents desire and expect. 

This plan provides policy guidance on preserving the small 
town postcard, suggesting individual actions the City and 
community can take to accommodate growth and 
development. The community is committed to preserving 
the character residents have come to expect, and it will use 
the tools available to do so. 

The guiding concepts of this plan – as they relate to economic 
development – are: 

• Neighborhoods are not isolated and have a distinct focal point and short walking connections to 
other neighborhoods, services, public features, and jobs. 

• Streets are designed to slow traffic and traffic volumes consistent with the adjacent land use 
character. 

• Almost all residential and commercial development is compact, arranged along grid streets. 
• There is a broad range of housing opportunities mixed into neighborhoods. 
• Residential and commercial buildings are designed to a variety of styles from the· 1900- 1940's. 
• There is a single, diverse, lively, commercial area, which includes a major public space, retail, 

office, and residential use. 
• There is a sense of safety and people will find reasons to be outside, mingling on streets and 

greens. 
• There is a civic center containing government, recreational and cultural services. 
• Various uses are planned to fit and reinforce the basic community pattern and architectural 

style.  
• You feel oriented, can find and enjoy the commercial area, and the community's various parts 

including natural areas.  
• Environmentally sensitive areas are preserved.  
• Heritage of the early settlements (American Indian, Hudson Bay, and DuPont Company) is 

featured with development, not obscured. 

Community members value DuPont’s quality of life, 
identified in part by a strong commercial core 
surrounded by walkable neighborhoods. (Studio 
Cascade Inc.) 
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Land Use Designations Described  

The table below shows the City’s future land use designation and provides a description of that 
designation’s intent. The Land Use Code and zoning map help implement these designations 
through development regulations. 

Table 10: Future Land Use Designation Descriptions 
 

Designation Description 
R‐3 The purpose of the R‐3 district is to implement the single‐family 

land uses specifically within the Historic Village, and El Rancho 
Madrona subdivision, where single‐family density averages three 
units per acre. 

R‐4 The purpose of the R‐4 district is to implement the single‐family 
land uses where single‐family density averages four units per 
gross acre. This district is appropriate for Hoffman Hill Village and 
Sequalitchew Village. 

R‐5 The purpose of the R‐5 district is to implement the single‐family 
land uses where single‐family density averages five units per acre. 
This district is appropriate for Palisade Village, Yehle Park Village 
and Edmond Village. 

R‐12 The purpose of the R‐12 district is to implement the multifamily 
land uses where multifamily density averages 12 units per acre. 

Residential Reserve The purpose of the residential reserve district is to designate property 
likely not available for the city’s 20‐year growth projections for the 
northerly portion of the Sequalitchew Village planning area. 
 
The district is intended as an interim measure to provide time for future 
studies and analysis to be conducted for subsequent comprehensive plan 
amendments, including a subarea planning process. Specific designations 
will be adopted after these future studies and may include residential, 
mixed use, and commercial. 
For the purposes of 2015 plan, the density for this district is four and a 
half (4.5) dwelling units per acre. This designation will be reviewed as part 
of the city’s periodic review cycle and may be considered earlier through 
the city’s two‐year plan amendment process. 

Commercial The purpose of the commercial district is to allow commercial 
development. 
These areas are intended to provide goods and services to the entire 
community or larger market areas. 

Mixed Use The purpose of this district is to permit uses that are allowed in the 
commercial district, the office district, and residential zone district. This 
area is intended to provide office space, goods and services to the entire 
community or larger market. 
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Designation Description 
Business Tech Park The business tech park district is intended to provide location for a range 

of uses including business park uses, including office, commercial, light 
manufacturing and research, and possibly mixed‐use residential. This 
district is intended to provide area for those uses that desire to conduct 
business in an atmosphere of prestige location in which environmental 
amenities are protected through a high level of development standards. 
Light manufacturing uses with significant adverse impacts such as 
excessive noise or emission of significant quantities of dirt, dust, odor, 
radiation, glare or other pollutants are prohibited. 

Old Fort Lake 
Subarea 

The purpose of this designation is to implement the vision established in 
the Old Fort Lake subarea plan (see appendix). This designation is 
intended to support a mixed-use village character which includes office, 
manufacturing, research and development, commercial/retail, housing, 
and cultural facilities. Old Fort Lake is further divided into four sub-
groups, to better facilitate a unique character in different areas within the 
overall subarea.  

Manufacturing and 
Research 

This district allows for light manufacturing and high technology industries 
such as biotechnology, computer technology and communications 
equipment uses. Land uses with any significant adverse impacts, such as 
excessive noise or emission of significant quantities of dirt, dust, odor, 
radiation, glare or other pollutants, are prohibited. This district also 
provides in limited locations small scale retail 

Industry The purpose of this district is to provide for the location and grouping of 
industrial uses, and similar uses involving manufacturing, assembly, 
fabrication, processing, bulk handling, storage, research, and heavy 
trucking. This purpose is accomplished by permitting a wide range of 
industrial uses, establishing appropriate development standards. 

Open Space 
(includes park 
lands) 

The purpose of this district is to recognize those lands which are not 
intended to be developed due to the presence of wetlands, wetland 
buffers, steep slopes and other sensitive areas and their buffers and 
recognize lands for parks, greenbelts, open space and tree preservation 
areas and regional storm drainage detention areas in addition to open 
space and landscape areas as mutually agreed to by the property owner 
and city. In addition, some open spaces are intended to preserve historic 
and Native American cultural sites. A network of trails is intended to link 
open spaces with one another and with other community facilities 

Military Land The purpose of the military lands designation is to recognize the portion 
of the federal military installation within the DuPont city limits. The 
autonomy associated with the federal ownership in combination with the 
unique character of the military operations and support structures is not 
typical of civilian land uses. Military lands are designated on the land use 
map but land uses within the installation are not governed by the city. 

Community 
Commercial 
Opportunity Area 
Overlay 

The purpose of this designation is to allow for commercial services as a 
development option at strategic locations within the City. The Community 
Commercial Opportunity Area (CCOA) is an overlay designation; the 
underlying future land use designation(s) shall remain applicable to the 
properties. In addition to the allowable uses for the underlying future land 
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Designation Description 
use designation(s), the CCOA allows for retail trade, service businesses 
and similar uses. Multifamily may be allowed when ground level commercial 
uses are provided; densities shall be limited to 12 dwelling units per acre. 
The Community Business (CB) District is the primary implementing zone for 
the CCOA and may be applied to all or portions of the CCOA. Other 
consistent zoning districts may be assigned to implement CCOA in terms of 
allowable uses, urban design, and neighborhood compatibility. 

  

 

Villages and Major Land Use Areas 

The combination of DuPont’s natural and man‐made features tends to define distinct individual 
land areas within the City. These land areas provide a physical basis for establishing the general 
boundaries for villages and major land use areas. The map below reflects the overall location of 
each village and major land use area. The sections and figures on the following pages describe the 
detail. Within the “Residential” designation single family and multi‐family housing are allowed 
subject to the allocations shown in the table for each village and the arrangement referred to in 
the text. If the total number of residential units assigned to a village is not reached in the 
development process, then the number of units remaining may be transferred to the residential 
area in Sequalitchew Village at the same density and unit type as was provided in the originating 
village. 
Overall Land Use 
Table 11: Overall Designated Acres by Village 
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Residential 3 0 0 0 0 18 0 53 0 0 0 0 0 71 

Residential 4 31 0 0 0 0 0 0 241 0 0 248 0 520 

Residential 5 0 0 0 45 0 0 0 0 0 123 0 202 370 

Residential 12 0 13 0 6 0 0 3 21 0 26 0 18 87 

Reserve Residential 0 0 0 0 0 0 0 0 0 0 166 0 166 

Mixed-Use 0 18 61 0 0 0 0 0 0 0 0 0 79 

Office 0 0 55 0 0 0 0 0 0 0 0 0 55 

Commercial 0 0 6 0 0 0 22 0 0 0 0 0 28 
Business Technology 
Park 

 
0 

 
0 

 
0 

 
0 

 
0 

 
 0 

 
0 

 
0 

 
0 

 
0 

 
0 

 
0 

 
 0 

Old Fort Lake 0 0 0 0 0 517 0 0 0 0 0 0 517 

Manufacturing and 3 0 0 0 0 0 0 0 244 0 233 0 480 
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Research 

Industry 0 0 0 0 0 0 0 0 182 0 0 0 182 

Military 0 0 0 0 0 0 0 0 290 0 0 0 290 

Neighborhood Park 0 0 0 1 0 0 9 9 0 0 0 11 31 

Community Park 3 3 4 0 0 4.6 0 0 0 1 20 28  

64.4 
Open Space* 25 22 10 2 0  133.1 78 119 186 14 178 62  829.1 

 63 56 135 54 18   654.7  166 390 903 164 845 321  
3,769.7  

*  Area may include parcels within submerged land (e.g shorelines and/or lake bottoms) 
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Figure B: Citywide Future Land Use Map 
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Historic Village 

This Historic Village, located in the southeast portion of the City at the Barksdale Avenue/Interstate 5 
Interchange, derives its name from its historical past. The majority of residences and structures date 
back to the formation of a company town built to house workers of the E.I. DuPont deNemours Powder 
Company. These craftsman style structures were built between 1909 and 1916 by company carpenters 
at the edge of a green fir forest. The homes were maintained by the company through 1951, when the 
workers were allowed to purchase them as private residences. In 1987, the Historic Village was listed on 
both the State and National Register of Historic Places due to its significance as one of the few remaining 
company towns in the state and because of the purity of the historic architecture. The purpose of the 
National Register is to record those tangible remainders of United States history deemed important 
enough to be worthy of preservation. The listing also assures protective review of Federal projects that 
might adversely affect the character of the historic district. 

It should also be noted that the Historic Village, plus the land extending west to the Sound (including 
two former Fort Nisqually sites, the Nisqually Methodist Episcopal Mission site, Wilkes Memorial, and 
the DuPont Powder Works Plant), is considered to be the birthplace of European civilization in the State 
of Washington. Because of DuPont’s local, state and national historical importance, every attempt 
should be made to preserve the character of the original company town as the city grows. Guidelines 
should be written to identify historic design features and make it easier for owners to retain the 
remaining features and/or to remodel in accordance with those exterior qualities that give DuPont its 
special character. Commercial and other development uses near the entrance to the Historic Village (at 
DuPont-Steilacoom Road and Wilmington Drive, and exit 119 off I-5) should also reflect DuPont’s historic 
character and unique charm. 

The Historic Village is recognized in this Comprehensive Plan as the birthplace of the community. The 
Historic Village is approximately 166 acres including park land, open space, lower density residential, 
multi-family and commercial space. The table and map below show the approximate acres for each land 
use as adopted by this comprehensive plan.  

The park land includes children’s play area; museum and grounds; and park at the Village entry. 
DuPont’s original character as a pedestrian-oriented company town surrounded by 3,200 acres of 
wilderness is protected by a 65-acre greenbelt intended to preserve the original setting. The greenbelt 
was dedicated to the City by Weyerhaeuser Real Estate Company in the late 1980s. Restrictive 
covenants restrict its use to a public park or recreation area. The greenbelt serves as a community open 
space for newer neighborhoods that adjoin it, and is an important natural corridor for indigenous 
wildlife. A trail through the greenbelt links the Historic Village to all parts of the community. The 
greenbelt is expected to remain a green open space. Recreational uses should be limited to passive, 
non-disruptive activities such as foot traffic, sitting, and bird watching. Active uses such as the 
construction of playgrounds, buildings, or structures should be prohibited.   
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Table 12: Historic Village Land Use Categories 

 Square feet Acres % of total 
Reserve Residential  -  
Residential 3 2,324,042 53.35 32.04% 
Residential 4  -  
Residential 5  -  
Residential 12 145,850 3 2.01% 
Mixed Use  -  
Office  -  
Commercial 959,895  22.04 13.24% 
Business Technology Park  -  
Manufacturing and Research  -  
Industry  -  
Military  -  
Neighborhood Park 407,315 9.35 5.62% 
Community Park  -  
Open Space 3,415,593 78.41 47.09% 
Total 7,252,695 166 100.00% 

 

Small retail, service and office businesses within the Historic Village plat that serve the automobile and 
traveling public are all located before the entry to the residential area, near the entrance of I-5. Most 
are located at Barksdale Station and expansion of this area is planned. The architectural design features 
of these commercial structures should reflect DuPont’s historic character and business uses should 
complement such a setting. 

The character and amount of housing within Historic Village are not expected to change over the 
planning horizon of this plan. To ensure the historic character is protected, guidelines should be written 
to identify historic design features and make it easier for owners to retain the remaining features and/or 
to remodel in accordance with those exterior qualities that give DuPont its special character. The table 
below identifies the housing units existing and projected for Historic Village.  

Table 13: Existing and Projected Housing Units 

Housing Units Build Out Total Built/ Used Through 2012 Remaining 
single family 146 142 4 
multiple family 52 52 0 
Total 198 194 4 
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Figure C: Historic Village Future Land Use Map 
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Palisade Village 

Palisade Village was named to honor the 1843 site of Ft. Nisqually, which borders the Village on the 
north. The walls of the fort were formed from palisades, or thick stakes standing together, shaped with a 
point at the top. The clock tower in the village green at the south end of the Village was designed to 
reflect the “blockhouse look” of the corners of the 1843 fort, which has been reconstructed in the City 
of Ruston’s Point Defiance Park. 

Palisade Village includes that area bounded by Center Drive to the west, a community park and Edmond 
Marsh to the north, to the east by the Historic Village, and DuPont Station on the south. To reflect the 
design of traditional neighborhoods, housing in Palisade Village is arranged primarily on a street grid 
pattern with automobile access to the rear of most lots by way of alleys. The first housing units in 
Palisade Village were occupied in 1995 and the Village was completed in 2001 with 609 residential units 
constructed in a combination of single family and street facing multi-family styles.  

Palisade Village contains both small cottage lots and larger residential lots adjoining wetlands. The 
majority of the lots average approximately 5,000 square feet in area. Two groupings of multifamily 
homes, Bay Colony Condos (77) and Palisade Park Condos (74) totaling 151 units, have been constructed 
within this village.  

A significant trail section was constructed within Palisade Village. This section starts at Bob’s Hollow 
Lane, extends around the north side of Edmond Marsh and passes through community parkland behind 
the 1843 Fort site. This trail section connects to other community-wide trails at Sequalitchew Creek. 
Within the residential areas are many small pocket parks. The Chloe Clark Elementary School, which is 
centrally located in the Village, increases the available neighborhood play space. Most of the public park 
space is dedicated to preserving natural spaces, especially in the northern portion of the Village where 
Oregon White Oak trees are protected from development. There are no commercial areas within this 
Village.   
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Table 14: Palisade Village Land Use Categories 

 Square feet Acres % of total 
Reserve Residential    

Residential 3    

Residential 4    

Residential 5 5,356,891  122.98  74.92% 

Residential 12 1,136,921  26.10  15.90% 

Mixed Use    

Office    

Commercial    

Business Technology Park    

Manufacturing and Research    

Industry    

Military    

Neighborhood Park    

Community Park  53,343   1.22  0.75% 

Open Space  602,586   13.83  8.43% 

Total  7,149,741   164  100.00% 

 

The character and amount of housing within Palisade Village are not expected to change over the 
planning horizon of this plan. The table below identifies the housing units existing and projected for 
Palisade Village. 
 
Table 15: Palisade Village Existing and Projected Housing Units 

Housing Units Buildout Total Built/ Used 2012 Remaining 
single family 459 459 0 
multiple family 151 151 0 
Total 610 610 0 
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Figure D: Palisade Village Future Land Use Map 
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DuPont Station 

DuPont Station was named to elicit a sense of bustling activity that occurred around railroad stations. 
The area is bounded by Interstate 5 on the south, Palisade Village on the north, the Historic Village on 
the east, and the JBLM Golf Course on the west. It is accessed by Center Drive and designated in this 
plan as a mixture of residential and commercial activities that recreate the best attributes of historic 
town center developments. With a variety of commercial uses, the inclusion of multi-family residential 
development, integration of public spaces, and the convenience of the nearby post office and I-5 in this 
area, it is intended that DuPont Station be one of the more active neighborhoods in DuPont.  

A post office and the Clock Tower Village apartments anchor the north edge of the Village. Clock Tower 
Village II apartments were completed in 2005, adding 71 units, increasing the total number of residential 
units from 117 to 188. The area west of Center Drive is developed with automobile oriented land uses 
and services. This area is referred to as McNeil Station. 

In the middle of the DuPont Station is a large mixed-use area intended for commercial and high density 
residential land uses. This strategic location is key to the retail success of DuPont. It provides access to 
traffic on I-5 and thus will create a market draw beyond the population of the City. By accessing this 
larger market area, the commercial element of DuPont Station will support a wider range of retail types 
and businesses and provide a greater diversity of shopping, entertainment, and services for the City’s 
residents.  

The mixed-use area of DuPont Station is envisioned with storefronts adjoining the street, walks, and 
public spaces that provide gathering and socializing opportunities for planned activities and informal 
encounters. The mixture and concentration of commercial, office, and residential uses within this 
compact center are intended to accommodate development of a transit center. Providing adequate 
parking that is convenient to the commercial activities as well as the transit connection will ensure 
success for both.   

In the future, as transit ridership increases, automobile trips to the commercial uses may diminish, 
allowing some portion of the commercial parking to be used for transit. The existing transit center will 
serve as a hub for local bus routes serving the city and adjacent communities and for a proposed 
extension of the Sounder regional commuter rail line, providing seamless transportation options. The 
transit center will be supported by the concentration of employment in the adjacent office and 
commercial developments. In addition, the multi-family residential units are intended to support transit 
by providing at least 15% of the city’s multi-family housing unit total within a short walking distance of 
the transit center. 
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Table 16: DuPont Station Land Use Categories 

 Square feet Acres % of total 
Reserve Residential    

Residential 3    

Residential 4    

Residential 5    

Residential 12    

Mixed Use(1) 2,644,326  60.71 44.87% 

Office 2,391,013  54.89 40.57% 

Commercial 251,074  5.76 4.26% 

Business Technology Park    

Manufacturing and Research    

Industry    

Military    

Neighborhood Park    

Community Park 172,645  3.96 2.93% 

Open Space 433,994  9.96 7.36% 

Total 5,893,052  135 100.00% 

(1) Acres for multiple family use are categorized with mixed use. 

 

The character and amount of housing within DuPont Station Village is expected to continue to evolve 
and develop to the activity hub envisioned in this plan. The table below identifies the housing units 
existing and projected for DuPont Station. Housing units and acres for land use categories in DuPont 
Station are summarized in the table below. 

Table 17: DuPont Station Existing and Projected Housing Units 

Housing Units Build Out Total Built/ Used Through 2012 Remaining 
single family 0 0 0 
multiple family 351 188 163 
Total 351 188 163 
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Figure E: DuPont Station Future Land Use Map 
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Yehle Park Village 

Yehle Park Village was named to honor an area pioneer family who homesteaded and farmed in the 
Village area from the early through late 1900’s. Strickland Lake, Grant Lake, and many of the City’s 
wetlands are contained within this Village. It is located between the south boundary of the Ft. Lake 
Business and Technology Park and the JBLM Golf Course. The Village extends west from Center Drive to 
Hoffman Hill Village. It has been expanded to include the area north of Strickland Lake known locally for 
its significant stand of Oregon White Oak trees.  

Within this village, McNeil Street and the adjacent trail provide a central circulation spine for 
automobiles, bicycles, and pedestrians that connects Center Drive to Yehle Park Village. Both the road 
and the pedestrian trail connection continue west through the village to Hoffman Hill Village. While the 
McNeil Street corridor is attractively designed, the entirety of the Hoffman Hill neighborhood relies on 
this corridor for access. This creates high peak-hour flows on McNeil Street, with a steady stream of cars 
– more than what would be expected in a residential area. An alternate vehicular route is planned to link 
Hoffman Hill Village through the Ft. Lake Business and Tech Park area to bypass Yehle Park Village, and a 
potential link to the existing Mounts Road freeway access ramps may further reduce McNeil Street 
traffic.  

Most of the Village was contained in a preliminary plat that was approved in 1997 and amended in 1999. 
Traditional design principles like grid streets, alleys and neighborhood greens were used, but they were 
modified somewhat to fit the topography and bend around wetlands. The plat was completed in 2007 
with a total of 555 single family units and 438 multiple family dwelling units. Areas have a mix of lot sizes 
and house sizes to encourage variety, a mix of densities, and a range of affordability. Larger lot sizes and 
building setbacks were implemented for those properties abutting sensitive areas and their buffers.  

Included in the village is Patriot’s Landing, a planned 44-acre Village Center located at the southwest 
intersection of Bob’s Hollow Land and McNeil Street. The Village Center is envisioned to be a complete 
residential-based community node that includes 21-acre continuing care/retirement complex and 23 
acres of mixed development including neighborhood-scaled retail/services, medical offices, and multi-
family housing.  Patriot’s Landing is planned as a complete, walkable community district with a full range 
of housing that is designed particularly to attract and serve the need of seniors and retirees.  It is a long-
term City goal to provide a variety of housing options for seniors, retirees, and those who are close to 
retirement that are affordable, walkable, and celebrate an active community lifestyle.  The Patriot’s 
Landing Village Center should be developed to include a mix of housing types, neighborhood-oriented 
retail/services and recreational amenities that serve the residents in the larger Yehle Park Village; the 
intended scale is pedestrian-oriented and compatible with the surrounding residential neighborhoods in 
terms of bulk, height, and architectural design.  The Patriot’s Landing Village Center provides an 
opportunity to address the City’s goal to provided diversified housing options.  As an incentive to 
provide for additional senior housing and a mixed-use village center, the City of DuPont Land Use Code 
may provide for density bonuses and limited mixed-use options within the residential districts for this 
type of urban form. 
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In the area north of Strickland Lake, a community park, DuPont Powderworks Park, has been located to 
preserve the character of the existing open prairie and oak trees and to provide space for active 
recreation areas. The intention is to retain as many trees as possible since oak savannah tree 
communities are rare in Washington State and there are only a limited number remaining in the region. 
To accomplish tree retention, sports fields and passive activity areas have been fit among the oaks. 
Another community feature in this village is a the 15 acre Pioneer Middle School site. 

With the expansion of Yehle Park Village in the remainder of the area expanded since the adoption of 
the 1995 Plan, a mix of single-family and multifamily housing have subsequently been built. To continue 
the opportunities for smaller multifamily areas as provided in the approved portion of the Yehle Village 
Park plat, the multifamily units have been divided into several groups mixed among single-family blocks 
in the area referred to as "The Oaks". 

Table 18: Yehle Village Land Use Categories 

 Square feet Acres % of total 
Reserve Residential    

Residential 3    

Residential 4    

Residential 5  8,794,588   201.90  62.83% 

Residential 12  787,139   18.07  5.62% 

Mixed Use    

Office    

Commercial    

Business Technology Park    

Manufacturing and Research    

Industry    

Military    

Neighborhood Park  486,091   11.16  3.47% 

Community Park  1,212,744   27.84  8.66% 

Open Space  2,715,827   62.35  19.40% 

Total  13,996,389   321  100.00% 

The character and amount of housing within Yehle Park Village are not expected to change over the 
planning horizon of this plan. The table below identifies the housing units existing and projected for 
Yehle Park Village.  

Table 19: Yehle Village Existing and Projected Housing Units 
Housing Units 
 
 

Build Out  
    Total 
 

Built/ Used  
  Through  
       2014 

    Density 
     Bonus 
    Options 

Remaining 
 
 

Single family 670 555 - 115 20 
Multiple family 438 438 110 110 21 
Total 1,108 993 110 225*22 
*Total assumes 25% density bonus applied to multi-family build out-totals                                    23  
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Figure F: Yehle Village Future Land Use Map 
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Hoffman Hill Village 

Hoffman Hill Village is the largest village in the city, more than twice the size of Palisade Village. This 
Village is bounded by the JBLM Golf Course, the southwest City boundary, the Puget Sound bluff, the 
south boundary of the Old Ft. Lake Business and Technology Park, and Yehle Village to the east. Unlike 
other villages, Hoffman Hill is primarily on sloping topography that rises in the middle of the village to 
the tallest point in the city.  

The Hoffman Hill Village is adjacent to the Nisqually Delta and Reach. The design intent of the Village is 
to minimize the impacts of development on these nearby natural areas. Within this Village, selected 
bands of trees are integrated into the design of the neighborhood to provide a natural amenity for the 
residents. In addition to tree stands within the neighborhoods, a large natural buffer is maintained along 
the slope of the Puget Sound bluff. Approximately 69 acres along the slope of the bluff within Hoffman 
Hill Village are undevelopable and will preserve the visual character of the Nisqually Delta3.( Retention of 
trees on the bluff will continue to the north within Old Ft. Lake Business and Technology Park and into 
the Sequalitchew Village area. This sensitive area and buffer also keeps development back from the 
bluff, avoiding potential erosion, landslide, or seismic hazards. 

Approximately one-third of the multifamily development projected for Hoffman Hill Village is planned 
for the north edge of the village, while the balance of the multiple family residences will be disbursed 
throughout the Village with no more than 40 units in any one location. 

Traffic from Hoffman Hill Village now uses McNeil Street to reach Center Drive, but future plans will also 
make available a future roadway through the Old Ft. Lake Business and Technology Park area. This 
future road has been identified as the southern portion of Loop Road on the plan and will also serve the 
non-residential development surrounding the golf course.  

At this time access to the south from Mounts Road is limited by the prohibitive costs involved in 
widening Mounts Road, mitigating impacts to the JBLM Golf Course and expanding the freeway overpass 
at Exit 116. As a result, the connection to Mounts Road is limited to emergency vehicles only at this 
time. An updated study may determine the feasibility of connecting Hoffman Hill Village to I-5 via 
Mounts Road.  

Chief Leshi Park, a five-acre neighborhood park, is centrally located within the Village to serve residents. 
A second small, one acre neighborhood park, located at the southwest edge of Hoffman Hill Village 
adjacent to El Rancho Madrona has been developed. In addition to the neighborhood parks, a small 
community park is located in the northwestern corner of the Village, affording a viewpoint to Puget 
Sound over the bluff and a terminus to the McNeil Street corridor trail. From the community park, other 
trails connect with a pedestrian path paralleling the Puget Sound bluff. A neighborhood trail extends 
from the bluff and loops through the village. Public access improvements adjoining the bluff will be kept 

 
 

3 Settlement Agreement for Lone Star Northwest DuPont Project, Dec. 25, 1994, Page 17. 
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to a minimum since the priority is to maintain the bluff setback area in its natural state, minimize 
erosion, and not diminish its function and value as habitat.  

Table 20: Hoffman Hill Land Use Categories 

 Square feet Acres % of total 
Reserve Residential   0.00% 

Residential 3   0.00% 

Residential 4 10,510,164 241.28 61.82% 
Residential 5   0.00% 
Residential 12 920,798  21.14 5.42% 
Mixed Use   0.00% 
Office   0.00% 

Commercial   0.00% 

Business Technology Park   0.00% 
Manufacturing and Research   0.00% 
Industry   0.00% 
Military   0.00% 
Neighborhood Park 377,450 8.67 2.22% 

Community Park   0.00% 

Open Space 5,192,998 119.21 30.54% 
Total 17,001,409 390 100.00% 

 

The character and amount of housing within Hoffman Hill will continue to develop as a primarily single-
family residential areas as envisioned in this plan. The table below identifies the housing units existing 
and projected for Hoffman Hill.  

Table 21: Hoffman Hill Existing and Potential Housing Units 

Housing Units Build Out Total Built/ Used Through 2014 Remaining 
single family 928 928 0 
multiple family 150 40 110 
Total 1,178 774 404 
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Figure G: Hoffman Hill Village Future Land Use Map 
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El Rancho Madrona Village 

El Rancho Madrona Village at 18 acres is the smallest of the City's nine villages. The Village was originally 
developed as a separate residential subdivision in 1974 and annexed to the City in 1977. The Village has 
its own small central water system consisting of a well, reservoir, and distribution system. This system is 
scheduled to be connected to the City's system within the next several years. 

There is no direct access from the El Rancho Madrona Village to the City. Access to the Village is from 
Mounts Road and Exit 116 off I-5. In addition to this access, emergency access directly from the City is 
via Hoffman Hill Boulevard and Mounts Road.   

Table 22: El Rancho Madrona Land Use Categories 

 Square feet Acres % of total 
Reserve Residential    

Residential 3 7666,862 18 100% 

Residential 4    

Residential 5    

Residential 12    

Mixed Use    

Office    

Commercial    

Business Technology Park    

Manufacturing and Research    

Industry    

Military    

Neighborhood Park    

Community Park    

Open Space    

Total 7666,862 18 100% 

 

The character and amount of housing within El Rancho Madrona is not expected to change over the 
planning horizon of this plan. The table below identifies the housing units existing and projected for El 
Rancho Madrona. 

Table 23: El Rancho Madrona Existing and Potential Housing Units 

Housing Units Build Out Total Built/ Used Through 2014 Remaining 
single family 32 32 0 
multiple family 0 0 0 
Total 32 32 0 
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Figure H: El Rancho Madrona Village Future Land Use Map 
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Edmond Village 

Edmond Village was named after the large wetland which forms its southern border. The area is 
bounded by Center Drive on the north, Sequalitchew Creek on the west and extends approximately one-
half mile to the east. In Edmond Village, the streets are laid out using a grid arrangement with access 
points and view corridors to the marsh. Both multiple family and single family homes are distributed 
throughout the Village. Trails have been established to connect the walkway on Center Drive with the 
major trail along Edmond Marsh. 

Table 24: Edmonds Village Land Use Categories 

 Square feet Acres % of total 
Reserve Residential    
Residential 3    

Residential 4    

Residential 5  1,945,043   44.65  82.59% 
Residential 12  243,398   5.59  10.34% 
Mixed Use    
Office    
Commercial    

Business Technology Park    

Manufacturing and Research    
Industry    
Military    
Neighborhood Park  59,300   1.36  2.52% 
Community Park    

Open Space  107,247   2.46  4.55% 

Total  2,354,988   54  100.00% 
 

The character and amount of housing within Edmonds Village is not expected to change over the 
planning horizon of this plan. The table below identifies the housing units existing and projected for 
Edmonds Village. 

Table 25: Edmonds Village Existing and Potential Housing Units 

Housing Units Build Out Total Built/ Used Through 2014 Remaining 
single family 169 169 0 
multiple family 87 87 0 
Total 256 256 0 
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Figure I: Edmond Village Future Land Use Map 
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Bell Hill  

The area bounded by DuPont Steilacoom Road to the east, Edmond Marsh to the northwest and the 
Historic Village to the southwest, creating a triangular shaped area, is known as Bell Hill Village.  It 
contains the residential area known as Bell Hill, as well as Bell Marsh.    

Bell Hill Village contains 81 single family residential units. Trails that link Bell Hill Village to the Historic, 
Palisade and Edmond Villages as well as the manufacturing/Research & Industrial Park have been 
established throughout the village. To achieve comprehensive plan policy, a pedestrian corridor should 
link Bell Hill Village with the rest of the City. This corridor could be in the form of a paved and lighted 
sidewalk along Steilacoom-DuPont Road and/or a paved and lighted footpath extending from the 
(approximate) terminus of Haskell Street in the Historic Village up to Bell Hill Village, however lighting 
should be minimized when adjacent to the wetlands in order to preserve the natural character and to 
protect habitat function. 

Table 26: Bell Hill Land Use Categories 

 Square feet Acres % of total 
Reserve Residential    
Residential 3    
Residential 4  1,350,126   30.99  49.44 
Residential 5    
Residential 12    
Mixed Use    
Office    
Commercial    
Business Technology Park    
Manufacturing and Research  124,055   2.85  4.54 
Industry    
Military    
Neighborhood Park  18,656   0.43  0.68 
Community Park  145,536   3.34  5.33 
Open Space  1,092,489   25.08  40.01 
Total  2,730,864   63  100.00 

 

The character and amount of housing within Bell Hill will develop as a single-family residential areas as 
envisioned in this plan. The table below identifies the housing units existing and projected for Bell Hill. 

Table 27: Bell Hill Existing and Projected Housing Units 

Housing Units Build Out Total Built/ Used Through 2012 Remaining 
single family 83 81 2 
multiple family 0 0 0 
Total 83 0 2 
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Figure J: Bell Hill Village Future Land Use Map 
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Civic Center 

The Civic Center area is located in the middle of the city and is bisected by Center Drive. The area is also 
at the center of the community’s early settlement which includes the 1843 Fort Nisqually site. It is 
bounded by the northern edge of Yehle Park Village, the western edge of Edmond Marsh, the southern 
edge of the Sequalitchew Creek canyon and the eastern edge of the Old Fort Lake Business and 
Technology Park areas.   

The primary feature in this village is a ten-acre site, located on the northwest side of Center Drive, 
adjacent to the south side of Sequalitchew Creek. The site is a qualified land donation to the City of 
DuPont by Weyerhaeuser Real Estate Company for use as a civic center. Principal civic buildings, include 
City Hall and a public safety building housing the police and fire departments. In the future a library and 
museum could also be located on the Civic Center campus. The remainder of the area south of Civic 
Drive will be occupied by office and retail sales and service uses. In addition to being a focal point for 
history, the location of the civic buildings in the middle of the community allows Edmond Village and 
future residential areas in Sequalitchew Village to be more connected to city activities. Access into the 
civic center site is via a signalized intersection on Center Drive approximately 800-feet north of the 
Palisade Boulevard intersection.   

The proposed uses within the Consent Decree portion of this village are limited by deed restriction to 
exclude residential, parks, schools or daycare facilities. However, it is the intention of the City that the 
Civic Center be as lively as possible. The Plan shows two properties to the south between the 10 acre 
Civic Center site and the westerly extension of Palisade Boulevard into the Consent Decree Area that are 
designated for mixed-uses that will support retail services or office use. The plan also indicates a 
community center within the Civic Center campus. There is also an area outside the Consent Decree that 
is designated for and developed with multi-family. 
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Table 28: Civic Center Land Use Categories 

 Square feet Acres % of total 
Reserve Residential    

Residential 3    

Residential 4    

Residential 5    

Residential 12  547,375   12.57  22.28% 

Mixed Use  799,707   18.36  32.55% 

Office    

Commercial    

Business Technology Park    

Manufacturing and Research    

Industry    

Military    

Neighborhood Park    

Community Park  141,914   3.26  5.78% 

Open Space  968,038   22.22  39.40% 

Total  2,457,035   56  100.00% 

 

The character and amount of housing within Civic Center Village is not expected change much from its 
existing pattern. The table below identifies the housing units existing and projected for Civic Center.  

Table 29: Civic Center Existing and Proposed Housing Units 

Housing Units Build Out Total Built/ Used Through 2011 Remaining 
single family 0 0 0 
multiple family 250 160 90 
Total 250 160 90 
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Figure K: Civic Center Future Land Use Map 
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Sequalithchew Village 

Sequalitchew Village includes the area of the City bounded by Puget Sound to the north and west, the 
manufacturing research park and industrial areas to the east and Sequalitchew Creek on the south. This 
village is planned as a mixture of residential types and densities in the northern two-thirds of the area, 
and manufacturing and research park uses in the southern one-third. It is named for the creek and 
canyon which form its southern border. 

Nearly this entire village is within the mineral resource overlay boundary. Gravel extraction by Glacier 
Northwest is currently underway in this area and is expected to proceed over a long term. Development 
is not likely to begin within this area within the foreseeable future. 

As a result of mineral extraction, the surface elevation of this village will be many feet lower than the 
present height. No mining is permitted within 100 ft of the top of Sequalitchew Creek Ravine. Mining is 
also set back from the top of the bank along the western side of the property to preserve the bluffs 
overlooking Puget Sound. The Sequalitchew Creek Ravine and Puget Sound bluffs are designated open 
space. 

In addition, an area in the southwest corner of the existing mine may be used as a community park. The 
park would be contiguous with the portion of the bluff north of the mouth of Sequalitchew Creek. The 
natural bluff should remain intact with views overlooking the Puget Sound.  

One of the features of this village is the north side of the Sequalitchew Creek Canyon. This is a natural 
area that can be traversed on an old narrow gauge railway roadbed that ran from the DuPont Company 
area to Puget Sound. Public access along the canyon and the Puget Sound beach will be developed in the 
future as designated in the Parks Master Plan. Significant efforts to preserve the trail corridor and 
surrounding area are anticipated and expected in the future.  Any future development located adjacent 
to Sequalitchew Creek, or its associated nature trail must be done with significant care to protect and 
preserve the full length of the Sequalitchew Creek Trail in a natural and uninterrupted state.   It is 
anticipated that future modifications to Pedestrian trail connections near Sequalitchew Creek and 
Center Drive are likely, these connections should enhance the natural elements of the existing trail and 
improve  pedestrian access from Center Drive to the mouth of Sequalitchew Creek. 

In addition to trails that will connect this village with other neighborhoods, a seven to ten acre 
community urban design feature is located within this area, just north of Sequalitchew Creek and west 
of Center Drive in the vicinity of the historic 1838 Methodist Mission site. The intent of this feature is to 
emphasize and preserve historic elements through the development of a  community focal point 
involving water, nature, and  linkage between Sequalitchew Village and the villages south of the creek.   

Housing units and acres for land use categories in Sequalitchew Village are summarized in the tables 
below. It should be noted that the area designated as RR will undergo a subarea plan at or near the 
conclusion of mining operations which are likely to continue for at least 15-20 years. The housing units 
identified below assume the reasonable measures identified in Chapter 2 - 4.5 units per acre. It also 
assumes that some portion will be devoted to multi-family units. The RR designation also indicates that 
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mixed use development might be appropriate but the amount is not included at this time as it would be 
dependent on the subarea planning process and residential development.  

 

Table 30: Sequalitchew Village Land Use Categories 

 Square feet Acres % of total 
Reserve Residential  18,025,242 413.81  48.96% 

Residential 3    

Residential 4    

Residential 5    

Residential 12    

Mixed Use    

Office    

Commercial    

Business Technology Park    

Manufacturing and Research  10,163,000   233.31  27.60% 

Industry    

Military    

Neighborhood Park    

Community Park  887,179   20.37  2.41% 

Open Space  7,743,022   177.76  21.03% 

Total  36,818,443   845  100.00% 

Table 31: Sequalitchew Existing and Proposed Housing Units 

Housing Units Build Out Total Built/ Used Through 2012 Remaining 
single family 1,100 0 1,100 
multiple family1 763 0 763 
Total 1,863 0 1,863 

1 The multi-family units may be a part of Reserve Residential post mineral extraction activities.  

As indicated above and in the Reasonable Measures in Chapter 2, the area designated as Residential 
Reserve is slated for a subarea planning process. While it’s unknown exactly when the mining operations 
in Sequalitchew Village will cease, this plan anticipates that near the end of mining operations the City 
will undertake a subarea planning process that should: 

• Ensure vehicular access as close to the shoreline as possible. 
• Encourages a broad mix of housing types and densities. 
• Evaluate the potential for a neighborhood center that includes commercial uses that serve the 

neighborhood. 
• Provides for park, recreation, open space, and trails, including connections to regional trail 

networks. 
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• Efforts should be taken to ensure development does not impact the tranquil and natural setting 
adjacent or near Sequalitchew Creek, other wetland areas, and trails within these areas. Efforts 
should include careful site design to reduce lighting, noise, and other urban impacts. 

The preceding list is only intended to provide broad-brush objectives of a Sequalitchew Village 
subarea plan. This plan anticipates that these objectives should be revaluated as this plan is updated 
in the future. 
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Figure L: Sequalitchew Village Future Land Use Map 
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Old Fort Lake  

Old Fort Lake will be a mixed-use village that will have a mix of office, research, light 
manufacturing, commercial, and housing uses. The area also provides recreational and cultural 
opportunities alongside a beautiful natural setting. Development in this area will provide for 
business and emerging technology activities within a campus like setting of natural and manmade 
landscapes.  

This area includes Old Fort Lake and is bound to the north by Sequalitchew Creek and to the west 
by the Puget Sound Bluff. These features will be maintained in their natural state and protected 
from development by buffers. A future network of trails has been identified connecting these 
natural areas and future development.  

The “Home Course” golf course accounts for one-third of the area’s land use, while the remaining 
land is largely vacant. Two historic sites exist within its boundaries. Old Fort Lake was historically 
used as munitions site in the mid-1970’s, and extensive clean-up efforts have been conducted to 
remove contaminated soils. Residences, schools, and parks have been deed restricted by the 
Weyerhaeuser and the DuPont Corporation by a Consent Decree, however, it is possible that 
further remediation efforts may relax these restrictions. 

Old Fort Lake offers a large amount of vacant developable land. The area has many unique assets, 
opportunities, and constraints, and therefore a vision for this area has been established through a 
subarea plan. The Old Fort Lake Subarea Plan is included in the DuPont Comprehensive Plan as an 
appendix. The subarea area plan establishes the future land use and lists the implementing goals 
and policies.  
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Figure M: Old Fort Lake Future Land Use Map 
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Manufacturing/ Research Park and Industrial Area 

The area of the City between Sequalitchew Village, the DuPont Steilacoom Road, the northern city limits 
and the eastern edge of the Palisade and Historical Villages is identified as Manufacturing/ Research and 
Industrial Area and provides land for industrial activity, manufacturing, office and some non-
manufacturing activities such as wholesaling and distribution. The boundaries of this area have been 
reduced from the 1995 Plan on the west and from the 2001 Plan on the southeast to create a portion of 
Sequalitchew Village and the entirety of Bell Hill Village respectively. Access is provided by Center Drive, 
an east/west route intended for truck traffic along the JBLM Land Fill site and the DuPont-Steilacoom 
Road. 

This area has two primary land use designations, Manufacturing/Research Park and Industrial. The 
Manufacturing and Research Park designation is located adjacent to Center Drive and includes office 
uses and less intense, generally smaller scale industrial uses. Larger scale, somewhat more intense 
industrial uses are located in the industrial designation to both the north and east. Current businesses in 
this village include Intel Corporation in the Manufacturing/Research Park area and Westblock Pacific and 
Glacier Northwest in the Industrial area.  

The industrial area on the east side, along DuPont Steilacoom Road, has been in place since the 1995 
plan and was developed in order to compensate for the proposed elimination of industrial uses from the 
then, newly created Sequalitchew Village. Included in the industrial classification at the intersection of 
Center Drive and DuPont-Steilacoom Road is a 5-acre site intended for a bus barn. Based on the school 
district's current plans this site may be surplus property and become available for industrial 
development.  

Contained within this area is Edmond Marsh and its associated buffer. This land area provides a major 
passive recreation opportunity for the community and nearby business users. A trail system through 
wetland buffers connects various sites within neighboring villages. A trail within the landscape buffer 
along Center Drive connects to DuPont-Steilacoom Road and the Civic Center.  

Another property owner in this area is the U.S. Army. JBLM is phasing out its old landfill and intends to 
convert the land to open space. The JBLM Real Property Master Plan projects this area to “be set aside 
for training, recreation and preservation of aesthetics of the post.” The City will pursue the opportunity 
for joint use with JBLM. 

The Manufacturing/Research Park and Industrial Area also supports future commercial service at the  
corner of Center Drive and DuPont-Steilacoom Road to provide retail trade, service businesses, and/or 
office uses to support the larger DuPont community. Complementing multifamily is also permitted 
where ground level commercial is provided. The intersection is designated with the Community 
Commercial Opportunity Area (CCOA) land use overlay. Furthermore, a street and pedestrian network 
shall be developed to interconnect roadways and land uses. The land use code shall establish the 
development controls to further define the allowable uses, ensure quality urban design, and promote an 
interconnected transportation network.  
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Table 32: Manufacturing Research Park and Industry Land Use Categories 

 Square feet Acres % of total 
Reserve Residential    
Residential 3    
Residential 4    
Residential 5    
Residential 12    
Mixed Use    
Office    
Commercial    
Business Technology Park    
Manufacturing and Research  10,612,199   243.62  26.98% 
Industry  7,946,297   182.42  20.20% 
Military  12,650,738   290.42  32.16% 
Neighborhood Park    
Community Park    
Open Space  8,122,001   186.46  20.65% 
Total  39,331,235   903  100.00% 

 

There are no housing units existing proposed within the Manufacturing, Research Park and Industry site. 
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Proposed Comprehensive Plan Future Land Use Map 

 

  



Chapter 3 – Land Use  P a g e  | 68 
 

Land Use Goals and Policies 

These goals and policies are drawn from the complete policy framework and included here because of 
their direct relationship to land use. 

Goal LU-1 Strategically plan for anticipated growth so that as the City develops it maintains 
its small town character by protecting and enhancing development patterns as 
seen in the Historic Village and Palisade Village. 

LU 1.1 Ensure neighborhoods or “villages” are sized according to a pedestrian / walking 
scale of distance and are defined by natural features, parks, open spaces, and 
streets 

LU 1.2 Encourage new urbanism types of development rather than typical suburban 
development which is less efficient in its use of land and often results in 
disconnected auto oriented enclaves and sprawl. 

LU 1.3 Direct DuPont's growth in a manner that balances a small town character with 
sound economic development. 

Goal LU-2 Encourage economic development that is balanced with maintaining the small 
town character of the city. 

LU 2.1 Explore opportunities for design centered development controls while allowing 
flexibility in uses. 

Goal LU-3 Promote a sense of community health by protecting natural features, preserving 
historical sites, reducing the necessity for driving, making walking an enjoyable 
alternative and making transit use practical. 

LU-3.1 Maintain the visual quality of the City as seen from Puget Sound, the Nisqually 
National Wildlife Refuge and public roads. Provide scenic viewpoints to reinforce 
attractive community features and highlight natural and cultural amenities such as 
Puget Sound and the Nisqually Delta.  

LU-3.2 Establish and prioritize multi-modal linkages, provide recreational spaces, and trails 
for pedestrians and bicycles between villages.  

LU-3.3 Provide paved and lighted, pedestrian accessible corridors to link adjacent villages 
that enhance pedestrian safety and promote connectivity from one village to 
another. Lighting should be minimized when adjacent to the wetlands in order to 
preserve the natural character and to protect habitat function. 

LU-3.4 Provide land use regulations that give opportunities for the community to have fair 
access to livelihood, education, and resources. 

LU-3.5 The Mineral Resource Overlay designation shall be enforced and recognized for a 
length of time corresponding to the completion of excavation and reclamation 
within the designated area. 

LU-3.6 Employ practices that protect the long term integrity of the natural environment, 
adjacent land uses, and the long term productivity of resource lands.  
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Goal LU-4 Ensure the design of commercial and residential buildings throughout the City 
enhance the pedestrian environment. 

LU-4.1 Guarantee design guidelines are included in development regulations that promote 
a pedestrian scale and character. Such design standards should include elements 
such as pitched roofs, roof overhangs, awnings, surface modulation, textured 
surface treatment, variety of surface materials and should discourage long 
expanses of blank walls at the street level. 

LU-4.2 Orientation of retail, residential, public structures, and commercial buildings 
(outside the Research Park and Business and Technology Park) should be to the 
front near the street Right of Way, rather than being separated from the street. 
Churches and other symbolic structures should be located in a way that promotes 
their visual prominence. 

LU-4.3 Design standards should address integration of amenities for the pedestrian within 
the streetscape such as; street trees, landscaping, benches, lighting, trash 
receptacles, signage, and bicycle parking. 

LU-4.4 Development standards for commercial structures should encourage on street 
parking and parking at the rear or secondarily on the sides of developments to 
enhance the pedestrian environment. 

Goal LU-5 Develop and maintain a street system that is fundamentally based on a 
traditional town setting that assures direct auto, bike and pedestrian access and 
is based on a grid system. 

LU-5.1 Development within villages should be based on a grid or modified grid system that 
provides clear orientation, alternate traffic routes, and opportunities for multi-
modal transportation patterns. 

LU-5.2 Development regulations should encourage pedestrian circulation and reduce 
walking distances whenever possible through a variety of means such as frequent 
intersections.  Cul-de-Sacs should only be used when topographical or other 
features of the land warrant deviation and should include enhanced pedestrian 
access through adjacent blocks. 

LU-5.3 Roadway standards and Right of Way widths should include traffic calming 
techniques such as traffic circles, diverters, chicanes, etc. to reduce driving speeds 
and enhance the pedestrian environment.  Alleys should be developed to the 
maximum extent possible, and residential roadways should not exceed three lanes. 

DuPont Station:  

Goal LU-6 Maintain and enhance DuPont Station as the City’s primary pedestrian oriented, 
mixed use, compact, attractive, destination shopping area. 

LU-6.1 Development standards should promote a mix of housing, offices, and commercial 
uses that are designed to be coordinated and complimentary through placement 
size and massing.  Façades should present a unique set of characteristics while 
allowing for architectural expression and individuality. 
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LU-6.2 Promote the creation of an identifiable pedestrian downtown and avoid the 
appearance of domination by the automobile by promoting ground floor retail, 
multi-storied buildings, a mix of commercial, office, and upper story residential 
uses, a clearly defined street edge, and encouragement of upper story activities 
which overlook the streets and plazas. 

Civic Center:  

Goal LU-7 Create a strong visual symbol for the community by continuing to promote the 
DuPont Civic Center as the location for public assembly, local governmental 
services, and cultural focus. 

LU-7.1 Encourage development that supports development of a “public square”. 

LU-7.2 Allow for a variety of uses that support the area such as small retail services, and 
offices. 

LU-7.3 Development standards should encourage buildings of at least two stories, and 
public buildings should exhibit a “civic” quality with features such as a dramatic 
roofline, prominent entrance, and integrate public art. 

LU-7.4 Parking should be screened from major access roads and divided into smaller, 
heavily landscaped packets in order to reduce their overall impact of asphalt. 

Office 
Development 

 

Goal LU-8 Integrate large office developments into the community in a way that maintains a 
small town character while providing a large employment base. 

LU-8.1 Encourage office developments to turn toward the street and connect with other 
uses through pedestrian trails and building placement. 

LU-8.2 Promote office developments to stagger work hours, encourage carpooling and 
implement other Traffic Demand Management measures consistent with trip 
reduction plans. 

Industrial and 
Technology 

 

Goal LU-9 Encourage development of a mix of long-term viable uses in the Business and 
Technology Park land use designation while maintaining the small town charm of 
DuPont. 

LU-9.1 Explore innovative approaches to site remediation, land development, and 
infrastructure improvements through strategies such as public-private 
partnerships, private-private partnerships and strategic capital investments. 

LU-9.2 Ensure development standards limit standalone warehousing and establish 
limitations on uses adjacent to main streets in order to ensure the small town 
aesthetic of DuPont is maintained. 
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LU-9.3 Limit uses that front on the access road extending from Center Drive to the 
residential areas in Sequalitchew Village to those uses permitted in the Business 
and Technology park area. 

LU-9.4 Limit heavy industrial uses to the two existing industrial areas (west of JBLM and 
between Intel and DuPont Steilacoom Road) as they are likely to attract uses that 
require more material inputs, processes, and finished products and therefore likely 
to produce a greater volume of truck traffic. 

LU-9.5 Promote environmentally sensitive industrial development as an integral element 
in establishing a balanced community. Performance standards should be used and 
periodically updated to ensure best management practices are used to control 
odor, sound, vibration, light, and other factors that promote clean industrial uses. 

LU-9.6 Encourage development of sustainable, clean industries within the Industrial, 
Manufacturing, and Technology designations. 

Resource Land  

Goal LU-10 Recognize the value of mineral resource extraction while protecting the integrity 
of the natural environment. 

LU-10.1 Encourage segmental reclamation and reuse of mined areas using established 
reclamation practices in accordance with approved reclamation plans. 

LU-10.2 Understand that mining may continue into the future and periodically update, land 
use mapping, Mineral Resource Overlay designation, phasing schedules, and 
management plans for extractive operations with approved mining permits. 

LU-10.3 Ensure mining activities employ best management practices that protect the long-
term integrity of the natural environment, water resources, adjacent land uses, and 
the long term productivity of the resource lands. 

LU-10.4 Following the completion of excavation of mineral resources with designated 
mineral lands, encourage reuse and redevelopment of reclaimed mining areas 
north of Sequalitchew Creek in a manner consistent with underlying City zoning 
designations, understanding that any non-mining development shall be consistent 
with continued mining operations on the balance of the site. 

 

Implementation Actions 

The following actions, ordered by priority and urgency, implement the policies identified above. Each 
action item contains a direct policy reference, indicating how it relates to land use policies – or other 
policies in this plan – as appropriate. 
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 Implementation Actions 
LUA-1 The City should allocate funds and staffing resources annually to protect the community 

character, maintain capital investments, and achieve adopted level of service expectations. 
LUA-2 Update zoning regulations to incorporate modern techniques such as form based coding to 

ensure compatibility of development, vitality of public space, and to address urban 
agriculture. 

LUA-3 Maintain and update as necessary, industrial site development standards addressing items 
such as, but not limited to: siting criteria, site preparation, grading, building design, 
vehicular access, storm drainage, erosion control, environmental review, landscaping, 
lighting, greenspace, walking trail locations, natural trail connectivity and vegetation 
requirements, recreation facilities, ancillary retail services, and outdoor storage. 

LUA-4 Establish performance standards that promote the development of clean industrial uses 
within the city. 

LUA-5 Review and update the Fort Lake Business and Technology Park Land use designation 
through a Sub-Area Planning effort where a range of land use designations, transportation 
options, and community enhancements can be more fully evaluated consistent with the 
community’s vision for design, character, and scale. See pages 62-63 for more detail on 
anticipated outcomes of the Sub-Area Planning Process. 
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Chapter 4 – Economic Growth 
and Development  

Overview 

The economy in the City of DuPont is both a blessing and a 
challenge. On one hand, DuPont is fortunate to have hundreds 
of acres of pre-planned developable land with easy access to I-
5 and sweeping views of Puget Sound. The close proximity to 
the Port of Tacoma provides access to global markets and the 
neighboring military bases provides a highly-skilled labor force 
from veterans and transitioning military personnel. On the 
other hand, the City faces intense competition from other 
communities investing in education, job training, 
infrastructure, planning, and policies to attract economic 
growth and development. DuPont must leverage its historical, 
natural, and commercial assets to attract future economic 
development and maintain high quality services for a growing 
population. 

There have been some amazing successes so far in DuPont. The City’s Economic Strategy is about 
producing results. While a city cannot directly influence the regional economic environment in which it 
operates, it has the capacity – through strategic investment, planning, and action – to take advantages 
of opportunities as they arise. This plan provides policy guidance on how to be ready, suggesting 
individual actions the City and community can take to increase its readiness and ability to identify and 
afford strategic investment in infrastructure and land use resources.  

Key Findings  

The City of DuPont is positioned for continued economic growth with strong leadership and solid 
financial management practices, including: 

• Two Standard and Poore’s Credit Rating increases to AA+ since 2012; 
• Strong fund balance reserves, with the 2014 fund balances at 82.52% of the General Fund 

Expenses; 
• More than 1,500 acres of pre-planned vacant land for future development; 
• Healthy socioeconomic indicators and a growing population;  
• Continuing and accelerating Assessed Value growth, with 2015 Annual Value up 8.5% and 

notable new construction since 2012; 
• Mix of residential and commercial/industrial tax base, with the top 10 taxpayers comprising 31% 

of assessed value;  

The 2015 update to the comprehensive plan moved 
more boldly toward economic policy, adding an 
Economic Growth and Development Chapter. 
(Source Studio Cascade Inc.) 
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• Experienced City leadership with a history of conservative financial practices;  
• Quality schools, award winning community events, miles of parks and trails, a championship golf 

course, and recognition as one of Washington's Safest Cities; and  
• Active participation and leadership in regional economic and transportation partnerships (Puget 

Sound Regional Council, Puget Sound Region Economic Development Board, Prosperity 
Partnership, Pierce County Economic Development Board; Pierce County Regional Council, 
Washington Military Alliance, and South Sound Military Community Partnership). 

City Overview 

DuPont is a planned community located in Pierce County, in Western Washington, approximately 17 
miles southwest of the City of Tacoma and 15 miles northeast of the City of Olympia, the State Capitol. 
The City’s 2014 estimated population was 9,175.  

DuPont was one of the first areas settled in Washington and celebrates its unique history. Businesses 
first came to DuPont in 1833 when the Hudson’s Bay Company established Fort Nisqually as a trading 
post. Businesses continue thriving in DuPont today, including: Amazon, Intel, State Farm, Better Business 
Bureau, Patriots Landing, Washington State Golf Association, Pacific Northwest Golf Association, and 
many more. 

The City is a general purpose governmental entity that provides services to its residents including fire, 
police, street construction and maintenance, planning and zoning, building inspection, parks and 
recreation, library, cemetery, municipal court, senior center, and general administration services.  The 
City also operates an enterprise fund for the water utility services.  The City contracts with Pierce County 
for sewer services.  

DuPont is ranked as one of the safest cities in Washington state and is located in south Pierce County in 
the southern end of Puget Sound in Washington State, bordered on the west by Puget Sound, Thurston 
and Lewis Counties to the south, Yakima County to the east, and King County to the north. Pierce County 
is the second most populous county in Washington and an important transportation center served by 
two transcontinental railroads (Union Pacific and Burlington Northern-Santa Fe) and the sixth busiest 
container port in North America. The Seattle-Tacoma International Airport is located 39 miles north of 
DuPont with 27 certified airlines providing international flights to all parts of the United States and by 
several freight and passenger lines. 

Population Trends 

Historical population trends are presented below for the City, the County and the State from 2010 
through 2014. 

 

 

 

http://dupontwa.gov/index.aspx?nid=199
http://dupontwa.gov/index.aspx?NID=200
http://www.safewise.com/blog/50-safest-cities-washington/
http://www.edbtacomapierce.org/
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Table 33: Population Trends DuPont, Pierce County, and Washington State 
Year City of DuPont Pierce County State of Washington 

2014 9,175 821,300 6,968,170 
2013 8,855 814,500 6,882,400 
2012 8,640 808,200 6,817,770 
2011 8,430 802,150 6,767,900 
2010 8,199 814,600 6,733,250 

Source:  Washington State Office of Financial Management for inter-census estimates as of each April 
and the 2010 U.S. Census 

City Financial Management  

The City’s credit rating has increased twice in the last 4 years to AA+ as a result of sound financial 
management practices. The City maintains strong fund balance reserves and recently refinanced the 
principal balance of the City Hall and Public Safety buildings to reduce the interest rate from 6.1% to 
3.4%, saving an average of $107,000 each year to the General Fund. Additional cost savings have been 
achieved through regional partnerships, including contracting for jail services with the Nisqually Indian 
Tribe for jail services and establishing a municipal court in partnership with the City of Lakewood. The 
City of DuPont is financially stable with no deficits until 2020. 

 
Figure O: Historic and Projected Expenses and Revenues 

Tax Collections 

The following table presents property taxes collected for the City in tax collection years 2010 through 
2015 to date, and the amount and percentage collected as of March 1, 2015 
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Table 34: Tax Collections 

Tax Year Tax Collected in 
Year of Levy 

Percent of Tax 
Collected in Year of 
Levy 

Total Tax Collected 
as of 3/1/15 

Percent of Tax 
Collected as of 3/1/15 

20151 99,452 4.31%1 99,452 4.31%1 
2014 2,181,610 98.62 2,205,298 99.69 
2013 2,014,034 98.98 2,031,451 99.84 
2012 1,996,426 99.38 2,006,996 99.91 
2011 1,893,386 97.30 1,945,424 99.97 

1 Full year of tax collections is not yet available. Source:  Pierce County Treasurer’s Office. 

Major Taxpayers 

The following table lists the largest ten taxpayers within the City for tax collection year 2015 listed in 
declining order of assessed value. 

Table 35: Major Tax Payers within the City 

Taxpayer Business 
2015 Assessed 
Valuation in $ 

% of 2015 
Assessed 

Value 
DBINTC LLC Incorporation Services 95,018,800 6.8% 
Duke Realty Limited Partnership Property Management 88,880,500 6.3 
Glacier Northwest Inc. Building Materials 52,285,099 3.7 
LSREF2 Tractor REO LLC Property Management 50,609,900 3.6 
WPP LLC Mining 27,369,600 2.0 
Clock Tower Village LLC Apartments 26,190,100 1.9 
Intel Corporation Computing Technology 25,448,027 1.8 
Pierce County Investors LLC Business Services 24,820,700 1.8 
DuPont Trax Apartments LLC Apartments 23,214,600 1.7 
Patriots Landing Investment LLC Retirement Community 21,817,300 1.6 
     Total  

435,654,626 
31.1% 

Source:  Pierce County Assessor’s Office. 
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Major Employers  

The major employers in the Tacoma-Pierce County area for 2013 as reported by the Tacoma-Pierce 
County Economic Development Board are as follows: 

Table 36: Major Employers in Tacoma-Pierce County Area 

Employer Type of Business Activity 
Number of 
Employees 

Joint Base Lewis-McChord Military 63,501 
Local Public School Districts Education 13,133 
Multicare Health System Healthcare 6,776 
Washington State  State Government 6,209 
Franciscan Health System Healthcare 5,814 
Pierce County County Government 2,873 
Fred Meyer Stores Retail 2,328 
Washington State Higher Education Higher Education 2,196 
City of Tacoma Local Government 2,125 
Wal-Mart Retail 2,102 
Emerald Queen Casino Gaming 2,070 
Boeing Company, Frederickson Site Aerospace 1,802 
Safeway Stores, Inc. Retail 1,616 
Tacoma Public Utilities Utilities 1,341 
U.S. Postal Service Mail Distribution 1,253 

Source:  Tacoma-Pierce County Economic Development Board, 2013 
 

 

While the City of DuPont has a number of large scale employers, it’s also home to a variety of service-oriented businesses. (Source Studio 
Cascade Inc.) 
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Assessed Value 

The assessed valuation for regular levies of property located within the City for tax collection years 2011 
through 2015 and the annual percent change are included in the following tables: 

Table 37: Total Assessed Valuation of Regular Levies within the City 

Tax Collection Year Assessed Value Percent Change 

2015 $1,401,029,820 8.5% 

2014 1,291,637,605 9.8 

2013 1,176,714,772 -2.5 

2012 1,206,369,869 -5.7 

2011 1,278,881,240 -1.3 

Source:  Pierce County Assessor’s Office. 

 
Figure P: DuPont Assessed Value 

DuPont Economic Assets 

Joint Base Lewis-McCord 
The U.S. military is a primary contributor to DuPont’s population and local economy. Joint Base Lewis-
McCord, including Madigan Army Medical Center, employs over 63,000 civilian and military personnel. It 
lost several thousand positions due to a round of troop cuts announced in 2013. The downsizing 
resulted in the Army deactivating one of Lewis-McChord’s three Stryker brigades. Each brigade has 
4,500 soldiers and a budget of about $231 million a year. The base commander’s current mission is 
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building on revived partnerships with American allies along the Pacific 
Rim. The federal government continues efforts to resize the armed 
forces, which may impact local troops in the future. A June 2014 
report by the Department of Defense report determined that the 
regional economy could absorb up to 16,000 additional cuts of military 
and civilian positions at the joint base. The City and other regional 
partners are monitoring potential changes and advocating for the 
Department of Defense maintain existing personel levels. 

The Regional Economic Strategy for the Central Puget Sound Region identifies ten key industry clusters 
or concentrations of industries that drive job creation, import wealth, and concentrate workers with 
specialized skills and experience within our region. The most significant cluster for DuPont is the military 
because of our proximity and their role as an employer,  source of R&D support, and driver of aerospace 
and maritime manufacturing providing more than $3.1 billion annually in total payroll in the four-county 
area. Local sales associated with military employment are estimated at nearly $24 billion. The continued 
strength of the military cluster is critical to the region’s economic prosperity and the business attraction, 
retention, and expansion strategies related to the region’s defense contracting industry are worthy of 
consideration by the City of DuPont and are included in the appendix: 
http://www.psrc.org/assets/5613/MilitaryStrategy.pdf?processed=true 

The Home Course 
The City’s 18-hole Home Course is a picturesque golf 
course which opened in 2007 and has been the site of 
numerous championships, including the US Men’s 
Amateur Championship, US Women’s Amateur 
Championship, and the qualifier for local players in the 
2015 U.S. Open at Chambers Bay. The Home Course is 
owned by the Washington State Golf Association and 
Pacific Northwest Golf Association. They are working 
with the Mayor and city officials to build and transition 
their headquarters to the City of DuPont. Continued development of the golf course and adjacent Fort 
Lake Business and Technology Park provides significant opportunity for future economic growth. 

Amazon.com Fulfillment Center 
In February 2015, Amazon.com held an official opening for 
its new Fulfillment Center in DuPont, which is celebrated 
as the company’s most innovative facility in North 
America. The $100 million center occupies 1.4 million 
square feet and employs 500 people full time with up to 
400 additional employees in the holiday seasons, resulting 
in 900 jobs total. The facility is built on 92 acres and  is 
among three existing Amazon distribution operations in 

http://www.psrc.org/assets/5613/MilitaryStrategy.pdf?processed=true
http://www.google.com/imgres?q=joint+base+lewis+mcchord&hl=en&sa=X&rlz=1T4GZAB_enUS456US457&biw=1456&bih=785&tbm=isch&prmd=imvns&tbnid=ZGaw_aQw8siDYM:&imgrefurl=http://www.afrc.af.mil/news/story.asp?id=123188217&docid=C0puXCmnEZRcJM&imgurl=http://www.afrc.af.mil/shared/media/ggallery/webgraphic/AFG-091124-003.jpg&w=340&h=255&ei=AWc0T_TDIOj1mAX0hu2LAg&zoom=1


Chapter 4 – Economic Development  P a g e  | 81 
 

the Puget Sound area. One of those, the 500,000 sf Sumner center, which opened in 2012, employs 500 
people, and is also in Pierce County.  

 

I-5/JBLM Corridor Transportation Improvements 
Since 2013, the City of DuPont is been part of a regional 
collaboration to garner legislative support to secure funding to fix 
congestion along the I-5/Joint Base Lewis-McChord Corridor. 
Local elected leaders from around Pierce County developed a 
unified plan and made their case to state lawmakers who 
successfully funded a series of local investment funded as part of 
statewide transportation package. During the 2015 legislative 
session, State lawmakers authorized $494.4 million to improve 
the I-5/JBLM corridor, which includes: 

• The addition of a fourth lane – north and south – along the corridor. 
• A local connector road between Gravelly Lake Drive and Thorne Lane, essentially opening up the 

Tillicum neighborhood to the rest of Lakewood for the first time. 
• Interchanges at DuPont-Steilacoom Road, Thorne Lane, and Berkeley Street will be rebuilt. 

The roster of supporters includes Mayors, City Council members, State Legislators, the Tacoma-Pierce 
County Chamber, as well as port, businesses, tribal, and environmental leaders. 

Ongoing collaboration and infrastructure improvements is key to economic growth. A federal program 
can provide loan guarantees and lines of credit for projects of regional significance. Up to $1 billion is 
authorized for a project. Another potential source of money is the Tribal Transportation Program, 
offered through the Federal Highway Administration. The agency coordinates with tribal and state 
governments and Bureau of Indian Affairs on road projects that are on tribal land. The final section of 
SR-167 would run through the Puyallup Tribal Reservation. 
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DuPont Corprorate Campus 
The recent sale of the Intel property provides a 
significant economic opportunity to diversify 
Dupont’s business and create more jobs.  Intel’s 
research and development division continues to 
operate in DuPont with 500 employees as part of a 
7-year lease agreeemnt with four 4-year renewal 
options. The Mayor and city officials are working 
with the new owners of the facility—Fortress 
Investment Group and Industrical 
Redevelopment—to attract high-tech, cyber 
security, and military-defense sector industries. 
The facility has been renamed as the DuPont Corporate Campus.  

Hudson Bay Heritage Days Community Celebration 
The DuPont Historical Society, DuPont History Museum, and the DuPont Tourism Board sponsor the 
Annual Hudson Bay Heritage Days weekend every August in DuPont to celebrate the community’s 
significant history. The weekend involves a golf tournament, a 5K Run, Live Music, a barbecue, and 
guided tours of the historic 1843 site of the Hudson Bay Company’s Ft. Nisqually built near the 
Sequalitchew Creek as a trading post and agricultural center. 

Guiding Concepts 

The following guiding concepts of the Economic Plan were derived from community conversations and 
feedback: 

• There is a balance of housing, jobs and services. 
• Residential and commercial development is compact, arranged along grid streets. 
• There is a broad range of housing opportunities mixed into neighborhoods. 
• Commercial areas are diverse, lively, and include a mix of public, retail, office, and residential 

uses. 
• There is a civic center containing government, recreational and cultural services. 
• Residents and visitors feel oriented, can find and enjoy the commercial areas, and can easily 

access the community's multiple parks, trails, and natural areas.  
• The heritage of the early settlements (American Indian, Hudson Bay, and DuPont Company) are 

featured and not obscured by development. 

To meet PSRC’s employment targets, DuPont will need to add another 6,584 jobs by the year 2035. 
While that number establishes a generalized target, DuPont aspires to those jobs filling professional 
office, high-tech, military-defense, medical, light manufacturing, warehousing, and retail sectors, 
providing employment that will fit within the regional context and also be suitable for employing DuPont 
residents. 
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The policies and implementation actions contained within this chapter emphasize increasing local 
capacity to act on the state scene, to build and nurture partnerships with other agencies, to investigate 
opportunities to leverage public funds to spur economic growth, and to take a new look at its land uses 
– particularly in the Old Fort Lake and Sequalitchew Villages – to ensure the designations and 
infrastructure plans track with what the development market and the community will support. A new 
look at these areas will also help DuPont narrow the difference between what PSRC says the jobs the 
community will need to add (6,584) and what the current land use designations will be able to 
accommodate (4,898). 

DuPont’s population has grown remarkably in the past decade, propelled by the growth of Joint Base 
Lewis-McChord and the Pentagon’s base consolidation strategies. Military personnel comprise a larger 
portion of DuPont’s residential population relative to ten years ago – and the highest portion of any 
non-military base jurisdiction in Washington. Accordingly, the number of housing units has grown, 
particularly single-family residential. The Pentagon’s base realignment and consolidation brought many 
military personnel to JBLM. DuPont’s natural amenities – and unrivalled proximity – make it an 
attractive community for military and their families, and a viable labor force for current and future 
companies. 

 
Figure Q: Military Personnel as a Percentage of Population for 2003 and 2013 

The following image illustrates how industrial sectors in Pierce County have developed over the last 
decade. Manufacturing and Finance and Insurance – two categories upon which DuPont’s initial 
planning revolved – have decreased in scale. 

2003 2013 
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Figure R: Pierce County Industries: Growth, Concentration, and Size 

DuPont is fortunate to have vacant developable land, however most areas with large amounts of 
development potential have important competing uses or lack significant infrastructure. The biggest 
opportunity for future development, the Northwest Landing Park (261 acres), may need additional 
policy and infrastructure investment. In a city of DuPont’s size, economic development growth can be 
heavily determined by a small number of key sites, such as the Intel facility (185 acres) which constitutes 
a large portion of the city’s commercial land capacity. 
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Figure S: Development Capacity for Commercial and Residential by Zone 

Although taxable sales have jumped up in the past year, sales in DuPont are driven heavily by 
construction activity of recent facilities. These revenues represent a one-time bump and are difficult to 
sustain over the long-term. Increasing diversity is a key to DuPont’s future economic growth and 
sustainability.  

DuPont’s economic development strategy focuses on creating a large and diverse tax base capable of 
supporting the City’s tradition of high-quality public services, creating employment opportunities for 
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residents and transitioning military personnel, supplying retail and services for DuPont residents, and 
providing a stable and predictable environment for local businesses to operate. DuPont can do this by 
paying close attention to its key development sites, maintaining a competitive business climate, 
nurturing relationships with key economic development partners, and strategically investing in catalytic 
property and infrastructure. Additional information on the community’s economic condition and 
economic development strategy will be provided in the appendix.  

Economic Development Goals  

These goals and policies are drawn from the complete policy framework and included here because of 
their direct relationship to economic development. Goals and policies from other elements, such as land 
use, zoning, transportation, and natural resources, will also influence economic development and offer 
additional support for economic development initiatives.  

Goal ED-1 Recruit, grow and retain a diverse spectrum of commercial and industrial 
development projects to increase employment opportunities and provide a stable, 
sustainable tax base for municipal services. 

ED 1.1 Ensure land use designations provide for an appropriate mix of allowed uses including 
office, industrial, and retail which are necessary for the long-term economic health 
and sustainability of the city. 

ED 1.2 Periodically review buildable land supply and evaluate existing development patterns. 

ED 1.3 Support the creation of high paying jobs in DuPont by reviewing  zoning districts to 
ensure a range of professional level jobs are permitted. 

ED 1.4 Continue to strengthen and maintain strong relationships with local and regional 
economic development partners. 

Goal ED-2 Ensure the public interest is being served by balancing financial growth with less 
tangible quality of life elements such as public security and environmental health. 

ED 2.1 Identify, and consider public-private partnership investments that enhance the 
overall wellbeing of the citizens. 

ED 2.2 Recognize and balance the long-term interests of the citizens with the fiscal benefits 
of business growth. 

ED 2.3 Actively collaborate with community organizations to promote citizen engagement. 

ED 2.4 Encourage a variety of marketing and tourism efforts. 

Goal ED-3 Continue strengthening  DuPont’s regional reputation as a welcoming, attractive 
and business-friendly City. 

ED 3.1 Support local business development efforts, programs, and property investment 
projects. 
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ED 3.2 Provide opportunities to small businesses as they are a vital part of the City’s 
economic framework by promoting the local use of special small business financing 
and management assistance programs. 

ED 3.3 Provide reasonable guidelines and standards for the siting of home-based business in 
residential neighborhoods to ensure they contribute to economic growth and 
diversity, while not altering or impacting the residential character of the 
neighborhood surrounding them. 

ED 3.4 Continue evaluating and working towards efficiency and efficacy of all permit 
processes to ensure requirements and timelines are predictable. Continue making 
working to streamline the permit process whenever possible. 

ED 3.5 Consider a “Certified Site” program and Planned Action Environmental Impact 
Statements when applicable to expedite permit approvals for desired land uses. 

ED 3.6 Increase local capacity to track and respond to economic influences, participate in 
legislative action, identify, target and support strategic public and private investment, 
and review local land use plans to support job growth and sustained employment. 

ED 3.7 Invest in the City’s identity to ensure consistency and uniformity in the design, brand, 
and appeal to public and private sector partners.   

Goal ED-4 Continue strengthening and integrating local and regional transportation 
infrastructure improvements, mass transit accessibility, and economic development 
by working collaboratively with public agencies and private interest groups to 
improve multi-modal transportation options and routes. 

ED 4.1 Continually coordinate with regional transportation agencies such as:  Pierce Transit, 
Community Transit, Sound transit, and Pierce County to improve regional access to 
the City. 

ED 4.2 Pursue transportation infrastructure investments  by actively seeking federal, state, 
and regional grants, and establish a savings for any matching funding requirements. 

ED 4.3 Coordinate with property owners, responsible agencies, and work to develop 
partnerships, as appropriate, to coordinate resources and to develop strategies that 
examine potential land use options within the business park and industrially 
designated sites. 

Goal ED-5 Encourage a variety of marketing and tourism efforts that build on the City’s assets. 

ED 5.1 Recognize, support, and enhance DuPont’s unique historic landmarks by encouraging 
historic preservation planning. 

ED 5.2 Promote DuPont’s championship golf course, building on recent successes hosting the 
United States Men’s Amateur Championship, United States Women’s Amateur 
Championship, and the local qualifying round for the U.S. Open. 

ED 5.3 Support tourist attractions and amenities by pursuing funding sources. 

ED-5.4 Recognize, support and enhance DuPont’s unique and precious natural features by 
encouraging restoration, protection, and preservation. 
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Implementation Actions and Policies 

The following actions, ordered by priority and urgency, implement the policies identified above. Each 
action item contains a direct policy reference, indicating how it relates to economic development 
policies – or other policies in this plan – as appropriate. 

 Implementation Action 
EDA-1 Establish an “Economic Development Team” (utilizing the Economic Development Board 

for Tacoma-Pierce County) consisting of the Northwest Landing Commercial Owners 
Association, the City, and others. This team will be tasked in the short term to:  

• Review local tax policy to ensure it is consistent with community objectives to 
encourage professional and technology-related employment development, to 
mitigate impacts of warehousing, and provide for continued maintenance of 
DuPont’s community character.  

• Institute conversations with local building owners and businesses to identify 
needs and facilitate long-term occupancy.  

• Conduct market research to determine the retail sectors and business types most 
suited to DuPont’s town center scale and market opportunity.  

• Identify strategic infrastructure investment opportunities at local and regional 
levels.  

• Identify specific industry sectors and develop a strategy to attract them to 
DuPont. 

• Identify regulatory barriers to doing business in DuPont. 
• Identify opportunities to coordinate with PSRC’s Economic Development District 

Board on regional economic development strategies.  

EDA-2 Prepare strategic road maps for non-residential development properties, conducting 
detailed market analysis, building partnerships with stakeholders, and establishing 
collaborative investment and development action steps to realize planning objectives. 
These properties include:  

• Fort Lake Business and Technology  Park to prepare a subarea plan to review 
options for development within the “brownfield” context, consider a new land 
use mix and identify necessary capital improvements to spur development. 

• Sequalitchew Village to strengthen relationships with existing property owners 
and position the property for future development in a manner to fulfill economic 
and environmental objectives, and 

• Existing professional and technology office properties, to identify ways to 
increase building occupancy and – if necessary – remarket disused building space 
to prospective tenants. 
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EDA-3 Review and update the Business and Technology Park land use designation – perhaps 
through a subarea planning effort - providing a range of office, commercial, light 
manufacturing, and research and development uses.  

EDA-4 Review zoning districts to ensure a range of professional –level jobs are permitted. 

EDA-5 Identify strategic infrastructure investment and funding opportunities. 

EDA-6 Maintain and update, as necessary, industrial site development standards.  

EDA-7 Investigate financial strategies to construct south portion of Loop Road in advance of 
development and within the context of long-range planning strategy. 

EDA-8 Maintain relationships with JBLM to discuss local issues, including coordination with 
companies looking to move within proximity to the base and identifying amenities 
complementing those that JBLM provides. 

EDA-9 Identify specific industry sectors and develop a strategy to attract them to DuPont. 

EDA-10 Institute a “certified site” program to expedite permit approvals for desired land uses.  

EDA-11 Review fiscal policies to distribute the tax load amongst a variety of sources, rather than 
discouraging certain categories of business development with an undue majority of the 
tax burden. 

EDA-12 Review zoning to ensure higher-intensity mixed-use housing that is supported by market 
trends is permitted within the town center area. 

 

 

 

 



Chapter 5 – Natural Environment  P a g e  | 90 
 

Chapter 5 - Natural Environment 
Much of what defines DuPont is its setting. Puget Sound, a 
series of creeks, ponds and wetlands, rolling terrain, and 
forested woodlands all contribute to those characteristics that 
define DuPont. This plan establishes policy guidance to 
integrate the natural and built systems, ensuring that DuPont’s 
development and operations are compatible with its 
ecological, geological and topographical context. 

Geology & Soils 

The DuPont planning area is comprised of undulating uplands, 
or glacial drift plains, about 200 feet above mean sea level and 
moderate to steep slopes along Puget Sound (30 to 65 
percent) and Sequalitchew Creek (30 to 75 percent). Hoffman 
and Bell Hills rise above the uplands to elevations ranging from 
260 to 400 feet. The ground surface drops off to Edmond Marsh 
north of the Historic Village and southwest of the Historic Village 
to Lake Sellers. 

The Spanaway, Everett, and Alderwood soil series are the predominant soil types found within DuPont 
(U.S. Department of Agriculture, Soil Conservation Service, 1979). Kitsap and Nisqually soils (found in the 
southwest portion of the City), and DuPont Muck (associated with marshy areas) are also found locally 
throughout the area. 

Data on geologic conditions near the mouth of Sequalitchew Creek show that gravel, silty sand, and 
gravelly fine to coarse sand are the predominant sediments in the marine area of the creek delta. 

Soils within production areas of the former DuPont Works site were found to be contaminated with 
chemical compounds associated with former explosives manufacturing.  Of these chemicals, lead and 
arsenic are the primary contaminants.  Other lesser contaminants are dinitrotoluene (DNT), 
trinitrotoluene (TNT), mercury and petroleum.  According to a January 1995 draft study issued to the 
Washington State Department of Ecology by the DuPont and Weyerhaeuser Companies, over 75,000 
tons of contaminated soils have been removed from the site through interim activities.  An additional 
600,000 to 1,100,000 cubic yards were remediated through placement in discreet areas and were 
capped with the golf course.  Any soils that could not be safely placed under the containment cap were 
treated and removed from the site.  Groundwater and surface water do not require treatment. 
Remediation of the site was conducted under a Consent Decree with oversight from Washington State 
Department of Ecology.  

DuPont feels intimately connected to its 
environment, and this plan includes policy to 
preserve that feeling. (Source Studio Cascade Inc.) 
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Soil/ Slope Stability 
In general, soil type and degree of slope affect the suitability of a site for building locations, drainfields, 
recreational facilities, and landscaping. Soil and slope stability within DuPont have the potential to be 
most adversely affected by earthquake (seismicity) effects. 

Soil on the steep slopes of the Sequalitchew Creek ravine and soil on side slopes of the glacial kettles, 
ponds, and depressions are more susceptible to erosion and slope failure than flat upland areas. The 
slopes adjacent to Puget Sound and Sequalitchew Creek are relatively stable, except where the Kitsap 
soil formation is present. 

The potential for slope failure also increases where the Olympia Bed Formation and associated springs 
and seeps discharge from the overlying Vashon Drift Aquifer (such as along Sequalitchew Creek). 

Seismicity 
The Puget Sound region generally has a high susceptibility to damage from earthquakes. Two types of 
surficial geologic units are particularly prone to earthquake hazards: alluvial deposits and recessional 
outwash. Significant seismic hazards (i.e. those with the greatest risk of earthquake damage) coincide 
with the alluvial plain of the Nisqually River. Soils in this area are unconsolidated, making them 
susceptible to liquefaction hazards associated with large earthquake events. Recessional outwash is 
located throughout the entire DuPont planning area. The Coastal Atlas indicates earthquake stability is 
good for upland areas and very poor for bluff and Sequalitchew Creek ravine slopes. 

Freshwater 

Sequalitchew Creek 
Flow from Sequalitchew Lake into Sequalitchew Creek begins at the outlet of Sequalitchew Lake (RM 
3.05) where an adjustable-height diversion weir was installed to help control the water elevation of the 
lake. The flows in the area are controlled by this weir, associated culverts, a secondary diversion weir, 
and multiple beaver dams. Under the diversion weir’s original design, outflow from Sequalitchew Lake 
would flow into Sequalitchew Creek, and would overflow to the diversion canal if the lake elevation 
exceeded 211 feet (Aspect 2004a). However, the continued presence of beaver dams in Sequalitchew 
Creek has prevented the flow from the lake to Sequalitchew Creek, and instead forced the outflow from 
the lake to the diversion canal. 

Downstream of Sequalitchew Lake, Sequalitchew Creek flows for 1.5 miles through extensive wetland 
complexes, including Edmond Marsh. Within these wetland complexes, Sequalitchew Creek is 
characterized by low gradient, glide-pool habitat that is impounded by beaver dams and choked with 
dense brush thickets (Runge et al. 2003). The water level in Edmond Marsh rarely rises high enough to 
discharge into Sequalitchew Creek near the Center Drive bridge crossing, as evidenced by the lack of a 
defined channel and the presence of upland vegetation growing in the channel. Prior to construction of 
the diversion canal, Edmond Marsh frequently overflowed into Sequalitchew Creek. 

The lower 1.4 miles of Sequalitchew Creek, between the Center Drive bridge and the Puget Sound 
shoreline, descends through a ravine that parallels the southern boundary of the proposed expansion 
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area. The uppermost reach of the ravine is typically dry from 
the west end of Edmond Marsh to the first identified springs 
about 300 feet west of Center Drive. Flow at this location is 
intermittent. Remnants of the old dam and power works are 
located here as well. The channel drops approximately 220 
feet in elevation in 7,750 feet (average slope of 2.8 percent) 
between Center Drive and the brackish marsh located directly 
upstream of the railroad embankment (USGS 1981). The 
channel is confined by ravine slopes ranging from 30 to 80 
percent for an average slope of 60 percent.  

The brackish marsh was cut off from Puget Sound by the 
construction of the railroad berm in 1912 (Andrews 1994), and 
a culvert was constructed around 1936. Since then, the 
discharge of Sequalitchew Creek has varied as upstream 
natural modifications (e.g., beaver dams) and unnatural 
modifications (e.g., diversion for hydroelectric power and to 
control the elevation of Sequalitchew Lake, channelization of 
wetlands to increase fish passage) have been installed and 
removed by the DuPont Works, Corps of Engineers, and the 
Washington Department of Fish and Wildlife (WDFW) (Ch2MHill 2003; Andrews 1994). 

Throughout much of this time period, which includes 40 years prior to the 1952 Corps installation of the 
diversion at the outlet of Sequalitchew Lake, flows in lover Sequalitchew Creek were several times 
greater than the current flows. This would indicate that the sediment load in the creek and rate of 
deposition in the marsh were also greater than they are today (Anchor 2004c). 

Several springs that provide hydrology to Sequalitchew Creek are located along the north and south 
banks of the stream, between approximately 0.6 miles to 1.1 miles upstream of the mouth (Anchor 
2004b). Until recently, an abandoned narrow gauge railroad bed paralleled the north bank of 
Sequalitchew Creek. This former railroad has been removed and a trail now exists in the location of the 
former track. This trail intercepts ground water springs on the north bank of Sequalitchew Creek and 
collects the runoff in ditches that are culverted beneath the access road to Sequalitchew Creek. These 
ground water springs emanate at the interface between the Vashon Drift and underlying Olympia Beds 
(geologic units) and currently provide most of the flow in lower Sequalitchew Creek and maintain base 
flow during the summer months (CH2M Hill 2003a). 

Between 1949 and 1954 Sequalitchew Creek was dammed and diverted by the U.S. Army at 
Sequalitchew Lake.  A canal channels this diversion to an outfall at Tatsolo Point on Puget Sound.  The 
result of this diversion is the virtual elimination of historic flows in Sequalitchew Creek and degradation 
of Edmond Marsh. 

Sequalitchew Creek Trail is a popular pathway 
linking City Hall to Puget Sound. (Source Studio 
Cascade Inc.) 
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On August 22, 1986 DuPont petitioned the State Department of Ecology (Ecology) to remove 
Sequalitchew Creek and its associated wetlands from the designation as a shoreline of the state because 
it fell under the 20 cfs threshold mandated by the Shoreline Management Act. On November 19, 1986 
Ecology approved the request. On October 9, 1991 the DuPont City Council approved an ordinance 
removing Sequalitchew Creek and its associated wetlands from the designation as a shoreline of the 
state (Ord. No. 439). 

Sequalitchew Creek Springs 
One major spring and several smaller seeps are located along the north and south banks of 
Sequalitchew Creek canyon. Flows originating from the Vashon Drift Aquifer; discharge from the spring 
has not been gauged. 

Wetlands  
A total of 14 wetlands, including forested swamp, scrub/scrub swamp, and emergent marsh wetlands, 
are located throughout the City. Some of these wetlands are associated with the Sequalitchew Creek 
system (e.g., Edmond Marsh) and are fed by the Vashon Drift Aquifer. A small, fresh-water wetland is 
located in a glacial kettle north of Sequalitchew Creek (in the existing industrial area). The glacial kettle 
wetland is also fed by the Vashon Drift Aquifer. A number of smaller, seasonally wet kettle depressions 
are located throughout the City. A saltwater influenced marsh is located at the mouth of Sequalitchew 
Creek. 

A number of small ponds are also located within the City and include Strickland Lake, Grant Lake, Lake 
Sellers, and Pond Lake. Old Fort Lake, which is 14 acres in size, is the largest lake within the City; its 
depth varies with the groundwater level. Edmond Marsh, is the largest wetland with an area of 134 
acres.  

Marine Waters 

Nisqually Delta 
A large delta has formed where the Nisqually River enters Puget Sound. The Delta extends northward 
from the mouth of the Nisqually River to a point approximately three-quarters of a mile from Lyle Point 
on the southern end of Anderson Island (or just over one-quarter mile from the mouth of Sequalitchew 
Creek (NOAA, 1989). Water quality of the delta is largely influenced by mixing of fresh and marine 
waters. Violations of Class A standards for fecal coliform bacteria have been observed in the Nisqually 
River and estuary. These violations generally correspond to periods of high water runoff (December to 
February). 

The Nisqually National Wildlife Refuge, managed by the US Fish and Wildlife Service, includes 
approximately 2,810 acres of the delta/estuary region lying north of I-5, and includes portions of the un-
diked salt marsh, upland bluffs, and Red Salmon Creek. 

Nisqually Reach 
The Nisqually Reach, one of the southernmost arms of Puget Sound, separates the Nisqually Delta from 
Anderson Island has recently been designated an “Aquatic Reserve” by the Washington State 
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Department of Natural Resources due to 
its unique and irreplaceable ecosystem 
functions. The reach has two flood and 
ebb tides daily. Tidal influence extends 
about 4 miles up the Nisqually River. 
Approximately every 8 days, the water in 
Nisqually Reach is replaced, contrasting 
with 56 days for southern Puget Sound. 
The Nisqually Reach is designated as 
Class AA marine water. 

Two significant point sources of 
pollution to the Reach are found near 
Tatsolo Point (approximately 2 miles 
north of the City); these are the Tatsolo 
Point wastewater treatment plant and a storm drainage canal originating from Hamer Marsh. 

Intertidal Springs 
Several seeps are located along the Nisqually Reach bluff. Flow for these springs originates from the 
Sequalitchew Delta Aquifer. A large intertidal spring is located about 800 feet north of the mouth of 
Sequalitchew Creek and a smaller seep is located south of the mouth of Sequalitchew Creek. 

Groundwater  
Aquifers identified as underlying portions of the City of DuPont include the Vashon Drift, Sequalitchew 
Delta, Salmon Springs (Flett Creek), Stuck (Lakewood) Glacial Drift, Orting (Lone Star), and an Unnamed 
Glacial Aquifer (Qugl). In general, several low permeability soil layers (aquitards) and other aquifers 
separate the near surface aquifers (Vashon Drift and Sequalitchew Delta) from the deeper aquifers (such 
as the Stuck, Orting, and Qugl). 

The City of DuPont’s four primary water supply wells are developed in the Upper Salmon Springs aquifer 
(Bell Hill No. 1 and 3, and Hoffman Hill Wells). Bell Hill Well No. 2 is not developed in the same aquifer as 
wells No. 1 and 3 and Hoffman Hill.  Bell Hill Well No. 2 is developed in the 
Undifferentiated/Outwash/Lakewood Glacial aquifer. 

Plants 

Upland areas within the City of DuPont are dominated by second growth Douglas fir and western 
hemlock forests. The second growth forest has been thinned over much of the site. Understory 
vegetation is typically dominated by salal, Cascade hollygrape, dewberry, oceanspray, twinflower, and 
hazelnut. More open areas may also contain Pacific blackberry, Scot’s broom, common snowberry, hairy 
cats-ear, sheep sorrel, common swordfern, and bracken fern. Coniferous forest and shrub vegetation 
occur on the bluffs along Puget Sound. The forest vegetation on the bluff consists of Douglas fir and salal 
with openings along the bluff and on the south-facing slopes. These openings contain an abundance of 
madrone, poison oak, and a few Pacific yew trees. 

The Nisqually Reach borders the City of DuPont where it meets the Puget Sound. 
(Source Studio Cascade Inc.) 
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Portions of upland areas within DuPont have been heavily disturbed by prior activities related to the 
DuPont Works operations. Bare areas have been graded, mined, or otherwise changed. Invasive, non-
native plants including Scot’s broom, and evergreen and Himalayan blackberry - dominate these areas. 

Sequalitchew Creek is bordered by second growth mixed forest dominated by 90- to 100-year-old 
western hemlock and red alder. Other common species include vine and big-leaf maples, Pacific yew, 
western red cedar, and Pacific dogwood. The shrub under-story is dominated by Pacific blackberry, red 
elderberry, salmonberry, and Oregon grape. Common sword-fern, stinging nettle, lady-fern, false lily-of-
the-valley, Siberian montia, licorice-fern, and western trillium are fairly abundant. A mixed forest 
community also grows on the west slope of Hoffman Hill. 

Oak Savannah 
A former, larger oak savannah community, approximately 131 acres in size, extended from the western 
edge of Edmond Marsh (east of Old Fort Lake) to just north of the JBLM Golf Course.  The densest 
concentration of this Savannah is contained within Powderworks Park on the northeast side of Yehle 
Park Village and in the three-acre area east of Hammond Avenue in Palisade Village. The Powderworks 
Park Savannah site is designated as a sensitive area separate from the park. 

The oak/grassland community generally provides a transition area from the coniferous forest to the 
west and contributes to species diversity in the area. About 70 percent of the trees within this 
community are Oregon white oak; many are more than 200 years old. Under story species include Scot’s 
broom, common snowberry, hairy cats-ear, and various grasses. Oak communities such as this one are 
considered a Priority Habitat by the Washington Department of Wildlife. 

Prairie  
A grassland prairie grows on about 198 acres in the northeastern portion of the City (adjacent to and 
including portions of the JBLM Landfill). Common species include Idaho fescue, Puget balsamroot, 
meadow death-camas, Scot’s broom, kinnikinnick, and black hawthorne. 

Wetlands 
Thirteen freshwater wetlands are located in glacial kettles throughout DuPont, the largest is Edmond 
Marsh, which encompasses an area of 134 acres. Vegetation consists of non-persistent emergent, 
persistent emergent, and scrub-shrub wetland plant associations. Dominant herbaceous species include 
reed canary grass, slough sedge, toad rush, and soft rush. Scrub-shrub areas consist primarily of red-twig 
dogwood, willow, hardhack, and climbing nightshade. 

A saltwater influenced marsh (approximately one-half acre in size) is located at the mouth of 
Sequalitchew Creek. The seaward/lower end of the marsh is dominated by tufted hair-grass, bent grass, 
fat hen, western dock, Lyngbye’s sedge, and species of Hordeum. Higher areas are dominated by 
Douglas aster and less salt-tolerant plant species such as yarrow and marsh cinquefoil. An eelgrass bed is 
located off the western shoreline extending north beyond the mouth of the creek. 
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Rare Plants & Plant Communities 
The white-top aster, commonly found in association with open oak woodland/grassland communities, is 
a state-listed sensitive plant species and a federally listed “Candidate 2” species. A moderately sized 
grouping of white top asters was identified during site investigations for the Glacier Northwest Mining 
Facility (approximately 50 feet west of the north/south access road). 

According to the Washington Department of Wildlife, Oregon white oak woodland/grassland 
communities are quite rare in the state. These communities represent potential habitat for both the 
western gray squirrel and western bluebird (both listed as sensitive species by the state), as well as a 
diversity of other plant and animal species. The Department of Wildlife has stressed urgency for 
protection of these communities from further cutting or development. 

Jurisdictions adjacent to DuPont have taken steps to identify and protect oak woodland/grassland 
communities. Oak woodlands are identified as critical fish and wildlife habitat areas in Pierce County’s 
Sensitive Areas Ordinance (Ordinance No., 91-120S5). Oak woodlands are defined to include areas 
where Oregon white oak comprises more than 20 percent of the trees in a stand, and where the stand is 
one acre or greater in size. The ordinance emphasizes and encourages education, information and 
voluntary action to enhance, protect, rehabilitate, and restore critical species and habitats. 

Animals 

The variety of plant communities within DuPont and the Nisqually Delta support a diversity of wildlife 
species. As many as 159 bird species, 21 mammal species, and 6 reptile and amphibian species have 
been observed in the area. 

Birds 
A variety of song birds, waterfowl, game birds, and raptors have been observed within DuPont and the 
adjacent Delta area. The most common types of land birds include, among others, swallows, thrushes, 
nuthatches, kinglets, siskins, warblers, chickadees, wrens, sparrows, jays, finches, crows, and blackbirds. 
Other bird species observed in the area include blue and ruffed grouse, California quail, band-tailed 
pigeons, mourning doves, pileated and hairy woodpeckers, common flicker, and red-breasted 
sapsuckers. Concentrations of nesting birds have been identified in the pasture area of the oak 
savannah, in a forested area north of Sequalitchew Creek, and near the mouth of Sequalitchew Creek. 

DuPont is generally identified by the Department of Fish and Wildlife (DFW) as providing habitat for the 
band-tailed pigeon. Review of DFW data and interpretations by their staff indicate both sightings and 
use. Management recommendations for those species include preservation of any mineral springs and 
particular vegetation providing food. Representatives of the Department of Ecology, the Nisqually Delta 
Association, and WRECO met and toured the area of Hoffman Hill in April, 1994. As a result, an 
expanded buffer corridor is established from the bluff inland in the area of Hoffman Hill to 
accommodate this species habitat. 

The Nisqually Delta is the major non-coastal nesting and feeding area for migrating waterfowl and 
shorebirds between Skagit Flats and the Columbia River. Water birds frequently observed in Puget 



Chapter 5 – Natural Environment  P a g e  | 97 
 

Sound near DuPont and the Delta include gulls, grebes, loons, scaup, scoters, common murres, and 
rhinoceros auklets. Pigeon guillemots and marbled murrelets have been observed, but less frequently. 
The highest concentrations of water birds are usually observed during fall and winter. 

Raptors regularly observed within DuPont include red-tailed and Cooper’s hawks, and great-horned 
owls. A red-tailed hawk nest has been documented along Sequalitchew Creek and fledged young of 
Cooper’s hawks have been observed near the oak savannah and Edmond Marsh. Other raptors observed 
in the surrounding area include the turkey vulture, sharp shinned hawk, bald eagle, osprey, American 
kestrel, barn owl, and short-eared owl. 

Mammals  
The extensively forested habitat, including the oak savannah, supports an abundance and diversity of 
animal species. Most of the mammal species in the area are herbivores, including striped skunk, beaver, 
muskrat, porcupine, snowshoe hare, eastern cottontail, opossum, and black tail deer. Shrub and forb 
growth in more open forested areas provide excellent habitat for herbivores, such as deer. 

Mammalian predators observed within DuPont include the cougar, coyote, longtail weasel, and raccoon. 
Smaller mammals found in the terrestrial habitats include western gray squirrel and chickaree, moles, 
shrews deer mice, and jumping mice. 

Gray whales have been reported infrequently in the area during migration in the spring. Harbor seals 
and the otter are common in the area. 

Reptiles & Amphibians 
Reptiles and amphibians observed within DuPont are generally common in the region. The most 
abundant and widespread species include Pacific tree frogs and red-legged frogs (a federal candidate 
species). Northern rough-skinned newts are also abundant. The bluffs along the shoreline provide 
habitat for northern alligator lizards and western fence lizards. 

Rare Animals & Birds 
Wintering peregrine falcons, listed as endangered under the Endangered Species Act, are found along 
coastal areas in Washington. Habitat used by these falcons includes intertidal mudflats and estuaries. 
Peregrines perch on pilings and large trees and snags which provide a good view of prey species, 
including shorebirds and ducks, which are found in estuarine habitats. Peregrine falcons have not been 
observed within DuPont; however, the mouth of Sequalitchew Creek is potential foraging habitat for 
these raptors. Large trees and snags along the bluff may also provide hunting perches for this species. 

Two active bald eagle nest territories were located on Anderson Island in 1991. One pair formerly 
nested near Old Fort Lake. A bald eagle nest is present within the Hoffman Hill Village area.  Other 
nesting areas include American Lake, McAllister Creek on the Nisqually National Wildlife Refuge, the 
Nisqually River, and Spanaway Marsh. Nesting eagles and sub-adult eagles use the Nisqually Delta for 
foraging. Bald eagles have also been observed at the JBLM landfill. Bald eagles choose large trees and 
snags along the shoreline as hunting perches and to observe their territory. Trees suitable for bald eagle 
perches are found in the lower portions of the forested bluff adjoining Puget Sound and near the mouth 
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of Sequalitchew Creek. During surveys conducted in 1992, 12 bald eagles were observed from the 
former DuPont dock. 

Marbled murrelets are listed as threatened species under the Endangered Species Act. Marbled 
murrelets occur in the Nisqually Reach from May through July and infrequently at other times. The 
Nisqually Reach represents foraging habitat for murrelets, which nest in old-growth forest.  

Murrelets have been observed on Puget Sound in the area from approximately the former DuPont dock 
south to the mouth of Red Salmon Creek, and from the shoreline to approximately the location of the 
Nisqually River channel buoy. Murrelets have also been observed farther from shore in the main 
channel, between Anderson Island and the south end of Ketron Island. 

The oak grassland community could provide habitat for the western bluebird and western gray squirrel. 
Western bluebirds are found in open, riparian, burned, or cut over woodlands and other open country 
with scattered trees. 

Western gray squirrels are also found in oak habitat. No squirrels were observed during site 
investigations for the Pioneer Aggregates Mining facility conducted in 1991, or more recent 
investigations of the Weyerhaeuser property (Raedeke Associates, 1993). There have been no recorded 
sightings of gray squirrels in the City of DuPont since 1978. 

The Northern Red-legged Frog is listed as a federal candidate species. The red-legged frog is commonly 
found in forested swamps. Forested wetland and riparian habitats within DuPont could provide habitat 
for the red-legged frog, which were observed in abundance during surveys for the proposed 
Weyerhaeuser Export Facility. 

Marine Animals 

Fish 
The Nisqually River, local tributaries, Red Salmon Creek, and adjacent marine waters support a variety of 
fish and wildlife resources. Red Salmon Creek is an important spawning area for salmon and trout. 

Anadromous fish produced in McAllister Springs, Sequalitchew Creek, the Nisqually River, and areas 
south may migrate through or offshore of DuPont on their way to and from the ocean. The area 
supports coho, chinook, and chum salmon, steelhead, sea-run cutthroat trout, and Dolly Varden. The 
Department of Fish and Wildlife also plants coho, chum, chinook, and pink salmon in the Nisqually River 
drainage. Cutthroat trout were last released in McAllister Creek in 1988. 

Natural production of anadromous fish in Sequalitchew Creek is limited because of low flow conditions 
in the creek. The Washington Department of Fish and Wildlife operated a release program in 
Sequalitchew Lake from 1980 until at least 1994 as part of a cooperative agreement between the 
Nisqually Tribe, the Department, and JBLM to restore releases of coho salmon into Sequalitchew Lake. 
Sequalitchew Creek is the only route for coho salmon smolts migrating from Sequalitchew Lake to 
marine waters. 
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The DuPont region of the Puget Sound is part of the Nisqually Reach Aquatic Reserve which is a highly 
diverse, productive, and unique ecosystem located in the Nisqually Delta in southern Puget Sound. As 
part of its Shoreline Management Plan, the City assigned appropriate environmental designations to 
help protect this important resource.    

Intertidal & Subtidal Plants and Animals 
Previous studies have identified 75 plant species growing on bottom substrate in the intertidal area 
(zero to nine feet above MLLW); more than half were red algae, although green algae made up a 
dominant fraction of the biomass. 270 species of intertidal invertebrates, including limpets, barnacles, 
and periwinkles, were also identified. The lower intertidal area near the mouth of Sequalitchew Creek 
has been identified as the most productive intertidal area, in terms of number, diversity, and density of 
organisms. 

Eelgrass beds are among the most productive areas in the marine environment and constitute an 
important food base for fish and waterfowl in shallow marine waters. A large eelgrass bed has been 
identified southwest of the mouth of Sequalitchew Creek; and one is believed to exist near the northern-
most City limits. 

Natural Environment Goals and Policies 

These goals and policies are drawn from the complete policy framework and included here because of 
their direct relationship to Cultural Resources. 

Goal NE-1 Protect DuPont’s natural environment by meeting the needs of Today’s citizens 
without compromising the needs of future generations. 

NE 1.1 Preserve environmentally sensitive areas and those that are valuable natural and 
aesthetic resources to the City. 

NE 1.2 Institute and regularly update measures which promote development and construction 
practices that minimize impacts on the environment. 

NE 1.3 Facilitate and promote invasive plant removal and restoration projects throughout the 
City. 

NE 1.4 Work with JBLM, the Department of Ecology, Glacier NW, environmental groups, 
and other affected parties to restore and improve the flow of water through 
Sequalitchew Creek. 

Goal NE-2 Exercise responsible environmental stewardship by considering long range 
implications of the city policies on the environment, and directing development 
towards areas of the City where natural systems and amenities present the fewest 
environmental constraints. 

NE 2.1 Limit uses (public and private) within environmentally sensitive areas where the uses 
are likely to negatively impact the environmental resource and promote passive uses in 
areas where such impacts are adequately mitigated. 
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NE 2.2 Maintain unique physical features and environmentally sensitive areas within the City 
as passive open space areas in order to ensure their protection while providing for 
access and enjoyment. 

NE 2.3 Protect and retain significant trees and vegetation in public and privately dedicated 
areas. 

NE 2.4 Landscaping in public places and Rights of Way should consist of species that are 
drought resistant and low maintenance such as native plant species. 

NE 2.5 Incentives should be provided to encourage the use of energy efficient building 
construction and design. 

NE 2.6 Ensure that the Sequalitchew Nature Trail’s natural character is preserved and or 
enhanced by any development project that is located on, around, near or adjacent to 
the trail from beginning to end through site design efforts such as reduced lighting and 
noise, and enhanced vegetation preservation  etc.  

Goal NE-3 Protect water resources for present and future generations 

NE 3.1 Strive to ensure standards are consistent with the most current draft of Department of 
Ecology and Pierce County guidelines related to grading, stormwater, and erosion 
control. 

NE 3.2 Protect the quantity of ground waters by encouraging stormwater systems that 
maximize aquifer recharge and establish site development guidelines to control 
stormwater runoff from impervious surfaces. 

NE 3.3 Work with JBLM, Department of Ecology, Glacier NW, and other affected parties to 
work towards re-establishment of pre-diversion flows through Sequalitchew Creek. 

Goal NE-4 Minimize adverse effects of development on the environment. 

NE 4.1 Ensure all development meets or exceeds applicable federal, state, regional, and local 
air quality standards. 

NE 4.2 Address air quality through performance standards within development regulations 
that promote the least air polluting forms of industrial equipment and manufacturing 
processes, and encourage the use of alternative non-polluting fuels. 

NE 4.3 Site preparation activities should be designed to minimize extensive grading and to 
retain a portion of significant trees and vegetation. Development standards should 
implement guidelines and define extensive grading to clarify the circumstances when 
extensive grading may be appropriate. 

NE 4.4 Address light pollution through performance standards within development regulations 
that promote reduction of light emissions and encourage the use of efficient light 
sources. 

Goal NE-5 Restore historic stream flow, improve habitat conditions, and promote long term 
preservation efforts within the City. 
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NE 5.1 Maintain and where possible restore and enhance ecological functions and values of 
the Sequalitchew Creek Watershed, lakes, marshes, streams, wetlands, bluffs, and 
recognize the potential for passive public access on or at Old Fort Lake. 

NE 5.2 Strive to eradicate invasive plants throughout the City, with particular attention paid to 
Edmond Marsh, Old Fort Lake, Sequalitchew Creek and the Bluff. 

NE 5.3 Maintain important wildlife habitats and function wildlife corridors to link important 
natural areas such as Edmond Marsh and Sequalitchew Creek. 

NE 5.4 Minimize the potential for adverse impacts on the Nisqually Wildlife Refuge. 

NE 5.5 Recognize that the Oak Savannah is a unique habitat within the City and region and 
preserve the highest value oak groupings in the area as open space.. 

 Shoreline goals and policies are in the SMP. 
 

Implementation Actions 

 Implementation Action 
NEA-1 Update the critical areas ordinance to incorporate best available science and current 

practices for environmental protection, and encourages restoration work within critical 
areas such as wetlands. 

NEA-2 Develop an open space maintenance and stewardship program as well as an urban forest 
inventory as a conservation management tool. 

NEA-3 Institute an aquifer monitoring program to keep track of the quantity and quality of the 
city’s groundwater resources in a cooperative effort with Pierce County and JBLM. 

NEA-4 Establish an eradication program for invasive plants for all areas. 
NEA-5 Evaluate the potential of including the mouth of Sequalitchew Creek as part of a National 

Wildlife Refuge.  
NEA-6 Develop trail design standards that preserve and protect the natural environment 

minimize impacts of lighting and sound from adjacent development impacts. 
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Chapter 6 -  
Cultural Resources and Historic 
Preservation 
The City of DuPont has chosen to include a Cultural Resources 
and Historic Preservation element in its comprehensive plan 
because of the high importance residents place on its deep 
and more recent history. This element recognizes how 
DuPont’s cultural and historic resources make DuPont a 
distinct culturally rich location and that these assets can 
provide enhanced tourism opportunities. While this element 
recognizes the value and importance of the area’s Cultural and 
Historic Resources, it does not necessarily inventory those 
resources. 

As early as 5,700 years ago, Native Americans inhabited this 
area, living in a small village at the mouth of Sequalitchew 
Creek. The site was well suited for settlement, and the Sequalitchew-Nisqually people thrived on the 
creek’s ample salmon runs. 

Much later, in the 1830s, Hudson’s Bay Company developed a storehouse in the area, along with the 
first permanent trading post in the Puget Sound area. Fort Nisqually served as a supply center for early 
settlers, and it eventually expanded to house the Puget Sound Agricultural Company. With the decline of 
fur trading in the 1840’s, the fort was moved to a flatter inland site just west of Edmond Marsh and 
south of Sequalitchew Creek. When the U.S. government created a 1,280 acre reservation in the 
Nisqually River basin in 1854, and then bought Fort Nisqually and surrounding property from Hudson’s 
Bay Company in 1869, the land was auctioned off to a variety of owners. 

In 1906, the E.I. du Pont de Nemours Company purchased approximately five square miles of land, 
including Sequalitchew Creek, the original Fort Nisqually site, and almost all of the original settlement. 
Soon thereafter, DuPont was designed and built as a company town, home to workers at the DuPont 
Powder Works plant. Business at the plant thrived for seven decades. In 1951, DuPont sold the company 
homes to its residents and employees, and many retirees opted to stay in the town because of its strong 
sense of community. The City of DuPont was officially incorporated that year. Dynamite production 
continued at the plant until it closed in 1976. 

In the late 1970s, the DuPont holdings were sold to Weyerhaeuser, originally for a lumber mill and 
shipping facility. Instead, the land was transferred to the Weyerhaeuser Real Estate Company and then 
on to Quadrant (a subsidiary of the Weyerhaeuser Corporation) and planned for residential 
development. A 3,000-acre community, called Northwest Landing, was planned for this site to include a 

Community residents place a high value on 
DuPont's cultural and historic resources. (Source: 
Studio Cascade Inc.) 
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mix of uses. The development concept for the community was inspired by the historic DuPont village, 
including alleyways, front porches, village greens, and a neighborhood-based character. The first phase 
of development at Northwest Landing increased DuPont’s population and brought new neighborhoods, 
commercial areas, and community facilities into the City. 

Below are a series of bullet points that are guided the development of the goals, policies, and 
implementation actions that follow  

The guiding concepts of for Cultural Resources are: 

• Neighborhoods are not isolated and have a distinct focal point and short walking connections to 
other neighborhoods, services, public features, and jobs. 

• There is a broad range of housing opportunities mixed into neighborhoods. 
• Residential and commercial buildings are designed to a variety of styles from the· 1900- 1940's. 
• There is a single, diverse, lively, commercial area, which includes a major public space, retail, 

office, and residential use. 
• There is a civic center containing government, recreational and cultural services. 
• Environmentally sensitive areas are preserved.  
• Heritage of the early settlements (American Indian, Hudson Bay, and DuPont Company) is 

featured with development, not obscured. 

Cultural Resources Goals and Policies 

These goals and policies are drawn from the complete policy framework and included here because of 
their direct relationship to Cultural Resources. 

Goal CR-1 Protect cultural resources by continuing to implement regulations that insure 
cultural resources will not be destroyed, damaged, or disregarded during the 
planning and development process. 

CR-1.1 Work with federal and state agencies to utilize historic preservation planning and 
funding resources. 

CR-1.2 Encourage protection and preservation of cultural resources as well as efforts to 
promote awareness of the community’s natural and historic assets. 

CR-1.3 Develop an active preservation program that emphasizes community outreach and 
involvement including other local governments and agencies. 
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CR-1.4 Encourage identification, protection, preservation and or restoration of cultural 
resource sites of documented significance as outlined in the  

o Memorandum of Agreement among the Washington State Historical 
Preservation Office, the Weyerhaeuser Real Estate Company, and the City of 
DuPont dated August 7, 1989 including any subsequent amendments. 

o Memorandum of Agreement among Weyerhaeuser Company, Weyerhaeuser 
Real estate Company, city of DuPont, the Nisqually Point Defense Fund, 
Committee for the Preservation of the Nisqually Mission Historical Site, the 
Nisqually Delta Association, and the DuPont Historical Society, December 12, 
2000. 

CR-1.5 Explore and use a wide range of funding sources to ensure the financial viability of the 
mission of promoting and protection the City’s cultural and historic resources. 

CR-1.6 Seek ways to capitalize on DuPont’s unique cultural and historic resources to enhance 
tourism and local education opportunities. 

 

Implementation Actions 

The following actions, ordered by priority and urgency, implement the policies identified above. Each 
action item contains a direct policy reference, indicating how it relates to economic development 
policies – or other policies in this plan – as appropriate. 

 Implementation Action 
CRA-1 Implement a coordinated program of promotional and interpretive signage to identify 

significant historical sites and points of interest as well as an oversight and 
management program to coordinate overall promotion and maintenance of significant 
historic sites. 

CRA-2 Create an educational program focused on natural and historic treasures to increase 
awareness and understanding and appreciation of the community and its visitors. 

CRA-3 Identify and mark historic roads, and trails to help preserve the area history. 
Incorporate these trails into the public trail system. 

CRA-4 Coordinate with the Historic Society to identify and implement specific efforts to 
preserve DuPont’ cultural and historic resources. Explore the potential for a variety of 
historic preservation tools such as becoming a Certified Local Government, identifying a 
National Historic District, and looking into the Main Street Association. 

CRA-5 Conduct a planning effort to evaluate the potential of restoration of the historic narrow 
gauge train and tracks located in the Historic District as a tourism and historic 
preservation idea 
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Chapter 7 -  
Parks and Recreation 
In 2014 the City of DuPont updated its Parks, Recreation and 
Open Space (PROS) Plan. That plan is included as Appendix F of 
this document. 

The PROS plan establishes goals, objectives, 
recommendations, and actions for the ongoing development, 
preservation, and maintenance of parks, trails, facilities, and 
open space; as well as a financing strategy for the 
implementation of capital and non-capital facilities plan that 
will benefit the community. The plan serves as a framework to 
guide the city in updating its comprehensive plans and in 
developing its parks and recreation services and open spaces 
now and in the future. It’s expected that updates will occur as 
needed. 

Purpose & Relationship to the GMA  

Washington State’s Growth Management Act (GMA) requires cities to consider as part of the 
development of their comprehensive plan the goal to:  

“Retain open space, enhance recreation opportunities, conserve fish and wildlife habitat, increase 
access to natural resource lands and water, and develop parks and recreation facilities.”  

The GMA also requires a Parks and Recreation element be included in comprehensive plans. Specifically, 
the GMA requires the element to include:  

• Estimates of park and recreation demand for at least a ten-year period  
• Evaluation of facilities and service needs  
• Evaluation of intergovernmental coordination opportunities to provide regional approaches for 

meeting park and recreation demand 

However, the requirement to include a Park, Recreation, and Open Space element in the comprehensive 
plan is conditioned on the State Legislature providing funding. As of 2015 the Legislature has not 
provided such funding, so the City opts to include as an appendix to this plan the City of DuPont Parks 
Master Plan as amended.  

 

  

Non-motorized recreational trails, especially natural 
ones, are an important community resource. 
(Source: Studio Cascade Inc. 
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Chapter 8 -  
Housing 
The Housing chapter assesses the City of 
DuPont’s current and future housing needs. 
It includes an inventory and analysis of the 
existing housing stock and existing housing 
conditions followed by strategies to meet 
future needs. 

This chapter’s strategies recognize that 
housing costs and housing quality are affected 
by many issues. Household income, demographics, and the local and national economy are examples of 
factors influencing the housing market and housing affordability. The Housing chapter, together with the 
policies and action items, seek to ensure that the quality, type and availability of housing provided in 
DuPont meet the community’s future housing needs and objectives. 

Purpose & Relationship to the GMA  

This chapter has been developed in accordance with the Washington Growth Management Act (GMA) 
requirements to address housing issues within DuPont’s city limits and the Urban Growth Area (UGA) 
over the next 20 years.  

The GMA requires jurisdictions provide housing to ensure the vitality and character of established 
residential neighborhoods. Making adequate provisions for the existing and projected needs of all 
economic segments of the community is also a GMA requirement. Providing a wide range of housing 
types is basic to meeting this requirement.  

The inventory and analysis of the existing housing stock, the assessment of current and future housing 
and the housing strategies will help city officials and the general public makes informed decisions that 
will implement GMA requirements. 

Inventory & Analysis  

Household Characteristics  
DuPont rests on the coastal lands of Pierce County in the Puget Sound Region of Washington State. With 
a population of almost 9,000 residents, the City has a slightly younger, more family oriented trend than 
that of the surrounding areas.  

 

 

The City of DuPont is looking to provide a balance of housing options to 
accommodate a variety of housing needs. (Source Studio Cascade Inc.) 
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Table 38: Basic Demographics DuPont and Surrounding Areas 

  DuPont Pierce CO Puget Sound Region 

Population (2013 OFM official est.) 8,855 821,300 3,780,900 
Median Age (2013 ACS est.) 31.8 35.8 37.4 
Average household size (2013 ACS est, owner 
occupied.) 2.94 2.62 2.55 

Families as a percent of households   
(2013 ACS est.) 75% 67% 63% 

Average family size (2013 ACS est.) 3.43 3.15 3.1 
Median household income (2013 ACS est.) $83,021 $59,204 $65,452 

Housing Inventory  
Housing in DuPont is predominantly comprised of single-family homes. Table 35 shows the types of 
housing in the city as of 2013, and includes the percent change by housing type. In 2013, single-family 
homes represented a little over 80 percent of the housing stock in DuPont, with most of this housing in 
detached units. The majority of the remaining housing was multifamily with 3 or more units. 

Table 39: Type of Housing Units 
Housing Units by Type DuPont Percent of Total 
Total housing units 3,166  

1-unit, detached 2,166 68.4% 
1-unit, attached 377 11.9% 
2 units 11 0.3% 
3 or 4 units 145 4.6% 
5 to 9 units 206 6.5% 
10 to 19 units 33 1% 
20 or more units 228 7.2% 

(Source: US Census American Community Survey 209-2013) 

Age  
The vast majority of housing in DuPont is relatively young, with just over 93 percent built within the last 
25 years and 72 percent built between 2000 and 2009 (see Table H-3). As a result of the new housing 
units lot redevelopment opportunities are likely limited.   
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Table 40: Age of Housing Units 
DuPont Housing, Year Structure Built Total  Percent of Total  
Total housing units 3,166 100% 
Built 2010 or later 60 1.9% 
Built 2000 to 2009 2,280 72% 
Built 1990 to 1999 614 19.4% 
Built 1980 to 1989 83 2.6% 
Built 1970 to 1979 40 1.3% 
Built 1960 to 1969 0 0% 
Built 1950 to 1959 0 0% 
Built 1940 to 1949 0 0% 
Built 1939 or earlier 89 2.8% 

 

Housing Tenure  
Housing tenure describes the rate of owner occupancy. In 2013, DuPont had an approximate vacancy 
rate of 6 percent. The majority of housing units (57 percent) were owner-occupied (see Table 37) 

Table 41: Occupied Housing Units Owner and Renter Specified 

DuPont Housing Tenure Number of units Percent 
Total Housing units 3,166 100% 
Occupied housing units 2,973 93.9% 
Vacant housing units 193 6.1% 
Owner-occupied 1,826 57.7% 
Renter-occupied 1,147 36.2% 

 

Housing Cost & Affordability  
One of the goals of the GMA is to provide Washington residents with affordable housing options. 
According to federal and state guidelines, a household is considered cost-burdened when 30 percent or 
more of its gross income is spent on housing (including rent or mortgage and utility costs). As of 2013, 
the percentage of households that are considered cost-burdened in DuPont was 37 percent (see Table 
38). 

Table 42: Cost Burdened Households by Type 

 Number of 
Households 

Percent of 
Households 

Renters Paying >30% For Housing 502 15.8% 

Owner-Occupied Households Paying >30% For Housing 671 21.2% 

Total Households Spending over 30% of Income on Housing Costs 1,173 37% 
 

Forecast Conditions 
The forecast conditions and expected housing target can be found in the Land Use Element and Chapter 
2 respectively.  
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In terms of housing, at least two demographic shifts projected to impact DuPont Between 2015 and 
2035: 

• The trend toward younger, family-oriented residents is expected to continue, which will 
continue to put pressure on single-family homes.  

• Military personnel comprise a larger portion of DuPont’s residential population and the highest 
portion of any non‐military base jurisdiction in Washington. Accordingly, the demographic and 
economic future of DuPont is linked to JBLM. 

Housing Goals and Policies 

Goal 1 Provide a variety of housing opportunities by promoting the creative and innovative 
use of land to support housing options and densities that respect, support, and 
reinforce an integrated overall town character. 

H-1.1 Ensure standards allow for a mix of lot sizes and diversity of housing types and styles.  
Homes (single and multi-family) that represent the craftsman style should be 
predominant in the community. 

H-1.2 Encourage developers to use a mix of compatible styles, materials, and configurations 
when developing individual residential neighborhoods. 

H-1.3 Promote sustainable and energy efficient building design. 

Goal 2 Preserve and develop housing throughout the city to meet the needs of all age 
groups and economic segments of the community. 

H-2.1 Promote multiple development strategies for achieving housing diversity such as, but 
not limited to, small scale multi-family housing, mixed residential neighborhoods, 
clustered units, and small lots to meet the needs of all economic segments of the 
community. 

H-2.2 Disperse low, moderate, and middle income housing opportunities throughout the 
community rather than concentrating them in single neighborhoods. Multi-family 
housing should be evenly dispersed in order to reduce gentrification and to support a 
mix of housing options.  Development standards should limit the size and proximity of 
multi-family housing enclaves in areas outside DuPont Station and Civic Center. 

H-2.3 Provide incentives and work in partnership with nonprofit and for profit developers 
and agencies to build small amounts of permanent low and moderate income housing 
dispersed throughout the community. Incentives may include, but are not limited to: 

o Setting affordability unit quotas within larger developments, 
o Encouraging Multi-Family Tax Exemptions, 
o Providing density or site incentives based on affordability quotas,  
o Encouraging cottage style housing and accessory dwelling units. 

H-2.4 Encourage housing for the elderly, such as accessory dwelling units on residential lots 
and encourage a mix of generations within the social fabric of the City by allowing for 
senior housing and long-term care facilities to integrate within residential villages and 
DuPont Station. 
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H-2.5 Support access to quality and affordable housing for all DuPont’s residents. 

H-2.6 Ensure that at least 25 percent of new housing is affordable for households earning 
up to 80 percent of the countywide median income.  

Goal 3 Protect and enhance the existing housing stock. 

H-3.1 Encourage ongoing maintenance and rehabilitation of structures in good repair, 
including establishing incentives that encourage private property owner’s efforts to 
preserve homes having historical and or architectural significance. 

H-3.2 Promote financial assistance for essential repairs to substandard structures that 
provide housing for low and moderate income persons. 

  

Implementation Actions 

The following actions, ordered by priority and urgency, implement the policies identified above. Each 
action item contains a direct policy reference, indicating how it relates to economic development 
policies – or other policies in this plan – as appropriate. 

 Implementation Action 
HA-1 Track the type and quantity of residential development and review such activity to 

determine whether established development policies are achieving the housing goals 
and targets. 

HA-2 Invest in a permit tracking system and establish a housing development monitoring 
program. 

HA-3 Assess the effectiveness of the city’s housing efforts based on the city’s fair share of 
affordable low, moderate, and middle income households as determined in the Pierce 
County Planning Policies. 

HA-4 Promote a code enforcement program to protect the safety and aesthetic quality of 
existing neighborhoods. 
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Chapter 9 –  
Transportation 
Transportation is one of the elements of the City of 
DuPont’s Comprehensive Plan that is required by 
Washington's Growth Management Act (GMA). This 
chapter briefly summarizes the Transportation Plan 
adopted as Appendix B to this plan further details about 
projects and financing are included in the Capital Facilities 
Plan (Appendix A). 

Concurrency & Consistency  

Concurrency is one of the key GMA requirements and 
refers to the timely provision of public facilities and 
services. Transportation concurrency means that adequate transportation facilities are in place to serve 
new development as it (development) occurs, or that a financial commitment be in place to complete 
the improvements or strategies within six years. 

Concurrency may not be used to require new development to correct existing transportation 
deficiencies. To maintain level of service standards, local governments must have a program in place to 
correct existing transportation deficiencies.  

Transportation is the only public facility where the GMA specifically requires development to be denied 
if concurrency is not met. While the GMA gives special attention to transportation concurrency, local 
governments have flexibility regarding how to apply concurrency to other public facilities and services 
within their plans and regulations. Concurrency is discussed the Capital Facilities & Utilities Chapter. 

Land Use Assumptions  

The GMA requires close coordination and consistency between transportation and land use in 
comprehensive plans. In updating this plan, DuPont’s transportation system forecasts and Level of 
Service (LOS) standards were coordinated with the plan’s land use policies and growth forecasts. The 
future land use map found in the Land Use Chapter, is the same as the 2001 plan, which in turn reflects 
the 1995 master plan.  

Transportation System Overview 

Conditions for Driving 
The City of DuPont is a planned development adjacent to I-5, Joint Base Lewis-McChord (JBLM), and the 
Puget Sound; there are no state transportation facilities within the city. DuPont often experiences 
congestion during the peak hours on the main arterial streets leading into and out of the City due to its 

The transportation plan is important to community 
residents, wrestling with providing access to primary 
employment centers, JBLM, and residential neighborhoods, 
while managing congestion on I-5 interchanges and local 
arterials. (Source: Studio Cascade Inc.) 
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proximity to the military base and I-5. An 
important goal for the City is to identify and 
implement projects that can reduce 
congestion on I-5, including coordinating 
with WSDOT to study an interchange 
reconfiguration at Barksdale Avenue (Exit 
119), as well as providing multiple 
transportation options to reduce the single 
occupancy vehicle mode share.  

Another challenge for the City is that not all 
developments are connected to the central 
downtown area. The El Rancho Madrona 
development, in the south west region of the City, does not have a direct auto connection to the rest of 
the City. Residents of this neighborhood can only access the other residential communities and 
downtown area via I-5. 

Functional Classification 

DuPont’s roadway functional classification 
system is described below.  

• Principal Arterial: Roadways that provide access between large subareas of an urban region, 
including access to the Interstate system. (Includes Center Drive). 

• Minor Arterial: Roadways that connect principal arterials to smaller collector roadways, and 
distribute travel to small geographic areas and communities. (Includes Wilmington Drive, 
DuPont-Steilacoom Road, and McNeil Street west of Center Drive). 

• Major Collector: Roadways that distribute trips from principal and minor arterials to 
destinations, or collect traffic from local roads and channel it to the arterial network. (Includes 
Barksdale Avenue, Palisade Boulevard, Bob’s Hollow Lane, and Hoffman Hill Boulevard). 

• Local Access: Roadways the provide circulation and access to residential neighborhoods. 
(Includes Spencer Court, Bradley Street, and Simmons Street, among others). 

A Functional Classification Map of DuPont is shown in Figure U below. 

The majority of DuPont's intersections operate within the adopted level-of-
service standards. (Source: Studio Cascade Inc.) 
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Figure T: Functional Classification Map 

Existing Auto Level of Service Standards 

The City streets and intersections have a LOS D threshold for peak hour traffic flow. DuPont-Steilacoom 
Road can drop to LOS E at the intersections with Barksdale Avenue and Center Drive. Administrative 
variance may be allowed where deemed necessary due to cost, right-of-way, or impact on other modes.  

The two busiest arterials are Center Drive (principal arterial) and Wilmington Drive/DuPont-Steilacoom 
Drive (minor arterials), as they provide access into and out of DuPont. The existing PM peak hour LOS at 
intersections along City streets is shown in Figure V: Existing Traffic Conditions, based on traffic studies 
of recent developments within the City. Except at Center Drive & International Place, all intersections 
operate at LOS D or better. While the unsignalized Center Drive & International Place intersection is 
currently operating below LOS D, a capital improvement project will add a traffic signal at this 
intersection to improve operations to LOS B.  

The level of service standards for state-owned transportation facilities is established by the Washington 
State Department of Transportation, in order to assist WSDOT the City of DuPont identifies that the level 
of service for Interstate 5 is LOS D. The purpose of identifying the I-5 LOS is to monitor performance of 
the system, evaluate improvement strategies, and facilitate coordination between the City’s 6-year 
transportation improvement program with the Office of Financial Management’s 10-year investment 
program. The City will continue coordinating with WSDOT to ensure that the capacity at freeway ramps 
is not exceeded. 
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Figure U: Existing Transportation Conditions 2014 for PM peak hour traffic 

Future Conditions 

Future projects include the construction of Loop Road to provide access to the First Park at Northwest 
Landing private development. Traffic volumes and operations at the time of project build out found that 
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most intersections will continue to operate at LOS D or better (see Northwest Landing Attachment). 
Operations at the I-5 ramps and Barksdale Avenue may drop below LOS D; however working with 
WSDOT to optimize the signal timing may improve operations. In addition, a potential future 
reconfiguration of the I-5 and Barksdale Avenue interchange (Exit 119) may alleviate some of congestion 
on I-5 and in the JBLM area.  

The 20-year project list includes other key projects that would provide facilities to improve auto 
mobility. 

Conditions for Transit 
Sound Transit operates two express bus routes during the peak hours and in the peak direction. Route 
592 travels northbound to Seattle in the AM period from Olympia via DuPont, and southbound in the 
PM period. Route 594 provides a handful of service between DuPont and Seattle via Tacoma. Both 
routes stop at the DuPont Station, adjacent to I-5 near Wilmington Drive and Palisade Boulevard. There 
is no local transit service within the City. Table 44 summarizes the available transit service. 

Table 43: Existing Transit Service 

Route Service Area Service Hours 

592 Olympia – DuPont – Seattle Weekdays, peak hour/ peak direction only 

594 DuPont – Seattle Weekdays, 1 trip in the peak hour/ peak direction only 
Source: Sound Transit, Fehr & Peers, 2015 

The City would like to explore opportunities to add appropriate local transit services as DuPont’s 
employment and population increases, including non-traditional and non-fixed route services such as 
shuttles and van-share programs. DuPont is also supportive of potential expansion of Sound Transit 
Sounder service to the south in the future, and restoring DuPont as an Amtrak stop. 

Conditions for Walking & Biking 
There is a strong, connected pedestrian network in the City. As a planned development, there are 
sidewalks along all arterials and most residential local streets. Walking through the community is 
pleasant with the landscaped buffers that separate sidewalks from traffic. The wide extent of the 
sidewalk network and the close proximity of the sidewalks to buildings makes walking a feasible mode 
choice to destinations.  

The pedestrian and bicycle network in DuPont is also composed of paved and unpaved multi-use trails, 
as shown in Figure W. Bicyclists can use these trails, along with the bicycle lanes on Center Drive and 
Wilmington Drive, to travel through the City.  

Future non-motorized projects the City is interested in exploring are providing appropriate connections 
between trails, making trails ADA accessible for people of all abilities, adding bicycle racks at appropriate 
destinations, and adding way-finding and milepost markers on trails for faster emergency response to 
incidents 
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Figure V: City of DuPont Trails (Source: City of DuPont 2009) 

Non-motorized and Transit Level of Service Standards 

Pedestrian and Bicycle Level of Service 
Pedestrian and bicycle facilities are evaluated based on the LOS categories in the table below. The 
acceptable level of service threshold for pedestrian and bicycle facilities is "yellow," to maintain the 
existing facilities. This includes maintenance and preventing removal or degradation of the sidewalk, 
bicycle, and trails network.   

LOS Description 

 

Improve the network of paved trails that are ADA accessible and have marked 
wayfinding signage and milepost markers. Install bicycle racks at appropriate 
destination locations throughout the city. 

 
Maintain the existing sidewalk and bicycle network, including multi-use trails. 

 
Remove or degrade existing facilities. 
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Transportation Project List  

The transportation project list found in Table 45 below identifies specific transportation projects for 
inclusion in the City’s transportation improvement program (TIP). Many of the projects identified are too 
expensive for the City to implement unilaterally, requiring partnerships and outside funding. The list 
represents the highest priority projects, a compilation from which the City will draw as it updates its 
Transportation Improvement Plan (TIP) annually. 

Table 44: 20-year Transportation Project List 
Project Title Project Description Road 

Name 
Begin 

Terminus 
End 

Terminus 
Total 

Estimated 
Cost 

State 
Funds 

Local 
Funds 

Wilmington Drive 
Overlay 

Grind edges and 
overlay street. 

Wilmington 
Drive 

Barksdale 
Avenue 

Palisade 
Boulevard 

365,000 0 365,000 

Center Drive/ 
International Place 
Traffic Signal 

Install mast arm signal 
pole and left turn lanes. 

Center Drive International 
Place 

International 
Place 

371,400 0 371,400 

        

        

DuPont 
Steilacoom Road 
Intersection 
Improvements 

Install 2 nouthbound 
turn lanes and signal 
modifications 

DuPont 
Steilacoom 

Road 

Center Drive 750 feet 
south of 

Center Drive 

801,000 0 801,000 

Barksdale Avenue 
Pavement Repair 

Install HMA prelevel, 
asphalt reinforcement 
grid, and 2" HMA 
overlay 

Barksdale 
Avenue 

DuPont-
Steilacoom 

Road 

Haskell 
Street 

295,000 250,734 44,266 

Northeast City 
Access Feasibility 
Study 

Evaluate industrial 
access on Wharf Road. 
Evaluate need for 
traffic signal at Center 
Drive/ Sequalitchew 
Drive. 

   
30,000 TBD 30,000 

Center Drive 
Traffic Signal 
Coordination 

Coordinate traffic 
signals along Center 
Drive. 

Center Drive 
  

25,000 TBD 25,000 

Center Drive 
Pavement Overlay 

       

 I-5 to McNeil St Center Drive I-5 McNeil St 665,466 565,646 99,820 
 McNeil St to Bob's 

Hollow Ln. 
Center Drive McNeil St Bob's Hollow 

Ln 
988,691 840,387 148,304 

 Bob’s Hollow Ln to 
Powerline Rd 

Center Drive Bob's Hollow 
Ln 

Powerline Rd 1,173,744 997,682 176,062 

 Powerline Rd to 
Hamilton 

Center Drive Powerline Rd Hamilton 
Ave 

704,246 598,609 105,637 

 Hamilton Ave to 
International Pl 

Center Drive Hamilton 
Ave 

International 
Pl 

418,000 355,300 62,700 
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Project Title Project Description Road 
Name 

Begin 
Terminus 

End 
Terminus 

Total 
Estimated 

Cost 

State 
Funds 

Local 
Funds 

Hoffman Hill Blvd. 
Extension 
Feasibility Study 
Update 

Preliminary 
Engineering/Feasibility 
Study to extend 
Hoffman Hill Blvd. to 
Mounts Road 

Hoffman Hill 
Blvd. 

Terminus Mounts Road 63,700 0 63,700 

Freight Mobility 
Study (note also 
implementation 
item) 

Study to evaluate 
potential modification 
to the truck route. 
related to 
neighborhood 
compatibility, access, 
safety, and delay 

Citywide Citywide Citywide 100,000 TBD TBD 

Bell Hill Pedestrian 
and Bike 
Connectivity 
Study 

Evaluate feasibility of a 
pedestrian / bike 
connectivity between 
Bell Hill and other areas 
of the City. 

   30,000  30,000 

I-5 Exit 119 
Reconstruction 

Construct new 
interchange to add 
capacity 

Exit 119 I-5 
interchange 

 TBD TBD TBD 

DuPont-
Steilacoom Road 
Improvements 

Improve roadway to 
accommodate 
increased vehicular 
traffic 

DuPont-
Steilacoom 

Road 

Wharf Rd I-5 Exit 119 TBD TBD TBD 

Southern portion 
of Loop Road 

Design and construct 
new roadway 

   3,599,006  3,599,006 

Sidewalk Program Repair/ replace 
defective sidewalk 
panels 

Citywide   405,000  405,000 

Transportation Funding 

DuPont currently spends approximately $360,000 per year on transportation projects such as 
maintenance and street overlays. It is expected that this amount of funding will continue to be available 
in the future. Additional funding fluctuate year-to-year for various transportation projects depending on 
how successful DuPont is in competing for grants. 

Transportation Goals and Policies 

Goal 1 Continue working with regional partners to develop and implement projects that 
reduce I-5 congestion, including improvements to DuPont-Steilacoom Road and 
the Mounts Road connection. 

T-1.1 Continue collaborating with regional partners, including Pierce County, PSRC, 
WSDOT, JBLM, and the Department of Defense to improve and enhance access to 
JBLM. 



Chapter 9 – Transportation  P a g e  | 122 

T-1.2  Continue to support the street and circulation system that minimizes reliance on I-
5 as a means of access from one location in the City to another. Consider 
alternatives that allows residents in the El Rancho Madrona area to access the 
City's streets from Mounts Road. 

T-1.3 Work with the Washington State Department of Transportation to coordinate 
access on freeway ramps so Level of Service is not exceeded. 

T-1.4  Work with the Washington State Department of Transportation to consider 
technology that will reduce noise from I-5. 

Goal 2 Support measures to restore local transit services, integrating the existing 
regional bus and rail mass transit services available in DuPont, Lakewood, 
Tacoma, and Olympia 

T-2.1 Explore opportunities for Amtrak to include a future stop in DuPont. 

T-2.2 Support Sound Transit efforts to expand Sounder and light rail services to DuPont. 

T-2.3  Work with Pierce Transit and Intercity Transit to develop appropriate levels of 
transit services that will respond to a growing population ·and increased 
employment opportunities. 

T-2.4  Coordinate the siting of transit facilities (e.g. bus stops and park and ride lots) shall 
be considered during the development of new residential, commercial and 
industrial areas where appropriate. 

T-2.5 
 

Support and encourage programs to educate citizens and incentivize reducing 
Single Occupancy Vehicle usage, including the Commute Trip Reduction (CTR) 
program, in an effort to reduce demand on the City’s and the region’s roadways. 

T-2.6  
 

Promote the use of high occupancy vehicles and other transportation management 
techniques in order to reduce GHG emissions and to minimize impacts on the 
region’s transportation system.  

Goal 3 Maintain the existing transportation system and fill gaps in the non-motorized 
network (including pedestrian sidewalks, trails, and the bicycle facilities). 

T-3.1 Establish a sidewalk maintenance program to monitor long term upkeep, and to 
maintain safe conditions on existing sidewalks. 

T-3.2 
 

Prioritize future pedestrian facility improvements that increase pedestrian safety, 
link to key destinations, promote multimodal trips, improve conditions for the 
elderly and persons with disabilities, maintain safe conditions on existing 
sidewalks, and meet other priorities for pedestrians in DuPont. 

T-3.3  
 

Utilize a street grid or modified grid pattern within the villages except where 
constrained by severe topography (30 - 40 percent slopes). Allow deviations from 
the grid or modified grid only when, in the opinion of the City, excessive grading 
would be necessary so that street grades would not exceed 12 to 15 percent, 
depending on street classification. 
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T-3.5 Provide a system of streets that reasonably separates commercial traffic from 
residential traffic. 

T-3.6 Add connectivity so that residents and workers have options in how they travel 
through DuPont. Key examples could include building the Mounts Road connection 
to provide a southern access to I-5 and focusing on filling gaps in the street 
network to better connect neighborhoods. 

T-3.7 Evaluate the transportation network with the adopted multi-modal level of service 
(LOS) metrics in the Transportation Chapter. 

T-3.8 Investigate funding sources for the maintenance of existing infrastructure. 

T-3.9 Require mitigation under GMA and explore funding mechanisms, including local, 
state and federal grants, impact fees, transportation benefit districts, levies, and 
other options (including latecomer’s agreements) to implement transportation 
projects and programs. 

Goal 4 Monitor the progress of high speed rail services and ensure that impacts on 
DuPont are mitigated. 

T-4.1 Coordinate with regional partners as plans for high speed rail services develop. 

T-4.2 Plan for a commuter rail station at the existing DuPont Station facility. 

Goal 5 Support the land use strategy and community values by investing in multi-modal 
transportation facilities. 

T-5.1 Establish a road network that serves planned residential, commercial and industrial 
areas in an efficient manner and that spreads the traffic loads over a variety of 
appropriately developed roadways. 

T-5.2 Construct arterial streets along the edges of the villages to connect the different 
City neighborhoods and to act as a defining element of the neighborhoods. 

T-5.3 Establish a street pattern that provides choices of routes and integrates developing 
areas with established areas and does not functionally isolate new developments 
from the rest of the City. 

T-5.4 Establish City streets as two lane-roadways, or two lane roads with turn lanes, that 
will result in reduced speeds for the safety of City residents. Use four lane 
roadways only where appropriate outside residential areas. 

T-5.5 Provide for on-street parking and the use of traffic control devices, such as traffic 
circles, chicanes, speed humps, pedestrian crossing bulb-outs, and narrowing of 
intersections, to maintain residential street speeds at safe levels. 

T-5.6 Alleys should be used to access residential garages and to keep the number of cuts 
in the curb, other than for streets and alleys, to a minimum, especially for 
developments that front on arterial streets. 

T-5.7 Plant appropriate street trees that will have minimal impact to sidewalks in the 
future. 
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T-5.8 Require the construction of roads within the City to be concurrent with new 
development. 

T-5.9 Use sound and environmentally responsible design principles in road construction. 

T-5.10 Promote the design of roadways to minimize impacts upon the hydrologic system, 
including surface and ground water. 

T-5.11 Provide for internal access roads within commercial and industrial areas to achieve 
convenient access and minimize pedestrian/ vehicular conflicts. 

T-5.12 Restrict freight traffic to identified corridors within DuPont, managing that traffic 
to minimize negative impacts to adjoining residential areas. 

T-5.13 Continue to include emergency service providers in review of roadway designs to 
ensure safe emergency vehicle passage. Design considerations include turn-
arounds, travel lane widths, maximum road grades, parking locations, and avoiding 
dead-end street lengths and cul-de-sacs. 

T-5.14 Encourage and promote the use of electric vehicles as they are developed in all 
automobile, truck, and commercial vehicle classes. Neighborhood Electric Vehicles 
and Medium Speed Electric Vehicles (MSV) may travel DuPont’s street network 
where appropriate and consistent with State law. Encourage the use of such 
vehicles in a way that conditions are safe and don’t impede traffic flow. Provide for 
a broad range of charging opportunities at public and private parking venues 
throughout the city, including minimum standards for new developments that 
provide parking facilities. 

T-5.15 Guide the development of new streets and maintenance of existing streets to form 
a well-connected network that provides for safe, direct, and convenient access to 
the existing roadway network for automobiles, transit vehicles, bicycles, and 
pedestrians. Transportation investments should reinforce the City’s vision of 
connecting to downtown DuPont and JBLM. 

Implementation Actions 

The following actions, ordered by priority and urgency, implement the policies identified above. Each 
action item contains a direct policy reference, indicating how it relates to economic development 
policies – or other policies in this plan – as appropriate. 

 Implementation Action 
TA-1 Perform a freight mobility study that:  

• Considers a variety of route options that would be appropriate for use for 
commercial trucks into and out of existing and developing commercial, 
manufacturing, and industrial areas and evaluates potential impacts to existing 
and proposed residential areas 

• Analyzes the economic and social costs and benefits for all identified options 
• Identify spot improvements that would improve safety, and/or reduce delay 

TA-2 Study, design and construct an alternative to Steilacoom-DuPont Road for pedestrians, 
joggers and cyclists. 
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TA-3 Identify and remedy trail segments that are under lighted or otherwise fail to serve 
pedestrian and cyclist needs. 

TA-4 Conduct a study to establish a baseline for the number of walkers and bikers, in order 
to adopt a goal of doubling the walkers and bikers in DuPont. 

 

 

 



 

Chapter 10 -  
Capital Facilities & Utilities 
The Capital Facilities Plan (CFP) is one of the elements of 
the City of DuPont’s Comprehensive Plan that is required 
by Washington's Growth Management Act (GMA). This 
chapter provides the required elements to meet the GMA 
standards for a capital facilities element.  

The focus of the CFP is the planning and provision of 
needed public facilities for the City’s population. A high 
priority of the CFP is to provide adequate public facilities 
to support the adopted level of service (LOS) for each type 
of capital facility within the City. The City’s population 
base and other demand factors, together with the 
adopted LOS, is the principal basis for the CFP.  

The City of DuPont is in a unique position relative to its 
growth patterns, ultimate development, and provision of capital facilities. DuPont was constructed as a 
master planned community, with its first community plan established around the DuPont Chemical 
Company’s operations at the turn of the last century. Much of the capital facilities and utilities systems 
(streets, parks, water distribution, sewers, etc.) within the City have been constructed by developers 
concurrent with new development – generally since 1990. After construction, these facilities and 
systems ownership and maintenance become the responsibility of the City. The goal of this CFP is to 
plan for the maintenance and upkeep of existing facilities. No capital facilities capacity projects are 
anticipated or included in this CFP cycle. The majority of capital facilities spending for this CFP cycle is 
allocated to repayment of the Civic Center campus (City Hall and Police/Fire Building). 

Growth Assumptions 

The population forecasts for the City of DuPont are expected to stay relatively constant until the Glacier 
NW aggregate operations are completed and reclamation undertaken. Mining operations are 
anticipated to continue for the next 18 or more years. Once the mining operations are reclaimed, it is 
anticipated that the Sequalitchew Village will begin development and will be accompanied by significant 
growth. Final build-out population for the City of DuPont is anticipated to be approximately 12,100. The 
growth estimates for housing and employment are found in Chapter 2. 

Most of DuPont’s capital facilities are of the same vintage, 
built at the same as the community’s housing boom that 
began in 1994. (Studio Cascade Inc.) 
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Concurrency  

The GMA seeks to have public facilities and services provided concurrent with development. 
Concurrency means that adequate public facilities will be in place to support new development or will 
be provided within a specified time thereafter.  

Concurrency requires that facilities have sufficient capacity to serve development without decreasing 
levels of service (LOS) below adopted minimum standards. While the GMA requires concurrency only for 
transportation facilities, the Washington State Department of Commerce recommends concurrency for 
water and sewer systems as well. The GMA also requires all other public facilities to be “adequate.” 

Existing Conditions  

The City of DuPont has a full range of urban services. This includes, for example, public water and 
wastewater systems; power and telecommunications facilities; public schools providing K-12 education; 
and fire, police, and emergency medical services. But not all available services are provided by the City. 
The Capital Facilities Plan in Appendix A provides separate sections for each type of City public facility 
that includes: 

• Narrative Summary  
• Inventory of Current Facilities 
• Level of Service Capacity Analysis 
• Capital Projects and Financing Plan  
• Location of Current and Planned Capital Facilities (Map)  

Level of Service Standards 

Level of service standards are a vital component to capital facilities and to a lesser extent utilities. For 
the purposes of this plan and the Capital Facilities and Utilities Plan, public facilities are identified into 
four categories as follows: 

Category A: Public facilities are facilities owned or operated by the City of DuPont and subject to 
the requirement for concurrency. 

Category B: Public facilities are facilities owned or operated by Federal, State or County 
governments, independent districts, or private organizations and subject to the 
requirement for concurrency. No level of service standards is adopted for this 
category. 

Category C: Public facilities are facilities owned or operated by the City of DuPont but not subject 
to the requirement for concurrency. 

Category D: Public facilities are facilities owned or operated by Federal, State or County 
governments, independent districts, or private organizations but not subject to the 
requirement for concurrency. No level of service standards is adopted for this 
category. 

Using the categories above the following level of service standards are adopted to 1) determine the 
need, 2) test the adequacy of facilities to serve proposed development concurrent with the impacts of 
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the development; and 3) develop annual budgets and Capital Improvement Programs. Note that only 
Category A is owned or operated by the City of DuPont and subject to concurrency, thus only Category A 
will be used for the City’s budget and Capital Improvement Program.  

Category A Level of Service Standards are:  

Facility  Standard  
     Fire and Rescue  0.98 Apparatus per 1,000 population  

1.00 Aerial Apparatus per 409 Acres of C/I Zoned Land  
     Law Enforcement  1.79 sworn and 0.21 staff per 1,000 population  
     Historic Museum  264 sq ft per 1,000 population  
Parks and Recreation:   
     Neighborhood + Community Parks   4.5 acres per 1,000 population 
     Natural Areas 33.8 acres per 1,000 population 
Transportation: 
  Streets (Local)  
  Pedestrian/Bicycle Facilities 

 
LOS “D” for City streets(1)  
Maintain Existing Facilities 

Stormwater  Ecology Stormwater Management Manual for Western 
Washington (2012)  

Water:   
     Single Family  210 GPD per connection  
     Multi Family  964 GPD per connection  
     Commercial   1,300 GPD per connection  
     Industrial  13,931 GPD per connection 
     Irrigation 3,060 GPD per connection 

(1)  DuPont-Steilacoom Road can drop to LOS E at the intersections with Barksdale Avenue and Center 
Drive. 

Category B Level of Service Standards are:  

Facility  Standard  
Roads (County & State)  N/A 
Sewer (Pierce County):  

Residential 79 GPD per capita(1) 
Commercial 1,000 GPD per acre 
Office 1,000 GPD per acre 
Industrial 1,000 GPD per acre 

Franchise (Puget Sound Energy) 
Adjusted every two years through the PSE Integrated 

Resource Plan, based on consumption trends. 
Power 
Gas 

(1) Based on 220 GPD per single family household (2.8 persons per household average). Multifamily 
LOS is 83% of single family residential.  

 

Capital Improvement Program  

Both the six-year CFP and the 20-year Capital Improvement Program (CIP) are presented in this section. 
These plan and program lists include both 
capital project, and present a plan for city 

Ensuring the all modes of travel are accommodated is important to 
community residents. (Source Studio Cascade Inc.) 
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expenditures to implement this plan. With 
the exception of transportation facilities, the 
CFP does not include any capacity related 
capital facilities projects no new capital 
facility projects are planned with the six-
year CFP but 5 capital improvement projects 
are planned within the planning horizon of 
this plan. Other maintenance and non-
capacity projects are identified, along with 
possible funding sources. It also contains the 
inventory of existing City facilities, the level 
of service standard, and concurrency 
requirements. 

For transportation the majority of roadway facilities required for new development within the 
Northwest Landing portion of the City will be developer funded. The City provides maintenance to 
existing roadways in the Village and in the Northwest Landing area. Maintenance of roadway facilities is 
currently funded through the City’s street fund. Right-of-Way Maintenance Agreements which include 
payment of phased maintenance costs are required with new development to assist in funding of 
roadway maintenance activities. 

For those transportation project not developer funded, in general, those projects are anticipated to be 
funded 75% from state and federal grants and 25% from the City's street depreciation fund.   

These capital projects - and to a certain extent, non-capital projects - help guide the City to serve a 
population consistent with the City’s anticipated financial resources. In doing so, it also helps the City 
maintain its adopted LOS standards. 

Potential Revenue Sources for the Financing Plan 

One of the most important requirements of the Capital Facilities Plan is that it must be financially 
feasible; GMA requires a balanced capital budget. The process of identifying specific revenues for the 
financing plan is as follows:  

1. Calculate total costs for each type of public facility.  
2. Match existing restricted revenue sources to the type of facility to which they are restricted.  
3. Subtract existing restricted revenues from costs to identify unfunded "deficit." (1-2= 3).  
4. Apply new restricted revenues to the type of facility to which they are restricted.  
5. Subtract new restricted revenues from costs to identify remaining unfunded "deficits" (3-4= 5).  
6. Allocate new unrestricted revenue to unfunded deficits.  

Real Estate Excise Tax (REET) 
One of the most important sources of municipal revenue for the development and maintenance of 
capital facilities is REET. A portion of the REET levied by the State on real estate transactions is returned 
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to the City. This amounts to one-half of one percent which is divided into what is referred to as the First 
Quarter Percent and the Second Quarter Percent. It is anticipated that during the period between 2016-
2021 the first and second quarter percent will generate $200,000 each per year. The estimate of annual 
REET revenue generation is in addition to a beginning balance of approximately $60,000. State law 
defines how the first and second quarter percent can be spent. These general limitations are described 
below. During the period of this CFP (2016-2021) the REET revenue will be used for repayment of the 
Civic Center facility. 

REET Limitations 

1st Quarter Percent Must be spent “for any capital purpose identified in a capital improvements 
plan and local capital improvements, including those listed in RCW 35.43.040.”  
This RCW lists those improvements that can be funded through a local 
improvements district (LID), including streets, parks, sewers, water mains, 
swimming pools, and gymnasiums.  
Capital projects not listed in the LID statute (for example, a fire station, city hall 
or library) are also permitted uses as long as they are included in the city’s 
capital improvements plan. 

2nd Quarter Percent Must be spent for “Capital Projects”. This means those public works projects of 
a local government for planning, acquisition, construction, reconstruction, 
repair, replacement, rehabilitation, or improvement of streets, roads, 
highways, sidewalks, street and road lighting systems, traffic signals, bridges, 
domestic water systems, storm and sanitary sewer systems, and planning, 
construction, reconstruction, repair, rehabilitation, or improvement of parks. 

Other Potential Revenue Sources 
There are several other potential sources of revenue for the construction of capital facilities. The 
following are identified with their potential use:  

Sales Tax on Construction This source of funding accrues from the portion of the general sales tax 
that is charged to the construction of new facilities. For this CFP 100% of 
sales tax on construction revenues are allocated to City employee 
salaries. 

Business and Occupation 
Tax on Construction 

The City levies a B & O Tax at a rate of 0.15% on all business activities 
occurring within the City including new construction. Like sales tax, these 
too are one time revenues, a portion of which is used by most cities for 
general operations. This revenue is allocated for stabilization and 
contingency. 

Utility Revenues Utility revenues are those charged by the City for Water, Stormwater, 
Garbage, and Street services.  In general, utility revenues would be used 
for utility capital improvements. However, a portion of utility revenues 
could be used for those general government capital facilities from which 
the utilities receive some level of benefit. For this CFP 100% of utility 
revenues are allocated for capital facilities. 
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Percentage of General Tax 
Revenues:   

This would be a percentage of the general taxes of the City, including 
property, sales, business and occupation, and utility taxes.  They are 
mainly used for general city operations. Most cities allocate a portion of 
their general revenues for capital purposes.  This plan assumes that 0% 
of general tax revenues will be allocated to capital facilities funding. 

Developer Mitigation: The City has the authority to require developers to mitigate the impacts 
of their projects either through developer impact fees or general 
mitigation under SEPA. However, the law does not allow the City to 
impose both methodologies in a way that charges developers twice for 
the same mitigation. Developer mitigation would be used to close the 
gap between what the City can afford and the total cost of necessary 
capital facility for the City.  In addition, the mitigation will only be used to 
ensure that new development pays its "fair share" of capital facilities 
(unless precluded by any agreement). During the period of this CFP 
significant developer impact or general mitigation revenue is not 
anticipated. 

State and Federal Grants There are various State and Federal Grant programs. However, most of 
these are intended for parks, streets, water, and stormwater.  Each of 
these sources is discussed in the respective documents for these 
services.  There are no potential grant sources for the other capital 
improvements specifically identified in this chapter. 

Special Assessment 
Districts: 

This would include Local Improvement Districts (LID), Utility Local 
Improvement Districts (ULID), and Road Improvement Districts (RID).  
The purpose of these districts is to finance the construction of a public 
improvement where specific property owners receive greater benefit 
than the general public. 

Debt Financing 

Several forms of debt are available to the City including the following:  

Limited Tax General 
Obligation Bonds 

(Non-voted) Limited tax general obligation bonds, also referred to in 
Washington State as "councilmanic" bonds, do not require voter 
approval and are payable from the issuer's general tax levy and other 
legally available revenue sources.  Because these funds are used to run 
the government, a pledge to repay councilmanic bonds directly affects a 
municipality's operating budget. Consequently, any money budgeted to 
pay debt service on limited tax general obligation bonds is money that is 
unavailable to pay for other municipal services.  However, there are 
constitutional and statutory limits on a municipality's authority to incur 
non-voted debt. The state constitution limits non-voted municipal 
indebtedness to an amount not exceeding 1 and 1/2% of the assessed 
value of the taxable properties in the city limits. 
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Unlimited Tax General 
Obligation Bonds. (Voted) 

These bonds differ from limited bonds in that they require voter 
approval because they are repaid from ad valorem property taxes in 
excess of the general tax levy limit. When voters of a city vote for a 
bond issue, they are being asked to approve:  (a) the issuance of a fixed 
amount of general obligation bonds and (b) the levy of an additional tax 
to repay the bonds, unlimited as to rate or amount.  Once voter 
approval is obtained, a municipal corporation is still restricted by 
constitutional and statutory debt limits with these bonds.  The statutory 
debt limits on this type of debt is 2 and 1/2% of the assessed value of 
property.  An additional 2 and 1/2% is allowed for water, light and 
sewers. 

Revenue Bonds. Revenue bonds are municipal obligations issued to finance a new 
revenue-producing public enterprise or to make improvements to an 
existing revenue-producing facility. These are mostly used for utility 
financing and are discussed in the water and sewer comprehensive 
plans. 

State of Washington 
Municipal Debt Programs. 

The State of Washington has several programs to finance municipal 
improvements.  Perhaps the most significant of these is the Public 
Works Trust Fund. This fund offers low interest financing to Cities.  
However, this fund is limited to items such as pipes and does not 
include buildings or equipment.  This source is mentioned in the Water 
and Sewer Comprehensive Plans. 

Conditional Sales Contracts 
and Lease Purchase 
Obligations 

Generally, most municipal corporations have the authority to enter into 
conditional sales contracts permitting a city to acquire, over time, 
certain types of property, including equipment and real property.  If the 
city defaults in its payments, the vendor may repossess the property. A 
conditional sales contract's term may not be longer than the useful life 
of the item being purchased. A lease is similar to a conditional sales 
contract. A lease purchase agreement permits the public entity to lease 
property and, at the end of the term, exercise an option to purchase the 
property at a nominal price. This type of debt has to be included in the 
City's debt limitations. 

Improvement District 
Financing 

These bonds are issued to finance improvements within a defined area 
and are repaid from special assessments levied on property owners who 
receive a direct special benefit from the financed improvement separate 
and apart from the general benefit accruing to the public 

Capital Improvements 

Each type of City public facility, except Transportation which is presented in Chapter 9 and Parks and 
Recreation in Chapter 7, is presented in a separate subsection which follows a standard format. 
Throughout this section, tables of data are identified with abbreviations that correspond to the type of 
facility: for example, CGB (City Government Buildings) or WSD (Water Supply and Distribution). Each 
abbreviation corresponds to the name of the type of facility.  
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1. Narrative Summary  

Overview of the data, with sections devoted to Current Facilities, Level of Service, Capital 
Facilities Projects and Financing.  

2. Inventory of Current Facilities 

A list of existing capital facilities, including the name, capacity (for reference to levels of service), 
and location.  

3. Level of Service Capacity Analysis 

A table analyzing facility capacity requirements is presented for each type of public facility. The 
analysis begins with the same analytical technique and format as the support document "Capital 
Facilities Requirements." The statistical table at the top calculates the amount of facility capacity 
that is required to achieve and maintain the standard for level of service. The capital 
improvements projects that provide the needed capacity are listed below the requirements 
table and their capacities are reconciled to the total requirement in the table.  

4. Capital Projects and Financing Plan  
 

A list of capital improvements that will eliminate existing deficiencies, make available adequate 
facilities for future growth and repair or replace obsolete or worn out facilities through December 
31, 2021. Each list of capital improvements begins with a financing plan, and then itemizes the 
individual projects.  

Each capital improvement project is named, and briefly described. Project locations are specified in the 
name or description of the project. The cost for each of the next six fiscal years is shown in thousands of 
dollars ($1,000). All cost data is in current dollars; no inflation factor has been applied and do not 
include land costs because the costs will be revised as part of the annual review and update of the 
Capital Facilities Plan. All capital improvements projects were prepared by the City of DuPont.  

City Administrative Offices 

Current Facilities  

City government buildings are located at the locations shown in Table 46 below:  

Table 45: Current Facilities Inventory City Government Buildings (CGB-1) 
FACILITY 2009 CAPACITY 

(SQ FT) 
2015 CAPACITY 

(SQ. FT.) 
LOCATION 

Civic Center --- 11,447 1700 Civic Drive 
Community Center  4,525 4,525 303 Barksdale Avenue 

Public Works Shop Area  2,740 2,740 301 Louviers Avenue 
Total 7,265 18,712  

Civic Center (City Council Chambers, Reception Area and Administrative Offices).  
The completed Civic Center project provides 11,447 square feet of City Hall space, which not only 
replaced the previous 4,525 square feet of space at 303 Barksdale Avenue but also provided an 
additional 6,922 square feet to meet the 2004 CFP level of service standards for both Administrative 
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Space and City Council Chambers. The City Hall is located along with the Law Enforcement and Fire 
facilities at the Civic Center Campus on the west side of Center Drive north of Palisades Boulevard. The 
existing City Hall in the Historic Village was be retained for community use purposes such as recreation 
programs and small special events. It is anticipated that the Civic Center building will continue to provide 
sufficient operational level of service for the period of this CFP 

Public Works Complex.  
The proposed Public Works Complex will consist of four buildings and limited outside storage. The 
buildings will include an administrative office/crew building, a shop with small shop office, an enclosed 
storage building, and a roofed three-sided storage building. The size of these buildings will be 
determined based on City adopted policies regarding the level of use of outside vendors for public works 
functions vs. in-house capabilities. Timing of development of the Public Works Complex will probably 
not occur until after 2021. 

Capital Facilities Projects and Financing  

No new City Government Building facilities projects are scheduled for the 2016-2021 CFP cycle. The 
majority of City Administrative Offices spending for this cycle will be used to repay the construction of 
the new Civic Center project.  

20-year Project List 

Over the planning horizon of this plan, the year 2035, the City expects to build a Community Center, a 
recreation complex,  and redevelop Historic Sites - this is not the same as the museum expansion, 
below, because it would enhance the existing historic sites we already have such as a replica fort. 

These projects do not have estimated costs at this time, though possible funding sources include a 
public levy. The projects can be thought of as a wish list based on existing available information and 
those identified through the public process. It’s expected that the project will eventually be on the 6-
year plan are completed. As this is done, it will be necessary to develop cost estimates and identify 
revenue sources. 

Concurrency (Adequate Public Facilities)  

In compliance with GMA and City policy, adequate City government buildings must be available at the 
time of occupancy and use of new development.  

Table 46: City Government Buildings (Administrative Offices and Council Chambers) Financing Plan - (CGB-2) 
COSTS/REVENUES1 2016 2017 2018 2019 2020 2021 TOTAL 

Costs        
Completed City Hall and 
Police/Fire Building 1,156.41 1,164.86 1,162.31 1,163.13 1,161.98 1,163.76 6,972.45 
Total Costs                         1,156.41 1,164.86 1,162.31 1,163.13 1,161.98 1,163.76 6,972.45 
Revenue        
Existing Revenue        

REET 1 150.00 150.00 150.00 150.00 150.00 150.00 900.00 
Utilities 242.85 244.62 244.09 244.26 244.01 244.39 1464.22 
Public Safety Mitigation 115.64 116.49 116.23 116.31 116.2 116.38 697.25 
Taxes (Property, B&O, Square 
Footage 647.92 653.75 651.99 652.56 651.77 652.99 3910.98 
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Subtotal                         1156.41 1164.86 1162.31 1163.13 1161.98 1163.76 6972.45 
New Revenues        
No new Revenues expected 0 0 0 0 0 0 0 
Subtotal                          0 0 0 0 0 0 0 
Total Revenue  1156.41 1164.86 1162.31 1163.13 1161.98 1163.76 6972.45 
Surplus or (Deficit) 0.00 0.00 0.00 0.00 0.00 0.00 0.00 

1 All dollars are in 1,000s 

Fire Protection 

Current Facilities  

The location of the “central” fire station is within the Civic Center Campus site on the west side of 
Center Drive north of Palisade Boulevard, as shown in Table 48 below. The combined fire and law 
enforcement building is 30,025 square feet. 
 
Table 47: Fire Protection Facilities Inventory (FP-1) 
FACILITY CONDITION LOCATION 
Combined Fire and Law enforcement 
Building As New 1700 Civic Center 

Pierce Arrow - Fire Pump Good 1700 Civic Center 
Ford E450 - Medic Good 1700 Civic Center 
Sutphen 65’ quint - Fire Aerial Fair 1700 Civic Center 
Ford F550 - Fire Pump As New 1700 Civic Center 
H &W-International - Fire Pump Fair 1700 Civic Center 
Chevy 1500 - Fire Marshall Good 1700 Civic Center 
SCOTT Liberty - Air/Light Good 1700 Civic Center 
Surrey Smoke House - Fire Prevention Good 1700 Civic Center 
Ford Interceptor - Response As New 1700 Civic Center 
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Level of Service (LOS)  

The current level of service (LOS) of 1.08 fire apparatus per 
1,000 population is based on the existing inventory divided by 
the 2015 citywide population (9,250). The purposed LOS target 
for the CFP is 0.98 fire apparatus per 1,000 population, 
matching the previous CFP. At the estimated 2021 population 
(9,500) the LOS would be 1.05 fire apparatus per 1,000 
population resulting in a reserve. Due to the age and number of 
hours of use on the existing equipment some are scheduled to 
be removed from service and replaced as shown in Table 50 
below.  

In addition to the fire apparatus LOS based on population there 
will be a need for specialized apparatus to serve the growing 
commercial and industrial sectors of the City. These commercial 
and industrial developments will require aerial capabilities that 
cannot be met by traditional apparatus. With large, multi-story 
buildings housing a variety of commercial and industrial uses 
there will be a need to provide aerial fire suppression and 
rescue. It is anticipated that at full build-out of the 
commercial/industrial zoned land there will be a need of an aerial unit with dual capabilities for 
suppression and rescue. However, it is anticipated that by 2021 development of commercial/industrial 
zoned land be limited. This means no new aerial units are planned to be put in service.  

In future plan updates the Fire Department plans to move toward a level of service standard based on 
the National Fire Protection Association standard 1710 (NFPA 1710), which sets standards for the 
staffing of fire fighter crews and they will respond and operate at emergency scenes.  

"Capital" vs. "Operational" Level of Service (LOS).    
The "operational" level of service in this CFP not only considers fire stations and apparatus needs, but 
also considers the location of future fire station(s), and manpower requirements. For the purposes of 
the City's Capital Facilities Plan, however, the Fire Protection Facilities LOS considers only the capital 
facilities required to support the "operational" LOS. It is anticipated that the combined fire and law 
enforcement building will continue to provide sufficient operational level of service for the period of this 
CFP.  

Capital Facilities Projects and Financing  

No new Fire Protection facilities projects are scheduled for the 2016-2021 CFP cycle. The City’s fire 
protection projects include replacement and rehabilitation of existing equipment. The proposed financing 
plan is shown on Table 50.  

20-year Project List 

There is a long term plan for construction of an outside training facility. Funding has not been identified 
for this facility so it is not included in this CFP. Possible funding sources include a public levy. The 

The Civic Center is home to administrative offices, 
the police station, and the fire station. (Source: 
Studio Cascade Inc.) 
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training facility will be for joint-use by both law enforcement and fire personnel. This facility will include 
paved areas to simulate roadways and building areas as well as a 3-story building tower. Use of this 
facility would reduce training costs for DuPont law enforcement and fire personnel as well as generate 
limited revenue through rental use by other area agencies. It’s expected that the project will eventually 
be on the 6-year plan are completed. As this is done, it will be necessary to develop cost estimates and 
identify revenue sources. 

Concurrency (Adequate Public Facilities)  

In compliance with GMA and City policy, adequate fire protection facilities must be available at the time 
of occupancy and use of new development.  

Table 48: Fire Protection Analysis of Capital Facility Requirements (FP-2)  
CURRENT LOS = 1.08 APPARATUS PER 1,000 POPULATION   
TIME PERIOD CITYWIDE 

POPULATION  
APPARATUS 
REQUIRED @  
0.00108 PER 
CAPITA 

FIRE 
APPARATUS 
AVAILABLE 

NET  RESERVE OR  
DEFICIENCY  

1997 ACTUAL  915  1.0  1.0  0  
2003 ACTUAL 4,425 4.8  2.0 -2.8  
ACTUAL TOTAL AS OF 2015 9,250 10.0  10.0 0  
PROJECTED GROWTH 2016-2021 250 0.3   
TOTAL AS OF 2021 9,500  10.3  10.0  -0.3  
PROPOSED LOS = 0.98 APPARATUS PER 1,000 POPULATION   
(1)  
TIME PERIOD 

(2) CITYWIDE 
POPULATION  

(3) 
APPARATUS 
REQUIRED @  
0.00098 PER 
CAPITA 

(4)  
FIRE 
APPARATUS  
AVAILABLE 

(5)  
NET RESERVE OR  
DEFICIENCY  

1997 ACTUAL   915   0.9   1.0  0.1  
2003 ACTUAL 4,425 4.3  2.0  -2.3  
ACTUAL TOTAL AS OF 2015 9,250 9.1  10.0  0.9  
PROJECTED GROWTH 2016-2021 250 0.2   
TOTAL AS OF 2021 9,500  9.3  10.0 0.7 
CAPACITY PROJECTS: None   
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Table 49: Fire Protection - Projects and Financing Plan (FP-3) 

COSTS/REVENUES1 2016 2017 2018 2019 2020 2021 TOTAL 

Costs Replacement or Rehabilitation Projects - Fire Apparatus 
1. Replace Pierce 
Arrow - Fire Pump 0.00 0.00 0.00 0.00 550.00 0.00 550.00 
2. Replace Ford E450 
- Medic   0.00 0.00 0.00 250.00 0.00 0.00 250.00 
3. Replace Sutphen 
65’ quint - Fire Aerial  0.00 1,000.00 0.00 0.00 0.00 0.00 1,000.00 
4. Replace H &W-
International - Fire 
Pump  0.00 0.00 0.00 0.00 550.00 0.00 550.00 
5. Replace Chevy 
1500 - Fire Marshall  0.00 0.00 40.00 0.00 0.00 0.00 40.00 
6. Replace SCOTT 
Liberty - Air/Light  0.00 0.00 0.00 0.00 0.00 200.00 200.00 
7. Replace Ford F-
550 - Response  0.00 0.00 0.00 0.00 40.00 0.00 40.00 
8. Replace Self-
Contained Breathing 
Apparatus (SCBA ) 0.00 0.00 0.00 101.00 0.00 0.00 101.00 

Total Costs                         0.00 1,000.00 40.00 351.00 1,140.00 200.00 2,731.00 
Revenue        

Existing Revenue        
E R & R 397.74 410.66 401.77 405.00 410.00 415.00 2,440.17 

Subtotal                         397.74 410.66 401.77 405.00 410.00 415.00 2,440.17 
New Revenues        

Fire Impact Fees2 340.00 290.00 250.00 200.00 200.00 225.00 1,505.00 

Subtotal                          340.00 290.00 250.00 200.00 200.00 225.00 1,505.00 
Total Revenue  737.74 700.66 651.77 605.00 610.00 640.00 3,945.17 

Surplus or (Deficit) 737.74 -299.34 611.77 254.00 -530.00 440.00 1,214.17 
 

1 All Projects Are Times $1,000 
2 Fire Impact Fees are development based and are only estimates, actual fees may vary. 

Law Enforcement  

Current Facilities  

The location of the law enforcement facilities is within the Civic Center Campus site on the west side of 
Center Drive north of Palisade Boulevard, as shown in Table 50 below. The combined fire and law 
enforcement building is 30,025 square feet.   

Table 50: Law Enforcement Capital Facilities Inventory (LE-1) 

FACILITY 2015 CAPACITY  
(SQ. FT.) LOCATION 

Combined Fire and Law enforcement 
Building 30,025 1700 Civic Drive 
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Level of Service (LOS)  

The adopted Level of Service (LOS) for law enforcement functions is based on two criteria. The first is the 
ratio of sworn officers per 1,000 population and the second is the ratio of support (non-sworn) personnel 
per 1,000 population.  

The City has 12 sworn officers and support staff. This results in a current LOS of 1.30 sworn officers and 
0.16 support staff per 1,000 population. The new LOS is proposed is proposed to be 1.79 sworn officers 
and 0.21 support staff per 1,000 population (see Table 52). To meet this LOS, staff will increase to 17 
sworn officers and 2 support staff by 2021. It is anticipated that the combined fire and law enforcement 
building will continue to provide sufficient operational level of service for the period of this CFP. 

Capital Facilities Projects and Financing  

No new Law Enforcement facilities projects are scheduled for the 2016-2021 CFP cycle. 

There is a long term plan for construction of an outside training facility. Funding has not been identified 
for this facility so it is not included in this CFP. Possible funding sources include a public levy. The training 
facility will be for joint-use by both law enforcement and fire personnel. This facility will include paved 
areas to simulate roadways and building areas as well as a 3-story building tower. Use of this facility would 
reduce training costs for DuPont law enforcement and fire personnel as well as generate limited revenue 
through rental use by other area agencies.   

Concurrency (Adequate Public Facilities)  

In compliance with GMA and City policy, adequate law enforcement facilities must be available at the 
time of occupancy and use of new development.  

The Department plans to hire a part time clerk in 2017, non-commission, which is already an established 
position. This position will provide needed support to the administrative specialist. The Department also 
plans to add a Community Resource Officer by 2017. 

In 2015 the Washington Association of Sheriffs and Police Chiefs conducted a review of the DuPont 
Police Department and identified several recommendations. One recommendation, to be completed by 
mid-2016, included restructuring the personnel within the Department. The restructuring will include 
the additional position of Lieutenant which creates the upgrade Patrol Officer to Sargent as the senior 
Sargent takes on the Lieutenant position. 

An additional recommendation include providing supervision 24-7 which would add two more Sargent 
positions by 2021 to handle the increase in Patrol Officer positions. As the Department increase and the 
amount of follow-up investigations increase a second Detective position should be added too. These 
added positions will provide DuPont with the level of service for the future.  

The total number of commission personal, with the additions, will be 19, with 2 non-commission 
personal. 
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Table 51: Law Enforcement Analysis of Capital Facility Requirements 
CURRENT LOS = 1.3 SWORN & 0.16 SUPPORT PERSONNEL PER 1,000 POPULATION  

(1) 
TIME PERIOD 

(2)  
CITYWIDE 

POPULATION  

(3)  
TOTAL 

PERSONNEL @ 
0.00146 PER 

CAPITA  

(4) PERSONNEL 
AVAILABLE  

(5)  
NET RESERVE 

OR DEFICIENCY  

1997 ACTUAL 915  1.3      
2003 ACTUAL 4,425 6.5 8.0 1.8 

ACTUAL TOTAL AS OF 2015 9,250 13.5 13.5 0 
PROJECTED GROWTH 2016-2021 250 0.4 5.5  

TOTAL AS OF 2021 9,500  13.9  19.0 5.1 
PROPOSED LOS = 1.79 SWORN & 0.21 SUPPORT PERSONNEL PER 1,000 POPULATION  

(1) 
TIME PERIOD 

(2)  
CITYWIDE 

POPULATION  

(3)  
TOTAL 

PERSONNEL @ 
0.00200 PER 

CAPITA  

(4) PERSONNEL 
AVAILABLE  

(5)  
NET RESERVE 

OR DEFICIENCY  

1997 ACTUAL 915  1.8   
2003 ACTUAL 4,425 8.9 8.0 0.9 

ACTUAL TOTAL AS OF 2015 9,250 18.5 13.5 -5.0 
PROJECTED GROWTH 2016-2021 250 0.5 5.5 --- 

TOTAL AS OF 2021 8,500  19.0  19.0 0 
CAPACITY PROJECTS: None  

 

Historic Museum 

Current Facilities  

The City’s Historic Museum facilities consist of one building located on Barksdale Avenue in the Historic 
Village. The size of this facility has not been increased since 1998. Size and location of the museum is 
shown in Table 53 below:  

Table 52: Historic Museum Inventory (HM-1) 

FACILITY CAPACITY  
(SQ FT) 

 LOCATION 

Historic Museum Building 2,512  207 Barksdale Avenue 

 

Level of Service (LOS)  

The current level of service (LOS) of 272 square feet per 1,000 population is based on the existing 
inventory divided by the 2015 citywide population (9,250). The proposed new LOS is 264 square feet per 
1,000 population (See Table 54).  

Capital Facilities Projects and Financing  

No new Museum facilities projects are scheduled for the 2016-2021 CFP cycle. Money has been 
allocated to assess the need for future repair and maintenance. Future repairs and maintenance is 
funded at $80,000.  
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Other planned future facilities projects include: 1) Expansion of display area for historic fire truck and 
police car, 2) Expansion/Remodel of display area for historical artifacts, currently in storage, 3) conduct a 
planning effort to evaluate the potential of restoration of the historic narrow gauge train and track 
located in the Historic District for a tourism and historic preservation idea. Funding has not been 
identified for these projects so they are not included in this CFP. It’s expected that the project will 
eventually be on the 6-year plan are completed. As this is done, it will be necessary to develop cost 
estimates and identify revenue sources. 

Concurrency (Adequate Public Facilities)  

In compliance with GMA and City Policy 6.3, adequate historic museum facilities must be available at the 
time of occupancy and use of new development.  

Table 53: Historic Museum Analysis of Capital Facility Requirements (HM-2) 
CURRENT LOS = 272 SQUARE FEET PER 1,000 POPULATION  

(1)  
TIME PERIOD  

(2)  
CITYWIDE 

POPULATION  

(3)  
SQ FT @ 

0.272 SQ. FT. 
PER CAPITA  

(4)  
SQUARE FEET 

AVAILABLE  

(5)  
NET RESERVE OR 

DEFICIENCY  

1997 ACTUAL  915  249  2,512  2,263 
2003 ACTUAL 4,425 1,204 2,512 1,308 

ACTUAL TOTAL AS OF 2015 9,250 2,512 2,512 0 
PROJECTED GROWTH 2016-2021 250 68   

TOTAL AS OF 2021  9,500  2,580  2,512  -68*  
PROPOSED LOS = 264 SQUARE FEET PER 1,000 POPULATION  

(1) 
TIME PERIOD 

(2) 
CITYWIDE 

POPULATION 

(3) 
SQ FT @ 

0.264 SQ. FT. 
PER CAPITA 

(4) 
SQUARE FEET 

AVAILABLE 

(5) 
NET RESERVE OR 

DEFICIENCY 

1997 ACTUAL  915  242 2,512  2,270 
2003 ACTUAL 4,425 1,168 2,512 1,344 

ACTUAL TOTAL AS OF 2015 9,250 2,446 2,512 66 
PROJECTED GROWTH 2016-2021 250 66   

TOTAL AS OF 2021  9,500 2,512  2,512  0  

CAPACITY PROJECTS: None NOTE: Adequacy of the existing museum facility should be determined 
based on the actual projected display and support area needs.  

* Adequacy of the existing museum facility should be determined based on the actual projected display and 
support area needs. 

Sanitary Sewer 

Current Facilities  

The City of DuPont The City does not own or maintain any sanitary sewer system components. Sanitary 
sewer services are provided by the Pierce County Sewer Utility (Utility). The City has interlocal 
agreements for the provision of sewer service with the Utility. 
 
Established in 1969, the Pierce County Sewer Utility (Utility) is charged with providing residential, 
commercial, and industrial sewer services to a 117 square mile service area basin. As of December 31, 
2010 the Utility served 58,960 residential, commercial and industrial accounts serving 252,000 residents 
in the cities of Lakewood, University Place, DuPont, Milton and the unincorporated areas of Parkland, 
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Spanaway, Midland, South Hill, Frederickson, Fife Heights, Browns Point/Dash Point, Sunrise, and 
Cascadia – approximately 37% of the service area basin is currently served with sanitary sewers. The 
Utility also provides contract sewer services to the Town of Steilacoom and portions of the cities of 
Tacoma, Fife, and Edgewood. 
 
The Utility is comprised of the following amenities: 

• Chambers Creek Regional Wastewater Treatment Plant rated at 28.7MGD (2010), 
• 2.56MGD of Purchased Capacity at Tacoma Central WWTP, 
• 669 Miles of Utility Owned Sewer Lines, 
• 172 Miles of Privately Owned Sewer Lines, 
• 15,964 Service Manholes, 
• 95 Lift Stations (4 New Stations in Design), 
• Stormwater Pump Stations (Maintenance Only), 
• Community Drainfield Systems (Etloh, Cypress Greens, Cascadia), 
• 825 Residential Grinder Pump Systems, 
• 19 Automated Flow Meters, and 
• Odor Control Facilities 

 
The Utility and capital facilities are further described in the 2010 Unified Sewer Plan of Pierce County.  

Level of Service (LOS)  

Wastewater LOS is adjusted by Pierce County in conjunction with updates to their Unified Sewer Plan. In 
general residential and commercial wastewater flows have been declining due to conservation 
measures and infiltration & inflow reduction programs. The latest update to the Unified Sewer Plan in 
2010 projected wastewater flows as shown in Table 54.   

Table 54: Wastewater Flow Criteria (SS-1) 

LAND USE TYPE  PIERCE COUNTY  
WASTEWATER FLOW PROJECTIONS   

Single Family Residential  79 gallons per capita per day  
Multi-Family Residential  66 gallons per capita per day  

Commercial  1,000 gallons per acre per day  
Office  1,000 gallons per acre per day  

Industrial  1,000 gallons per acre per day  
 

Capital Facilities Projects and Financing  

Sanitary sewer capital facilities are generally constructed by developers through developer's agreements 
or directly by Pierce County. Construction and maintenance of capital facilities by Pierce County are 
financed through utility rates and impact fees. Anticipated capital projects are described in the 2010 
Unified Sewer Plan, in that plan no projects within DuPont were identified.  

Concurrency (Adequate Public Facilities)  

In compliance with GMA and City policy, adequate sanitary sewer facilities must be available at the time 
of occupancy and use of new development. Per the LOS standards adopted by the Utility, the district can 
accommodate future demand growth. 
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Schools  

Current Facilities  

DuPont is serviced by one school district:  the Steilacoom Historical School District No. 1.  The school 
district is responsible for planning, financing, constructing and maintaining public school facilities within 
their district.  School capital facilities are funded from a variety of sources including bonds, levies, state 
assistance, and impact fee.  

The Steilacoom Historical School District updates annually a six-year capital facilities plan that includes 
updated and current enrollment projections, standards of service, the school district’s existing and 
planned capacity, and the school district’s calculation and rational for proposed impact fees. The school 
district’s 2020 Capital Facilities Plan is deemed incorporated by reference in this element and future 
updates to that Plan shall be similarly incorporated upon the City Council adoption of a resolution for 
that purpose.  

In addition, the district has reviewed options to increase capacity at all of the primary and elementary 
schools to allow for future expansion of existing programs such as special education and other 
programs. Two modular classrooms were recently added at Saltar’s Point Elementary School. 

School capital facilities are funded from a variety of sources including bonds, levies, and state assistance 
and impact fees.  

Concurrency (Adequate Public Facilities)  

In compliance with GMA and City policy, adequate sanitary sewer facilities must be available at the time 
of occupancy and use of new development 

Stormwater Management  

Current Facilities  

Storm drainage facilities within the City of DuPont consist of a combination of ditches and hard piped 
conveyance systems, biofiltration swales, and infiltration ponds and trenches. Stormwater is infiltrated 
or discharged directly to one of the many natural water bodies within the City. The majority of the City is 
underlain by Spanaway soils, which are excessively drained and allow infiltration to be used as a primary 
means of stormwater management within the City. The Stormwater Comprehensive Plan map can be 
seen in Appendix A. 

The area of the original DuPont Village drains to Bell Marsh, which, in turn, drains to the Puget Sound 
through the Department of Defense (DOD) drainage ditch which crosses the City from southeast to 
north.  The area within the Historic Village relies on surface infiltration for stormwater management. 
Surface flow, which does not infiltrate, flows overland to Bell Marsh. Stormwater from the existing 
Historic Village does not receive treatment prior to discharge to the marsh.  

DOD has constructed an 84-inch diameter storm drain under I-5, which drains runoff from Fort Lewis 
into Bell Marsh. DOD also constructed a drainage channel from Bell Marsh through Mackay Marsh and 
Hammer Marsh on the Fort Lewis Reservation. The DOD drainage channel discharges directly into the 
Puget Sound at Tatsolo Point. The Fort Lewis stormwater discharges are included in the Fort’s NPDES 
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permit. The NPDES permit does not contain limits on the volume discharged, but does contain limits on 
the amount of total oil and grease, floatable material, and pH of the water discharged. The Fort 
maintains oil-water separators on base, and monitors the discharge from the DOD channel twice per 
month.  

Table 55 shows the inventory of existing storm drainage facilities within the City of DuPont.  

Table 55: Stormwater Management Facilities Inventory (SWM-1) 
FACILITY  TYPE OF SYSTEM  QUANTITY  

Pipe: City-Owned  Conveyance 153,000 Lineal Feet  
Ditch: City-Owned Conveyance 33,000 Lineal Feet 
Ditch: DOD-Owned Conveyance 8,000 Lineal Feet 

Infiltration Pond: City-Owned Storage/Infiltration 55,172 Square Feet 
Infiltration Trench: City-Owned Storage/Infiltration 11,750 Square Feet 

 

Level of Service (LOS)  

Department of Ecology Requirements.  
All new development and redevelopment, as defined by the Department of Ecology Stormwater 
Management Manual for Western Washington (2012), within the City of DuPont must provide 
stormwater quality and/or quantity control as required by the Department of Ecology Stormwater 
Management Manual.  

Specifically, development should include biofiltration swales to treat 91% of the annual stormwater 
runoff prior to discharge. The preferred option for discharge of treated stormwater throughout the City 
is by infiltration, although discharge to existing surface water is acceptable where feasible with proper 
measures to control erosion and sedimentation.  

Stormwater Facility Design Criteria.  
Stormwater design criteria required of new development and redevelopment within the City is 
identified in the City’s Comprehensive Stormwater Management Plan (2015), the Department of Ecology 
Stormwater Management Manual for Western Washington (2012) and the Northwest Landing Master 
Drainage plan (1992). In summary, water quality treatment is required prior to stormwater infiltration or 
discharge into the marsh or any lakes. Biofiltration swales or equivalent systems are considered as water 
quality treatment. Biofiltration swales must be designed to treat 91% of the annual stormwater runoff.  

Capital Facilities Projects and Financing  

Stormwater facilities required for new development within the Northwest Landing portion of the City 
will be developer funded. Capital improvements for stormwater facilities will be identified as the type 
and amount of development is proposed.  Scheduling of stormwater improvements will be proposed by 
the developer to coincide with the scheduling of development within the City. The City provides 
maintenance to existing stormwater facilities in the Village and in the Northwest Landing area. 
Maintenance of stormwater facilities is currently funded through the City’s stormwater fund.  
 
Maintenance projects anticipated for this CFP cycle include: 

• City-Wide Catch Basin Vactoring Contract 
• Bioswale Maintenance 
• Enforcement of Private Facilities Maintenance 
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The City’s 2004-2009 Capital Facilities Plan included no stormwater-related projects. Additionally, the 
City does not currently plan capital improvements in a formal Capital Improvement Program (CIP) due to 
the lack of available resources to fund recurring or non-recurring projects. As needs arise and funds are 
made available, Capital Improvement Projects are budgeted in the Capital Projects Fund. There are no 
projects budgeted in the 2015 Adopted Budget. 
 
Planned projects that may be constructed, as funding is available, during this CFP cycle include: 

• Public Works Facility Storm System 
• Edmond Village Swale Rehabilitation 
• Center Drive/Sequalitchew Creek Ditch Rehabilitation 
• Bob’s Hollow Lane Swale Rehabilitation 
• Edmond Village Pump and Electrical Upgrades 
• Aldrich Place Swale Rehabilitation 
• El Rancho Madrona Catch Basin Improvements 
• Stormwater Pond Security Upgrades 
• Kittson Street Pipe Adjustment 
• Barksdale Station Drywell Replacement 
• Hoffman Hill Development Div. 5 Stormwater Facility Rehabilitation 
• Stormwater Management Plan Update 

Concurrency (Adequate Public Facilities)  

In compliance with GMA and City policy, adequate stormwater management facilities must be available 
at the time of occupancy and use of new development.  

Water  

Current Facilities  

The inventory of City water system facilities is included in the City of DuPont Water System Plan 2018 
Update. The Water System Plan Is intended to meet all requirements of Part 246-290-100 WAC, 
including revisions of the Water Regulations known as the Water Use Efficiency Rule adopted in 
February 2007, and further detailed in the DOH Water System Planning Handbook. The Water System 
basemap can be seen in Appendix B. 

Pressure Zones  
There are two City-owned and operated water systems within the City limits. The City water system, 
which operates two pressure zones, currently provides service to the Historic Village, Palisade Village, 
DuPont Station, Edmond Village, Manufacturing Research Park, Industry, Civic Center, Old Fort Lake 
Subarea, Sequalitchew Village, Yehle Park Village, and Hoffman Hill Village (including El Rancho 
Madrona). Water from the Bell Hill Pump Station and Hoffman Hill Reservoir serves the areas listed 
above at a nominal 400 foot Hydraulic Grade Line (HGL).  The Historic Village is served from the upper 
400 foot pressure zone through two pressure reducing valves (PRV). 

Water Supply  
The City of DuPont currently uses only groundwater sources for its water supply. The City holds water 
rights for two wells in the Historic Village which are no longer in use, three wells at Bell Hill, and two 
wells at Hoffman Hill.  
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The Historic Village Wells, have been shuttered. The capacity of these wells were 60 gpm and 150 gpm 
and were issued as a municipal water right and are not automatically subject to relinquishment for non-
use.   

The Bell Hill wells (3) supply the City water system from deeper aquifers with less contaminant 
susceptibility, with Well No. 1 and 2 equipped with an auxiliary power generator for continuous 
operation during power outages. Bell Hill Well No.1 and 2 tap separate aquifers, with Well No. 2 
experiencing a high concentration of manganese.  In order to utilize Well No. 2 blending with Well No. 1 
is required, however this does not allow for full utilization of the City’s water right.  Therefore, a third 
well was drilled, Bell Hill Well No. 3 in the same aquifer as Well No. 1 in order to maximize the blending 
potential of Well No. 2. Bell Hill Well No. 3 is located approximately 1,150 feet east of the previously 
installed Bell Hill Wells No. 1 and 2.  

The Hoffman Hill Wells Nos. 1 and 2 are situated in the southwest corner of the City’s service area in the 
vicinity of the El Rancho Madrona neighborhood. Both wells utilize a single water right and have been 
added to the system to increase capacity. Under normal operating conditions the Hoffman Hill well(s) 
will act as the primary source for the water system.  

Water Storage  
The City of DuPont currently owns and operates two storage facilities: the 1.0 million gallon (MG) 
reservoir located at Bell Hill and the 3.5 MG Hoffman Hill Reservoir.  The reservoirs both serve the main 
400-foot HGL pressure zone.    

Bell Hill  
The 1.0 million-gallon pre-cast, post-tensioned concrete reservoir at Bell Hill was constructed in 1991 to 
provide storage for the LID #88-1 area.  The Bell Hill reservoir’s interior diameter is 85 feet with a height 
of 23.75 ft. The base elevation of the reservoir is approximately 250 feet above mean sea level (MSL), 
providing an overflow elevation of 273.75 feet. The reservoir is served by the three adjacent Bell Hill 
wells.  The reservoir supplies the City water system via the Bell Hill Pump Station, which boosts the 
pressure to the approximate 400-foot HGL. 

Hoffman Hill  
The 3.5 MG steel reservoir at Hoffman Hill was constructed in 1999 to provide storage capacity for the 
planned expansion of the City of DuPont. The Hoffman Hill reservoir’s interior diameter is 160 feet with 
a height of 24 feet. The base elevation of the reservoir is approximately 378 feet MSL, providing an 
overflow elevation of 401.5 feet. The reservoir is served by two adjacent Hoffman Hill wells. The 
reservoir supplies the City water system via the distribution system along the McNeil Street extension.  

Booster Pump Stations  
The City of DuPont owns and operates two booster pump stations. The Bell Hill Booster Pump Station  
pumps from the Bell Hill Reservoir into the 400-foot pressure zone, and the Hoffman Hill Booster Pump 
Station pumps from the Hoffman Hill Reservoir into the 530-foot pressure zone. 

Bell Hill  
The Bell Hill Booster Pump Station is equipped with six vertical turbine pumps, which supply the 400-
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foot pressure zone of the City water system from the 1.0 MG Bell Hill Reservoir.  Pumps 1,2, and 3 each 
have a nominal capacity of 1,350 gpm and are driven by 50-hp motors.  Pumps 4 and 5 are 500 gpm in 
capacity with 20-hp motors.  Pump 6 is driven by a 15-hp motor with a 350  gpm capacity.  The pump 
station is fully operational via an auxiliary power generator in the event of a power outage. 

An improvement project in 2017 included removal of the former cable-actuated valves on the discharge 
of Bell Hill Booster Pumps 1 through 6, installation of new hydraulic pressure sustaining valves on 
Booster Pumps 1 through 3, and installation of new globe style silent check valves on Booster Pumps 4 
through 6.  The work also included installation of a new Motor Control Center (MCC) containing reduced 
voltage soft starters for Bell Hill booster pumps 1 through 3, and variable frequency drives for booster 
pumps 4 through 6.  A new control panel for the Bell Hill booster pump station was also installed as part 
of this project. 
 
The Bell Hill control system activates the Bell Hill Booster Pump Station pumps according to an operator 
specified sequence when low pressures are detected in the 400-foot pressure zone.  The control system 
deactivates pumps sequentially as appropriate when the combined nominal flow rate of the operating 
pumps exceeds the net pump station demand from the water system. 

Hoffman Hill  
The Hoffman Hill Booster Pump Station is a skid mounted modular unit installed inside a building 
structure at the Hoffman Hill Reservoir site.  This booster pump station was modified in 2017 to increase 
its capacity by replacing two 25-hp pumps with two 40-hp pumps.  In total, four variable speed pumps 
are incorporated into the station to service existing and future connections in the 530-foot pressure 
zone. Two of these pumps provide for peak day demands and are each capable of delivering 600 gpm at 
150 feet of Total Dynamic Head (TDH).  The other two variable speed pumps provide fire flow and are 
each capable of delivering 500 gpm at 150 feet of TDH, for a total installed capacity of 2,200 gpm.  With 
one of the largest pumps out of service (600 gpm), the remaining three pumps are capable of supplying 
up to 1,600 gpm. 
 
Control of the Hoffman Hill Booster Pump Station is maintained via a SCADA system similar to the Bell 
Hill facility with a Master Programmable Control (MPC) at City Hall and a Programmable Logic Control 
(PLC) at the booster station.  The monitoring points for the booster station are integrated with the City 
of DuPont water telemetry system.  In the event normal power service is interrupted, the station is 
equipped with a standby generator to keep the system operational until power service is restored. 

Water Distribution System  
The existing distribution system in the Northwest Landing portion of the City water system includes 
primarily 8, 12, and 16-inch diameter ductile iron (DI) mains, which have primarily been installed 
subsequent to construction of the various Bell Hill (1992) and Hoffman Hill (1999) facilities. 

Significant upgrades to the Historic Village system were made in 2016 and 2017, which combined, have 
replaced essentially all of the distribution facilities in the Historic Village area.  Piping improvements 
have also included the completion of a small number of loops to complete the piping grid in the Historic 
Village. 
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The original El Rancho Madrona distribution system was constructed as a separate water system in the 
late 1960’s and was primarily comprised of 6-inch diameter AC pipe.  The system was connected to 
DuPont water system in 2010 and all the AC pipe was replaced in 2012 with new ductile iron water pipe. 

In 1997, construction of an emergency intertie with the adjacent Joint Base Lewis-McChord (formerly 
For Lewis) water system was completed. 
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Table 56: Water Supply and Distribution Facilities Inventory (WSD-1) 
TYPE OF 
FACILITY  NAME  LOCATION CAPACITY  

Well  Bell Hill Well No.1  Upper Salmon Springs 900 gpm  
Well  Bell Hill Well No.2  Undifferentiated/Outwas

h/Lakewood Glacial 
1,000 gpm  

Well  Bell Hill Well No. 3  Upper Salmon Springs  1,000 gpm  
Well   Hoffman Hill Well No. 1  Upper Salmon Springs  1,100 gpm  
Well Hoffman Hill Well No. 2  Upper Salmon Springs  1,100 gpm  

Treatment  Bell Hill Chlorination Facility  Bell Hill Place  Output of Bell Hill Wells Nos. 
1-3  

Booster Station  Bell Hill Pumps 1-3 Bell Hill Place  1,350 gpm 
Booster Station Bell Hill Pumps 4-5 Bell Hill Place 500 gpm 
Booster Station Bell Hill Pump 6 Bell Hill Place 350 gpm 

Reservoir  Bell Hill Reservoir  Bell Hill Place  1,000,000 Gallons  
Reservoir  Hoffman Hill Reservoir  Hoffman Hill Blvd.  3,535,000 Gallons  

Booster Station  Hoffman Hill Pump 1-2 Hoffman Hill  425 gpm  
Booster Station Hoffman Hill Pump 3-4 Hoffman Hill 500 gpm 

 

Level of Service (LOS)  

Level of service criteria for water consumption have been established to estimate water use in order to 
project future demands on water supply. These criteria have been established based on historic water use 
data.  

Water Consumption.  
Specific projections of build out water demand are included in the City of DuPont’s Water System Plan 
2018 Update. Table 59 below summarizes the average daily water consumption for the City of DuPont 
between 2011 and 2017 from Table 2-3 and 2-6.  These values are the type of metered water consumption 
from Table 2-6, divided by type of service connections in Table 2-3 and finally divided by 365 to convert 
annual to daily.  
Table 57: Water Consumption (WSD-2)1 

LAND USE TYPE METERED WATER CONSUMPTION (2011- 
2017) 
Single Family 221 gal/conn/day 
Multi-Family 900 gal/conn/day 
Commercial 1,087 gal/conn/day 
Industrial 11,461 gal/conn/day 
Irrigation 2,388 gal/conn/day 

 

Water Demand Projections.  
The water consumption data (See Table 59) is combined with projected land use areas to estimate 
projected water demands for 2017 to 2038. According to the City of DuPont’s Water System Plan 2018 
Update, residential water consumption is based on average day demand of 231 gallons per day per 
equivalent resident unit (ERU), with 2.7 persons per single-family dwelling unit, 1.8 persons per multi-
family dwelling unit. The average day demand of 231 gallons per day per ERU was selected based on the 
average 2015 to 2017 consumptions data only, see Water System Plan 2018 Update for more 
information. 
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Table 58 shows average daily consumption projections for five major customer classifications: single-
family residential, multi-family residential, commercial, industrial and irrigation. Average daily 
consumption rates for single-family residential and multi-family residential usage are projected 
proportionate with population to buildout levels in year 2038. Estimated future water consumption 
rates for commercial, and industrial usage are based on existing total water use per acre and projected 
proportionate to anticipated future land use. Consumption rates for irrigation are estimated as 27.7% of 
total water demand based on existing use trends. 

Table 58: Water Demand Projections for 2017-2038  

 

This table is based on Table 2-15 of the City of DuPont’s Water System Plan 2018 Update.  
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Projected water demands are quantified by consumption, production, and lost and unaccounted for 
water. Water consumption, shown in Table 60, is the sum of all metered water use. Water production is 
the sum of all metered source production from the City’s wells. The difference between production and 
consumption is “lost and unaccounted for water.” “Lost” water includes any water loss due to leaks or 
unauthorized uses, such as illegal service connections. “Unaccounted for” water results from accounting 
errors, inaccurate source and customer meters, and water leaving the system for unmetered usage, such 
as flushing of mains, fire flows, and use by unmetered connections. Projected water demands have also 
been classified by average day demands, peak day demands, and peak hour demands.  

Table 61 presents projected average daily, peak day, and peak hour rates of consumption, production, 
and lost and unaccounted for water through the year 2038 (anticipated buildout) based on the average 
daily demand projections presented in Table 60 and peaking factors consistent with Department of Health 
guidelines.  According to conservation planning and efforts to reduce lost and unaccounted for water to 
10 percent throughout the planning period. Production is projected as the sum of annual consumption 
and lost and unaccounted for water.  
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Capital Facilities Projects and Financing  

Planned water utility projects are shown in Table 62. Projects will be implemented as funding is 
available. 

In future years, after the gravel mine is reclaimed and the as the City continues to experience growth, 
additional water capacity projects such as, source development, storage construction, and transmission 
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mains will be required. The City’s Water System Plan (2010) contains a financial analysis of the City’s 
water utility, including projected rate impacts through the year 2038.  

Table 59: Water Consumption and Production for 2012-2031 (WSD-4) 
                                Projected Water Demands 2017-2038.   
Year     Project Consumption Projected 

Lost/Unaccounted 
For Water 
WUE 

     Projected Production 

2017 1.427 3.737 4,252 8.24 1.545 4.045 4,602.4 
2018 1.494 3.913 4,447 8.24 1.617 4.235 4,813.4 
2019 1.561 4.089 4,641 8.24 1.690 4.426 5,023.4 
2020 1.584 4.147 4,706 8.24    
2021 1.606 4.205 4,770 8.24    
2022 1.628 4.263 4,834 8.24    
2023 1.650 4.320 4,897 8.24    
2024 1.672 4.379 4,962 8.24    
2025 1.694 4.437 5,027 8.24    
2026 1.765 4.623 5,233 8.24    
2027 1.836 4.809 5,439 8.24    
2028 1.907 4.995 5,645 8.24    
2029 1.979 5.183 5,853 8.24    
2030 2.050 5.369 6,059 8.24    
2031 2.121 5.555 6,265 8.24    
2032 2.192 5.742 6,472 8.24    
2033 2.264 5.929 6,679 8.24    
2034 2.335 6.115 6,885     
2035 2.406 6.302 7,092     
2036 2.433 6.373 7,171     
2037 2.461 6.445 7,251     
2038 2.488 6.516 7,329     

The new Lost/Unaccounted for Water is 8.24% is from Table 2-8 on page 2-11.  The Projected 
Production will be x 1.084. 

Year Projected Consumption (gdp) (1) Projected 
Lost/Unaccounted 

for Water(4) 

Projected Production (gdp)  
Average 

Daily 
Max 

Daily(2) 
Peak 

Hourly(3) 
Average 

Daily  
Max Daily Peak 

Hourly 
2012 1,348,600 3,668,192 6,103,958 8.2% 1,459,185 3,968,984 6,604,483 
2013 1,403,600 3,817,792 6,403,046 8.2% 1,518,695 4,130,851 6,928,096 
2014 1,459,100 3,968,752 6,701,170 8.2% 1,578,746 4,294,190 7,250,666 
2015 1,509,100 4,104,752 6,998,328 8.2% 1,632,846 4,441,342 7,572,191 
2016 1,521,400 4,138,208 7,152,696 8.2% 1,646,155 4,477,541 7,739,217 
2017 1,555,200 4,230,144 7,308,029 8.2% 1,682,726 4,577,016 7,907,287 
2018 1,588,700 4,321,264 7,461,432 8.2% 1,718,973 4,675,608 8,073,269 
2019 1,622,300 4,412,656 7,615,800 8.2% 1,755,329 4,774,494 8,240,296 
2020 1,656,100 4,504,592 7,771,133 8.2% 1,791,900 4,873,969 8,408,366 
2021 1,689,700 4,595,984 7,925,501 8.2% 1,828,255 4,972,855 8,575,392 
2022 1,723,000 4,686,560 8,078,904 8.2% 1,864,286 5,070,858 8,741,374 
2023 1,757,000 4,779,040 8,235,202 8.2% 1,901,074 5,170,921 8,910,489 
2024 1,790,100 4,869,072 8,386,675 8.2% 1,936,888 5,268,336 9,074,382 
2025 1,798,300 4,891,376 8,424,302 8.2% 1,945,761 5,292,469 9,115,095 
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2026 1,858,200 5,054,304 8,699,270 8.2% 2,010,572 5,468,757 9,412,610 
2027 1,918,300 5,217,776 8,976,168 8.2% 2,075,601 5,645,634 9,712,214 
2028 1,978,100 5,380,432 9,251,136 8.2% 2,140,304 5,821,627 10,009,729 
2029 2,038,000 5,543,360 9,526,104 8.2% 2,205,116 5,997,916 10,307,245 
2030 2,098,100 5,706,832 9,802,037 8.2% 2,270,144 6,174,792 10,605,804 
2031 2,157,800 5,869,216 10,076,040 8.2% 2,334,740 6,350,492 10,902,275 

Concurrency (Adequate Public Facilities)  

According to the 2018 Water System Plan the City of DuPont has adequate water rights to meet 
projected 6-year growth demands of the system. However, in planning for buildout, the City of DuPont 
will pursue transferring existing water rights (Weyerhaeuser golf course wells) from one point of 
withdrawal to another. Additionally, this should be pursued with the well that are no longer used at 
Historic Village.  

In compliance with GMA and City policy, adequate water supply and distribution facilities must be 
available at the time of occupancy and use of new development.  

Table 60: Water Facilities Projects (WSD-5)1 
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Franchise Utilities 

Electrical 

Current Facilities  
Puget Sound Energy (PSE) is a private utility providing electric and natural gas service to homes and 
businesses in Puget Sound region and portions of Eastern Washington, covering 10 counties and 
approximately 6,000 square miles. PSE’s regional and local electric and natural gas planning efforts are 
integrated and centered on providing safe, dependable, and efficient energy service. PSE provides 
electrical power to more than 1.2 million electric customers throughout 8 counties. As of March 2015, 
PSE provides electric service to approximately 3,926 customers in the City of DuPont. 

To provide the City of DuPont with electricity, PSE builds, operates, and maintains an extensive 
integrated electric system consisting of generating plants, transmission lines, substations, switching 
stations, sub-systems, overhead and underground distribution systems, attachments, appurtenances, 
and metering systems. 

Electricity provided by PSE to the City of DuPont is often produced elsewhere and is interconnected to 
the Northwest’s regional transmission grid through an extensive network of transmission facilities 
providing bulk transmission service to meet the demands of electricity customers within the region’s 
eight states. The PSE electric transmission facilities in the City of DuPont are important components of 
the electric energy delivery grid serving the Puget Sound region.  As electricity reaches the City of 
DuPont the voltage is reduced and redistributed through lower-voltage transmission lines, distribution 
substations, overhead and underground distribution lines, smaller transformers, and to individual 
meters. 

Level of Service (LOS) 
In order for PSE to meet regulatory requirements, it updates and files an Integrated Resource Plan (IRP) 
with the WUTC every two years.  The IRP presents a long-term forecast of the lowest reasonable cost 
combination of resources necessary to meet the needs of PSE’s customers to provide dependable and 
cost effective service over the next 20 years. The current plan, which was filed in May of 2013, details 
both the energy supply and transmission resources needed to reliably meet customers’ wintertime, 
peak-hour electric demand over the next 20 years. The plan, which will be updated in the fall of 2015, 
forecasted that PSE would have to acquire approximately 4,900 megawatts of new power-supply 
capacity by 2033. This resource need is driven mainly by expiring purchased-power contracts and 
expected population and economic growth in the Puget Sound region.  The IRP suggests that roughly 
more than half of the utility’s long-term electric resource need can be met by energy efficiency and the 
renewal of transmission contracts. This reduces the need down to 2,200 MW by 2033. The rest of PSE’s 
gap in long-term power resources, the IRP stated is likely to be met most economically with added 
natural gas-fired resources.   

PSE generates approximately 46 percent of the electricity for its customers’ from its own generation 
specifically generation plants; hydro, thermal, solar and wind.  PSE currently has about 3,000 megawatts 
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of power-generating capacity, and purchase the rest of its power supply from a variety of other utilities, 
independent power producers and energy marketers across the western United States and Canada. 

Capital Facilities Projects and Financing. 
PSE’s operations and rates are governed by the Washington Utilities and Transportation Commission 
(WUTC). PSE electric utility operations and standards are further governed by the Federal Energy 
Regulatory Commission (FERC), the National Electric Reliability Corporation (NERC), and the Western 
Electricity Coordinating Council (WECC). These respective agencies monitor, assess and enforce 
compliance and reliability standards for PSE. The residents of the City of DuPont and the region rely on 
the coordinated effort between PSE and the City for the adoption and enforcement  of ordinances 
and/or codes to protect transmission and distribution line capacity and support federal and state 
compliance of safe, reliable, and environmentally sound operation of PSE’s  electric  facilities. Routine 
utility maintenance work, including vegetation management is required to maintain compliance with 
FERC, NERC, and WECC regulations 

To meet regional and City of DuPont electric demand, new transmission lines and substations may need 
to be constructed.  In addition, existing facilities will need to be maintained and possibly rebuilt to serve 
current and future demand.   The system responds differently year to year and PSE is constantly adding 
or modifying infrastructure to meet electrical demands. 

Gas 

Current Facilities  
PSE provides natural gas to more than 770,000 customers, throughout 6 counties, covering 
approximately 2,900 square-mile area.  As of March 2015, PSE provides natural gas service to 
approximately 2,965 customers in the City of DuPont. 

To provide the City of DuPont and adjacent communities with natural gas, PSE builds, operates, and 
maintains an extensive system consisting of transmission and distribution natural gas mains, odorizing 
stations, pressure regulation stations, heaters, corrosion protection systems, above ground 
appurtenances, and metering systems. When PSE takes possession of the gas from its supplier, it is 
distributed to customers through more than 21,000 miles of PSE-owned natural gas mains and service 
lines.  

PSE receives natural gas transported by Williams Northwest Pipeline’s 36” and 30” high pressure 
transmission mains at pressures ranging from 500 PSIG to 960 PSIG. The custody change and 
measurement of the natural gas occurs at locations known as Gate Stations. PSE currently has 39 such 
locations throughout its service territory. This is also typically where the gas is injected with the odorant 
methyl mercaptan. Since natural gas is naturally odorless, this odorant is used so that leaks can be 
detected. The Gate Station is not only a place of custody transfer and measurement but is also a 
common location of pressure reduction through the use of “pressure regulators”. Due to state 
requirements, the pressure is most commonly reduced to levels at or below 250 PSIG. This reduced 
pressure gas continues throughout PSE’s high pressure supply system in steel mains ranging in diameter 
of 2” to 20” until it reaches various other pressure reducing locations. PSE currently has 755 pressure 
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regulating stations throughout its service territory. These locations consist of Limiting Stations, Heaters, 
District Regulators, and/or high pressure Meter Set Assemblies. 

The most common of these is the intermediate pressure District Regulator. It is at these locations that 
pressures are reduced to the most common levels ranging from 25 PSIG to 60 PSIG. This reduced 
pressure gas continues throughout PSE’s intermediate pressure distribution system in mains of various 
materials consisting of  polyethylene and wrapped steel that range in diameters from 1-1/4” to 8” (and 
in a few cases, larger pipe). The gas flows through the intermediate pressure system until it reaches 
either a low pressure District Regulator or a customer’s Meter Set Assembly.  

To safeguard against excessive pressures throughout the supply and distribution systems due to 
regulator failure, over-pressure protection is installed. This over-pressure protection will release gas to 
the atmosphere, enact secondary regulation, or completely shut off the supply of gas. To safeguard steel 
main against corrosion, PSE builds, operates, and maintains corrosion control mitigation systems to 
prevent damaged pipe as a result of corrosion. 

Level of Service (LOS) 
In order for PSE to meet its regulatory requirements, it updates and files an Integrated Resource Plan 
(IRP) with the WUTC every two years. The IRP identifies methods to provide dependable and cost 
effective natural gas service that address the needs of retail natural gas customers. Natural gas sales 
resource need is driven by design peak day demand. The current design standard ensures that supply is 
planned to meet firm loads on a 13-degree design peak day, which corresponds to a 52 Heating Degree 
Day (HDD). Currently, PSE’s supply/capacity is approximately 970 MDth/Day at peak. This figure will be 
updated in the fall of 2015. The IRP suggests the use of liquefied natural gas (LNG) for peak day supply 
and support the needs of emerging local maritime traffic and truck transport transportation markets. 

PSE controls its gas-supply costs by acquiring gas, under contract, from a variety of gas producers and 
suppliers across the western United States and Canada. PSE purchases 100 percent of its natural-gas 
supplies needed to serve its customers.  About half the natural gas is obtained from producers and 
marketers in British Columbia and Alberta, and the rest comes from Rocky Mountain States. All the gas 
PSE acquires is transported into PSE’s service area through large interstate pipelines owned and 
operated by Williams Northwest Pipeline. PSE buys and stores significant amounts of natural gas during 
the summer months, when wholesale gas prices and customer demand are low, and stores it in large 
underground facilities and withdraws it in winter when customer usage is highest; ensuring a reliable 
supply of gas is available. 

Capital Facilities Projects and Financing 
PSE’s operations and rates are governed by the Washington Utilities and Transportation Commission 
(WUTC). PSE natural gas utility operations and standards are further regulated by the U.S. Department 
of Transportation (DOT), including the Pipeline and Hazardous Materials Administration (PHMSA).  
PHMSA’s Pipeline Safety Enforcement Program is designed to monitor and enforce compliance with 
pipeline safety regulations.  This includes confirmation that operators are meeting expectations for safe, 
reliable, and environmentally sound operation of PSE’s pipeline infrastructure. PHMSA and the WUTC 
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update pipeline standards and regulations on an ongoing basis to assure the utmost compliance with 
standards to ensure public safety. The residents within the City of DuPont rely on the coordinated effort 
between PSE and the City for the adoption and enforcement of ordinances and/or codes to support on 
the safe, reliable, and environmentally sound construction, operation and maintenance of PSE’s natural 
gas facilities. 

To meet the regional and City of DuPont’s natural gas demand, PSE’s delivery system is modified every 
year to address new or existing customer growth, load changes that require system reinforcement,  
rights-of-way improvements, and  pipeline integrity issues. The system responds differently year to year 
and PSE is constantly adding or modifying infrastructure to meet gas volume and pressures demands. 
With that said, the major construction that is anticipated in the City of DuPont in the next 10 to 20 years 
includes the following: 

• The replacement of DuPont manufactured polyethylene main and service piping and 
certain/qualified steel wrapped intermediate pressure main and service piping. There will be 
ongoing pipe investigations throughout the city to determine the exact location of any DuPont 
pipe and qualified steel wrapped pipe to be replaced. 

• There will be ongoing investigations throughout the city to determine the location of where gas 
lines have been cross bored through sewer lines and make subsequent repairs. 

Implementation 

The following programs shall be implemented by December 31, 2021, or such earlier date as may be 
adopted by the City, to ensure that the goals and policies established in the Capital Facilities Plan will be 
achieved or exceeded, and that the capital improvements will be constructed. Each implementation 
program will be adopted by ordinance, resolution or executive order, as appropriate for each 
implementation program.  

Review of Applications for Development Permits  

The City shall amend its land development regulations to provide for a system of review of various 
applications for development permits which, if granted, would impact the levels of service of certain 
public facilities.  Such system of review shall assure that no final development permit shall be issued 
which results in a reduction in the levels of service below the standards adopted by the City.  

The land development regulations shall also address the circumstances under which public facilities may 
be provided by applicants for development permits. Applicants may offer to provide public facilities at 
the applicant's own expense in order to insure sufficient capacity of certain public facilities. 
Development permits may be issued subject to the provision of public facilities by the applicant subject 
to the following requirements:  

• The City and the applicant enter into an enforceable development agreement which shall 
provide, at a minimum, a schedule for construction of the public facilities and mechanisms for 
monitoring to insure that the public facilities are completed concurrent with the impacts of the 
development, or the development will not be allowed to proceed.  
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• The public facilities to be provided by the applicant are contained in the schedule of capital 
improvements of the Comprehensive Plan and will achieve and maintain the adopted standard 
for levels of service concurrent with the impacts of development.  

Impact Fees  

Impact fee ordinances shall require the same standard for the level of service adopted by this plan. 
Impact fee ordinances shall also comply with the requirements of RCW 82.02.060 as currently adopted 
or hereinafter amended.  

Annual Budget 

The annual budget shall include in its capital appropriations all projects in the schedule of capital 
improvements that are planned for expenditure during the subsequent fiscal year.  

Update of Capital Facilities Plan 

The Capital Facilities Plan shall be reviewed and updated annually. The Plan shall be updated in 
conjunction with the budget process and the release of the official population estimates and projections 
by the Office of Financial Management of the State of Washington. The update shall include:  

• Revision of population projections.  
• Update of inventory of public facilities.  
• Update of costs of public facilities.  
• Update of public facilities requirements analysis (actual levels of service compared to adopted 

standards).  
• Update of revenue forecasts.  
• Revise and develop capital improvements projects for the next six fiscal years.  
• Update analysis of financial capacity.  
• Amendments to the CFP, including amendments to levels of service standards, capital projects, 

and/or the financing plan sources of revenue.  

Concurrency Implementation and Monitoring System 

The City shall establish and maintain Concurrency Implementation and Monitoring Systems. The 
Systems shall consist of the following components:  

A. Annual Report on the Capacity and Levels of Service of Public Facilities. The report shall 
summarize the actual capacity of public facilities compared to the standards for levels of service 
adopted in Policies 5.2 - 5.5, and forecast the capacity of public facilities for each of the six 
succeeding fiscal years. The forecast shall be based on the most recently updated schedule of 
capital improvements in the Capital Facilities Plan. The annual report shall provide the initial 
determination of the capacity and levels of service of public facilities for the purpose of issuing 
development permits during the 12 months following completion of the annual report. Each 
application will be analyzed separately for concurrency, as described in B, below.  
 

B. Public Facility Capacity Review of Development Applications. The City shall use the procedures 
specified in Implementation Program 1, at the time each application for development is 
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reviewed. Review of applications for development will be conducted according to the terms of 
interlocal agreement(s) between the City and other governmental agencies within the City. 
Records shall be maintained during each fiscal year to indicate the cumulative impacts of all 
development permits approved during the fiscal year-to-date on the capacity of public facilities 
as set forth in the most recent annual report on capacity and levels of service of public facilities.  
 
The land development regulations of the City shall provide that applications for development 
permits that are denied because of insufficient capacity of public facilities may be resubmitted 
after a time period to be specified in the land development regulations.  Such time period is in 
lieu of, and not in addition to, other minimum waiting periods imposed on applications for 
development permits that are denied for reasons other than lack of capacity of public facilities. 
Land development regulations shall require that development commence within a specified 
time after a development permit is issued, or the development permit shall expire, subject to 
reasonable extensions of time based on criteria included in the regulations.  
 

C. Review of Changes to Planned Capacity of Public Facilities. The City shall review each 
amendment to this Capital Improvement Element, in particular any changes in standards for 
levels of service and changes in the schedule of capital improvements.  
 

D. Concurrency Implementation Strategies. The City shall annually review the concurrency 
implementation strategies of this Capital Facilities Plan. Such strategies may include, but are not 
limited to, the following: 

(1) Standards for levels of service may be phased to reflect the City's financial ability to 
increase public facility capacity, and resulting levels of service, from year to year. 
Standards for levels of service may be phased to specific fiscal years in order to 
provide clear, unambiguous standards for issuance of development permits.   

(2) Standards for levels of service may be applied according to the timing of the impacts 
of development on public facilities. Final development permits, which impact public 
facilities in a matter of months, are issued subject to the availability of public 
facilities prior to the issuance of the building permit (except roads and transit which 
must be available within 6 years of the final development permit).  

Preliminary development permits may be issued subject to public facility capacity, 
but the capacity determination expires unless the applicant provides financial 
assurances to the City and obtains subsequent development permits before the 
expiration of the initial development permit. As an alternative, the determination of 
public facility capacity for preliminary development permits can be waived with an 
agreement that a capacity determination must be made prior to issuance of any 
final development permit for the subject property. Such a waiver specifically 
precludes the acquisition of rights to a final development permit as a result of the 
issuance of the preliminary development permit.  
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(3) Public facility capital improvements are prioritized among competing applications 
for the same amount of facility capacity according to rational criteria determined by 
the City.  If any applications have to be deferred to a future fiscal year because of 
insufficient capacity of public facilities during the current fiscal year, the applications 
to be deferred will be selected on the basis of rational criteria.  
 

E.  Capacity of Public Facilities for Development Permits Issued Prior to Adoption of the Plan.  

The City will "reserve" capacity of public facilities for vested development permits that were 
issued by the City prior to the adoption of this Comprehensive Plan.  

The City will recognize legitimate and substantial vested development rights obtained with 
some previous development permits. The City will identify properties which have vested 
development rights pursuant to procedures to be adopted in the land development 
regulations. Properties not identified by the City as having vested development rights may 
petition for a determination of such rights.  

The City will reserve capacity of public facilities to serve the needs of properties with vested 
development rights.  In the event that there is not sufficient capacity to serve the vested 
properties, the City will create a "lien" on future capacity of public facilities in order to serve 
the vested property at the adopted level of service standard before allowing non-vested 
property to use future public facility capacity. In such circumstances, the vested development 
will be allowed to commence in order to avoid a "taking" of the vested rights.  

The City intends to require vested properties to commence development and to continue in 
good faith in order to maintain the "reservation" of capacity of public facilities which are 
provided by the City. The City also intends to evaluate the timing and estimated 
density/intensity of vested properties in order to phase the reservation of capacity to meet the 
probable needs of such properties. Experience indicates that some vested development 
permits are not used to the maximum allowable uses, densities or intensities, or reach such 
development limits over extended periods of time.  

The City finds that it is not necessary to automatically "reserve" capacity of public facilities for 
non-vested development permits issued prior to the adoption of the plan. Such development 
permits should be subject to the concurrency requirement. The City finds that the population 
forecasts that are the basis for this plan are a reasonable prediction of the absorption rate for 
development, and that the capital facilities which are planned to serve the forecast 
development are available for that absorption rate. Reserving public facility capacity for non-
vested previously issued development permits would deny new applicants access to public 
facilities, and would arbitrarily enhance the value of dormant development permits.  

F. Evaluation Reports. Evaluation reports will address the implementation of the goals and policies of 
the Capital Facilities Plan.  The monitoring procedures necessary to enable the completion of 
evaluation include:  
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(1) Review of Annual Reports of the Concurrency Implementation and Monitoring System.  

(2)  Review of Annual Updates of this Capital Facilities Plan, including updated supporting 
documents.  

G. Contractor Performance System. The City will develop a system of monitoring the actual 
performance of contractors who design and/or construct public facilities for the City. The 
monitoring system shall track such items as actual vs. planned time schedule, and actual vs. bid cost. 
The performance of contractors shall be considered when the City awards contracts for public 
facilities. 

Capital Facilities and Utilities Goals and Policies 

CF-Goal 1 To plan for the provision and development of roads, water system, wastewater and 
storm drainage systems, parks, civic facilities, schools, and police and fire protection 
that are adequate to meet the needs of the City at full development. The funding of 
those capital facilities requiring concurrency shall be the responsibility of the 
developer. 

CF-1.1 Each application shall be evaluated for Concurrency. Concurrency for the provision of 
roads, water system extensions, waste water system extensions, schools, fire 
protection, and parks shall mean that they are in place at the time of occupancy of the 
housing and/or businesses to be served. 

CF-1.2 Require all development projects, both public and private, to demonstrate there are 
adequate public facilities and infrastructure to support the project or to demonstrate 
how such facilities will be provided as part of the project. 

CF-1.3 Require projects that demand large amounts of water to demonstrate that their use 
will not increase costs, degrade water quality or system dependability to existing and 
future users. 

CF-1.4 Revise interim Level of Service standards to guide the development of necessary public 
facilities in accordance with the land use element of the City of DuPont’s 
Comprehensive Plan. 

CF-1.6 Require wastewater system extensions to continue to connect to the County's 
treatment facility to accommodate all new development. 

CF-1.7 The City will place substantive reliance on the following facilities plans when reviewing 
development proposals and undertaking public improvements: 

• DuPont Water Comprehensive Plan 
• DuPont Storm Drainage Plan 
• DuPont Street Standards 
• Pierce County Sewer Plan 
• DuPont Fire Service: Resource Allocation and Public Fire Safety Plan 
• DuPont Capital Facilities Plan 

CF-1.8 Collaborate with regional and neighboring public safety services providers to ensure 
adequate emergency response preparedness. 
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CF-1.9 Require new developments to incorporate appropriate on-site storm-water facilities or 
connect to regional facilities in order to prevent pollution, siltation, erosion, flooding 
and other surface water degradation. 

CF-1.10 Water, wastewater and storm drainage lines are to be developed within public rights-
of-way. 

CF-1.11 Coordinate with utility providers at early stages in planning for needed facilities: 
1) The City shall require that utility providers use the Land Use Element of this Plan 

in planning future facilities; 
2)  The City should continue to use and adopt procedures to review and comment on 

proposed actions and policies of public and private utility providers; and 
3)  City coordination may include involvement in consideration of alternatives to new 

facilities and alternate locations for new facilities. 

CF-1.12 Coordinate with non-city providers of public facilities on a joint program for 
maintaining adopted levels of service standards, concurrency requirements, funding, 
and construction of public facilities, to ensure consistency with the Countywide Policy 
Plan and service providers. 

CF-1.13 Provide an efficient and adequate water supply to the residents and businesses of the 
City. 

CF-1.14 Secure additional water rights to provide adequate water supplies either concurrent 
with or in advance of new development. 

CF-1.15 The City should continue to use best available science (BAS) to protect the aquifer, 
including promoting water conservation, education, and landscape standards. 

CF-1.16 Extend sewers to serve development where there are limitations to on-site treatment 
due to soils, topography, or water resources. 

CF-1.17 Require all new development to have sanitary sewer service. 

CF-1.18 Continue to use and adopt updated Washington DOE standards for stormwater runoff. 

CF-1.19 Provide an adequate and cost effective method of preventing property damage from 
local storm water. 

CF-1.20 Encourage non-structural as well as structural solutions to storm water control. 

CF-1.21 Finance the six-year Capital Facilities Plan within the City’s financial capacity. If the 
projected funding is inadequate to finance needed capital facilities based on adopted 
level of service and forecasted growth, make adjustments to the level of service, the 
land use element, the demand for public facilities, the sources of revenue, or any 
combination, to achieve a balance between available revenue and needed capital 
facilities 

CF-1.22 Prepare an annual update of the Capital Facilities Plan, including the inventory of 
facilities, list of capital projects, and financing plan. The annual update should be 
coordinated with the annual budget process, and the annual amendment of the 
Comprehensive Plan. 
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CF-1.23 Trails, parks, and open space should be required in residential and commercial 
planning and should connect to the City's trail system and neighboring local trails. Trail 
and park locations may be determined during the land use review process 

CF Goal 2 Provide adequate public facilities that achieve and maintain City level of service 
standards for existing and future population. 

CF-2.1 Use the level of service standards adopted in the Capital Facilities Plan and to 1) 
determine the need for Category A public facilities, 2) test the adequacy of such 
facilities to serve proposed development concurrent with the impacts of the 
development; and 3) develop annual budget and 6-year Capital Improvement Program 

CF-2.2 Coordinate with providers of public facilities and utilities to ensure that the adopted 
level of service standards are maintained. 

CF Goal 3 Protect public health and environmental quality through the appropriate design and 
installation of public facilities.  

CF-3.1 Promote conservation of energy, water and other natural resources in the location and 
design of public facilities 

CF-3.2 Practice efficient and environmentally responsible maintenance and operating 
procedures 

CF Goal 4 Ensure that public facilities necessary to support new development are available and 
adequate concurrent with the development, based on the City’s adopted level of 
service standards. 

CF-4.1 Provide the following options for each development for which adequate public 
facilities are not available concurrent with the impacts of development:  

• Mitigate all their impacts on levels of service; or,  
• Revise the proposed development to reduce impacts to maintain satisfactory 

levels of service; or 
• Phase the development to coincide with the availability of increased water, 

sewer, and transportation facilities. 

CF-4.2 Exempt the following from the concurrency management program: 
• Development vested by RCW 19.26.095, 58.17.033, 58.17.170. 
• Development that creates no added impact on public facilities. 
• Expansions of existing development that were disclosed and tested for 

concurrency as part of the original application. 

CF Goal 5 Make the Capital Facilities Plan consistent with other city, county, regional and state 
adopted plans. 

CF-5.1 Reassess the City of DuPont’s Comprehensive Plan annually to ensure that capital 
facilities needs, financing and level of service are consistent, and that the plan is 
internally consistent. 

CF Goal 6 To ensure that needed public facilities and improvements will be provided in a 
manner that is proportional with the development of the City 
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CF-6.1  Work with the school district to coordinate the development of new schools to 
coincide with the growth of the City's population. 

CF-6.2  Identify appropriate sites for construction of schools to meet the needs of the school 
age population 

CF-6.3 Ensure that plans consider the best available lifecycle cost of an improvement, 
including operation and maintenance costs, environmental economic and social 
impacts, and any replacement or closure costs. 

CF-6.3 Public facilities shall be located to protect natural areas. 

CF-6.4 To allow for the appropriate siting of essential public capital facilities of a state-wide 
or countywide nature. 

CF-6.5 Essential Public Facilities should be equitably located throughout the City, County and 
State due to their potential impacts. No jurisdiction should absorb a disproportionate 
share of Essential Public Facilities. 

CF-6.6 Allow new development only when and where such development can be adequately 
served by essential public utilities without reducing levels of service for existing users 
below acceptable levels. 

CF-6.7  Require the location Encourage additions to and improvements of utility facilities in 
conduits, shared corridors and trenches to reduce costs, minimize the amount of land 
allocated for this purpose, and to minimize construction disturbances. 

CF-6.8 Minimize adverse environmental, aesthetic, and fiscal impacts associated with the 
siting, development, and operation of utility services and facilities 

CF-6.9 Require any annexations to connect with City of DuPont utilities. 

CF-6.10 Design the size of new water utility systems to the anticipated future requirements of 
the area's land use. 

CF-6.11 Design new water systems to allow for their extension into potential future service 
areas. 

CF-6.12 Coordinate with Pierce County to provide an efficient and adequate sanitary sewerage 
service to the residents and businesses of the City in order to maintain adequate water 
quality. 

CF-6.13 Design the size of new sanitary sewerage systems to the anticipated future 
requirements of the area's planned land use. 

CF-6.14 Design new sanitary sewerage systems to allow for their extension into potential 
future service areas. 

CF-6.15  Siting Essential Public Facility proposals shall be made in accordance with the DuPont 
Municipal Code and Countywide Planning Policies  

CF-6.16 Preserve and enhance water quality by providing adequate sewerage systems adjacent 
to waterways and wetland areas. 
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CF-6.17 Limit the development of new pump stations. 

CF-6.18 New construction should be designed so that peak storm water discharge is no greater 
than the discharge was prior to any previous or supposed development 

CF-6.19  Design and install utilities with sufficient capacity to meet anticipated land use 
intensity. 

CF Goal 7 Provide a variety of responses to the demands of growth on capital facilities. 

CF-7.1 Make the most efficient use of existing public facilities, including such techniques as: 
• conversation; 
• demand management; 
• improved scheduling; 
• encourage development that uses existing facilities; 
• other methods of improved efficiency. 

CF-7.2 Provide additional public facility capacity when existing facilities are used to their 
maximum level of efficiency (consistent with adopted standards for levels of service).  

CF-7.3 Provide conservation and demand management programs that reduce the demand on 
public facilities. 

CF-7.4 Encourage development where adequate public facilities and services exist or can be 
provided in an efficient manner. 

CF-7.5 If responses are insufficient to meet the demands of growth while preserving the level 
of service of public facilities, restrict the amount and/or direct the location of new 
development where necessary.  

CF-7.6 Provide needed public facilities that are within the ability of the City to fund or within 
the City’s authority to require others to provide. 

CF-7.7 Base the financing plan for capital facilities on realistic estimates of current local 
revenues and external revenues that are reasonably anticipated to be received by the 
City 

CF-7.8 Finance the six-year Capital Facilities Plan within the City’s financial capacity to achieve 
a balance between available revenue and needed capital facilities and utilities. If the 
projected funding is inadequate to finance needed capital facilities and utilities based 
on adopted level of service standards and forecasted growth, the City could do one or 
more of the following:  

• Lower the level of service standard;  
• Change the Land Use Element;  
• Increase the amount of revenue from existing sources and/or  
• Adopt new sources of revenue. 
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CF-7.9 Ensure that existing development pays for capital improvements that reduce or 
eliminate existing deficiencies, and pays for some or all of the cost to replace obsolete 
or worn out facilities.  Existing development may also pay a portion of the cost of 
capital improvements needed by future development. Existing development's 
payments may take the form of user fees, charges for services, special assessments 
and taxes.  

CF-7.10 Ensure that future development pays a proportionate share of the cost of new facilities 
which it requires.  Future development may also pay a portion of the cost to replace 
obsolete or worn-out facilities, but impact fees will not be used to pay for such costs.  
Future development's payments may take the form of voluntary contributions for the 
benefit of any public facility, impact fees (Fire and Rescue facilities not part of a fire 
district, parks, open space, and recreational facilities, Streets, and schools), mitigation 
payments, capacity fees, dedications of land, provision of public facilities, and future 
payments of users fees, charges for services, special assessments and taxes. 

CF-7.11 Match revenue sources to capital projects on the basis of sound fiscal policies. 

CF-7.12 In the event that revenues needed for concurrency are not received from other 
sources the City will arrange for financial commitments from sources under its control 
(i.e., councilmanic bonds). 

CF-7.13 Revise the financing plan in the event that revenue sources for capital improvements 
which require voter approval in a local referendum are not approved.  

CF-7.14 Ensure that the ongoing operating and maintenance costs of a capital facility are 
financially feasible prior to constructing the facility. 

Goal 8 Ensure the efficient and equitable siting of essential regional capital facilities through 
cooperative and coordinated planning with other jurisdictions within the region and 
through streamlining of the City of DuPont’s zoning permit process. 

CF-8.1 Develop criteria for the evaluation of siting proposals for countywide or statewide 
capital facilities. The criteria shall include efficiency and effectiveness of service 
delivery; environmental, societal, and economic impacts on the City of DuPont; 
regional needs; public input; geographic distribution of the facility; and site design.  

CF-8.2 Provide early public notice and opportunity for public review of proposed location of 
essential regional public facilities.  

CF Goal 9 Engage in direct catalytic investments in property and infrastructure that take 
advantage of limited City resources to strategically invest in capital improvements 
for key business sites to preserve and enhance the visual quality of the City of 
DuPont. 

CF-9.1 Develop a civic center area to include a community center, and possibly a library and 
museum 
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CF-9.2 Remain “grant-ready,” ensuring maximum competitiveness by maintaining cash on-
hand for grant match and leveraging, maintaining partnerships with service providers 
to enhance “in-kind” and regional participation, keeping capital facilities plans current, 
building local support for public investment, and ensuring that local economic 
development, parks and recreation, transportation, and capital facilities plans are 
consistent. 

CF-9.3 Coordinate with the Property Owners Association and Commercial Owners Association 
to ensure sustained, cost-effective maintenance of public open spaces. 

CF-9.4 Develop revenue sources that will ensure continued maintenance of the community’s 
landscaped streets and trails  

CF-9.5 Increase the level of communications and community conversation of civic issues. 

CF-9.6  Work with major landowners and developers to project future capital improvements 
to be proposed over the next six years 

CF-9.7 Encourage public amenities and facilities which serve as catalysts for beneficial 
development. 

CF-9.8 Maintain public spaces and enhance their appearance. 

CF-9.9 Preserve existing significant natural vegetation and features in the development of 
public facilities. 

CF-9.10 To facilitate the development and maintenance of all utilities at levels that ensure 
adequacy to meet DuPont's projected population and employment growth. 

CF-9.11 To ensure provision of reliable utility services in a manner that balances the public 
concerns over safety and health impacts of utility systems; consumers' interest In 
paying no more than a reasonable price for utilities' products and services; DuPont's 
natural environment and the impacts that utility development may have on it; and the 
community's desire that utility projects be aesthetically compatible with surrounding 
land uses. 

Implementation Action 

The following action implements the policies identified above. 

 Implementation Action 
CFA-1 Consider the implementation of impact fees for residential and commercial 

development so that new development also contributes to the increased park system 
infrastructure needs 
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“The Old Fort Lake Subarea Plan strives to create a 

dynamic mixed-use district that provides a spectrum of 

future services, recreation, employment, and living 

options for the City of DuPont.” 
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PART 1
INTRODUCTION AND 

PROJECT OBJECTIVE 
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1.1 – Project Summary 
The Old Fort Lake Subarea plan was created to establish a long-range vision and development 
strategy for the +/- 655-acre area bound by Sequalitchew Creek, the Puget Sound bluff, 
Hoffman Hill and Yehle Park Village neighborhoods and the City of DuPont Civic Center.  The 

DuPont Comprehensive Plan includes the goal to conduct this subarea 
plan to establish future uses, delineate open space areas, plan for the 
area’s transportation network, and to ensure community sentiments are 
reflected in the plan.  The existing Comprehensive Plan and Municipal 
Code establish natural resource and land use controls but lack detail 
about future infrastructure, aesthetics, amenities, and compatibility.  

This subarea plan represents a year-long process to engage City officials, 
property owners, and the DuPont residents to define the future vision 

for the property. This subarea plan establishes the process, the findings, 
the options, and final strategy to develop Old Fort Lake into a new 
mixed-use neighborhood.  

Top: Old Fort Lake rests at the top of a bluff overlooking Puget 
Sound. Middle: The City of DuPont trail system traverses through 
and around the subarea. Bottom: The subarea is nestled amongst 
established neighborhoods and natural areas; it is also adjacent to 
the Civic Center. 
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Figure 1 - Existing Conditions Exhibit 
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1.2 – Subarea Plan Intent 
The Old Fort Lake subarea contains tremendous opportunity to provide future employment, 
commerce, recreation, and housing to accommodate current and future populations. The 
intent of the subarea plan is to examine the area to better understand its strengths, 
opportunities, and constraints, and to plan for its growth.  Based on analysis and engagement, 
the subarea plan articulates the future vision and outlines its implementation strategy.   This 
vision will be implemented through the City’s Comprehensive Plan, land use controls, capital 
improvement plans, and economic development initiatives.   

Plan Objectives 
The subarea plan is a systematic approach to planning for Old Fort Lake’s future.  The plan’s 
overarching intent is to create a well-designed, highly-connected, and economically-robust 
district. The subarea plan aims to address the following objectives: 

Natural Environment:  Preserve and enhance sensitive areas and natural assets that 
exist on site.  Showcase the natural environment as part of site planning and capital 
investments. Create a strategy to address soil contamination levels through clean-up, 
engineering controls, and land use planning.   

Economic Opportunity: Leverage the opportunity created by the City’s largest area of 
undeveloped commercial/light manufacturing land to create well-paying employment 
opportunities. Ensure that future uses align with economic development and job 
creation goals. Establish a neighborhood that is attractive for investment, employers, 
and employees. 

Urban Design:  Design a quality district that is rooted in superior urban design that 
applies to site planning, buildings, amenities, and streetscapes. Create a purposeful 
vision for development that is coordinated, aesthetically pleasing, connected, and 
compatible with the surrounding area. Adopt standards to ensure well-designed sites, 
streets, and buildings. 

Connections: Connect future and existing uses with an integrated multi-modal 
transportation network that accommodates all users (motorists, bicyclists, and 
pedestrians).  Integrate the subarea into surrounding areas while being mindful to 
protect residential neighborhoods from adverse impacts.  Build upon the adopted 
transportation plans and policies when planning for streets and trails.   

Amenities (Natural and Cultural): Protect and integrate existing open space, critical 
areas, cultural resources, and views.  Plan for future amenities that enhance the 
neighborhood and stay true to DuPont’s community character and quality of life. 
Focus on creating dynamic streetscapes, landscaping, trails, gathering places, and 
living/commercial environments.   

Housing  Opportunity:  Explore opportunities to provide additional housing for the 
City of DuPont and to provide workforce housing to complement future employment 
uses in Old Fort Lake. 
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1.3 – Project Scope 
The City of DuPont desires to create a long-range vision and implementation strategy for the 
land that encompasses Old Fort Lake. The project includes a holistic, systematic approach 
towards plan creation.  The following tasks were embarked on as part of the project.  

Community and Stakeholder Engagement – The City created opportunities for the
general community and stakeholders to provide meaningful input. This was used to
shape the subarea design, choose amongst alternatives, and recommend action items
that will lead to the plan’s implementation.  The community was asked to voice its
opinions and preferences for land uses, aesthetics, and local connections.  Property
owners were engaged to communicate their long-term development goals,
recommend design options, and provide feedback on implementation plans.

Existing Conditions / Site Analysis –City staff reviewed and documented the area’s
existing conditions to serve as the basis for planning. City staff reviewed elements
including (i) Land Use, (ii) Natural Resource, (iii) Utilities, (iv) Transportation, (v) Open
Space and Trails, (vi) Site Contaminants, and (vii) Demographics.  City staff used this
information to conduct a site-level analysis of opportunity and constraints to guide
the project design.

Concept Planning – The project examined future land use scenarios to serve as the
basis for vision for the property and function as the foundation for land use planning,
infrastructure planning, and development controls.  The subarea plan evaluates the
impacts associated built-out of the future land use plan as organized in the (i) Land
Use and Housing (ii) Transportation, (iii) Capital Facilities and Utilities, and (iv) Open
Space elements.

Land Use and Policy Plan – The Old Fort Lake Subarea Plan documents the planning
process and articulates the long-term vision for the subarea.  The plan was structured
to parallel and complement the City’s Comprehensive Plan and the State of
Washington Growth Management Act land use structure.

Development Standards – The City drafted new development standards (and
amendments) that are intended to enact land use controls to ensure that properties
develop/redeveloped according to the long-range vision.   New zoning districts were
created to implement the plan’s vision.

Plan Adoption – City staff facilitated the process for the DuPont City Council to
formally adopt this subarea plan as an official policy document to guide future
development and capital improvements.  This process included several work sessions
with the DuPont Planning Commission to help develop the plan components and
refine the elements therein.
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1.4 – Community Engagement Strategy 
A Community Engagement Strategy was implemented to ensure that the subarea plan was 
created through meaningful community/stakeholder input. The engagement process aimed to 
integrate the input from City staff, property owners, the Planning Commission, and the general 
community.  The following outlines the Community Engagement Strategy that was followed 
during this planning effort, while Section 3.3 lists the specific community desires.  

Community Engagement Participants 

Working Group 
A project working group was assembled to provide technical guidance and make 
recommendations pertaining to the vision and implementation of Old Fort Lake Subarea Plan.  
The working group consisted of property owners within the subarea, City staff, and its 
consultant team. The working group met weekly through the plan preparation.  The working 
group focused on the following plan elements: Land Use and Housing, Transportation, Open 
Space and Recreation, Cultural Resources, and Utilities & Capital Facilities. 

General Community 
The DuPont residents and stakeholders were engaged through a community meeting/open 
house, written surveys, and continual email correspondence with the City’s planning 
department. This played an important role in the Old Fort Lake Subarea planning process 
because it (i) welcomed community engagement and provided the opportunity for community 
participation, (ii) created community excitement for the Old Fort Lake Subarea, and (iii) 
provided meaningful input that was used to help the Working Group make vital decisions in 
the subarea plan preparation.   

Community Meeting Format – The community meeting was broken into three parts:

Presentation – the presentation was intended to educate attendees on the
background and proposed land use amendments. 

Information Stations – six informational stations were established that each 
represented a key aspect of the project (land use, transportation etc.) so that 
attendees could provide input and vote on elements they prefer.  

Written Comment Station – questionnaire sheets were provided to allow 
attendees to provide written comments about the alternatives. 
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Community Engagement Focus – the community meeting was focused on obtaining
public input relating to the following elements of the plans: 

Land Use – participants were asked to identify their desires and concerns related
to potential commercial, residential, and employment uses.  

Building Appearance – participants were polled on their desires for building 
appearance and design. They were also asked to select their preferred building 
orientation and site design principles. 

Transportation Options – participants were questioned about vehicle, bicycle, 
and pedestrian mobility transportation options and design.  They were asked to 
identity their preferred street design elements for landscaping, travel lanes, and 
pedestrian/bicycle facilities. They were also asked to express their overall 
transportation concerns.   

Amenity Package – participants were asked to provide comment on future public 
and private space amenities.  

Planning Commission 
The City of DuPont Planning Commission was engaged through multiple work sessions to 
provide guidance through the planning process at key project milestones.  City planning staff 
engaged the Planning Commission to provide recommendations to the project approach, the 
area’s opportunities/challenges, the future land use potential, the open space framework, and 
the main infrastructure network.  

Community Meeting/Open House Format 
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PART 2
SITE OVERVIEW & 

COMMUNITY CONTEXT  
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2.1 - Site Overview 

General Characteristics 
The subarea encompasses a +/- 655-acre area bound by Sequalitchew Creek, the Puget Sound 
bluff, the Hoffman Hill and Yehle Park Village neighborhoods, and the City of DuPont Civic 
Center.  Part 4 –Goals and Policies of this subarea plan provides additional existing conditions 
data organized by plan element.   The following is a brief description of the area’s general 
characteristics: 

Landscape – The majority of the properties are relatively flat; some areas slope down
to water features.  The subarea overlooks Puget Sound, with a steep bluff lining the
western boundary.  Old Fort Lake is located central to the plan area.  Sequalitchew
Creek flows along the northern boundary.  The major tree canopies are clustered
along the creek, the lake, along the bluff, and at the southeast corner.

Land Usage – The subarea is mostly vacant and unimproved.   The Home Course (golf
course) is the primary developed land use and operates within the subarea along with
its clubhouse, restaurant, and practice facilities.  Other areas are vacant and await
(re)development.

Cultural Resources – The subarea includes known cultural sites which include the
1833 Hudson Bay Company Fort Nisqually and the Wilkes Observatory Historical Site.
These sites do not have their original structures and only archeologic artifacts remain.

Roadways – There is an existing dirt road that traverses the subarea, however, the
only internal paved streets access the golf course.  Several roadway stubs terminate at
the area’s southern and eastern boundaries.  An active rail line is below the bluff and
runs parallel to the western boundary.

Opportunity Areas – There are several upland sites within the subarea that create
opportunity for future development and employment uses. These areas are generally
unencumbered by natural resources.  Scenario
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Opposite Page: 
Existing subarea 
overlooking Puget 
Sound.   Left: Existing 
multi-use trail along 
southern boundaries. 
Center Left: Nearby 
residential community.  
Center Right:  Existing 
Home Course.   
Bottom Left: Adjacent 
residential community 
along Hoffman Hills 
Boulevard. Bottom 

Right: Undeveloped 
property within the 
subarea. 
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Figure 2 - Site Analysis Diagram 
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Ownership 
When this plan was created, the subarea consisted of a small number of property owners. This 
limited land ownership provided opportunity for coordinated planning amongst these entities. 

Golf Course – The Home Course covers three parcels and is owned by the Washington
State Golf Association.

The City of DuPont – The City owns The 1883 Hudson Bay Company Fort Nisqually
Site, the Wilks Observatory, the south side of Sequalitchew Creek, and the Old Fort
Lake open space area.

Nisqually Indian Tribe – The Nisqually Indian Tribe owns a significant land area
paralleling the Sequalitchew Creek, as well as a small parcel in the southwest corner of
the site.

Private – A single, private entity owns the residual properties within the subarea.

Figure 3 - Old Fort Lake Area Ownership (circ. 2017) 
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Site Remediation History and Considerations 
From 1909 to the 1970’s, much of the subarea was used for manufacturing commercial 
ammunitions. The explosive material manufacturing ceased when the Weyerhaeuser Company 
purchased the property in 1976. A Phase 1 environment site assessment prepared in 1986 
found significant and wide-spread soil contamination as a result of the previous land use. 
Future land activity will require provisions for site cleanup, engineering controls, and/or land 
use restrictions to ensure long-term health and safety.  

The subarea has a number of environmental documents associated with the environmental 
hazards including: the final Environmental Impact Study, a Cleanup Action Plan, Remedial 
Investigation, and Groundwater Monitoring results.   

Consent Decree – A consent decree between the property owner and the
Washington State Department of Ecology was filed in 1991. Remedial action and
feasibility studies were completed and a new consent decree was entered in 2003. The
2003 decree covered two areas, “parcel 1” and “parcel 2.”  Parcel 1 is a 636-acre area
that covers the current subarea, and parcel 2 is a slightly larger area adjacent to the
north. Within parcel 1, copper and lead were found within surface waters. Soil
excavation on the site removed high levels of lead and arsenic. The golf course serves
as an engineered cap over contaminated soils.  The consent decree required certain
land use restrictions to guard against human exposure to harmful substances.  The
Consent Decree specifically stipulates that the site cannot be developed for residential
uses, daycares, parks, schools, and related uses.

Restrictive Covenant – A 2006 Restrictive Covenant, that includes areas within the
subarea, states that uses on the site are allowed to the extent permitted under the City
of DuPont zoning regulations and the Model Toxics Control Act. The 2006 Restrictive
Covenant also echoes the Consent Decree. The covenant states that the site cannot be
developed for residential uses, daycares, parks, and related uses. This restrictive
covenant provides additional restrictions throughout the subarea and will need to be
reviewed on a case-by-case basis. Further soil investigation and hazardous
contamination remediation in the subarea may result in relaxation of these deed
restrictions.

Periodic Review Standards – The contaminated area is subject to 5-year periodic
reviews and soil and groundwater testing. The latest review was performed in 2016,
which found that while soil contamination has not been completely abated, previous
cleanup actions have been sufficient to protect human health and environment for
the existing land uses and that the site could be removed from the Washington State
Department of Ecology’s Hazardous Sites List.
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2.2 - Community Context  
The subarea is nestled in the western portion of DuPont and adjoins established 
neighborhoods, future development areas, and natural amenities. The subarea is adjacent to 
the Hoffman Hill, Yehle Park, Civic Center and the Sequalitchew Village planning areas.  

The Hoffman Hill and Yehle Village planning areas are to the south of the subarea
and consist primarily of single-family and duplex housing. These neighborhoods have
extensive park and trail amenities.

The Sequalitchew Village planning area is to the north of the subarea which includes
manufacturing, office, and warehouse uses.  Nearly the entire village is within the
mineral resource overlay boundary. Gravel extraction is currently underway in this area
and is expected to proceed over a long term. Development is not likely to occur within
this area within the foreseeable future.

The Civic Center includes City Hall, the Fire Department and the Police Department.
In the future a library and museum could also be located on the Civic Center campus.
The remainder of the area south of Civic Drive is planned for office, retail sales, and
service uses.

OLD FORT LAKE 

SUBAREA 

HOFFMAN HILL

NEIGHBORHOOD 

YEHLE VILLAGE 

NEIGHBORHOOD 

SEQUALITCHEW 

VILLAGE 

CIVIC CENTER 

DOWNTOWN 

PUGET 
SOUND 

Figure 4  - Old Fort Lake – Community Context Aerial (2017) 
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PART 3
PROJECT PLANNING 

AND VISION 
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3.1 – Vision & Guiding Principles 
The vision for the Old Fort Lake Subarea is to create a mixed-use district that provides a 
spectrum of future services, recreation, employment, and living options for the City of DuPont.  
The City envisions an Old Fort Lake district that provides additional land use options, protects 
natural resources, and seamlessly integrates into the City as a whole.  

Guiding Principles 
The subarea plan was pursued by following specific guiding principles to keep the long-range 
plan true and aligned to the project vision. These principles were applied to plan elements and 
helped guide decision making for the Subarea Plan.  

Create opportunities for jobs and employment – The Old Fort Lake area will be
developed as an important employment center. Future businesses will provide quality
and diverse job opportunities for the DuPont residents.

Explore opportunities/feasibility for housing – The subarea is a potential location
for residential to address future housing needs for the City of DuPont.  Housing should
be planned within close proximity to future employment uses.

Recognize and protect existing property rights – The subarea plan will
acknowledge and retain much of the land use potential established in the 2014
Comprehensive Plan.

Protect and enhance natural resources – The subarea plan will inventory existing
natural resources and employ protection measures to ensure conservation and
enhancement. The subarea will be responsive to these natural features and will
showcase open space areas.

Protect and provide access to cultural resources – The subarea plan will identify
known cultural resources and design a community plan that provides conservation
and access to these resources.  The plan will include protection policies for all cultural
resources.

Recognize and response to the historical presence of contaminants – The subarea
plan will acknowledge the presence of site contaminants that were created from
previous manufacturing activity. The process will also consider the existing Consent
Decree and Restrictive Covenants that affect future land uses in the subarea.  Some
uses are allowed and will develop irrespective of the Restrictive Covenants.

Provide for complementary uses – The subarea plan will identify land uses and
amenities that complement future employment uses. Complementing uses could
include open space, recreation, and neighborhood commercial.

Create an interconnected and safe transportation network – The subarea will be
planned with a multi-modal transportation system that is integrated into the existing
network of streets, trails, and other facilities.  Facilities will be designed to provide for
safe connections within the subarea, adjacent districts, and the region.
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Protect and buffer existing neighborhoods – The subarea planning process will be
mindful to protect existing neighborhoods.  In doing so, the plan will apply land use
designations, buffer standards, and other development controls to ensure
neighborhood compatibility. The plan should manage transportation impacts onto
neighborhoods.

Engage property owners and neighborhoods in the planning process – The
planning process will include a community engagement strategy to provide a working
partnership with property owners, stakeholders, and the general public.

3.2 - Key Considerations 
The City of DuPont embarked on the Old Fort Lake Subarea Plan process by identifying some 
initial key considerations that would guide the plan development and shape the future 
potential.  These key considerations are identified as Project Opportunities and Challenges.  

Project Opportunities 
Master Planning – The subarea represents the opportunity to master plan an entire
village/district’s land use areas, roadway network, trails, open space, and amenities.
The master planning process allows for a coordinated effort that involves the property
owners, City leaders, and the DuPont community.

Transportation Network – There is an opportunity to establish the future primary
roadway network’s alignment, connection points, and cross section design.  The
subarea plan is an opportunity to match transportation infrastructure to future land
use, to provide options for pedestrian and bicycle transportation, and to knit
surrounding areas together with the subarea.

Employment – The subarea represents the largest area of vacant, non-residential land
in the City, and provides an excellent opportunity to add jobs and employment within
its boundaries.  Providing a long-term planning vision for the area offers predictability
for development and improves the feasibility of new employment projects.
Furthermore, successful business parks must be dynamic and able to accommodate a
variety of business types that require unique site and building components.

Commercial Services – There is opportunity to provide commercial services within
specific subarea blocks that serve employees and residents with convenient shopping
and dining options.  Through the subarea planning process, new commercial services
can be planned to reflect neighborhood needs and desires, and can be oriented to
create distinct nodes of activity.

Housing – The subarea has the potential to provide areas for additional housing.
However, the housing opportunity is limited by the Department of Ecology Consent
Decree that presently prohibits residential uses.  Additional site clean-up or other
engineering controls may be opportunities to amend the Consent Decree.
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Project Opportunities (continued) 
Recreation and Open Space – Old Fort Lake and the surrounding area is city-owned
making it ideal as a centerpiece in the City’s park system. The City’s 2014 Parks Master
Plan identifies projects in the Old Fort Lake subarea. Additionally, the subarea plan can
provide trail extensions and connections to open space areas.  Currently, parks are
prohibited by the Consent Decree and Restrictive Covenant; however, there may be
opportunities to employ clean up and engineering controls to amend these
restrictions.

Cultural Sites – There is an opportunity to improve the historic Fort Nisqually and
Wilkes Observatory properties to become signature cultural destinations.  These
cultural sites could include permanent structures and informational signage to
educate visitors and celebrate the historical significance.

Development Regulations Update – There is an opportunity to update the
development code to (i) introduce additional land uses, (ii) address buffer and
capability issues, (iii) streamline the land use review processes, and (iv) establish
specific roadway standards.

Golf Course Zoning  – The current zoning allows the golf course to be redeveloped as
industrial uses; the subarea plan provides opportunity to change the zoning over the
golf course to better control future uses.

Project Challenges 
While the subarea offers large areas of undeveloped industrial land, there are also many 
constraints. Key constraints include: 

Site Contaminants – The subarea was formerly used to manufacture commercial
ammunitions, resulting in soil contamination. While much of the contamination has
been abated, some contamination remains, resulting in restrictions/challenges for
potential uses in the subarea.  These conditions create logistical, economic and
regulatory challenges.

Consent Decree/Restrictive Covenant – A consent decree was filed with the
Washington State Department of Ecology in 1991, which requires remedial action and
environmental studies on throughout the subarea. In 2006, a restrictive covenant was
recorded that prohibits residential uses, schools, daycares, parks, recreational uses, or
any other use in which the likelihood of children having sustained access to soils can
be reasonably anticipated.

Neighborhood Compatibility – Current zoning allows for uses such as office,
commercial, and light manufacturing. However, most areas adjacent to the subarea
are residential, and areas within the subarea are recreational or cultural. At a
community workshop, residents expressed concerns about impacts to adjacent
neighborhoods. New development needs to be sensitive to the surrounding context
and character.
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Golf Course Compatibility – It is a commonly held community goal to protect the
Home Course as a beautiful and highly desirable public amenity. New development
will need to protect the edges, views, and overall character of the golf course. 

Transportation Options – The subarea does not currently have a roadway network to
support future development.  The subarea currently has one paved roadway, this
stems from Hoffman Hill Boulevard and provides access to the golf course.  The best
points of entry are at Civic Drive and Palisades Boulevard with direct access to Center
Drive and south to Interstate 5.

Utility Infrastructure – The subarea is not development-ready as few utility lines
exist. Water and sewer lines will need to be planned, enhanced, and extended from
adjacent neighborhoods. The only water main and sewer main in the subarea runs
from Hoffman Hill Boulevard to the golf course clubhouse. While the golf course has
some existing stormwater infrastructure, the subarea will need a comprehensive
stormwater management plan.

Top: Residential neighborhoods 
abut Old Fort Lake to the south. 
Bottom: The Home Course remains 
a community gem; vacant parcels 
surround the golf course.  
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3.3 - Community Feedback & Desires 
The Old Fort Lake Subarea Plan was shaped and created by responding to the community’s 
comments and desires.  The plan’s community engagement strategy was applied to obtain 
recommendations and to understand public preferences.  The major theme identified by all 
parties that chose to participate was to create a successful city district that provides future 
services while protecting the natural environment and surrounding neighborhoods. The 
following summarizes the community desires for Old Fort Lake from the working group, the 
general public, and the Planning Commission.  

Land Use Focus 
Future Land Uses – The subarea should be a mixed-use area of the City. Specific areas
of the subarea should have their own character and land use focus.  The subarea
should focus on employment while also allowing other complementing land uses
such as neighborhood-scaled commercial, lodging, recreation, and housing.
Architectural design guidelines shall be applied to address massing, appearance, and
compatibility concerns.

Industry Focus – The preferred future industry focus is on research and development,
high technology, and offices arranged in a park-like setting.  Compatibility and traffic
impacts from manufacturing and warehousing/distribution were expressed by some.
However, others stakeholders noted that these uses should be a part of a successful
employment district and that the traffic generation from these uses is less than office.
As a result, these uses should be a secondary focus while employing buffering and
aesthetic safeguards.

Multiple points of view:  The community desires 
were identified through input obtained from the 
working group, the general community, and the 
Planning Commission. 

A common sentiment is to retain DuPont’s small town charm and 
showcase its natural setting. 
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Building and Site Design 
Design Guidelines – The subarea should create plans to address building orientation,
exterior colors/materials, architectural details, and size/height restrictions to ensure an
attractive community character, to enhance neighborhood compatibility, and to
protect views and natural areas. Guidelines should also be established to require
pedestrian amenities, parking lot screening, reduce light/glare, and buffer residential
neighborhoods and the golf course.

Community Gathering Spaces – The subarea should create a variety of quality
community gather spaces. There should be trailheads and open space areas to serve
the greater community.  The subarea should develop with identifiable community
nodes with neighborhood-scaled commercial and strong pedestrian amenities.

Transportation and Connections 
Street Design – Future roadways within the subarea should
possess the same, quality streetscape character found
throughout DuPont.  Streets should be designed to
accommodate a variety of users including motorists,
pedestrians, and bicyclists. Streets should be tree-lined and
pedestrian/bicyclist facilities should be separated from vehicle
traffic.

Trails – The subarea area will include a system of trails that are
integrated into the larger, city-wide network. The trail network
must be aligned with the adopted trails plan.

Traffic Mitigation – The subarea should be designed to
mitigate traffic impacts including (i) traffic noise, (ii) traffic
congestion on Center Drive and within residential
neighborhoods, (iii) the volume of semi-truck traffic, and (vi)
associated safety concerns. The subarea should be designed
with thoughtful street systems, multimodal options, and a
diverse land use mix.

Amenities and Aesthetics 
Amenity Types – The subarea should incorporate natural areas,
gathering places, and educational signage. This should include
parking facilities to access open space areas.

Landscaping Style – Development within the subarea should
resemble native landscaping in terms of plant variety and
arrangement.

A common theme is to create beautiful streetscapes 
and open space areas that complement the natural 
environment. 



25 Old Fort Lake | SUBAREA PLAN – City of DuPont 

 

3.4 - Concept Planning 
The Old Fort Lake subarea is a large property containing unique environmental features, a golf 
course, and expansive areas for future development.   Concept planning was conducted to 
illustrate how the area could develop by assigning land use areas, a transportation network, 
and site amenities. Multiple concept plan scenarios were prepared to explore various spatial 
arrangements so that the City of DuPont could select a master plan that balances the 
community desires with the physical characteristics.  The Old Fort Lake Base Concept Plan is 
illustrated in this section. The Base Concept Plan depicts future site elements and primary 
development areas.  

Site Elements and Program 
The concept planning efforts included site elements that, collectively, address the project 
vision.   The following elements were included in the concept planning.  

I. Blocks:  The subarea is arranged as individual blocks. Each block has its own unique
character and development potential. The blocks are intended to be used to regulate
future land use activity and development requirements. Some blocks were further
divided into sub-blocks to refine site planning options.

II. Primary Development Areas:  Many of the subarea blocks were identified as primary
development areas that are envisioned to contain future buildings and urban land
uses.

III. Open Space Areas: The open space areas are blocks that are planned to remain as
natural areas or developed with recreational uses.

IV. Primary Roadways:  The primary streets are intended to designate the main roadway
network that is needed to interconnect the primary development areas within the
subarea and provide connections to the surrounding community.  This includes both
existing and proposed roadways.

V. Cultural Sites:  Two City cultural sites are delineated and planned to remain.  In the
future, it is anticipated that the cultural sites will be enhanced with historical markets
and additional site improvements. These include the Wilkes Observatory and Fort
Nisqually.



[UPDATED DRAFT – 2017-11-20] 

Old Fort Lake | SUBAREA PLAN – City of DuPont    26 

Figure 5 - Old Fort Lake – Base Concept Plan 
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3.5 - Project Master Plan 
The Old Fort Lake Master Plan is intended to establish the long-range, spatial arrangement of 
land use areas, open spaces, roadways, and other amenities. The master plan is intended to 
serve as the basis for the Future Land Use Plan within this subarea plan. The master plan was 
created through an expression of community sentiment, evaluation of future housing 
demands, and selection amongst alternatives.  The master plan represents ‘a dynamic mixed-
use employment district’ that balances prosperity, environment, and lifestyle. Part 4 –Goals and 
Policies include individual elements that establish the long-range policies to implement the 
various parts of the master plan.  

Urban Design Summary 
The Old Fort Lake Subarea is designed as a harmonious balance of development and open 
space areas.  The master plan is structured to establish specific areas that support businesses, 
neighborhood services, housing, recreation, and conservation.  The design is intended to knit 
together the Old Fort Lake subarea with the larger DuPont community.    

When looking at the master plan, the Home Course remains the center piece of the subarea 
with adjacent open space.  The areas within the bluff and immediately along the creek are 
planned as open space. The area near the bluff is planned for mixed-use and the interior blocks 
are planned as a core employment district.  The areas are interconnected with a primary 
roadway loop that provides connections to the greater community. 

Key Features: 

Development Focus Areas – The future development blocks within Old Fort Lake are 
designated as a specific focus area: Mixed-Use Focus, Business/Industry Focus, or 
Work/Live Focus.  Each development focus area is intended to mature with a particular 
urban character with respect to land use and building types. 

Open Space Focus Area – The blocks intended for conservation, recreation, and 
cultural use are designated as the Open Space Focus Area. This includes the golf 
course and long-term natural areas. 

Roadway Framework – The primary roadways are delineated on the master plan to 
illustrate the intended alignment and connections to existing street network. 

Cultural Resources – The City’s cultural resource sites are depicted on the master plan 
to show location and context.  These areas are situated within the Open Space Focus 
Areas. 
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Figure 6 - Old Fort Lake - Project Master Plan 
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Mixed- Use Focus Area 
The development blocks near the bluff are envisioned as a Mixed-Use Focus Area to provide 
uses complementary to the golf course, the bluff, and adjacent neighborhoods.  The Mixed-Use 

Focus Area is planned to support a variety of commercial, 
business, residential, and community uses.  The area will 
develop with a community character and building design 
style that are sensitive to views around the golf course and 
the bluff.    The desire is for a portion of the Mixed-Use Focus 
Area to develop as a walkable neighborhood center with a 
cluster of retail stores, dining, employment, service, and 
multi-family uses.  Other portions of the area may develop as 
independent employment campuses and modestly-sized 
residential neighborhoods. The Mixed-Use Focus Area 
provides access to the open space areas lining the bluff. 
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Commercial Uses – Commercial uses are planned to be small-scale and serve those
working and living in DuPont.  Retail, service, restaurant, drinking establishments, and
hotels are appropriate commercial uses for the Mixed-Use Focus Area.  Large-format
retailers, drive-thru facilities, and auto-oriented services are not envisioned for this
area.  Access, entry placement, and outdoor gathering spaces will be established by
requiring the orientation of commercial buildings to streets. Blocks B, C, and D are
envisioned to be the ideal locations for a neighborhood
center containing commercial uses.

Business / Industry Uses – Business and industry uses are
planned to be visually and operationally compatible with
the surrounding areas including the golf course, the bluff,
and the residential neighborhoods.  Office, light
manufacturing, and research and development are
appropriate business uses within the Mixed-Use Focus Area.
Light manufacturing operations shall be indoors and freight
activity shall be thoughtfully integrated into the site design

to minimize adverse visual impacts on neighboring
properties. Accessory commercial uses are permitted with all
light manufacturing businesses (e.g., a tap room as part of a
brewery / a sales shop as part of a furniture manufacturer).
All blocks are envisioned to support business/industry uses.

Residential Uses – Residential uses are envisioned as a
potential future component within the Mixed-Use Focus
Area. The Mixed Use Focus Area has the potential to provide
additional housing options for the City of DuPont and those
working within the subarea.  Housing options could include
single-family neighborhoods and multi-family residential
development as part of a mixed-use center or as a stand-
alone use.   However, residential development is contingent
on future actions pertaining to the Department of Ecology
Consent Decree, the site’s Restrictive Covenants, and site
contaminate levels.  Multi-family is deemed appropriate in
blocks A, B, C, and D; whereas single-family neighborhoods
are identified as appropriate for blocks A – C.

Community Facilities – Community facilities are planned to
complement other uses within the Mixed-Use Focus Area
and the nearby neighborhoods. A convention center,
cultural/community center, and other public facilities are
desired additions to complete the commercial and business
uses in Old Fort Lake.  Community facilities should be
clustered near commercial uses to strengthen the concept
of a neighborhood center and to promote a walkable district
character.

Opposite Page: Mixed-Use commercial areas. 
Top:  Business and office uses.  
Center: Multi-family residential community.  
Bottom: Community facilities. 
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Business / Industry Focus Area 
The development blocks located central to the Old Fort Lake Subarea are envisioned as the 
Business/Industry Focus Area given its transportation access and buffering potential from 
surrounding neighborhoods.  The Business/Industry Focus Area is planned to support a 
variety of employment uses.  The area will develop as a business park setting with planted 
landscape buffering and well-designed buildings with street-facing facades.  The 

Business/Industry Focus Area provides access to the open space areas 
surrounding Old Fort Lake. 

Business / Industry Uses – In keeping with the spirit of the subarea, business 
and industry uses are planned to be compatible with the surrounding areas 
including the golf course, Old Fort Lake, and the residential neighborhoods.  
Office, light manufacturing, and research and development are appropriate 
uses within the Business/Industry Focus Area.  Accessory commercial is 
allowed with all light manufacturing (e.g., a tap room as part of a brewery, a 
sales shop as part of a furniture manufacturer).  Non-office sites will provide 
generous buffering along the golf course and freight/service bays will be 
oriented away from primary streets. 

Commercial Uses – Commercial uses are generally planned to provide 
district-oriented services within the subarea. Retail, services, and restaurants 
are allowed on blocks F.3 and F.4 to create district node and to act as a 
transition to the adjacent neighborhood.  Specialty retail and restaurant 
establishments are contemplated for block E.2 given its panoramic views to 
the golf course.  

Top Two:  Corporate offices  
Bottom:  Light Manufacturing and 
technology 
Right: Commercial services 
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Work/Live Focus Area 
The development blocks located parallel to Sequalitchew Creek are envisioned as the 
Work/Live Focus Area.  This focus area is planned to support future employment uses, cultural 
facilities, and complementary workforce housing for the subarea. The Work/Live Focus Area is 
adjacent to the Civic Center and a future mixed-use district. Some commercial uses may 
complement and act as an extension to these adjacent areas.  The Work/Live Focus Area 
provides access to the open space areas lining the creek. 

Business / Industry Uses – Like other parts of the
subarea, business and industry uses are planned
to be compatible with the surrounding areas
including the golf course and the creek.  Office,
light manufacturing, and research and
development are appropriate business uses
within this focus area.   Accessory commercial is
allowed with all light manufacturing uses and will
be subject to performance standards to ensure
attractive, functional sites.  Non-office sites will
provide generous buffering along the golf course.

Residential Uses – Multi-family residential uses
are envisioned as a potential component of the
Work/Live Focus Area. Block G.2 could be
developed as a multi-family community
considering its views and access to the golf course
and the creek corridor.  As with the entire
subarea, residential development is contingent
on future actions pertaining to the Department of
Ecology Consent Decree, the site’s Restrictive
Covenants, and site contaminate levels.

Top:  Office and service uses 
Center:  Office and public facility uses 
Bottom: Residential development 
Left:  Light Manufacturing and technology 
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Open Space Focus Area 
The golf course and several conservation blocks are envisioned to comprise the Open Space 
Focus Area.  These areas are envisioned to remain as unimproved open spaces or recreational 
assets.  The areas along the bluff, along Sequalitchew Creek, and around Old Fort Lake will 
remain passive open space.  The golf course and related properties are designated as the 
recreational centerpiece for the subarea.  The Open Space Focus Area anticipates that the City’s 
cultural sites, the Wilkes Observatory and Fort Nisqually, may be enhanced with historical 
markets, shelters, and/or informational centers to showcase their significance to DuPont’s 
heritage and culture.  

Roadway Network 
The subarea is planned with a Roadway Network that identifies primary streets will be needed 
to access the development blocks and to provide community connections.   

Subarea Loop Roads – The Roadway Network is designed with three primary streets
that create a loop through the subarea. Street ‘A’ originates from Center Drive at
Palisades and follows a southern alignment and terminating at Hoffman Hill
Boulevard.  Street ‘B’ takes a northern alignment and terminates at the bluff.  Street ‘C’
parallels the bluff and completes the subarea loop with connections to streets A and B.
The loop roads provide connections to the Mixed-Use and Business/Industry Focus
Areas.

Civic Center Road Access – Civic Drive provides a secondary entrance in to the
subarea and direct connections to the Work/Live Focus Area.  Street ‘D’ is planned as a
north-south internal connection between Civic Drive and larger portions of the
subarea.

Local Connections – The Roadway Network identifies some local connections to the
adjacent neighborhoods and future connections to individual development blocks
within the subarea.   Street ‘A’ will provide connections between Jensen Avenue and
Ogden Avenue where existing roadways stub at the subarea boundary; there local
connections are intended to facilitate neighborhood access to the subarea.  Street ‘E’
will provide local access to block A. All other internal local access roads will be
reviewed at the time of site development.
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PART 4
GOALS AND POLICIES 



35 Old Fort Lake | SUBAREA PLAN – City of DuPont 

[ 

4.1 – Goals and Policies Overview 
These sections contain goals and policies that are designed to guide future development in the 
Old Fort Lake subarea, as well as, facilitate actions pertaining to future land use plans, zoning, 
environmental regulations, and capital plans for the area.  These sections are structured to 
align with the City’s Comprehensive Plan and the Washington State Growth Management Act.  

4.2 – Land Use Element 

Current Land Use Characteristics 
In the City’s existing policies and development regulations, the Old Fort Lake area is meant to 
integrate campus-style development with historic features, natural areas, open spaces, and the 
existing golf course. The golf course, known as "The Home Course" is the home of the Pacific 
Northwest Golf Association and the Washington State Golf Association.  The golf course 
accounts for one-third of the subarea’s land use. 

The subarea is bounded by Sequalitchew Creek, the Puget Sound bluff, the northern boundary 
of Hoffman Hill and Yehle Park Villages and the Civic Center, The subarea also includes Old Fort 
Lake and the 1833 Fort Nisqually site. Extensive work to clean up the area where the DuPont 
Company created and assembled explosives until the mid-1970s has been completed. The 
most contaminated soils have been removed and the remaining contaminated soils have been 
placed under golf course fairways and greens. The golf course boundary was determined by 
the location of the most contaminated areas and is reflected in the remediation agreement 
between the Weyerhaeuser and DuPont Companies and the Washington State Department of 
Ecology. Residences, schools, and parks are prohibited in deed restrictions under the Consent 
Decree. 

Pursuant to land use designations, Sequalitchew Creek and the Puget Sound shoreline and 
bluff should be maintained in their natural state and protected from development. A trail 
location is identified along the south side of the Sequalitchew Creek ravine. In addition to 
pedestrian access along the Puget Sound bluff, views of Puget Sound should be planned from 
upland portions of the bluff. Another feature of the subarea is the Wilkes Observatory site in 
the northern corner. 

Comprehensive Plan – The City of DuPont plans at the neighborhood level. The subarea 
represents the Old Fort Lake Planning Area.  The Plan states that the City anticipates 
developing a subarea plan for the development of Fort Lake Business and Technology Park 
Village. The current plan further states that the subarea planning process should pay specific 
attention to the following community goals: 

Include significant emphasis on public access to the shoreline, public trails, trail
connectivity within the City and regionally, identify strategic locations for parks, and
ensure public amenities are sited in convenient and appropriate locations etc.

Efforts should be taken to ensure development occurs in a way that ensures
continuation and expansion of “natural trails” as well as urban pathways. Careful site
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design to reduce lighting, noise and other urban impacts are important especially 
adjacent to the Puget Sound and Sequalitchew Creek. 

Emphasize growth of clean, high-tech development related to overall uses,
infrastructure development, and in aesthetic design features.

Evaluate a variety of public and private partnership options related to necessary
improvements such as the development of the South portion of “Loop Road”.

Comprehensive Plan / Land Use Designation –The planning area is comprised of three future 
land use designations: Business Technology Park, Open Space/Sensitive Areas, and Community 
Park.  

Business Technology Park (BTP) – This designation includes all vacant commercial
land and comprises 77% of the subarea. The purpose of this designation is to provide a
mix of office, research, light manufacturing, and possibly mixed-use residential
activities. The BTP is intended to provide for an area for those uses that desire to
conduct business in an atmosphere of prestige location in which environmental
amenities are protected through a high level of development standards. Light
manufacturing uses with significant adverse impacts such as excessive noise or
emission of significant quantities of dirt, dust, odor, radiation, glare or other pollutants
are prohibited. The BTP is designated over the golf course.

Open Space/Sensitive Areas – This designation includes the areas surrounding Old
Fort Lake, Sequalitchew Creek, and the bluff overlooking Puget Sound. The Home
Course and the Fort Nisqually Historical Site are also designated as Open
Space/Sensitive Area. The purpose of this district is to recognize those lands which are
not intended to be developed due to the presence of wetlands, wetland buffers, steep
slopes and other sensitive areas and their buffers. The designation also recognizes
lands for parks, greenbelts, open space and tree preservation areas. In addition, some
open spaces are intended to preserve historic and Native American cultural sites. A
network of trails is intended to link open spaces with one another and with other
community facilities

Community Park – This land use designation includes the Wilkes Observatory site in
the northwestern corner of the subarea. This area is outside of the boundary of the
Department of Ecology Consent Decree. The City’s Comprehensive Plan includes
Community Park lands in the description for Open Space/Sensitive Areas. Generally,
these areas support active recreational activities in addition to open space
conservation.

Zoning – The lands within the subarea currently contain three zoning districts.  The majority of 
the subarea is zoned as Business Technology Park, which allows a range of uses including 
commercial, office, manufacturing, and research. This district is intended to provide area for 
those uses that desire to conduct business in an atmosphere of prestige location in which 
environmental amenities are protected through a high level of development standards. The 
remaining areas are zoned Open Space/Sensitive Areas and Community Park.  None of these 
zoning districts support residential development.  Zoning is designed to implement the 
Comprehensive Plan. Within the subarea, zoning categories are identical to the Comprehensive 
Plan land use designations.  
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Figure 7 - Zoning Map (2017) 
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Figure 8 - Comprehensive Plan Land Use Map  (2017) 
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Demographic & Economic Summary 
Population Summary and Characteristics – The City’s 2014 Comprehensive Plan assumes 
that the population of DuPont will be 12,100 at full buildout based on population projections 
and its future land use designations.  In 1995, the City of DuPont had a population of 588. That 
number has quickly grown reaching 9,175 in 2014. Population increased rapidly in the late 
1990s, but growth has steadied in recent years to 2-5% annually. The median age is 32 years 
old, with 35% of residents under the age of 20. Families make up 75% of all households. The 
median household income is $83,021, much greater than the Pierce County average of $59,204.  

Housing Summary – In 2014, 80% of the overall housing stock (detached and attached) was 
made up of single-family units. The average household size in the City is 2.6 people. Most of the 
housing stock is relatively new, which limits redevelopment possibilities in the City, and means 
that new housing in the near future will likely come through new construction. The majority of 
housing capacity in the City is within low-density neighborhood areas. Over the next 20 years, 
the Comprehensive Plan calls for an additional 2,296 housing units. Despite this, the Plan states 
that there is a deficiency in housing capacity, primarily due to constraints on undeveloped 
land. 

Market Position and Advantages – DuPont is in a strong economic position due to its 
proximity to I-5, Tacoma, Olympia, and sweeping vistas of Puget Sound. As the City’s largest 
area of undeveloped non-residential land, the subarea is one of the foremost opportunities for 
future development and employment.  To facilitate development activity, the area will require 
additional policy planning and infrastructure investment. According to the 2014 
Comprehensive Plan, the subarea has 4,250,000 square feet of employment capacity based on 
current land use designations. 

Employment Characteristics – The City acknowledges a continual need and opportunity for a 
diversified employment base with the City of DuPont.  There is also opportunity to create 
employment centers within DuPont to lessen commuting outside of the City.  Of those who are 
in the labor force, 29.4% are in the armed forces, 66.7% are employed in non-military positions, 
and the residual are unemployed.   Joint Base Lewis McCord is the largest employer in the City, 
followed by local Public Schools, Multicare Health System, and the State of Washington. 
DuPont is also home to large commercial enterprises, such as the DuPont Corporate Campus, 
and the 1.4 million square-foot Amazon fulfillment center.   

Employment Status 

Employment Status Estimate Percent 

Population 16 years and over 5,957 

Not in labor force 1,869 31.4% of population 16 years and over  

In labor force 4,088 68.6% of population 16 years and over 

 Employed in civilian labor force  
(not in armed forces) 

2,734 66.87% of labor force 

     Employed in the Armed Forces 1,203 29.42% of labor force 

     Unemployed  151 3.69% of labor force 
Source:  City of DuPont Comprehensive Plan / US Census, American Community Survey, 2003-2013) 
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Future Land Use Plan 
The purpose of the Future Land Use Plan is to designate desired future land uses throughout 
the subarea that implement the Master Plan. The Comprehensive Plan calls for allowing a wider 
range of uses throughout the subarea, and therefore the Business Technology Park (BTP) future 
land use designation will be replaced with a new Old Fort Lake (OFL) designation. This is 
recommended to better implement the vision of the subarea. In turn, the Comprehensive Plan 
will need to be amended to be internally consistent with this document. 

Land Use Designations - Pursuant to the Old Fort Lake Master Plan, four distinct focus areas 
have been identified to guide future development and land conservation. These areas have 
their own intended character, and therefore the OFL future land use category has been further 
divided into sub-categories: OFL-1, OFL-2, OFL-3, and OFL-4. These categories are meant to be 
broad, and will need to be matched with development controls. The areas that are currently 
designated as Open Space/Sensitive Areas and Community Park will remain unchanged, and 
some additional land has been identified as open space. The purpose of each of these future 
land use categories is described below.  

The master plan shown in Figure 6 (Section 3.5) illustrates various blocks, which refine the 
concepts established by the future land use categories. To avoid any one use dominating an 
area and to ensure neighborhood compatibility, Table 4.2(c) has been created which specifies 
the allowed uses at the block and sub-block level. A new zoning category will be created that 
will reflect this future land use plan concept.  

Table 4.2(a): Old Fort Lake Future Land Use Designation and Area 

DESIGNATION AREA 

Old Fort Lake 1 (OFL-1) 137.2 acres 

Old Fort Lake 2  (OFL-2) 122.0 acres 

Old Fort Lake 3  (OFL-3) 41.5 acres 

Old Fort Lake 4  (OFL-4) 216.3 acres 

Open Space / Sensitive  Areas 

(includes park lands / Community Park designation) 
137.9 

(including 4.8 ac. Community Park) 
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Table 4.2(b): Old Fort Lake Future Land Use Designation Descriptions 

DESIGNATION DESCRIPTION 

Old Fort Lake 1 

(OFL-1) 

The Old Fort Lake 1 land use designation is intended to implement the 
Mixed-Use Focus area as described in the Old Fort Lake Subarea Master 
Plan. The purpose of this designation is to allow the widest spectrum of 
uses within the Old Fort Lake subarea. New development in the OFL-1 
category should be sensitive to views around the golf course and the 
bluff, and compatible with neighboring residential neighborhoods.  A 
variety of land uses are allowed, including commercial, hotel, office, 
research and development, light manufacturing, public facilities, and 
cultural facilities. Depending on soil cleanup efforts, both multifamily and 
single-family residential uses would be appropriate for this designation. 

Old Fort Lake 2 

(OFL-2) 
The Old Fort Lake 2 land use designation is intended to implement the 
Business/Industry Focus area as described in the Old Fort Lake Subarea 
Master Plan. The purpose of this designation is to allow for a variety of 
employment-generating uses, such as office, light manufacturing, and 
research and development. Secondary uses include commercial, public 
facilities, and cultural facilities. Development should be in a well-
landscaped business park setting. This designation should be heavily 
buffered from residential, the golf course, and public/cultural uses. 

Old Fort Lake 3 

(OFL-3) 
The Old Fort Lake 3 land use designation is intended to implement the 
Work/Live Focus area as described in the Old Fort Lake Subarea Master 
Plan. The purpose of this designation is to support future employment 
uses and complementary multifamily work-force housing for the entire 
Old Fort Lake Subarea. This designation allows for employment-related 
uses such as retail, restaurant, office, light manufacturing, and research 
and development. Some commercial uses that complement adjacent 
mixed-use areas are also envisioned for this designation. 

Old Fort Lake 4 

(OFL-4) 
The Old Fort Lake 4 land use designation is intended to guide future 
development and expansions of the golf course and selected open space-
oriented properties within the subarea.  This designation also support 
accessory uses that are associated with these properties. 

Open Space / Sensitive Areas 

(includes park lands / Community 
Park designation) 

The purpose of this designation is to recognize those lands which are not 
intended to be developed due to the presence of wetlands, wetland 
buffers, steep slopes and other sensitive areas and their buffers and 
recognize lands for parks, greenbelts, open space and tree preservation 
areas and regional storm drainage detention areas in addition to open 
space and landscape areas as mutually agreed to by the property owner 
and city. In addition, some open spaces are intended to preserve historic 
and Native American cultural sites. A network of trails is intended to link 
open spaces with one another and with other community facilities. 
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Old Fort Lake – Future land use designations percentage of subarea 

Housing 
There is opportunity to introduce additional housing in the subarea to complement the future 
employment uses that will occupy the site.  The Old Fort Lake subarea, could be an attractive 
location for live/work; this could include workforce housing and residential neighborhoods. It is 
acknowledged that the subarea is presently limited by a consent decree and restrictive 
covenants.  

The consent decree requires and the restrictive covenants enforce a prohibition on residential, 
school and parks development in the subarea. The City envisions future discussions to 
applicable parties to relax these restrictions as potential site contaminants are addressed.  The 
City will continue to have discussions with Washington State Department of Ecology over 
lifting some of the restrictions on the Old Fort Lake subarea. Lifting some restrictions would 
make it possible to include housing and parks in the subarea making the area more consistent 
with the rest of the city’s development patterns. Those development patterns include many 
connections via urban trails and frequent small neighborhood parks that cannot be developed 
because of the restrictive covenants. 

The City’s goal is to add multifamily single-family units. To ensure the subarea develops into a 
mixed use district, the City will establish a residential unit cap as part of its zoning regulations. 
The City will also establish separate density limits for multi-family and single-family as part of 
new land development regulations.  
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Figure 9 - Old Fort Lake - Future Land Use Plan 



Old Fort Lake | SUBAREA PLAN – City of DuPont    44 

Table 4.2(c):  Old Fort Lake Future Permitted Land Uses 

Future Land Use 
Designation OFL-1 OFL-2 OFL-3 OFL-4 

LAND USE 

GROUPS 

Blocks  

 Sub-
Blocks 

A B C D E F G I 

A B C.1 C.2 C.3 D E.1 E.2 F.1 F.2 F.3 F.4 G.1 G.2 I.1 – I.5

Open Space / 

Recreation 

(primary use) 

X 

Commercial/Retail X X X X  X  X  X X X X 

Restaurant/ 

Drinking 
X X X X  X  X  X X X X 

Accessory 

Commercial** 
X X X X X X X X X X X X X X X 

Hotel X X X X X 

Multifamily X X X X  X X 

Single-Family 

Detached 
X X X X 

Convention Center X X  X X 

Cultural/ 

Community Center 
X X  X  X X X X X 

Public Facilities X X  X  X X X 

Office X X X X X X X X X X X X X X 

Light 

Manufacturing 
X X X X X X X X X X X X X X 

Research & 

Development 
X X X X X X X X X X X X X X 

1) An ‘X’ indicates that the use is allowed in future land use designation and block 

2) The individual blocks are illustrated on the Old Fort Lake Future Land Use Map; boundaries may be
adjusted slightly as part of the site plan review and platting processes to respond to critical areas 
and/or cultural resources. 

3) Each land use group is intended to be general in nature; the City of DuPont Land Use Code will further 
implement the land use intend with a larger list of uses. 

4) Warehouses shall not be allowed within 500-ft of a residential zoning district. 

**Commercial, service, and office activities in conjunction with another primary use (e.g. a tap room as 
part of a brewery / a sales area as part of a furniture manufacturer / a restaurant as part of a golf course) 
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Land Use Goals and Policies 
The following goals and policies should guide future development and decision-making. These 
were created to assist in the implementation of the Master Plan. 

LAND USE PLAN Old Fort Lake:  Goals and Policies 

Goal LU-1 

Strategically plan for growth so that as Old Fort Lake develops, it 

continues the small town character of the city by protecting and 

enhancing development patterns. 

LU 1.1 
Encourage development that balances sound economic development while 
maintaining the small town character. 

LU 1.2 
Efforts should be taken to ensure development occurs in a way that continues 
and expands the use of “natural trails” as well as urban pathways.  

LU 1.3 
Site design should minimize lighting, noise and other urban impacts adjacent 
to Puget Sound and Sequalitchew Creek. 

LU 1.4 
Development regulations should ensure a balanced mix of businesses that 
provide support services necessary for current and future demands. 

Goal LU-2 

(OFL-1) 
Plan for a wide variety of mixed uses while preserving access and views of 

the bluffs, Puget Sound, and natural areas. 

LU 2.1 
Emphasize public access to the shoreline via public trails and trail connectivity 
within the mixed use district. 

LU 2.2 
Encourage a variety of housing types to serve a range of household sizes, 
incomes, and consumer preference.  

LU 2.3 
Promote mixed uses such as office, commercial, hotel, research and 
development, light industrial and cultural facilities. 

LU 2.4 Restrict intensive manufacturing to the more central blocks within the subarea. 

LU 2.5 
Emphasize growth of clean, high-tech development related to overall uses, 
infrastructure development, and in aesthetic design features. 

LU 2.6 
Encourage a mix of commercial land uses to provide goods and services to 
meet the needs of residents, businesses and visitors while providing an 
attractive commercial setting. 

LU 2.7 
Provide for a variety of professional employment uses to achieved a diversify 
economy. 

LU 2.8 
Promote the development of a convention center, cultural/community center, 
or other public facilities that are desired additions to the commercial and 
business uses in Old Fort Lake. 

LU 2.9 

Preserve views of Puget Sound and Sequalitchew Creek for all to appreciate; 
retain the Open Space designation along critical areas to limit development 
encroachment. 

Goal LU-3 

(OFL-2) 

Provide family wage employment by promoting industrial facilities in the 

subarea. 

LU 3.1 Encourage the development of sustainable, clean industries. 

LU 3. 2 Provide flexibility in the administration of design standards to allow for 
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LAND USE PLAN Old Fort Lake:  Goals and Policies 

innovative products and effective solutions to site challenges. 

LU 3.3 

Encourage commercial, small-scale manufacturing, flexible space, and 
institutional uses in order to create family-wage jobs, provide goods and 
services attractive to the local population, support entrepreneurship and new 
business development, and provide opportunities for workforce training. 

LU 3.4 
Provide buffers, incorporating features such as existing vegetation, berms, 
fences, and landscaping, between non-residential and neighboring residential 
areas. 

LU 3.5 
Allow for accessory commercial for companies to sell products created as part 
of the light manufacturing operations. 

Goal LU-4 

(OFL-3) 

Provide future employment uses and housing for the Old Fort Lake 

subarea. 

LU 4.1 
Encourage a mix of commercial land uses to provide goods and services to 
meet the needs of residents, businesses, the golf course and visitors while 
providing an attractive commercial setting. 

LU 4.2 
Live/work units should be encouraged in commercial designations to facilitate 
the potential for viable mixed use projects. 

LU 4.3 
Encourage multi-family residential development consistent with the City’s 
existing character. 

LU 4.4 
Encourage mixed-use development, where appropriate, to meet the City’s 
housing needs and to foster a compact and diverse community. 

Goal LU-5 
Establish/amend land development standards to implement the vision for 

Old Fort Lake. 

LU 5.1 
Adopt density standards for both multifamily and single-family residential that 
are unique to the subarea.  

LU 5.2 
Adopt a maximum residential unit limit for Old Fort Lake so that the area 
develops with a range of uses and recognizing the environmental limitations as 
applicable to the Department of Ecology Consent Decree.  

LU 5.3 Establish Floor Area Ratio (FAR) standards in the City’s land use code that limit 
the scale of non-residential development within the subarea. 

LU 5.4 Apply the City’s design regulations and guidelines to future development 
within the subarea so that buildings are attractive and carry forward the 
community character that is established in DuPont. 

LU 5.5 Adopt special buffering standards to protect natural areas and the golf course 
from impacts from industrial uses.  
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4.3 - Open Space & Recreation Element 

Current Open Space/Recreation Characteristics 
The subarea has several sensitive natural resource features including streams, wetlands, and 
steep topography. Many of these features are protected from development pursuant to the 
City’s critical area standards. In some cases this requires preservation and/or conservation 
buffers.  The subarea’s natural features create an attractive and unique setting for future 
development.   

Old Fort Lake – Located in the center of the subarea, Old Fort Lake is one of the major natural 
resources.  The lake is located in a recessed area with vegetated areas preserved around its 
shoreline.  The golf course encircles much of the lake beyond its treed buffer; the other areas 
are vacant employment land.  

Sequalitchew Creek – A second predominate natural resource is Sequalitchew Creek. 
Sequalitchew Creek is a Type F stream that runs along the north boundary of the subarea and 
flows toward Puget Sound. The Sensitive Areas Ordinance (DMC 25.105) requires 100-foot 
stream buffers from the ordinary high water mark.  

Northwest Wetland – Sequalitchew Creek connects to a wetland at the north tip of the 
subarea boundary. The Sensitive Areas Ordinance (DMC 25.105) requires wetlands to have 
buffers of varying width up to a maximum of 200 feet from the edge of the wetland.  

Steep Slopes – The subarea is connected to Puget Sound on its western boundary and has 
associated shorelines and bluffs. This includes having steep slopes along the subarea western 
boundary and northern boundary. These bluffs and slopes greater than 40% would require an 
undisturbed 50 foot buffer from the top, toe and sides of the bluff.  

Forested Areas – Overall the site is a patchwork of forest land, highly disturbed shrub land, 
and a maintained golf course. The three major forested areas in the subarea include the area 
surrounding Old Fort Lake,  a wooded lot at the eastern tip of the subarea, the open space 
along the western bluff and the along Sequalitchew Creek.  
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Area Parks – There are several parks in and around the subarea.  Specifically, Powderworks 
Park, located less than ¼-mile to the southeast of the subarea boundary, is 23.8 acres in size 
and the largest park in the city. A one-acre, unnamed park exists near the southwest boundary 
of the subarea which supports passive recreation, a paved looping path, and a sloped turf area. 
Approximately 600 feet to the south of the subarea is Garry Oaks Park, which is a 12-acre 
neighborhood green space and multi-modal trail that parallels McNeil Street. This connects to 
the only existing road that accesses the subarea plan. 

Trail System – A comprehensive and well-used trail system interconnects the neighborhoods/ 
villages in the City of DuPont, and provides opportunities for integrating with future land use 
development in the subarea providing additional options for recreation and non-motorized 
transportation.  Some proposed trails are identified in the 2014 Parks Master Plan. Despite the 
lack of trails, people sometimes walk on the dirt paths that surround the golf course. An 
existing multimodal path goes though Garry Oaks Park to the south of the subarea. Another 
unnamed trail borders the entirety of the eastern border of the subarea, leading to DuPont City 
Hall.  

The Puget Sound Bluff Trail is an unpaved trail that goes from south-to-north and
connects residential neighborhoods to the southwest of the subarea to Wilkes
Observatory and Sequalitchew Trail in the north.

The Sequalitchew Creek Trail is a paved and unpaved 1.4-mile trail that accesses the
creek from Center Drive, eventually leading to Puget Sound. The 2014 Parks Master
Plan states that Sequalitchew Creek holds “environmental and historical significance
as a connection to Puget Sound.”  Plans for improvements to Sequalitchew Creek Trail
include securing public access to Puget Sound, developing additional trail corridor,
and enhancing natural habitat.

Planned Parks and Facilities – The City of DuPont 2014 Parks Master Plan identifies four 
proposed parks in and around the subarea. Parks P19 and P20 (as labeled on following page) 
are proposed along the mouth of Sequalitchew Creek, which would connect to the existing 
Sequalitchew Creek Trail. These parks would add recreational options in the north portion of 
the subarea, and would facilitate multi-modal access to the water and to the Sequalitchew 
Creek Trail.  

A trail is proposed to extend from Garry Oaks Park to the south and loop Old Fort Lake, 
eventually connecting the southern side of Sequalitchew Creek. Another trail is proposed to 
meander through the golf course toward Puget Sound where it would connect to a proposed 
trail paralleling the water, above the bluff.   
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Figure 10 - Current Parks, Open Space, and Trails Map (2017) 
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Figure 11 - Current Natural Features Map (2017) 
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Future Open Space & Recreation Plan 
The purpose of the Future Open Space & Recreation Plan is to identify new trails, paths, open 
space and recreational facilities that are consistent with the master plan.  It is also an 
opportunity to integrate those that have already been identified by the adopted 2014 Parks 
Master Plan. Existing goals and policies should continually be updated to reflect the objectives 
of this subarea plan. 

Trail System – At a community workshop, participants favored trails as the amenity they 
would most like to see in the subarea. The subarea should add and expand trails in order to 
integrate the surrounding trail system with natural amenities, cultural sites, and other facilities. 
These trails will provide recreational opportunities for residents as well as provide connectivity 
within the subarea. Future trails improvements include: 

Trail T-5 and T-6: Trails along the south of the Sequalitchew Creek Corridor that
connect with the existing Sequalitchew Trail.

Trail T-6: A loop trail around Old Fort Lake that secures public access to the Old Fort
Lake natural area and integrates it as an amenity.

Trail T-2: A south-north trail along the Puget Sound bluff that provides sweeping views
to the west. This is an existing trail but future improvements and local connections are
envisioned.

Future Trail:  A future trail connection on the south side of the creek that provides a
link to the Civic Center.

Trailheads – Two trailheads are envisioned in the subarea. The first is located at the Wilkes 
Observatory, which was identified in the 2014 Parks Master Plan. The other is located at the 
northeast corner of Old Fort Lake. These trailheads are planned to provide formal trail access, 
and would provide additional parking, informational signage, and facilities such as restrooms 
and trash receptacles. 

Open Space Areas – Several open space areas are envisioned for the subarea. Areas that are 
currently designated as Open Space/Recreation by the Comprehensive Plan will remain 
unchanged. These areas are denoted as block J.1, J.2 and block H and include land adjacent to 
Puget Sound, Sequalitchew Creek and Old Fort Lake. Additionally, Blocks I.3, I.4 and I.5, which 
surround the Fort Nisqually cultural site, are envisioned to have an open space focus.     

***The consent decree requires and the restrictive covenants enforce a prohibition on parks 
and playgrounds in the subarea. The City envisions future discussions to applicable parties to 
relax these restrictions as potential site contaminants are addressed.   
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Multi-use Paths – Multi-use paths should be integrated with the future transportation system 
in order to provide safe and attractive linkages and recreation opportunities for pedestrians 
and cyclists. During community workshops, multi-use paths were identified as a priority. The 
specifications of the paths may vary, but they should generally be approximately 12-feet wide, 
and should be separated from roads by a landscape buffer. Two multi-use paths are planned 
along Road A which skirts the south and west of the subarea (labeled as MUP A), and along 
Road B which is an east-west linkage through the subarea (labeled as MUP B).  Multi-use paths 
are envisioned to be paved, ADA-compliant, and be designed to support pedestrian and 
bicyclists. 

Wayfinding and Educational Signage – To support efforts to expand the trail system and to 
incorporate the natural assets on site, wayfinding and education signage should be included. 
These types of signage orient users to trail crossings and other points of interest.  

Top Left:  Sequalitchew Trail  Top Right:  Trail route and informational 
signage.  Bottom: Multi-use trail along Bob’s Hollow Lane; similar future 
facilities are planned for the subarea. 
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Figure 12 - Old Fort Lake – Future Open Space and Recreation Plan 
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Future Open Space & Recreation Goals and Policies 
The following goals and policies should guide future development and decision-making and 
were created to assist in the implementation of the Master Plan. 

FUTURE OPEN SPACE & RECREATION Old Fort Lake:  Goals and Policies 

Goal OSR-1 Evolve Old Fort Lake into a centerpiece of the Old Fort Lake subarea and a 

premier recreational opportunity for DuPont residents.  

OSR 1.1 Secure public access to the lake and provide an informational trailhead. 

OSR 1.2 Integrate a looped trail around the lake that connects with surrounding trails 
and provides views of the lake. 

OSR 1.3 Enhance natural habitat around the lake. 

OSR 1.4 Manage native trees and vegetation around the lake.  

Goal OSR-2 Create a high quality, attractive, and well connected trail system that is 

highly accessible to the DuPont community. 

OSR 2.1 Incorporate wayfinding, educational, and orientation signage. 

OSR 2.2 Provide formal trailhead facilities at major trail intersections and entrances. 

OSR 2.3 Orient and align trails to maximize viewpoints and connections to Puget Sound, 
Sequalitchew Creek, and historic and cultural sites. 

OSR 2.4 Provide safe multi-use trails along primary vehicular thoroughfares. 

OSR 2.5 Use open space and recreation areas to effectively buffer the Home Course and 
adjacent neighborhoods from new commercial and industrial uses. Coordinate 
with the Home Course to effectively locate facilities. 

OSR 2.6 Integrate goals and policies of Comprehensive Plan and Parks Master Plan in 
Old Fort Lake subarea planning process. Update Comprehensive Plan and Parks 
Master Plan as needed to reflect subarea plan.  

Goal OSR-3 Preserve and enhance open space areas. 

OSR 3.1 Protect open space areas adjacent to view corridors and sensitive areas and 
identify new open space areas. 

OSR 3.2 Apply open space zoning category and land use designation for areas that 
should be preserved. 

OSR 3.3 Plan for active and passive recreational opportunities within open space areas. 

OSR 3.4 Connect open space corridors and trails to create a comprehensive network. 

OSR 3.5 Search for opportunities to acquire high-quality critical areas to retain in 
conservation. 

OSR 3.6 Partner with other government entities and non-profit organizations to manage 
natural areas.  
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4.4 - Cultural Resources Element 

Current Cultural Resource Characteristics 
The subarea has several designated cultural sites. The DuPont Historical Society completed a 
DuPont Heritage Plan in 2014 stating known cultural resources, site locations, and conservation 
and tourism recommendations.  The subarea has significant cultural resources within its 
boundaries, these include: 

The 1833 Hudson Bay Company Fort Nisqually Site: The 1833 site played a
historical importance to early Euro-American activity in the Pacific Northwest. Fort
Nisqually became known for its fur trading and agricultural products. The original Fort
Nisqually site had proved to be too small and the fort was relocated in 1843. This site is
owned by the City of DuPont but is surrounded by The Home Course with limited
public access.  This site is located near the center of the subarea, north of The Home
Course Club House.

The Wilkes Observatory Site: Lt. Charles Wilkes used this site for the placement of
maritime instruments and clocks used as part of the Wilkes Exploring Expedition and
Fort Nisqually. The DuPont Company placed a historical marker at the site that still
stands today. The site is located on the bluff south of the mouth of Sequalitchew Creek
near the north tip of the subarea boundary.

Crystallizer Site:  The crystallizer site is reminiscent of the  key location of the
previous manufacturing use on the Old Fort Lake property.  The crystallizer site has a
relic with left behind building foundation and part of the wall structure.

Native Tribes:  The property may have supported native tribes. Though specific tracts
have not been formally designated; the property may have supported migration,
hunting, and gathering by Native Americans.  Artifacts may be present.
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Figure 13 - Current Cultural Resources Map 

Note: This map illustrates currently designated cultural sites. 
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Future Cultural Resources Plan 
The City of DuPont includes a Cultural Resources and Historic Preservation Element in its 
Comprehensive Plan. This element recognizes how DuPont’s cultural and historic resources 
make DuPont a distinct, culturally rich location with assets that can provide enhanced tourism 
opportunities.  The Old Fort Lake Subarea Plan will continue to recognize and protect these 
cultural sites; they have been weaved into the subarea master plan. The goals and policies 
below are consistent with the Comprehensive Plan element. 

Future Cultural Resources Goals and Policies 
The following goals and policies should guide future development and decision-making and 
were created to assist in the implementation of the Master Plan. 

FUTURE CULTURAL RESOURCES Old Fort Lake:  Goals and Policies 

Goal CR-1 

Protect cultural resources by implementing regulations that insure 

cultural resources will not be destroyed, damaged, or disregarded during 

the development process. 

CR 1.1 
Work with federal and state agencies and the tribe to utilize historic 
preservation planning.  

CR 1.2 Work with the Home Course to provide access to the Old Fort site. 

CR 1.3 
Develop an active preservation program that emphasizes community outreach 
and involvement including other local governments and agencies. 

CR 1.4 
Seek ways to capitalize on DuPont’s unique cultural and historic resources to 
enhance tourism and local education opportunities. 

C.R 1.5
Partner with the Nisqually Tribe to identify cultural sites that have tribal 
heritage and possess native artifacts.  

C.R 1.6
Apply the City’s cultural resources policies and regulations to all future 
development within the subarea. 
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4.5 - Transportation Element 

Current Transportation Characteristics 
The subarea presently has limited access.  Existing access into the subarea is from Hoffman Hill 
Boulevard, a major collector. Hoffman Hill Boulevard turns into Golf House Road, a local access 
road, which services The Home Course golf course and clubhouse. There is one unnamed dirt 
road that creates a large loop through the subarea. This dirt road connects to Wren Road, 
Palisade Boulevard, and Ogden Avenue.  The current transportation characteristics are 
summarized below: 

City-Wide Connections – Civic Drive and Palisade Boulevard are higher classified
roads that terminate at the subarea boundary and that can provide access for future
uses. Both Civic Drive and Palisade Boulevard provide direct access to Center Drive.
Center Drive is a four-lane, divided, principal arterial roadway.

Local Connections – There are three existing roads that presently terminate at the
subarea boundary and can provide future local access for local residents. These
include Hoffman Hill Boulevard, Jensen Avenue, and Ogden Avenue.

Transit – There is no local transit that serves the subarea.  There are no Pierce Transit
local bus routes that service/circulate the City of DuPont. However, there is express
bus service to Olympia and Tacoma/Seattle. The DuPont transit center is located
approximately 1.1 miles (a 22-minute walk / 7-minute bicycle ride) from the subarea
entry point near the intersection of Palisades Blvd & Center Drive.

Trails – The subarea has an existing trail that aligns along the bluff (T-2 in the Parks
Master Plan); another trail is aligned along the southeast boundary (T-7).  There are
numerous trails surrounding the subarea that can be tied into in the future. Trails are
discussed in further detail Section 4.3 (Open Space and Recreation).

Rail Lines – There is one line of active railroad track that runs near the western edge of
the subarea boundary. The tracks are located between the shoreline and the
associated bluffs.  The tracks support rail freight. Amtrak passenger rail service is
planned to be transferred from this rail segment; no stations are located along this
segment.
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Figure 14 - Current Vicinity Roadway Network (2017) 
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Future Transportation Plan 
The purpose of the Future Transportation Plan is to envision a new network of roads and paths 
that serve the subarea. The new network will provide internal circulation between various 
development areas and will connect to the existing road network. 

Road Classification –  All roads in the City of DuPont fall under one of four classifications: 
Principal Arterial, Minor Arterial, Major Collector, and Local Access. The classifications are 
inventoried in the Comprehensive Plan and specifications are detailed in the Public Works 
Standards.  

Principal Arterials provide access between large subareas of an urban region,
including access to the Interstate system.

Minor Arterials connect principal arterials to smaller collector roadways, and
distribute travel to small geographic areas and communities.

Major Collectors distribute trips from principal and minor arterials to destinations, or
collect traffic from local roads and channel it to the arterial network.

Local Access roadways provide circulation and access to residential neighborhoods 

Primary automobile circulation is proposed as a loop road through the property as illustrated 
on the Old Fort Lake Master Plan. New roads in the subarea will align with these designations.  
The vision for the subarea will include three new streets (Streets, A, B and C) that are minor 
arterials. Civic Drive and Street B will be extended into the subarea and are planned a minor 
collectors. Street E is planned as a local access road that connects to the Old Fort Wilkes cultural 
site and future trailhead.  

Street Design – Streets in the subarea will be designed to create an attractive streetscape that 
provides for efficient vehicle circulation while creating separate facilities for 
bicyclists/pedestrians. Specifically, the subarea primary streets will carry forward streetscape 
elements that are enjoyed in other areas of DuPont such as landscaping, street trees, and 
strong pedestrian amenities.  It is anticipated the City’s Public Work standards will adopt 
additional cross sections for the subarea so that the subarea is developed with distinctive street 
designs.    

Non-motorized Transportation – DuPont provides a strong pedestrian and bicyclist 
environment; this is contributed to its network of sidewalks and multi-use trails.  The subarea 
will connect to the existing pedestrian network and provide new non-motorized facilities. At a 
community workshop, residents heavily favored multi-use trails over on-street facilities for non-
motorized transportation. Multi-use trails are envisioned to be incorporated along Road A and 
Road B within the subarea. These trails should increase safety for pedestrians and bicyclists by 
sufficiently separating these users from vehicular traffic by a green buffer. 

Old Fort Lake – Conceptual Arterial Cross Section  
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Figure 15 - Old Fort Lake - Future Transportation Plan 
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Future Transportation Goals and Policies 
The following goals and policies should guide future development and decision-making pertaining to 
transportation within the subarea.  These goals and policies were created to assist in the implementation of the 
Master Plan. 

FUTURE TRANSPORTATION Old Fort Lake:  Goals

Goal T-1 Provide a robust multi-modal transportation network that serves as variety of users. 

T 1.1 Reduce speeds of automobiles through aesthetically-pleasing traffic calming measures 
and street design.  

T 1.2 Plan for pedestrian/bicyclist facilities to allow for safe and convenient access to future 
transit and rideshare services. 

T 1.3 Plan for trails and multi-use paths to serve both a recreational and transportation function; 
provide adequate separation between non-motorized facilities and major thoroughfares. 

T 1.4 Connect and enhance adjacent paths and trails with new facilities within the subarea. 

Goal T-2 Provide excellent street design that complements desired future land uses and 

reflects community values. 

T 2.1 Design and adopt street cross sections for primary roadways within the subarea. 

T 2.2 Ensure future transportation is consistent with Comprehensive Plan, Capital Improvement 
Plan, and Public Works Standards, and update these documents as necessary to reflect 
subarea goals and policies.  

T 2.3 Plan a transportation network that reflects the future land use goals. 

T 2.4 Construct streets with trees and vegetation; ensure roadways carry forward the 
streetscape themes found in other parts of the City. 

Goal T-3 Plan a well-connected and efficient road network. 

T 3.1 Plan a street pattern that integrates different development blocks and provides multiple 
travel route options within the subarea; focus subarea traffic to the internal primary 
roadways. 

T 3.2 Conduct an update Trip Generation Estimate that assumes the desired future land use of 
the subarea. 

T 3.3 Provide linkages to existing infrastructure and major roads. 

T 3.4 Plan internal street network that provides adequate service while minimizing future 
maintenance burdens. 

T 3.5 Route freight traffic to Center Drive so not to direct truck traffic through residential 
neighborhoods that surround the subarea. 

T 3.6 Maintain and enforce the City’s concurrency standards for all new development within the 
subarea; require developers to provide transportation improvements where expected 
levels of services fall below the adopted standards. 

T 3.7 Restrict vehicular access connections to Wren Road from within the subarea; plan for 
emergency access and non-motorized connections to Wren Road. 



63 Old Fort Lake | SUBAREA PLAN – City of DuPont 

4.6 – Capital Facilities and Utilities Element 

Current Utility Characteristics 
The subarea has limited onsite utilities but existing infrastructure is located in abutting 
neighborhoods.  The existing water and sewer lines were developed and serve the golf course.  
Future development in the subarea will require additional utility infrastructure that is sized, 
developed, and managed to serve the future users.  Developers are required to demonstrate 
that utility capacity is available to serve proposed projects during the land use 
review/permitting process. Developers are also responsible to extend lines and build the 
supporting infrastructure to serve future projects.  Roads and multimodal facilities are 
discussed in Section 4.5 of this plan. 

Water – The subarea is serviced by DuPont Water. The main water line runs from Hoffman Hill 
Boulevard to Golf House Road; there are no other water connections in the subarea.  The 
subarea could be serviced with additional water mains by connecting to the nearby water 
mains that are located at roadway connections along the southern and eastern boundary. 

Sewer – The City does not own or maintain any sanitary sewer system components. Sanitary 
sewer services are provided by Pierce County Sewer Public Works and Utilities. The City has 
interlocal agreements for the provision of sewer service with the utility. The subarea has one 
main sewer line that extends from Hoffman Hill Boulevard to Golf House Road; there are no 
other sewer connections in the subarea.  The subarea could be serviced by additional sewer 
mains by connecting to the nearby mains that are located at roadway connections along the 
southern and eastern boundary. 

Stormwater Management – The subarea does not have a stormwater master plan.  The 
subarea has some stormwater facilities that serve the golf course. This includes stormwater 
lines along the Loop Road, Golf House Road, and at The Home Course golf course. Additionally, 
there is a stormwater pond adjacent to the southern boundary of the subarea that has a service 
line connecting to the subarea. Like water and sewer, there are multiple locations of potential 
tie-ins to the surrounding areas stormwater system.   
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Figure 16 - Current Utilities Map 
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Future Capital Facilities and Utilities Plan 
The City of DuPont Comprehensive Plan includes a Capital Facilities & Utilities Element. This 
element established adopted levels of service for infrastructure and services including, but not 
limited to roadways, parks, fire protection, law enforcement and utilities. The City’s levels of 
service do not change with this subarea plan. Future development shall be consistent with the 
Comprehensive Plan. Individual projects will be reviewed for consistency with these levels of 
services at the time of permitting. Future development within the subarea must demonstrate 
that adequate facilities/utilities are in placed at the time of permitting and construction.   
Furthermore, future development will be required to plan and construct the supporting 
infrastructure to serve the future uses/buildings.  This will include new water, sewer, electrical 
and stormwater facilities. The supporting infrastructure will be planned/sized based on the 
specific uses and building sizes; specific infrastructure planning will occur as part of the land 
use/permit review processes.  

Capital Facilities and Utilities Goals and Policies 
The following goals and policies should guide future development and decision-making and 
were created to assist in the implementation of the Master Plan. These goals and policies assist 
the City, utility/service providers, and development entities plan for future development in the 
subarea. 

CAPITAL FACILITIES AND UTILITIES Old Fort Lake:  Goals and Policies 

CAPITAL FACILITIES (CF) 

CF--Goal 1 

Plan for the provision and development of roads, water system, 

wastewater and storm drainage systems, parks, civic facilities and police 

and fire protection that are adequate to meet the needs of the Subarea at 

full development.  

CF-1.1 
Require that individual development projects are constructed consistent with 
the Subarea Plan in terms of infrastructure, open space, and land usage.  

CF-1.2 
Require developers to plan their utility infrastructure to allow for future blocks 
to develop within the subarea.  

CF-1.3 

Require developers to construction roadway access to their properties within 
the subarea; ensure that all development proposals are designed in a way to 
accommodate the future roadway and trail networks as illustrated on the Old 
Fort Lake Master Plan. 

CF-1.4 
Remain “grant-ready,” by maintaining partnerships with service providers to 
enhance “in-kind” and regional participation, keeping capital facilities plans 
current, and ensuring that local plans are consistent. 

CF-1.5 
Obtain rights-of-way and easements to ensure that future access and utilities 
can be provided to all development properties within the subarea. 



Old Fort Lake | SUBAREA PLAN – City of DuPont    66 

CAPITAL FACILITIES AND UTILITIES Old Fort Lake:  Goals and Policies 

CF-Goal 2 
Ensure that public facilities necessary to support new development are 

available and adequate concurrent with the development. 

CF-2.1 
Apply the levels of service standards as adopted in the Comprehensive Plan for 
all development within the Old Fort Lake subarea. 

CF-2.2 
Require developers to construct and/or fund capital facilities that are needed to 
meet City concurrency standards.  

CF-2.3 
Explore additional funding sources and strategies to ensure long–term 
infrastructure maintenance within the subarea. 

CF-2.4 
Work with the school district to coordinate the development of new schools to 
coincide with anticipated residential development. 

CF-Goal 3 
Celebrate the subareas’s cultural sites through enhancement and 

education. 

CF-3.1 
Create funding plans for the preservation and enhancement of the Wilkes 
Observatory, the1833 site, Old Fort Lake, and other cultural and historic 
features. 

CF-3.2 
Create development plans for cultural sites that include public access, 
informational signage, viewing areas, and visitor structures. 

UTILITIES (U) 

U-Goal 1 Ensure utilities are available for development. 

U-1.1
Coordinate with utility providers at early stages in project planning and the 
development review process.  

U-1.2
Design and install utilities with sufficient capacity to meet anticipated land use 
intensity. 

U-1.3
Plan for an accessible utility infrastructure system  that provides for practical 
connections;  to the greatest extent practical, require that water, wastewater 
and storm drainage lines are developed within public rights-of- way. 

U-1.4

Review the utilities capacity on an annual basis to ensure there is long-term 
capacity to support future uses within the subarea; identify any potential 
service deficiencies and work with service provides to adequately plan for 
future demand. 

U-1.5
Seek funding sources for infrastructure to support development within the 
subarea. 
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CAPITAL FACILITIES AND UTILITIES Old Fort Lake:  Goals and Policies 

U-Goal 2 Provide adequate sanitary sewer system concurrent with development 

U-2.1
Coordinate with Pierce County to provide sanitary sewerage service to the 
residents and businesses of the subarea. 

U-2.2
Require all new development (excluding remote open space buildings) to 
connect to a public sanitary sewer system. 

U-2.3
Design new sanitary sewer systems to service the future demand that is 
anticipated from the Old Fort Lake Future Land Use Plan. 

U-Goal 3 Provide potable water to the subarea 

U-3.1
Provide an efficient and adequate water supply to the residents and businesses 
of the subarea. 

U-3.2
Require all new development (excluding remote open space buildings) to 
connect to a public water system. 

U-3.3
Design new potable water systems to service the future demand that is 
anticipated from the Old Fort Lake Future Land Use Plan. 

U-3.4
Explore opportunities to reduce potable water use including low-flow 
appliances/fixtures/toilets, water reuse and rainwater harvesting, and drought 
tolerant landscaping. 

U-Goal 4
Minimize erosion by enforcing stormwater management from start of 

development through completion of development 

U-4.1
Require that future development comply with the City’s adopted stormwater 
management program.  

U-4.2
Determine applicable low impact development (LID) best management 
practices (BMPs) during in the planning stages for new projects as required by 
the City’s stormwater management program. 

U-4.3
Design landscaping and planting areas as key components of a site’s water 
quality stormwater strategy; create landscaping plans that reduce and/or 
eliminate the need for fertilizers and chemicals. 

U-4.4
Encourage development to conduct rainwater harvesting for irrigation and 
reuse purposes. 

U-4.5
Conduct timely updates to the City’s stormwater management program to 
compile with periodic amendments to the Department of Ecology Stormwater 
Management Manual for Western Washington. 
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4.7 – Community Character Element 

Future Community Character Plan 
The City of DuPont Comprehensive Plan and this subarea plan strives to create a quality 
community character that complements existing neighborhoods, creates distinctive future 
districts, preserves native vegetation and critical areas,  and creates  attractive streetscapes.  
The Old Fort Lake Master Plan establishes the vision for the subarea. The preceding elements 
institute long-term goals for various aspects of the area. The following subsections establish 
additional long-range goals relating to buildings, landscaping, and wayfinding.  

BUILDING DESIGN 

The subarea is envisioned to have future buildings that are attractive and provide quality 
architecture.  In doing so, the City will apply its design regulations and guidelines for all new 
multifamily, commercial, and mixed use buildings.  These buildings will follow the standards 
that are applied to other areas within the City in order to maintain the same level of 
architectural quality that the community has grown to expect.  This includes building facades 
with clearly articulated entrances, window coverage, and material variety.   Furthermore, 
buildings will be oriented to the nearby streets create an attractive street presence and 
contribute to strong pedestrian environments.  

The subarea vision also includes goals for attractive industrial buildings.  There is a common 
community sentiment to avoid large spans of blank walls, to minimize large parking expanses, 
and to screen service/loading areas.  Moving forward, the City will be tasked with expanding its 
design regulations and guidelines to address industrial buildings including light manufacturing 
and warehouse. 

BUFFERING 

A buffering strategy must be implemented across Old Fort Lake to address any perceived 
incompatibilities.  Specifically, there is a wide-spread community goal to protect visual 
appearance of the golf course and to ensure that future adjacent uses do not degrade this 
asset.  Furthermore, this sentiment applies to natural areas, streets, and neighborhoods so that 
Old Fort Lake supports a variety of users while creating a community character that is 
attractive, safe, and welcoming.   The City’s land development regulations should be updated 
to implement the subarea’s buffering goals.  

Multifamily, Commercial, and Office Uses – buffers will be provided along rights-of-
way and the golf course to provide subtle screening and to add vegetation. It is
acknowledged that these uses may want views to the golf course while providing
some degree of visual separation. Additional buffer treatments will be provided where
these uses abut single-family neighborhoods; this could include lush landscaping,
trees, and fencing to provide an effective transition to low density housing.

Industrial Uses – buffers for industrial uses will be provided along streets to provide
some screening and add vegetation to the streetscape. Full buffers and screening will
be provided along the golf course, open space areas, and residential districts to ensure
the visual impacts are effectively mitigated.
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TREES AND LANDSCAPING 

The subarea will develop with new lush landscaping and expansive tree canopies. This 
vegetation will occur on individual development sites, along rights-of-way and within the open 
space areas.  Landscaped areas are envisioned to mimic a more natural arrangement with 

native plant varieties. Landscape designs should focus on trees, shrubs, 
and ground cover while avoiding large spans of turf (except for golf 
courses and play areas).  The City will adopt policies and standards to 
ensure that the subarea develops with trees and landscaping that aligns 
with the overall vision for Old Fort Lake.  

Development Sites – Individual sites will provide a minimum 
landscaping coverage that is established in the Land Use Code. Planting 
areas will be located along the site’s perimeter, along building 
foundations, and peppered through parking areas to soften their 
appearance against the natural setting.   

Streets – Roadways will be developed with street trees and ground cover 
to create a comfortable and attractive streetscape.  It is envisioned that 
the City will design and adopt special cross sections for the subarea to 
ensure that future streets area distinctive and carry forward the vision for 
the area.   

Opens Space – Open space areas will follow the same landscaping goals 
with a focus on quality design. DuPont’s public parks have superior design 
and maintenance; this shall carry forward in the Old Fort Lake subarea.  

SIGNAGE AND WAYFINDING 

The provision of signage, landmarks, and wayfinding will be thoughtfully 
integrated into the subarea to orient people to destinations and access 
routes.   

Entry Signs – Entry monuments should be provided at key entry 
locations into the subarea and their design should be coordinated in 
terms of shape and materials.   

Trail Signs – The City’s trail signage will be applied to future trail sections 
within the subarea to orient users to the larger network.  

Info Signs – Informational signage will be provided to highlight natural 
and cultural assets.   

Private Signs –Private site and building signs shall be subject to the same 
City regulations as applied in other portions of the City; no additional 
signage allowances will be applied within the subarea.   

Top Two:  Tree-lined streets and landscaped entryways 
Center:  Monument signage Bottom:  Informational placards  
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Community Character Goals and Policies 
The following goals and policies shall guide the City and its actions to ensure that the subarea 
plan develops in way to create a strong community character that balances function, 
aesthetics, and compatibility. This character should complement the established city form and 
the surrounding neighborhoods. These goals and policies establish future actions that the City 
and developers shall make to ensure the subarea is well-designed and followed sound urban 
design principles. 

COMMUNITY CHARACTER Old Fort Lake:  Goals and Policies 

CC--Goal 1
Develop buildings that are attractive and project a welcoming appearance 

to pedestrians, customers, and the residents of DuPont. 

CC-1.1
Apply the City’s Multifamily Design Regulations and Guidelines and Commercial 
and Mixed Use Design Regulations and Guidelines to future development within 
the Old Fort Lake subarea.  

CC-1.2
Develop and adopt design regulations and guidelines for light manufacturing 
and warehouse land uses within the Old Fort lake subarea. 

CC-1.3
Create and adopt pedestrian access standards so the subarea develops as a 
walkable district within the City. 

CC-1.4
Establish development requirements that require sites to downplay and screen 
parking lots, service areas, loading docks, and semi-truck parking from off-site 
view.  

CC-1.5
Adopt new zoning and land use standards with appropriate setbacks and other 
dimensions standards to result in attractive site/building designs that 
implement the subarea vision.  

CC-1.6
Work with developers to explore private design standards or restrictive 
covenants that exceed City standards and provide an additional means of 
enforcement. 

CC-1.7
Revise City lighting standards to reduce light glare and to follow ‘dark sky’ 
principles. 

CC--Goal 2
Create attractive streetscapes that accommodate a variety of users 

including motorists, bicyclists, and pedestrians. 

CC-2.1
Develop and adopt street cross section standards for the subarea that includes 
landscaping, shade trees, vehicle travel lanes, and multi-use pathways.   

CC-2.2
Continue to require landscaping buffers along rights-of-way to provide 
vegetation, shade, aesthetics, and screening. 

CC-2.3
Review the City’s landscaping and buffering standards for opportunities to add 
additional requirements to strengthen the Old Fort Lake Subarea Plan vision.  

CC-2.4
Require development projects to demonstrate that new roadways and site 
plans will provide landscaping that meets or exceeds City standards.  

CC-2.5
Explore opportunities to provide decorative/enhanced paving at key 
intersections to calm traffic and to emphasize pedestrian/bicyclist crossings. 

CC-2.6
Identify a long-term funding source and/or partnership opportunity to maintain 
streets and vegetation.  
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COMMUNITY CHARACTER Old Fort Lake:  Goals and Policies 

CC--Goal 3

Create signage and wayfinding with the subarea that has a coordinated, 

thematic design that provide helpful and effective orientation to site 

amenities and destinations. 

CC-3.1
Expand City trail signage and informational placards across the subarea to 
provide direction and guidance for all trail users.  

CC-3.2
Develop the design and locations for entry monuments into the subarea; 
ensure the entry signs are coordinated in terms of materials and design.  

CC-3.3
Apply the City’s sign regulations to all development sites/buildings within the 
subarea. 

CC-3.4
Develop standards to ensure that lighted signs are not excessively illuminated 
and do not cast harsh light onto surrounding properties.  

CC-3.5
Explore an informational sign program to highlight cultural sites and areas of 
historical heritage. 
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Community Meeting / Open House Overview  
At a workshop held at DuPont City Hall, the community was provided the opportunity to voice 
their preferences relating to the land uses, transportation and connections, and the amenities 
and aesthetics within the subarea. Each topic had its own station, and participants were 
prompted to vote on a series of questions. The community preferences are summarized below.  

Land Use 
The purpose of this station was to (a) provide information pertaining to current Comprehensive 
Plan and Zoning designations on the properties, and (b) obtain attendee 
comment/preferences pertaining to land uses on the properties. Questions were as follows: 

Which of these uses should be included in the subarea? (In addition to industry 

uses that are already allowed?)  – Options included deli/café, convenience store, gas 
station/automotive, medical office, grocery store, residential/apartments, mixed use 
and hotel. The community showed a clear preference for deli/café land uses, and 
moderately supported mixed-use and medical offices. Convenience stores and gas 
stations were the least favored potential land uses. 

What is your preferred shopping environment? – The following shopping 
environment categories were provided: stand-alone, shopping center, and mixed 
Use/neighborhood center. When viewing the concentration of votes on the boards, 
participants showed a preference toward the mixed use/neighborhood center 
environment. 

What type of industry should be the focus in the subarea [within the subarea]? –
The following categories were provided: warehousing/distribution, manufacturing, 
research and development, high technology, offices/corporate offices. Participants 
showed preference for research and development, high technology, and offices, while 
warehousing/distribution and manufacturing only received one vote each. 

Building and Site Design 
At this station, participants rated the importance of certain building and site design elements 
on a sliding scale of “not important” to “very important.” The intent of this station was to inform 
possible design guidelines and standards that the community might like to see applied to 
future development. Participants voted on the various priorities, including: building 
orientation, exterior colors/materials, architectural details, size/height restrictions near 
residential, pedestrian amenities, parking lot screening, reducing light/glare, and buffing 
residential neighborhoods/golf courses. Generally, all of these categories were viewed as 
highly important by participants. Buffering residential neighborhoods/golf course and 
size/height restrictions near residences stood out as the highest priorities. 
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Transportation and Connections 
Participants were asked to vote on three transportation-related questions to inform the design 
of streets and non-motorized facilities. In addition, participants were asked an open-ended 
question where they could post comments on a sticky note. The purpose of the exercise was to 
identify specific concerns regarding traffic impacts from development in the area.  

What kinds of non-motorized facilities should be provided in the subarea? – 
Participants demonstrated a preference for off-street facilities (multi-use trails) over 
on-street facilities (bikes lanes/sidewalks). 

How should sidewalks be designed in the subarea? – Participants demonstrated a 
preference for sidewalks that are separated from travel lanes with a planter strip and 
trees. There were respondents that preferred curb-tight sidewalks.  

Should streets accommodate on-street parking? – Participants demonstrated a 
preference for off-street parking over on-street parking arrangements. 

What are your concerns or ideas about transportation in the subarea? – This was 
an open-ended question which received various individual responses, however, a 
couple of clear themes could be deciphered from these comments: 

o Concern for Adverse Traffic Impacts – The majority of the transportation
comments revolve around potential traffic increases from any development
in the Old Fort Lake Subarea. This includes (i) traffic noise, (ii) traffic
congestion on Center Drive and residential neighborhoods, (iii) the volume of
semi-truck traffic, and (vi) associated safety concerns.

o Request for Multimodal Transportation Facilities – Many responses
suggest a community a desire for pedestrian, bicyclist, and transit facility
expansion in the area to handle the additional demand.

Amenities and Aesthetics 
At this station, participants were given the opportunity to vote on preferred landscaping and 
amenities in the subarea. In contrast to higher-level questions regarding zoning and land use, 
these questions prompted responses on details that affect the public realm in the subarea, as 
well as its look and feel. 

What kinds of amenities would you like to see in the subarea? – The following 
options were provided: trails, natural areas, wayfinding (themed/decorative), 
educational signage, gathering places/cultural sites, street furniture/shelters, exercise 
equipment. Of these options, participants showed a high preference for trails. There 
were also positive responses for natural areas, gathering places, and educational 
signage. 

What landscaping style would you like to see in the subarea? – Participants 
showed a preference for native landscaping over ornamental plantings. However, 
many participants stated that native landscaping should still be well maintained and 
should not be confused with unkempt areas or plantings that may become a nuisance. 
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General Comments 
A final station was available at the workshop, which provided the community the opportunity 
to share additional concerns and ideas, based on a prompt of four open ended questions. 
Many individual comments were received and there were a few clear takeaways, including:  

Potential Impacts – Participants were invited to share their concerns about potential 
project impacts. The major themes of these comments were focused around traffic, 
environmental, and zoning impacts. 

o Traffic – Participants showed concern for an increase in heavy trucks, traffic
noise, and traffic spill over into the neighborhoods, increased congestion, and
the associated safety concerns. 

o Environmental – Participants demonstrated concerns about losing access to
any of the nearby trails and open space within the subarea, the potential
impacts to the local wildlife and wildlife habitat, and impacts to property
values and quality of life in the area. It was also stated by participants that the
Old Fort Lake Subarea has some of the best public views in the City and
should be preserved. 

o Zoning – A few participants stated that they do not want to see warehouses,
shopping retail, and offices in the subarea. Some specifically mentioned
hotels as an undesirable use. 

Opportunities – Participants identified numerous opportunities for items to be 
included in the Old Fort Lake Subarea Plan. Comments were general and varied, but 
opportunities identified included items such as open space and recreation, cultural 
amenities, employment, education, and retail. Individual responses were reviewed and 
informed the subarea concept alternatives. 
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