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“Cornered LLC” Rezone 
File No: REZ2015-40000261491  

A. SUMMARY OF REQUEST 

 A rezone of one parcel from the “R-4L” Low-Density Multiple Family Dwelling District to 
the “C-2” General Community Commercial District. 

B. GENERAL INFORMATION 

1. Applicant: Heather Curry, Cornered LLC, 3008 Magnolia Lane, Gig Harbor,           
WA 98335 

2. Property Owner: Cornered LLC  
  3008 Magnolia Lane  
  Gig Harbor, WA 98335 

3. Location: 7002 South Puget Sound Avenue, Parcel Number 4940002690 

4. Project Size: 6,000 square-feet (0.14 acres) 

C. PROJECT DESCRIPTION 

The applicant is proposing a rezone of one parcel from the “R-4L” Low-Density Multiple 
Family Dwelling District to the “C-2” General Community Commercial District to allow for 
a commercial use on the site.   

D. EXHIBITS 

 Site Plans, Elevations, Miscellaneous   

 1: Staff Report, Prepared by PDS 
 2: Site Plans & Photos of the Exterior  
 3: Zoning Map  
 4: Land Use Designation Map  

 5:  Applicant’s Written Reclassification Request 
6: Applicant’s Request to Reduce the Scope of the Proposal  
7: Applicant’s Request to Revert Back to Original Project Scope 
8: Letters Received in Support of the Proposal 
9: Letters Received in Opposition of the Proposal 
10: Puget Creek Restoration Society Letter 
11: Building Permit Plans for the Existing Garage  (BLD2013-40000212166) 
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12: Building Permit Plans for the Existing House Demolition and New House 
Construction (CMB2013-40000212165) 

13: 2008 Annual Amendment Application Number 2008-04 Staff Report 
14: Easement Number 1509347, dated August 12, 1948 
15: SEPA Determination of Non-Significance (DNS) 

Internal Comments 

16: E-mail from Jesse Angel, Tacoma Water 
17: E-mail from Jennifer Kammerzell, Traffic Engineering 
18: Memorandum from Corey Newton, Site Development Group 
19: E-mail from Mina Zarelli, Building Engineer 
20: Correspondence with Larry Dun, Source Control 

E. ADDITIONAL INFORMATION 

1. Application History 

 The project application was determined complete on December 31, 2015.  The applicant 
provided additional information about the proposal, including a site plan, photos1, and 
justification for the rezone request.2 

The site is owned by a Limited Liability Company (LLC) by the name of Cornered LLC.  
The members of Cornered LLC include Heather and James Curry.  Heather and James 
Curry are also owners of Parcels 4940002800, 4940002810, 4940002820, and 
4940002830, which have frontage on South Tacoma Way.  The four other parcels owned 
by Mr. and Ms. Curry are listed under the business name of “Motors Northwest” and 
operate as a vehicle sales business within the “C-2” Commercial District.   

Early on in the permitting process, the applicant was advised that a full rezone of the 
entire parcel would likely not be considered consistent with the regulations and policies of 
the Tacoma Municipal Code (TMC) and Comprehensive Plan, and that a rezone of the 
eastern portion of the parcel was not needed by the applicant since the applicant did not 
propose development on the eastern side of the parcel, and since community gardens 
were allowed outright within the “R-4L” District.  Additionally, if the applicant were to 
retain the eastern portion of the site as “R-4L,” and subsequently record a Boundary Line 
Adjustment (BLA) to modify the parcel in a way that would combine the new “C-2” area 
with the commercial parcel to the west, the City would be better able to address, buffer, 
and regulate the commercial activity on the west side of the site as an accessory use to 
the existing commercial use on the parcel to the west (Parcel 4940002800), which is also 
currently owned and operated by the applicants.  Split-zoning and a subsequent BLA to 
retain the eastern portion of the site as “R-4L” could have also resulted in more of an 
assurance to the City and the community that the eastern portion of the site would not be 
proposed for commercial development in the future, and would be retained as a 

                                                
1 The photos provided by the applicant were out of date and did not show existing paving or the community garden.  Google 
street view photos more accurately reflect the current state of the site, and have been included as an exhibit. 
2 The applicant bears the burden of proof to demonstrate that the proposal is consistent with the criteria for the approval of 
commercial development found in Chapter 13.06 - Zoning, of the TMC and the criteria for the approval of rezone applications 
found in Section 13.06.650 of the TMC.  The proponent of a rezone has the burden of showing that the reclassification bears a 
substantial relationship to the public health, safety, morals, or general welfare.  See Bassani v. County Commissioners, 70 Wn. 
App. 389, 394, 853 P.2d 945 (1993) citing Parkridge v. Seattle, 89 Wn.2d 454, 153, P.2d 359 (1978); Woodcrest Invs. Corp v. 
Skagit Cy., 39 Wn. App. 622, 694, P.2d 705 (1985).  Under Washington law, a “strong showing” of change is not required and the 
rule is intended to be flexible and allow consideration of each case on its own facts.  See Bassani at 394.  A showing of changed 
circumstances is not required when a rezone is intended to implement an amendment to a comprehensive plan.  See SORE v. 
Snohomish Cy., 99 Wn.2d 363, 370, 662 P.2d 816 (1983).   
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residentially-zoned buffer area from the impacts of the commercial uses of the west on 
the residential areas to the east, as called for in the 2008 area-wide rezone report and 
within the Comprehensive Plan.  Based on this preliminary analysis, the applicant 
submitted an email revising the scope of the proposal to limit the proposed rezone area to 
the west side of the parcel.  The revised scope provided by the applicant at that time 
proposed that the area on which the existing building is located be rezoned, along with an 
additional 10 feet, which the applicant proposed to maintain as a landscaping buffer.   

After further review staff analysis concluded that neither a full rezone of the site or a 
proposal to split-zone the site as described above was supported by the Comprehensive 
Plan or the community in-general.  

On May 16, 2016, a legal representative for Mr. and Ms. Curry submitted a written 
request to amend the proposal back to its original form, to propose a rezone of the entire 
parcel.  The additional fees for applying for the project amendment (additional notice fee 
and Environmental Review fee) were paid on May 18, 2016.  No change to the site plan 
was made and there was no indication as to the specific need for a rezone of the entire 
property, as opposed to the previously proposed split-zone.  The only previous indication 
regarding the need for the rezone of the entire parcel on the record is found in the 
February 6, 2016 email from the applicant (Exhibit 6) which states, “Although we do 
believe it would be a benefit for us to continue pressing forward to Re-Zone the entire 
Parcel C-2 simply for the additional value we a) understand the impact-on and genuine-
concern of our surrounding residential community, b) have no intention to use the 
majority of the property in a Commercial manner and c) want to get this done through the 
path of least resistance.”    

2. Existing Site Conditions 

The site is developed with a stand-alone accessory structure on the western portion of 
the parcel and a community garden on the eastern portion of the parcel.  A line of existing 
vegetation (arborvitae) is planted separating the existing building from the community 
garden use. 

The site is rectangular in shape and is a corner lot. The dimensions of the parcel in its 
entirety are approximately 50 feet by 120 feet.  South 70th Street abuts the site on the 
north and South Puget Sound Avenue abuts the site on the east.  The site currently has a 
paved parking area on the north and west.  There is an existing access easement 
(Easement Number 1509347, dated August 4, 1948) that covers the westernmost 10 feet 
of the site.  This easement functions as an alley and also extends onto adjacent parcels 
to the south.  The site is accessed via this easement. 

3. General Zoning and Surrounding Conditions: 

The immediate area to the west of the site is zoned “C-2” General Community 
Commercial District.  The immediate surrounding area to the north and south of the site is 
zoned “R-4L” Low-Density Multiple Family Dwelling District.  The immediate area to the 
east of the site is zoned “R-2” Single-Family Dwelling District.   

There is one site zoned “C-2” General Community Commercial District at the intersection 
of South 68th Street and South Puget Sound Avenue (6648 South Puget Sound Avenue).  
The site-specific rezoning of that site was approved in 2005 (Ordinance 27420, File 
Number 40000049712).  It is noted that this rezone was approved prior to a 
Comprehensive Plan update which changed the designation of the area from “Medium” to 
“Multi-Family (Low Density).” 
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A zoning map labelling the areas identified above is included as an exhibit.  

4. Regulatory History: 

2008 Area-Wide Rezone 

Prior to 2008 the subject site and parcels to the north and south were included in the “R-
2” Single-Family Dwelling District. 

In December 2008, based in part on staff’s recommendation for a denial of an area-wide 
rezone application for 11 parcels to the north of the site between South 68th Street and 
South 70th Street to “C-2” General Community Commercial District, a proactive rezoning 
action resulting in an ordinance was approved to change the zoning of multiple parcels 
along South Puget Sound Avenue, including the subject site, from the “R-2” Single-Family 
Dwelling District to the “R-4L” Low-Density Multiple Family Dwelling District (Ordinance 
27772).   

The intent of the originally proposed area-wide rezone to change the zoning from “R-2” to 
“C-2” was specifically to allow the expansion of existing auto-related commercial uses 
located along South Tacoma Way.  The potential for noise and light pollution, as well as 
traffic issues, were cited as major issues with the application.   

The application that was denied was considered to be inconsistent with the goals of the 
Growth Management Act (GMA) as it would threaten the existing housing stock and 
spread commercial uses further east into a predominately single-family residential 
neighborhood.  The staff report states that the area-wide rezone process does not allow 
for site-specific analysis of particular projects and their impacts, and therefore could not 
necessarily be relied upon to enforce needed enhancements to address compatibility, 
regarding architectural details, setback, landscaping, etc.  It was stated that approval of 
the amendment would likely contribute to the deterioration of a currently residential area. 

In staff’s 2008 analysis and reasoning for the recommendation of denial of the 2008 area-
wide rezone to “C-2” Commercial, subject properties were oriented to South Puget Sound 
Avenue; because of this orientation, staff indicated that approval would have resulted in a 
majority of future activity and access to commercial uses in the area being focused on 
South Puget Sound Avenue and adjacent to the single-family neighborhood, increasing 
maintenance costs.  Staff contrasted the application of that time with the area several 
blocks to the north (presumably the “C-2” Commercial areas between South 60th Street 
and South 64th Street), where the commercial uses on South Tacoma Way cover the 
entire block, such that the back of the development faces South Puget Sound Avenue.  In 
that instance, vehicular traffic is contained to South Tacoma Way, which is the preferable 
alternative to accessing from South Puget Sound Avenue.  At that time staff indicated that 
the same configuration would not be possible for the 11 parcels between South 68th 
Street and South 70th Street “because an alley lies between South Tacoma Way and 
South Puget Sound Avenue, preventing development on the amendment area from being 
served by South Tacoma Way.” 

The closing statements of the 2008 staff report recommending denial of the area-wide 
rezone to “C-2,” and recommending a City-initiated proactive rezone to “R-4L” specifically 
state, “It should be noted that this proactive rezoning (from “R-2” to “R-4L”) would not 
prevent future site-specific applications for rezones in these areas to commercial zones 
that could allow for auto-oriented or other businesses.  However, through those site-
specific rezones processes, the City would be better able to address the potentially 
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greater impacts from such uses on the residential areas to the east, as called for in the 
Comprehensive Plan.” 

2013 Building Permit History for Site 

On November 1, 2013, two permits were simultaneously approved for this site.  
CMB2013-40000212165 was approved for the demolition of an existing structure at this 
site, and the construction of a new single-family dwelling.3  BLD2013-40000212166 was 
approved for the construction of an accessory structure (garage) to serve the single-
family structure.  The existing house was demolished and the accessory structure built, 
but no new single-family structure was constructed, as permitted in CMB2013-
40000212165.  CMB2013-40000212165 was cancelled on April 10, 2015 due to inactivity. 

2015 Code Enforcement Case 

Per land use regulations (TMC 13.06.100), within the residential zoning districts, 
detached accessory buildings cannot remain on a site where the main structure has been 
removed for more than one year after the removal of the main structure, unless a building 
permit for construction of a main structure is obtained within that year and substantial 
construction is completed in accordance with the plans for which the permit was 
authorized.  In this case, the applicant failed to complete substantial construction on the 
main structure.  A Code Enforcement Case regarding the land use violation was 
established in October 2015, Case Number 60000142260.  For the Code Enforcement 
Case to be resolved, and for the applicant to be in compliance with land use regulations, 
the applicant will need to:  

 Obtain approval of this rezone request, and comply with applicable conditions as 
determined by the Hearing Examiner; or 

 Build a main dwelling on the area that is currently community garden space; or 

 Remove the existing structure that was built under BLD2013-40000212166 and 
discontinue the associated commercial use. 

It was also discovered, during review of the proposed rezone, that an oil-water separator 
was installed at the site without permits.  If the rezone application is approved, the 
applicant will be required to obtain after-the-fact permitting for installation of the oil-water 
separator.  If the rezone application is denied, the oil-water separator will likely need to be 
removed. 

Comprehensive Plan Land Use Designation 

The City’s Comprehensive Plan designates the site as “Multi-Family (Low Density).”  This 
designation was effective as of December 31, 2016.  The Comprehensive Plan was 
recently revised in a major update, and areas of the City were re-designated to align with 
the Comprehensive Plan as part of that update.  As part of the applicant’s justification, the 
applicant incorrectly identifies the site as being designated as “Medium Intensity.”  The 
applicant submitted the application at the land use front desk on the same day that the 
new Comprehensive Plan policies went into effect.  Even if the application would have 

                                                
3 There is some conflicting information regarding this permit in the record.  There are notes in the permitting software system that 
summarize the project as, “Demolish approx 924sf SFD to the foundation and construct new 1697sf two story SFD.”  There are 
handwritten notes on the plan that summarize the project as, “New Detached Garage and Remodel to house, New 2nd story, 
redo 1st story” and “Restoration of frontage improvements existing required if damaged or defective for sidewalk.  Ramps not 
triggered per Building official.”  See Exhibit 12.  Generally, construction of ADA ramps is associated with new construction. 
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been submitted a day prior to the update, “vested rights” do not apply in this situation4, 
when specifically discussing Comprehensive Plan policies, as “vesting” generally applies 
to development regulations only (not policy).5 

5. Notification and Public Comments: 

 In accordance with the requirements of TMC 13.05.020 regarding notice of rezone 
applications, written notice of the application was mailed to all owners of property within 
400 feet of the site, the appropriate neighborhood council and qualified neighborhood 
groups on January 14, 2016.  In addition, a public notice sign was posted on the property.   

 A public hearing was convened on March 31, 2016.  Prior to that hearing, however, on 
March 24th, the applicant notified staff and the Hearing Examiner’s office that of familial 
circumstances beyond the applicant’s control, and the Hearing Examiner’s office granted 
a continuance of the hearing on the date (March 31, 2016) of the hearing.  The Hearing 
Examiner had determined that the rescheduled hearing should be held on June 2, 2016.  
The revised hearing date was announced at the March 31st hearing and members of the 
public wishing to testify on that date (March 31st) were allowed to testify. 

As stated previously, on May 16, 2016, a legal representative for Mr. and Ms. Curry 
submitted a written request to amend the proposal back to its original form, to propose a 
rezone of the entire parcel.  It was determined that an additional hearing notice would 
need to be distributed to the neighborhood and members of the community notifying them 
of the cancelled June 2nd Hearing and of the proposed amendment.  It was also 
determined that a new SEPA Determination would be required, since the previous 
Determination only described the proposed project as encompassing the western 55 feet 
of the parcel.  The additional fees for applying for the project amendment (additional 
notice fee and Environmental Review fee) were paid on May 18, 2016.  An additional 
public notice was mailed on May 24, 2016 to all owners of property within 400 feet of the 
site, the appropriate neighborhood council, qualified neighborhood groups, and members 
of the public who had previously submitted comments and attended the first public 
hearing.   

 Public comments have been received, both in support of and in opposition to the 
proposal.  Public comments received thus far have been included as an exhibit. 

 Public comments received in support of the proposal cited the following reasons:  

 The proposed use would be consistent with other adjacent uses, including many 
along the west side of Puget Sound Avenue. 

 The west side of Puget Sound Avenue has been transitioning from residential to C-
2 zoning for many years. 

 Many of the homes along the west side of South Puget Sound Avenue are non-
owner occupied. 

 The value of the properties on the west side of Puget Sound Avenue will be 
improved by the rezone and their attractiveness to investment will be enhanced by 
approval of the rezone. 

                                                
4 The applicant was made aware of this legality prior to submitting, via email on October 22, 2015.  Intake meetings are generally 
required for rezone applications, but since the application was technically complete on December 31, 2015, it was taken in at the 
front desk after a preliminary review by a Principal Planner. 
5 Vested rights apply only in the context of building permit applications (RCW 19.27.095), short subdivision and subdivision 
applications (RCW 58.17.033), and development agreements (RCW 36.70B.180).  Potala Village Kirkland, Llc, v. City of Kirkland, 
183 Wn. App. 191 (2014).   
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 The site-specific rezone process can allow for a more nuanced approach to allow 
for the proposed use while also protecting the neighborhood, as the zoning code 
has protections/requirements that would address any light and noise issues that 
would otherwise arise. 

 The South Tacoma Community Garden will not be allowed to remain onsite with 
the existing accessory building6 if the rezone application is not approved, and a 
dwelling unit is required to be built on the site.  The South Tacoma Community 
Garden is one of the more successful gardens in Pierce County.  Much of the 
produce from the garden is donated to the mobile food bank through FISH Food 
Bank.  The members of the community garden host a number of community events 
and activities including yard-sales and potlucks.  The owner of the parcel has 
played an active part in planning and providing for the garden and the employees 
that work at Motors Northwest have worked well with the members of the 
community garden. 

 Public comments received in opposition to the proposal cited the following reasons: 

 Commercialization of the area will change the character of the community and set 
a precedent for other businesses. 

 Commercialization of the area could negatively impact housing values of the 
surrounding residences and result in more businesses and traffic, which would 
result in light and noise impacts. 

 The property at 6648 South Puget Sound that previously received approval of a 
rezone in 2005 (Ordinance 27420, File Number 40000049712), GT Auto Sales, is 
not compatible with the neighborhood, as lot is completely filled with business 
buildings and parking which has overflowed to all sides of the streets  

 The proposal could result in cars backing out onto South Puget Sound Avenue, 
which would cause a traffic hazard.7  

 Car-washing takes place in the paved area to the north of the building, and there 
are concerns regarding contaminated water.8 

 The existing landscape buffer in the center of the site is not sufficient, as the trees 
are not yet tall enough.  Some of the trees were dying last summer and one has 
died.9 

 There is no lack of commercial space along South Tacoma Way which the 
applicant could use for this building. 

 The proposal is not consistent with the new land use designation that was recently 
adopted as part of the Comprehensive Plan. 

As part of the project review process, Planning and Development Services has provided 
notification of this project to various City outside governmental, and non-governmental 

                                                
6 It is noted by staff that community gardens are allowed within the R-4L District, as a “Parks, Recreation, and Open Space” use, 
and therefore the community garden would be allowed to remain if the rezone is denied, but the commercial structure would need 
to be removed and the commercial use discontinued, or the existing structure would need to be used as an accessory structure, 
as previously permitted, and a main dwelling would be required to be built at the site. 
7 It is staff’s general recommendation that the request to rezone this property be denied.  If approved, however, recommended 
Condition 3.D addresses this concern, as it prohibits vehicular access via South Puget Sound Avenue.  TMC 13.06.100 also 
requires access via the rear of a lot when available. 
8 It is staff’s general recommendation that the request to rezone this property be denied.  If approved, however, recommended 
Condition 2.B addresses this concern, by requiring that the applicant obtain a permit for the oil-water separator.  
9 It is staff’s general recommendation that the request to rezone this property be denied.  If approved, however, recommended 
Condition 1.A addresses this concern, by requiring a landscape plan as well as a landscape maintenance plan. 
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agencies10.  Departmental comments and requirements regarding this proposal are 
included as exhibits to this staff report and, where appropriate, incorporated as 
recommended conditions of approval.   

As part of the Conditions of Approval of the previously approved permit to build the 
single-family dwelling on the site, Site Development required off-site improvements of the 
access easement and driveway approach, as well as improvements to curb ramps at the 
intersection.  Since the main structure was not built, the off-site improvements associated 
with the CMB (Combination Permit) were not installed either.11 

F.  ENVIRONMENTAL EVALUATION 

 Pursuant to the State's SEPA Rules (WAC 197-11) and the City of Tacoma's 
Environmental Code (TMC 13.12), the Director of Planning & Development Services 
issued a Determination of Environmental Non-Significance (DNS) for the proposed 
project on June 15, 2016.12  This determination was based on a review of the applicant's 
Environmental Checklist and other supporting information on file with Planning & 
Development Services.  No appeals of this Determination have been filed.     

G. APPLICABLE SECTIONS OF THE TACOMA MUNICIPAL CODE 

13.06.650 Application for rezone of property 

B. Criteria for rezone of property.  An applicant seeking a change in zoning 
classification must demonstrate consistency with all of the following criteria: 

1. That the change of zoning classification is generally consistent with the applicable 
land use intensity designation of the property, policies, and other pertinent provisions 
of the Comprehensive Plan. 

2. That substantial changes in conditions have occurred affecting the use and 
development of the property that would indicate the requested change of zoning is 
appropriate.  If it is established that a rezone is required to directly implement an 
express provision or recommendation set forth in the comprehensive plan, it is 
unnecessary to demonstrate changed conditions supporting the requested rezone. 

3. That the change of the zoning classification is consistent with the district 
establishment statement for the zoning classification being requested, as set forth in 
this chapter. 

4. That the change of the zoning classification will not result in a substantial change to 
an area-wide rezone action taken by the City Council in the two years preceding the 
filing of the rezone application.  Any application for rezone that was pending, and for 
which the Hearing Examiner’s hearing was held prior to the adoption date of an 
area-wide rezone, is vested as of the date the application was filed and is exempt 
from meeting this criteria. 

5. That the change of zoning classification bears a substantial relationship to the public 
health, safety, morals, or general welfare. 

                                                
10 No comments were received from the outside governmental and non-governmental agencies on this proposal. 
11 It is staff’s general recommendation that the request to rezone this property be denied.  If approved, however, recommended 
Conditions 3.A. – 3.C requires off-site improvements.   
12 A previous DNS was issued on February 23, 2016 when the proposal was to rezone only a portion of the proposal.  A new 
Determination was required when the application was amended to encompass the entire parcel. 
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13.06.100 Residential Districts 

A.  District purposes. The specific purposes of the Residential Districts are to: 

1. Implement the goals and policies of the City’s Comprehensive Plan. 

2. Implement the Growth Management Act’s goals and county-wide and multi-county 
planning policies. 

3. Provide a fair and equitable distribution of a variety of housing types and living 
areas throughout the City’s neighborhoods. 

4.  Protect and enhance established neighborhoods, and ensure that new development 
is in harmony with neighborhood scale and character. 

5.  Provide for predictability in expectations for development projects. 

6.  Allow for creative designs while ensuring desired community design objectives are 
met. 

7.  Strengthen the viability of residential areas by eliminating incompatible land uses, 
protecting natural physical features, promoting quality design, and encouraging 
repair and rehabilitation of existing residential structures. 

8.  Allow for the enhancement of residential neighborhoods with parks, open space, 
schools, religious institutions and other uses as deemed compatible with the overall 
residential character. 

B. Districts established. 

7.  R-4L Low-Density Multiple-Family Dwelling District. This district is intended primarily 
for low-density multiple-family housing, mobile home parks, retirement homes and 
group living facilities. It is similar to the R-4 Multiple-Family Dwelling District, but 
more restrictive site development standards are intended to minimize adverse 
impacts of permitted and conditional uses on adjoining land. The district is 
characterized by amenities and services associated with single- and two-family 
residential districts, and it is located generally along major transportation corridors 
and between higher and lower intensity uses. 

C. Land use requirements. 

2.  Use requirements. The following use table designates all permitted, limited, and 
prohibited uses in the districts listed. Use classifications not listed in this section or 
provided for in Section 13.06.500 are prohibited, unless permitted via Section 
13.05.030.E. 

3.  Use table abbreviations. 

P = Permitted use in this district. 

TU = Temporary Uses allowed in this district subject to specified provisions and 
consistent with the criteria and procedures of Section 13.06.635. 

CU = Conditional use in this district. Requires conditional use permit, consistent with 
the criteria and procedures of Section 13.06.640. 

N = Prohibited use in this district. 
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4.  District use table.   

Uses R-4-L 

Dwelling, single-family 
detached 

P 

Dwelling, two-family P 

Dwelling, three-family P 

Dwelling, multiple-family P 

Dwelling, townhouse P, Subject to additional requirements contained in 
Section 13.06.100.G. 

Parks, recreation and open 
space 

P 

Vehicle rental and sales N 

Vehicle service and repair N 
 

D. Lot size and building envelope standards: 

 R-4-L 

Minimum Lot Area (in square feet, unless otherwise noted) 

Single-family detached 
dwellings – Standard Lots 

5,000  

Single-family detached 
dwellings – Small Lots (Level 
1) 

2,500 

Two-family dwellings 4,250 

Three-family dwellings 5,500 

Multiple-family dwellings 6,000 sf, plus 1,500 sf for each unit in excess of four 

Townhouse dwellings 1,500 

 

F.  Accessory building standards.  

Accessory buildings permitted per Section 13.06.100.C.4, such as garages, sheds, 
common utility and laundry facilities, and business offices and recreational facilities 
for mobile home/trailer courts and multi-family uses, are subject to the following 
location and development standards: 

4. Detached accessory buildings shall be located on the same lot or parcel on which 
the main building is situated. A detached accessory building may remain on a lot or 
parcel where no main building exists: (1) in the event the main structure on a lot is 
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damaged or for other reason, is required to be removed; or (2) if the property is 
subdivided in such a manner that the detached accessory building would be located 
on a separate building site. In either case, a building permit for construction of a 
main structure shall be required to be obtained within one year of removal or 
division of property and substantial construction completed in accordance with the 
plans for which the permit was authorized. 

H.  Common requirements. To streamline the Zoning Code, certain requirements 
common to all districts are consolidated under Sections 13.06.500 and 13.06.600. 
These requirements apply to Section 13.06.100 by reference: 

13.06.501 Building design standards. 

13.06.502 Landscaping and buffering standards. 

13.06.510 Off street parking and storage areas. 

13.06.511 Transit support facilities. 

13.06.512 Pedestrian and bicycle support standards. 

13.06.520 Signs. 

13.06.602 General restrictions (contains certain common provisions applicable to 
all districts, such as general limitations and exceptions regarding height limits, yards, 
setbacks and lot area). 

13.06.200 Commercial Districts 

A. District purposes.  The specific purposes of the Commercial Districts are to: 

1. Implement goals and policies of the City’s Comprehensive Plan. 

2. Implement Growth Management Act goals, county-wide, and multi-county planning 
policies. 

3.  Create a variety of commercial settings matching scale and intensity of use to 
location.  

4.  Attract private investment in commercial and residential development. 

5.  Provide for predictability in the expectations for development projects. 

6.  Allow for creative designs while ensuring desired community design objectives. 

B. Districts established. 

3.  C-2 General Community Commercial District. This district is intended to allow a 
broad range of medium- to high-intensity uses of larger scale. Office, retail, and 
service uses that serve a large market area are appropriate. Residential uses are 
also appropriate. This classification is not appropriate inside Comprehensive Plan 
designated mixed-use centers or low-intensity areas. 

C. Land use requirements. 

2. Use requirements. The following use table designates all permitted, limited, and 
prohibited uses in the districts listed. Use classifications not listed in this section or 
provided for in Section 13.06.500 are prohibited, unless permitted via 
Section 13.05.030.E. Certain street level use restrictions may apply; see 
Section 13.06.200.C.4 below. 
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3.  Use table abbreviations. 

P = Permitted use in this district. 

TU = Temporary Uses allowed in this district subject to specified provisions and 
consistent with the criteria and procedures of Section 13.06.635. 

Conditional use in this district. Requires conditional use permit, consistent with the 
criteria and procedures of Section 13.06.640. 

N = Prohibited use in this district. 

 

4.  District use table.  (Uses proposed for under this reclassification application.) 

Uses C-2 

Vehicle rental and sales P 

Vehicle service and repair P 

 

F.  Common requirements. To streamline the Zoning Code, certain requirements 
common to all districts are consolidated under Sections 13.06.500 and 13.06.600. 
These requirements apply to Section 13.06.200 by reference. 

Refer to Section 13.06.500 for the following requirements in Section 13.06.200 
districts: 

13.06.501 Building design standards. 

13.06.502 Landscaping and buffering standards. 

13.06.503 Residential transition standards. 

13.06.510 Off street parking and storage areas. 

13.06.511 Transit support facilities. 

13.06.512 Pedestrian and bicycle support standards. 

13.06.520 Signs. 

13.06.602 General restrictions (contains certain common provisions applicable to 
all districts, such as general limitations and exceptions regarding height limits, yards, 
setbacks and lot area) 

H.  APPLICABLE POLICIES OF THE COMPREHENSIVE PLAN 
The following goals and policies provide guidance and direction to achieve the overall 
intent of the Comprehensive Plan. 

 Chapter 2 – Urban Form 

GOAL UF–1 Guide development, growth, and infrastructure investment to support 
positive outcomes for all Tacomans. 

Policy UF–1.1 Ensure that the Comprehensive Plan Land Use Map establishes and 
maintains land use designations that can accommodate planned population and 
employment growth. 
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Policy UF–1.2 Implement Comprehensive Plan land use designations through zoning 
designations and target densities shown in Table 3, Comprehensive Plan Land Use 
Designations and Corresponding Zoning. 

Policy UF–1.3 Promote the development of compact, complete and connected 
neighborhoods where residents have easy, convenient access to many of the places 
and services they use daily including grocery stores, restaurants, schools and parks, 
that support a variety of transportation options, and which are characterized by a 
vibrant mix of commercial and residential uses within an easy walk of home. 

Policy UF–1.4 Direct the majority of growth and change to centers, corridors, and 
transit station areas, allowing the continuation of the general scale and characteristics 
of Tacoma’s residential areas. 

Policy UF–1.5 Strive for a built environment designed to provide a safe, healthful, and 
attractive environment for people of all ages and abilities. 

Policy UF–1.10 Evaluate the impacts of land use decisions on the physical 
characteristics of neighborhoods and current residents, particularly underserved and 
under-represented communities. 

a. Avoid or reduce negative development impacts, especially where those 
impacts inequitably burden communities of color underserved and under-
represented communities, and other vulnerable populations. 

b. Make needed investments in areas that are deficient in infrastructure and 
services to reduce disparities and increase equity and where growth and 
change are anticipated. 

The land use map identifies the subject site as within the Multi-Family (low density) 
designation.  The corresponding zoning generally associated with this designation is the 
“R-3” Two-Family Dwelling District and the “R-4L” Low-Density Multiple-Family Dwelling 
District.   

The Comprehensive Plan provides the following description of the Multi-Family (low 
density) area:   

This district enjoys many of the same qualities as single-family 
neighborhoods such as low traffic volumes and noise, larger setbacks, and 
small-scale development, while allowing for multi-family uses and increased 
density along with community facilities and institutions. The Multi-Family (low-
density) district can often act as a transition between the single-family 
designation and the greater density and higher intensity uses that can be 
found in the Multi-Family (high density designation) or commercial or mixed-
use designations. This designation is more transit-supportive than the Single 
Family Residential areas and is appropriate along transit routes and within 
walking distance of transit station areas. 

Goal UF–2 Focus growth in a citywide network of centers that provide healthy, 
equitable and sustainable access to services and housing and preserve the city’s 
character and sense of place. 

Policy UF–13.42 Preserve, enhance, and connect the area’s network of habitat areas 
and corridors, streams, parks, and tree canopy. 
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Policy UF–13.45 Seek opportunities to expand access to smaller neighborhood parks 
and/or community gardens to create smaller neighborhood gathering places and focal 
points. 

Policy UF–13.47 Preserve, enhance, and connect the area’s network of habitat areas 
and corridors, streams, parks, and tree canopy. 

Policy UF–13.49 Promote Portland Avenue as a patterned corridor that provides 
housing options and commercial services in proximity to parks, recreation and transit. 

 Chapter 3 – Design and Development 

GOAL DD–4 Enhance human and environmental health in neighborhood design and 
development. Seek to protect safety and livability, support local access to healthy 
food, limit negative impacts on water and air quality, reduce carbon emissions, 
encourage active and sustainable design, and integrate nature and the built 
environment. 

Policy DD–4.1 Preserve and enhance the quality, character and function of Tacoma’s 
residential neighborhoods. 

Policy DD–4.10 Utilize landscaping elements to improve the livability of residential 
developments, block unwanted views, enhance environmental conditions, provide 
compatibility with existing and/or desired character of the area, and upgrade the 
overall visual appearance of the development. 

GOAL DD–9 Support development patterns that result in compatible and graceful 
transitions between differing densities, intensities and activities. 

Policy DD–9.1 Create transitions in building scale in locations where higher‐density 
and intensity development is adjacent to lower scale and intensity zoning. Ensure that 
new high‐density and large‐scale infill development adjacent to single dwelling zones 
incorporates design elements that soften transitions in scale and strive to protect light 
and privacy for adjacent residents. 

Policy DD–9.2 Improve the interface between non‐residential activities and residential 
areas, in areas where commercial or employment areas are adjacent to residential 
zoned land. 

Policy DD–9.3 Use land use and other regulations to limit and mitigate impacts, such 
as odor, noise, glare, air pollutants, and vibration that the use or development of a site 
may have on adjacent residential or institutional uses, and on significant fish and 
wildlife habitat areas. 

Policy DD–9.4 Minimize the impacts of auto‐oriented uses, vehicle areas, drive-
through areas, signage, and exterior display and storage areas on adjacent residential 
areas. 

Policy DD–9.7 Encourage building and landscape design and land use patterns that 
limit and/or mitigate negative air quality and noise impacts to building users and 
residents, particularly in areas near freeways, high traffic streets, and other sources of 
air pollution. 
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I.    PROJECT ANALYSIS 
 Consistency with TMC 13.06.200 – “C-2” District Zoning Regulations: 

The proposed commercial use is a permitted use in the “C-2” District when the parcel 
meets landscaping and design requirements.  If approved, the applicant will be required to 
submit additional information to demonstrate that the project will meet or exceed all of the 
landscaping and design standards that are applicable under the “C-2” General 
Commercial District requirements.13    

A couple of items have been noted regarding the landscape buffer requirements that 
would likely be challenging for the applicant, and may result in a request for a variance 
and/or deviation from strict Code requirements.   

 Per TMC 13.06.502, where a more intensive district is located across the street or 
alley from an R-District property, a continuous planting area that has a minimum 
width of 7 feet shall be provided on the property, across from the R-District.  In 
cases where there is a demonstrated site constraint, the minimum buffer width may 
be reduced to a minimum 4 feet, with the integration of a continuous site-obscuring 
vegetated fence or wall.  The applicant has identified that there is an oil-water 
separator that is located in between the building and the sidewalk along South 70th 
Street, and that providing a planting buffer or perimeter strip on the north side of 
the property would not be feasible.  Approval of a landscaping variance may be 
required if no planting strip or buffer is to be provided. 

 Per TMC 13.06.502, where a more intensive district is located across the street or 
alley from an R-District property, a continuous planting area that has a minimum 
width of 7 feet shall be provided on the property, across from the R-District.  If 
approved, the applicant would be required to provide the required landscape buffer 
along the property line abutting South Puget South Avenue.  The applicant’s 
current row of arborvitae in the center of the site could not be counted as a 
landscape buffer.   

 Consistency with TMC 13.06.650.B – Reclassification Criteria: 

As detailed in TMC 13.06.650, applications for reclassifications may be approved if the 
proposal is found to be consistent with the stated decision criteria.  Staff has reviewed this 
project against these criteria.  Staff’s review is set forth below. 

1. That the change of zoning classification is generally consistent with the applicable land 
use intensity designation14 of the property, policies, and other pertinent provisions of 
the Comprehensive Plan. 

As mentioned by the Neighborhood Council, Multi-Family (low density) Areas are not 
generally appropriate for commercial development.  The east side of Puget Sound is 
intended to be a residential side of the street which also acts as a transition between 
the single-family designation to the east and  the greater density and higher intensity 
uses that can be found in the commercial designation to the west.  Multi-Family (low 
density) Areas are more transit-supportive than the Single Family Residential areas 
and are generally located along transit routes and within walking distance of transit 
station areas.   

                                                
13 Or obtain approval of applicable variances/deviations. 
14 Within the Comprehensive Plan, land use intensities have been replaced with land use designations. 
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The applicant has proposed to rezone the entire site from the “R-4L” District to the “C-
2” District.  The applicant has not provided plans that show any intent to develop the 
easterly portion of the site.  However, the applicant’s submittal also did not include any 
specific plans to retain the community garden, nor did the applicant show the 
community garden on any submitted site plans or photos.  Since community gardens 
are allowed outright within the “R-4L” District, there was no need for the applicant to 
rezone the entire parcel and therefore the applicant had agreed to limit the scope of 
the proposal to rezoning only the westerly 55 feet of the parcel. 

The applicant has not stated the full intent of the amendment to change the proposal 
back to its original scope, but it is staff’s concern that doing so would set a president to 
allow for a future rezone modification to fully develop the site consistent with 
commercial uses, which would eliminate in its entirety any buffer between the 
commercial uses to the west of the site and the single-family uses in the “R-2” District 
to the east of the site.  Approval of this request would be inconsistent with the 
applicable Comprehensive Plan land use designation and policies. 

2. That substantial changes in conditions have occurred affecting the use and 
development of the property that would indicate the requested change of zoning is 
appropriate.  If it is established that a rezone is required to directly implement an 
express provision or recommendation set forth in the Comprehensive Pan, it is 
unnecessary to demonstrate changed conditions supporting the requested rezone. 

There have not been any substantial changes in conditions have occurred affecting the 
use and development of the property.   

Previous correspondence with the applicant and the previous staff report included a 
recommended condition, if approved, which would have required the applicant to 
execute a Boundary Line Adjustment (BLA) to combine the western portion of the site 
that was proposed to be rezoned with the existing commercial parcel to the west and 
to make the remaining “R-4L” portion of the site its own separate parcel.  Doing so 
would have helped to ensure that the proposed commercial use would be accessory to 
the use to the west of the site, which would have mitigated some of the impacts 
generally associated with commercial uses (e.g. traffic related to customer entrances). 

Retaining the easterly portion as “R-4L” would have allowed for either the existing 
community garden at the site to remain or for one or more dwelling units to be built on 
the easterly parcel; either use would have served the purpose of retaining a certain 
buffer between the commercial use to the west of the site and the single-family uses to 
the east.   

The applicant has not stated the full intent of the amendment to change the proposal 
back to its original scope, other than “simply for the additional value” as stated by the 
applicant in email correspondence; it is staff’s concern that approval of such a rezone 
request, without any requirement for a BLA to tie the site to the property to the west, 
would allow for an entirely new commercial business to be located at the site, 
unrelated to the existing vehicle sales business to the west.  The new commercial 
business would likely result in additional impacts associated with an entirely 
separate/new customer base.  The applicant’s request to change the proposal back to 
its original scope (rezone of the entire parcel) results in an application that is more 
inconsistent than with the existing conditions of the neighborhood than the split-zoning 
previously proposed.   
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3. That the change of the zoning classification is consistent with the district establishment 
statement for the zoning classification being requested, as set forth in this chapter. 

The district establishment statement for the “C-2” General Community Commercial 
District specifically indicates that the district is intended “to allow a broad range of 
medium- to high-intensity uses of larger scale. Office, retail, and service uses that 
serve a large market area are appropriate.”   

The district establishment statement specifically states, “This classification is not 
appropriate inside Comprehensive Plan designated mixed-use centers or low-intensity 
areas.”  The Comprehensive Plan designation for the site is Multi-Family (low density).  
As stated above, in the “Regulatory History” Subsection of the “ADDITIONAL 
INFORMATION” Section of this report, the Comprehensive Plan was recently revised 
in a major update, and areas of the City were re-designated to align with the 
Comprehensive Plan as part of that update.  Prior to the applicant’s submittal, the 
Comprehensive Plan had included “Development Intensities” of “High Intensity”, 
“Medium Intensity”, and “Low Intensity.”  The Growth Strategy and Development 
Concept Element of the Comprehensive Plan, which has since been eliminated in the 
revised version of the Comprehensive Plan stated, “Low intensity development is 
predominately single-family residential development, but can include duplexes, 
triplexes, and small-scale multifamily development.”  The subject site was not 
designated as a “Low Intensity” area under the previous Comprehensive Plan, but was 
instead designated as “Medium Intensity.”  The Growth Strategy and Development 
Concept Element of the Comprehensive Plan stated, “Commercial or industrial activity 
of community-wide significance and medium density residential development are 
examples of medium intensity development.”  This is significant because, since the 
recent update of the Comprehensive Plan, there has not been an update to the district 
establishment statement for the “C-2” General Community Commercial District 
included in TMC 13.06.200, which seems to reference the specific “intensity” language 
from the Comprehensive Plan. 

Although the district establishment statement for the “C-2” General Community 
Commercial District included in TMC 13.06.200 has not been updated to reflect the 
current language of the Comprehensive Plan, it is the intent of the Comprehensive 
Plan to locate “C-2” Districts within areas that are designated as “General 
Commercial.”  As stated, the site is currently designated as “Multi-Family (low 
density),” which generally supports only “R-3” and “R-4L” zoning designations.  

The specific purposes of the Commercial Districts are to: 

 1.  Implement goals and policies of the City’s Comprehensive Plan. 

The proposal is not specifically consistent with all of the “Urban Form” goals 
and policies as set forth in the Comprehensive Plan and included in the 
“APPLICABLE POLICIES OF THE COMPREHENSIVE PLAN” Section of this 
report.   

 2.  Implement Growth Management Act (GMA) goals, county wide, and multi 
county planning policies. 

  Previous denial of an area-wide rezone to “C-2” in the area cited 
inconsistency with the GMA as part of the reason for denial.  Staff agrees with 
the previous assessment and finds that the proposal will not implement any 
GMA goals or planning policies.  Staff also agrees with the neighborhood’s 
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assertion that there is no lack of commercial space along South Tacoma Way 
which the applicant could use for this building.  (See public comment letter 
from South Tacoma Neighborhood Council, dated February 17, 2016, 
included as an Exhibit) 

 3.  Create a variety of commercial settings matching scale and intensity of use to 
location.  

  The proposed use does not match the scale and intensity of the single-family 
uses to the east.  The applicant has amended the application to further 
amplify this this inconsistency from what was previously proposed.  Further, if 
the entire site is approved for a rezone to the “C-2” District, it is staff’s concern 
that an expectation by the current of future property owners will be set to allow 
a future major modification of the rezone to further develop the site for 
commercial purposes and intensify inconsistencies between the proposed 
commercial use and the adjacent residential uses. 

 4.  Attract private investment in commercial and residential development. 

It is unknown what impacts the proposal would have on future private 
investment in commercial and residential development.  Public comments 
from nearby residential property owners to reference a concern, however, 
regarding the effect of the proposal on residential property values.  (See 
Exhibit 9) 

 5.  Provide for predictability in the expectations for development projects. 

If approved, the project would result in an increase of applicable design 
standards for the site, as it would be required to be brought up to “C-2” 
Commercial District standards for design and landscaping.  As stated above in 
Section I, “PROJECT ANALYSIS – Consistency with TMC 13.06.200 – “C-2” 
District Zoning Regulations” there are existing constraints that may make 
compliance with the “C-2” Commercial District standards for design and 
landscaping, and the applicant would likely be requesting a deviation from 
these requirements in the future if the rezone application is approved. 

There are numerous comments from neighbors indicating that approval of the 
rezone could also result in a president for approval of other site-specific 
rezones in the area, which could reduce predictability in the expectations for 
development projects on a neighborhood-basis.    

It is also staff’s concern that approval of a rezone for the entire site will result in 
an expectation that future commercial development will be allowed on the 
easterly portion of the site as well, which would result in greater incompatibility 
with the Comprehensive Plan policies and with the character of the single-
family neighborhood to the east. 

 6.  Allow for creative designs while ensuring desired community design objectives. 

No information has been provided by the applicant that would be perceived as 
a creative design to ensure desired community design objectives. 

4. That the change of the zoning classification will not result in a substantial change to an 
area-wide rezone action taken by the City Council in the two years preceding the filing 
of the rezone application.  Any application for rezone that was pending, and for which 
the Hearing Examiner’s hearing was held prior to the adoption date of an area-wide 
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rezone, is vested as of the date the application was filed and is exempt from meeting 
this criteria. 

Records indicate that there have not been any area-wide rezone actions taken 
by the City Council in the past two years affecting this property.   

The 2008 area-wide rezone proposal to change the zoning to the north of the 
site, between South 68th Street and South 70th Street, from “R-2” Single-
Family Dwelling District to “C-2” General Community Commercial District was 
ultimately denied.  Based in part on staff’s assessment of the denied area-wide 
rezone application at that time, a proactive rezoning action was approved to 
change the zoning of the parcels included in the scope of the original 2008 
application, and including the subject site of the current application, to the “R-
4L” Low-Density Multiple Family Dwelling District. 

The current “R-4L” zoning of the site is consistent with the City’s recently 
adopted updates to the Comprehensive Plan, which currently designates the 
site as “Multi-Family (low density)” and no area-wide rezone action is 
anticipated to affect this parcel within the foreseeable future. 

5. That the change of zoning classification bears a substantial relationship to the public 
health, safety, morals, or general welfare. 

No information has been submitted by the applicant as part of the proposal that 
bears a substantial relationship to the public health, safety, moral, or general 
welfare.  The applicant has indicated that the current use of the eastern side of 
the site is a community garden, but currently proposes that the community 
garden area be rezoned to the “C-2” Commercial District as well.  The applicant 
has not indicated a specific reason for this amendment to the application.  Staff 
notes that community gardens are allowed outright within the “R-4L” District. 

J. STAFF RECOMMENDATION 

Based on the proposal’s inconsistency with the Comprehensive Plan’s Urban Form Goals 
and Policies, as well as the concerns voiced by the Neighborhood Group and individual 
neighbors regarding the projects impacts on nearby residences, as well as staff’s concern 
about long-term impacts of approval of this request, including inconsistency with the GMA 
as stated above, staff does not recommend approval of this rezone request.   

K.  RECOMMENDED CONDITIONS OF APPROVAL  

Should the Examiner choose to approve this request regardless of staff’s 
recommendation, the comments below address minimum requirements intended to make 
the currently existing illegal structure and commercial use more compatible with general 
City standards: 

1. LAND USE: 

A. The existing building and site shall be brought up to current landscaping and design 
standards applicable within the “C-2” District for commercial structures.     

 
Specifically, building design upgrades will include compliance with the blank wall 
limitation found in TMC 13.06.501.  Unscreened, flat, blank walls on the first story 
more than 25 feet in width are prohibited facing a public street and/or highway right-
of-way, residential zone, or customer parking lot. These walls shall use modulation, 
windows, openings, landscaping, or architectural relief such as visibly different 
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textured material to achieve the required visual break. The visual break shall be at 
least 1 foot in width.  The current building’s north and east elevations do not meet this 
requirement. 

 
Landscaping work will include providing a 7-foot landscape buffer along the east 
property line consistent with regulations found in TMC 13.06.502.  The applicant will 
also need to either install landscaping on the north side of the site to meet perimeter 
strip/buffer requirements or obtain approval of a variance for relief from that standard. 

Since the site is required to provide 500 square feet or more of landscaping, a 
landscaping plan and landscaping management plan would be required 
demonstrating compliance with the installation, plant material, area and location, and 
maintenance requirements of TMC Section 13.06.502.  Landscape Plans and 
Landscape Management Plans, when required, shall be prepared by a Registered 
Landscape Architect, Certified Landscape Technician, or Certified Professional 
Horticulturalist, unless otherwise approved by the City. 

 Landscape Plans must be drawn to scale and show all of the following: 

 Plant species names (common and scientific); 

 Plant stock sizes, condition, and quantity; 

 Installation location of plant materials; 

 Existing and proposed utilities; 

 Existing and proposed bus stops (as applicable); 

 Existing trees planned to be retained;  

 Finished grade; and, 

 Required irrigation systems (if applicable). 

Landscape Management Plans shall address the following: 

 Entity responsible for maintenance of the landscape during the establishment 
period (3 years following planting); and 

 A schedule of maintenance activities, including, but not limited to, pruning, 
watering, fertilization, and inspection and replacement of dead and/or 
damaged plant materials. 

2. STORM AND SANITARY SEWERS: 

A. The proposal shall comply with all applicable requirements contained in the City of 
Tacoma Stormwater Management Manual, Side Sewer and Sanitary Sewer Availability 
Manual, Tacoma Municipal Code and the Public Works Design Manual in effect at time 
of vesting land use actions, building or construction permitting. 

B. Oil-water separator specifications and connection shall be reviewed by City of Tacoma 
Source Control and required permitting shall be obtained.  Permits for the oil water 
separator shall be obtained prior to any auto-related commercial use occurring within 
the building. 

C. Any utility construction, relocation, or adjustment costs shall be at the applicant's 
expense. 

3.  STREETS, DRIVEWAY AND SIDEWALKS: 
A. The easement area serving as an alley adjacent to the parcel shall be paved in 

accordance with City of Tacoma standards. 



 

 

Planning & Development Services Preliminary Report 

File No. REZ2015-40000261491 

Page 21 

B. A new alley approach shall be constructed at the entrance to the easement serving as 
an alley, in accordance with City of Tacoma standards. 

C. At the intersection of S Puget Sound Ave and S 70th St, curb ramps shall be 
constructed meeting Public Right Of Way Accessible Guide-lines (PROWAG) and 
Americans with Disabilities Act (ADA) requirements, and be installed to the approval of 
the City Engineer.  

D. A Work Order will be required for these improvements. To initiate a work order, contact 
Site Development at (253) 591-5760.  The applicant shall apply for the work order 
within six months of the effective date of the rezone approval, and shall follow the time 
requirements of that process for installing the improvements.  

E. Vehicular access from Puget Sound Ave shall not be allowed, as it is an arterial, bike 
corridor, and the driveway would be too close to the intersection.  A single additional 
driveway could be allowed on South 70th Street provided that it meets TMC 10.14, 
which may include restricting access to right-in/right-out only and must be located as 
far from the intersection as possible. 

4.  BUILDINGS:   

A. The existing building on site was permitted as a residential accessory structure.  The 
use of this building for commercial purposes will require a change of use permit in 
order to conform to the current adopted edition of the International Residential Code, 
other applicable codes, state amendments, and City of Tacoma ordinances.  It is likely 
that the building occupancy will need to be changed to “S-1”, but if hot work activities 
will occur (e.g. welding); the building may need to be considered as an “H” occupancy.  
Permits for the change of use shall be obtained prior to any commercial use occurring 
within the building. 

5. PROTECTION OF ADJACENT PROPERTIES: 

A. With the development of the project, the proponent shall be responsible for adverse 
impacts to other property abutting the project.  The project shall be designed to 
mitigate impacts including, but not limited to, discontinuities in grade, abrupt meet 
lines, access to driveways and garages, and drainage problems.  Slopes shall be 
constructed with cuts no steeper than 1-1/2:1, and fills no steeper than 2:1, except 
where more restrictive criteria is stipulated by the soils engineer.  When encroaching 
on private property, the project engineer shall be responsible to obtain a construction 
permit from the property owner.  The design shall be such that adverse impacts are 
limited as much as possible.  When they do occur, the project engineer shall address 
them.  

6. TACOMA WATER: 

A. TMC 12.10.045 requires a separate water service and meter for each parcel. 

B. There is an existing water service that serves the parcel. This service can be used for 
water service as long as all Tacoma Water policies regarding service are met.   

C. If fire sprinklering, contact the Tacoma Water Permit Counter at (253) 502-8247 for 
policies related to combination fire/domestic water service connections. 

D. If new water services are required, they will be sized and installed by Tacoma Water 
after payment of the Service Construction Charge and the Water Main Charge.  New 
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meters will be installed by Tacoma Water after payment of the System Development 
Charge. 

7. MISCELLANEOUS: 

A. The applicant shall ensure that proposed project meets all required standards under 
TMC 13.06.501 – Building design standards, TMC 13.06.502 – Landscaping and/or 
buffering standards, TMC 13.06.503 – Residential compatibility standards, TMC 
13.06.510 – Off-street parking and storage areas, TMC 13.06.511 – Transit support 
facilities, and TMC 13.06.512 – Pedestrian and bicycle support standards.   

B. Prior to obtaining building permits, the proponent shall contact the appropriate City 
departments to make the necessary arrangements for all required improvements.  The 
required departmental approvals shall be acquired from, but not necessarily limited to, 
Tacoma Power (253-383-2471), Tacoma Water (253-383-2471), Site Development 
(253-591-5760) and Planning and Development Services (253-591-5030).   

C. The project shall be developed substantially in conformance with the representations 
made by the applicant through the submitted site plans, elevation drawings, and the 
environmental checklist. Any substantial change(s) or deviation(s) in development 
plans, proposals, or conditions of approval imposed shall be subject to the approval of 
the Hearing Examiner and may require further and additional hearings.   

E.  If approved, Planning and Development Services recommends a requirement for a 
Concomitant Zoning Agreement (CZA) incorporating the conditions of approval 
imposed to be executed and recorded with the Pierce County Auditor prior to final 
approval of the reclassification by the City.  
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