Services Department

Cityof T
Pllaﬁﬂingagrc:gqgevelopment NOTICE OF

Date of Decision: March 16, 2017

Appeal Period Ends: March 30, 2017

Tacoma 747 Market Street, Room 345 D EC I S I O N Decision Effective: March 31, 2017

Tacoma, WA 98402

Decision: Approved, subject to conditions

Proposal: A Rear Yard Setback Variance and an Open Space
Variance to allow an addition to be built up to 12 feet from the rear yard
property line. The site is within the "R-2, VSD" Residential Dwelling
District with a View Sensitive Overlay which requires a 25 foot rear yard
setback and an open space area with dimensions of not less than 15
feet.

Applicant: Judy Lynott
Location: 2723 North 26th Street (Parcel Number 4375000071)

Application Number: LU17-0012

For further information regarding the proposal, log onto the website at
http:/tacomapermits.org and select "Message Board" . The case
file may be viewed in Planning and Development Services, 747 Market
Street, Room 345.

Reconsideration: Any person having standing may request
reconsideration of the Director’s decision, based upon errors of
procedure or fact, but submitting a request in writing to Planning and
Development Services at the address below.

Appeal to Hearing Examiner: Any aggrieved person or entity may

appeal to the Hearing Examiner by filing a written Notice of Appeal and

submitting the filing fee of $325.26 to the Hearing Examiner Office (747

Market St., Room 720) which contains the following:

. A brief statement showing how the appellant is aggrieved or
adversely affected.

e A statement of the grounds for the appeal, explaining why the
appellant believes the administrative decision is wrong.

e  The requested relief, such as reversal or modification of the
decision.

e  The signature, mailing address and telephone number of the
appellant and any representative of the appellant.

THE FEE SHALL BE REFUNDED TO THE APPELLANT SHOULD THE
APPELLANT PREVAIL.

Staff contact: Lisa Spadoni, Principal Planner, 747 Market St, Room 345, (253) 591-5281; Ispadoni@cityoftacoma.org

Environmental Review: Per SEPA, WAC 197-11-800 and TMC Chapter 13.12, the Environmental Official has reviewed this project and determined the

project is exempt from SEPA provisions.

The City of Tacoma does not discriminate on the basis of disabilities in any of its programs or services.
Upon request, special accommodations can be provided within five (5) business days by contacting the City Clerk’s Office at 591-5171 (voice) or 591-5058 (TDD)
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City of Tacoma
Office of the Director
Report and Decision

VARIANCE PERMIT FILE NO.: LU17-0012
APPLICATION FOR:

Judy Lynott
87 Island Boulevard
Fox Island, WA 98333

SUMMARY OF REQUEST:

A Rear Yard Setback Variance and an Open Space Variance to allow an addition to be built up
to 12 feet from the rear yard property line. The site is within the "R-2, VSD" Residential
Dwelling District with a View Sensitive Overlay which requires a 25 foot rear yard setback and
an open space area with dimensions of not less than 15 feet.

LOCATION:
2723 North 26" Street (Parcel Number 4375000071)

SUMMARY OF DECISION:
The request for a Rear Yard Setback Variance and an Open Space Variance is Approved,
subject to conditions.

Notes:

The appeal period on this decision closes March 30, 2017 , and the effective date
of this decision is the following business day, provided no requests for reconsideration or
appeals are timely filed as identified in APPEAL PROCEDURES of this report and decision.

The Director has jurisdiction in this matter per TMC 13.05.030. The applicant bears the burden
of proof to demonstrate the proposal is consistent with the provisions of the TMC, the applicable
provisions and policies of the City’s Comprehensive Plan, and other applicable ordinances of
the City.

FOR ADDITIONAL INFORMATION CONCERNING THIS LAND USE PERMIT PLEASE
CONTACT:

Charla Kinlow
Planning and Development Services Department
747 Market Street, Room 345, Tacoma, WA 98402
253-594-7971 or ckinlow@cityoftacoma.org



SUMMARY OF RECORD

The following attachments and exhibits constitute the administrative record:

Attachments:

Attachment “A”.  Site plan, Proposed Elevations, and Floor Plan

Exhibits”:
Exhibit “A”; Applicant’s Justification for the Variance
Exhibit “B”: Departmental Comments

FINDINGS

Proposal:

1. The applicant requests a Rear Yard Setback Variance and an Open Space Variance to
allow an addition to be built up to 12 feet from the rear yard property line.

2. If approved, the applicant has indicated that an Accessory Dwelling Unit (ADU) Permit will
also be requested, so that an attached ADU can be built to accommodate a second dwelling
unit for a family member.

3. The plans also show that an existing balcony will be replaced with a sunroom that will lead
to an elevator to access the planned ADU. The elevator and sunroom will extend about
eight feet to the north of the existing rear wall line of the house.?

4. The applicant has submitted a site plan, proposed elevations, and a floor plan, which are
included as an attachment.

Project Site:

5. The site is located within the “R-2, VSD” Single-Family Dwelling District with a View-
Sensitive Overlay.

6. The City’s Comprehensive Plan designates the site as within the “Single-Family Detached
Housing Area”.

The site is within the Northend Neighborhood Council area.

The site has frontage on North 26" Street. The driveway access for the site is located on a
separate parcel to the east of the site, Parcel 4375000060, which is owned by the same
property owners as the subject site.

9. The existing rear deck extends up to approximately 26 feet of the rear property line. The
rear wall of the house is approximately 29 feet from the rear property line.

10. Per Pierce County records, the existing dwelling was built in 1923.

11. Per Pierce County records, the existing parcel is 4,950 square feet.

1 All Exhibits are contained in Planning and Development Services Department File No. LU17-0012. They are referenced and
incorporated herein as though fully set forth.

The existing rear wall line of the house is currently approximately 30 feet from the rear property line. Therefore the new wall line of
the sunroom/elevator portion of the addition on the main floor would be 22 feet from the rear property line.

Variance
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Surrounding Area:

12. The surrounding properties are developed with single-family dwellings on parcels that
exceed lot area minimum requirements.

13. The site slopes to the northeast.
Notification and Comments:

14. The application was determined to be complete on February 6, 2017. Written notice of the
application was mailed to owners of property within 100 feet of the site as indicated by the
Pierce County Assessor/Treasurer’s records, the neighborhood council, and qualified
neighborhood groups, allowing for 14 days of comment period. Public notice was posted on
the site within seven days of the start of the comment period.

15. Local governmental agencies and utility providers have reviewed the requested permit.
Comments were received from Chris Seaman, Tacoma Fire, Lucas Shadduck, Site
Development Group, and Jason Miller, Site Development Group. Departmental comments
are included as an Exhibit and included as Advisory Notes.

Additional Information:

16. The applicant’s justification for the Variance application is marked as an Exhibit to this report
and decision. In summary, the applicant states the following:

¢ The overall plan is to construct an ADU for the client’s aging mother. The unit must be
accessible and meet building code criteria. The existing basement does not lend itself to
becoming a legal ADU that meets building code requirements because of existing
constraints (i.e. ceiling heights, egress, etc.). Therefore, the applicant requests to build
further north as a reasonable alternative.

e Existing Land Use Code provisions would allow a second story deck to extend partly into
the rear yard setback requirement without a variance; however, a variance is required for
the proposed project only because living space is being added beneath the deck.® The
proposed project would have no greater impact than what would otherwise be allowed.

e The project has been designed to have as little impact on the neighbors as possible.
Applicable Requlations and Policies:
17. TMC Section 13.06.100.D.6 requires rear yard setbacks of 25 feet within the “R-2” District.

18. TMC Section 13.06.100.D.7 requires that all single family dwellings provide a contiguous
rear or side usable yard space equivalent to at least 10% of the lot size, subject to the
following limitations:

e The yard space shall have no dimension less than 15-feet;

2 There is some inconsistency between the applicant’s justification and the actual Code provisions in this instance. It is true that
TMC 13.06.602.A.4.m does allow for certain deck projections into the rear yard. However, decks whose surface is greater than 8
feet above the surrounding grade may project over a required rear yard setback only four feet without the need for a variance. In
this instance the proposed deck appears to be greater than 8 feet above the surrounding grade and projects 11 feet into the
required rear yard setback, 7 feet further than what would be allowed for such a deck projection without the need for a variance. It is
likely that the applicant confused the applicable section with the following provision (TMC 13.06.602.A.4.m(5), which allows decks
whose surface is greater than 30-inches but not more than 8 feet above the surrounding grade to project or extend into a required
rear yard setback up to eight feet.

Variance
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The yard space shall not include structures, parking, alley or driveway spaces or
required critical areas and buffers;

The yard space shall not be located in the front yard

19. TMC Section 13.06.150 Accessory Dwelling Units.

A. Intent. Accessory dwelling units (hereinafter referred to as “ADUs”) are intended to:

1.

2
3,
4

Provide homeowners with a means of providing for companionship and security.
Add affordable units to the existing housing supply.
Make housing units within the City available to moderate income people.

Provide an increased choice of housing that responds to changing needs, lifestyles
(e.g., young families, retired), and modern development technology.

Protect neighborhood stability, property values, and the single-family residential
appearance by ensuring that ADUs are installed in a compatible manner under the
conditions of this section.

Increase density in order to better utilize existing infrastructure and community
resources and to support public transit and neighborhood retail and commercial
services.

B. Procedures. Any property owner seeking to establish an ADU in the City of Tacoma shall
apply for approval in accordance with the following procedures:

Variance
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Application. Prior to installation of an ADU, the property owner shall apply for an
ADU permit with Planning and Development Services. A complete application shall
include a properly completed application form, floor and structural plans for
modification, and fees as prescribed in subsection B.2 below.

Fees. Fees shall be required in accordance with Section 2.09.020. Upon sale of the
property, a new owner shall be required to sign a new affidavit and to register the
ADU, paying the applicable fee in accordance with Section 2.09.020.

Accessory dwelling unit agreement. The owner of any property containing an ADU
shall record with the Pierce County Auditor an accessory dwelling unit agreement for
the ADU. Such agreement shall be in a form as specified by Planning and
Development Services, and shall include as a minimum: (a) the legal description of
the property which has been permitted for the ADU; (b) affirmation that the owner
shall occupy either the main building or the ADU, and agrees to all requirements
provided in subsection C.; and (c) the conditions necessary to apply the restrictions
and limitations contained in this section. The property owner shall submit proof that
the accessory dwelling unit agreement has been recorded prior to issuance of an
ADU permit by Planning and Development Services. The accessory dwelling unit
agreement shall run with the land as long as the ADU is maintained on the property.
The property owner may, at any time, apply to Planning and Development Services
for a termination of the accessory dwelling unit agreement. Such termination shall be
granted upon proof that the ADU no longer exists on the property.

Permit. Upon receipt of a complete application, application fees, proof of recorded
accessory dwelling unit agreement, and approval of any necessary building or other
construction permits, an ADU permit shall be issued.



5.

6.

Inspection. The City shall inspect the property to confirm that minimum and
maximum size limits, required parking and design standards, and all applicable
building, health, safety, energy, and electrical code standards are met.

Violations. A violation of this section regarding provision of ownership shall be
governed by subsection C.4, and a violation of provision of legalization of
nonconforming ADUs shall be governed by subsection C.7. Violations of any other
provisions shall be governed by Section 13.05.100.

C. Requirements. The creation of an ADU shall be subject to the following requirements,
which shall not be subject to variance.

y

Number. One ADU shall be allowed per residential lot as a subordinate use in
conjunction with any new or existing single-family detached dwelling in the City of
Tacoma.

Occupancy. The maximum number of occupants in an ADU shall be 4 persons.
Maximum occupancy may be further limited by the Minimum Building and Structures
Code in Title 2.

Composition. The ADU shall include facilities for cooking, living, sanitation, and
sleeping.

Ownership. The property owner (i.e., title holder or contract purchaser) must
maintain his or her occupancy in the main building or the ADU. Owners shall record
a notice on title which attests to their occupancy and attests that, at no time, shall
they receive rent for the owner-occupied unit. Falsely attesting owner-residency shall
be a misdemeanor subject to a fine not to exceed $5,000, including all statutory
costs, assessments, and fees. In addition, ADUs shall not be subdivided or otherwise
segregated in ownership from the main building.

Parking. No off-street parking is required for the ADU. If additional ADU parking is
provided, such parking shall be located in the rear portion of the lot and shall not be
accessed from the front if suitable access to the rear is available, such as an abutting
right-of-way that is or can practicably be developed. If access is not practicably
available to the rear yard, subject to determination by the City Engineer, then
vehicular access to the front may be developed subject to the limitations in Section
13.06.510.A.6.

Home occupations. Home occupations shall be allowed, subject to existing
regulations. However, if both the main building and the ADU contain home
occupations, only one of the two is permitted to receive customers on the premises.

Short-term rental. The use of an ADU as a short-term rental shall be allowed, subject
to compliance with Sections 13.06.150 and 13.06.575.

D. Bulk, Location and Design Requirements. The creation of an ADU shall be subject to the
following requirements:

Variance
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For Attached ADUs, the lot must meet the minimum Level 1 Small Lot size
requirement for single-family detached dwellings in the applicable zoning district (for
example, in the R-2 zoning district a single-family lot must be at least 4,500 with
Small Lot Design Standards, to be eligible to have an ADU). Attached ADUs that do
not increase the building envelope of the existing structure are exempt from this
requirement. For Detached ADUs, the lot must meet the minimum Standard Lot size
(no less than 7,500 square feet in the R-1 District, or less than 5,000 square feet in
all other residential districts), and Standard Minimum Lot Width (50 feet).



2. Size. The ADU, excluding any garage area and other non-living areas, such as
workshops or greenhouses, shall not exceed 40 percent of the total square footage
of the main building and the ADU combined, after modification or construction. An
ADU shall not contain more than 1,000 square feet. In addition, detached ADUs shall
meet the standards of 13.06.100.F. Accessory building standards.

3. Height. The maximum height for detached ADUs shall be 18 feet, measured per the
Building Code. Detached ADUs shall be no taller than the main house. The
conversion of an existing accessory structure taller than 18 feet may be authorized
through issuance of a Conditional Use Permit. In such cases, the structure shall not
intercept a 45-degree daylight plane inclined into the ADU site from a height of 15
feet above existing grade, measured from the required 5 foot setback line; and,
second story windows facing abutting properties, and within 10 feet of the property
line, shall be constructed in @ manner to prevent direct views into the neighboring
property, through such methods as clerestory windows, or semi-translucent glass.

4. Location. The ADU shall be permitted as a second dwelling unit added to or created
within the main building or, when allowed, permitted as a detached structure located
in the rear yard.

5. Setbacks. Detached ADUs shall be setback a minimum of 5 feet from the side and
rear property lines, excepting that no setback from the alley shall be required.

6. Design - Attached ADUs. An attached ADU shall be designed to maintain the
architectural design, style, appearance, and character of the main building as a
single-family residence. If an attached ADU extends beyond the current footprint or
existing height of the main building, such an addition must be consistent with the
existing fagade, roof pitch, siding, and windows. Only one entrance is permitted to be
located in the front fagade of the dwelling. If a separate outside entrance is
necessary for an attached ADU, it must be located either off the rear or side of the
main building. Such entrance must not be visible from the same view of the building
which encompasses the main entrance to the building and must provide a measure
of visual privacy.

8. Walkways. For ADUs with a separate exterior entrance, a pedestrian walkway shall
be provided between the ADU and the nearest public sidewalk, or where no sidewalk
exists, the nearest public street right-of-way. The walkway shall be at least 4 feet
wide and composed of materials that are distinct from any adjacent vehicle driving or
parking surfaces. The walkway may function as a shared pedestrian/vehicle space
provided that it is constructed of distinct materials, is located along an exterior edge
of a driving surface, and vehicles are not permitted to park on the walkway.

20. TMC Section 13.06.555 View Sensitive Overlay

A building, structure, or portion thereof, hereafter erected, shall not exceed a height of 25
feet.

21. TMC Section 13.06.602.A.4.m Projections into required setbacks and yards.

Every part of a required setback or yard shall be open, from the ground to the sky, and
unobstructed, except for the following:

(4) Uncovered balconies, decks, or fire escapes whose surface is greater than 8 feet above
the surrounding grade may project over a required front or rear yard setback four feet or
over a required [side] yard two feet.

Variance
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(5) Uncovered terraces, platforms, and decks whose surface is greater than 30-inches but
not more than 8 feet above the surrounding grade may project or extend into a required front
or rear yard setback not more than eight feet or into a court not more than six feet.

22. TMC Section 13.06.645.B.1.b includes the criteria required for approval of a variance to
development regulations.

23. The Comprehensive Plan, which sets forth policy regarding development in the City of
Tacoma, provides the following policy guidance relative to residential development:

COMPREHENSIVE PLAN FUTURE LAND USE DESIGNATION

Single-Family Residential

Qualities associated with single-family residential designations that are desirable include:
low noise levels, limited traffic, large setbacks, private yards, small scale buildings, and low-
density development. Community facilities, such as parks, schools, day cares, and religious
facilities are also desirable components of residential neighborhoods. Limited allowances for
other types of residential development are also provided for in the single-family designation
with additional review to ensure compatibility with the desired, overarching single-family
character. In some instances, such as the HMR-SRD, areas designated for single family
residential development have an historic mix of residential densities and housing types
which should be maintained while allowing for continued expansion of housing options
consistent with the single family designation.

Target Development Density: 6—12 dwelling units/net acre

GOAL UF-13
Promote the unique physical, social and cultural character Historic Residential Pattern Areas
as integral to Tacoma’s sense of place.

Pattern Area 3: Pre-War Compact

This is Tacoma’s most historic section of residential development, and aiso some of the
densest neighborhoods in Tacoma, containing homes ranging from pre-1900 to the current
era. The street grid is very well connected and blocks tend to be fairly short, supporting a
highly walkable environment. This area has a variety of pre-zoning non-conforming lot sizes,
prevalent alleyways, many large historic homes, and a mix of residential types and non-
residential uses blended within the historic fabric. A significant portion of this area is built on
dramatic slopes with home designs emphasizing views of Commencement Bay and Puget
Sound.

GOAL DD-6

Protect and preserve designated significant scenic resources, including public views and
scenic sites.

GOAL H-1

Promote access to high-quality affordable housing that accommodates Tacomans’ needs,
preferences, and financial capabilities in terms of different types, tenures, density, sizes,
costs, and locations.

Policy H-1.3

Encourage new and innovative housing types that meet the evolving needs of
Tacoma households and expand housing choices in all neighborhoods. These
housing types include single family dwelling units; multi-dwelling units; small
units; accessory dwelling units; pre-fabricated homes such as manufactured,
modular; co-housing and clustered housing.

Variance
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Policy H-1.4

Promote the maintenance and improvement of the existing housing stock and
encourage the adaptation of the existing housing stock to accommodate the
changing variety of household types.

Policy H-1.6

Allow and support a robust and diverse supply of affordable, accessible
housing to meet the needs of older adults and people with disabilities,
especially in centers and other places which are in close proximity to services
and transit.

Policy H-1.7

Consider land use incentives (e.g. density or development bonuses, lot size
reductions, transfer of development rights, height or bulk bonuses , fee
waivers, accelerated permitting, parking requirement reductions, and tax
incentives) in appropriate locations to facilitate the development of new
housing units.

Goal H-2

Ensure equitable access to housing, making a special effort to remove disparities in housing
access for people of color, lowlJincome households, diverse household types, older adults,
and households that include people with disabilities.

Policy H-2.2

Support barrier-free access for all housing consistent with the Americans for
Disabilities Act (ADA). Consider additional actions to increase access such as
implementation of visitability and universal design features.

Policy H-2.7

Encourage a range of housing options and supportive environments to enable
older adults to remain in their communities as their needs change.

GOAL H-5

Encourage access to resource efficient and high performance housing that is well integrated
with its surroundings, for people of all abilities and income levels.

Policy H-5.1

Encourage development and maintenance of housing, especially multi-dwelling
housing, that protects the health and safety of residents and encourages
healthy lifestyles and active living.

Policy H-5.11

Encourage public acceptance of new housing types in historically lower density
areas by ensuring that they are well designed and compatible with the
character of the neighborhoods in which they are located through a robust
design review process.

CONCLUSIONS*

4 Conclusions are based upon the applicable criteria and standards set forth in the Tacoma Municipal Code (TMC), the policies of
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1. Provided the conditions of approval are met, the proposal meets the criteria identified in
TMC 13.06.645.B.1.b for approval of a Variance as follows:

a.

The restrictive effect of the specific zoning regulation construed literally as to the specific
property is unreasonable due to unique conditions relating to the specific property, and
which do not result from the actions of the applicant, such as: parcel size; parcel shape;
topography; location; documentation of a public action, such as a street widening;
proximity to a critical area; location of an easement; or character of surrounding uses.

The existing development at the site and constraints of the existing basement described
by the applicant, such as the ceiling height and existing egress, prevent the applicant
from being able to convert the basement space into a livable ADU that meets building
code and accessibility requirements. The home was originally built in 1923 and the
constraints are not the result of actions of the applicant. The applicant has requested to
expand the existing footprint to the north to accommodate an ADU because of the
existing constraints.

The requested variance does not go beyond the minimum necessary to afford relief from
the specific hardship affecting the site

The requested variance does not go beyond the minimum to afford relief. ADUs are
held to specific area standards (not more than 1,000 square feet and not more than 40%
of the total square footage of the main building, minus the garage, after construction).
Based on the submitted floor plans it appears that the only sections extending out into
the required rear yard setback is the proposed ADU that will be located in the basement,
the elevator proposed to provide access to the ADU, and the deck to be located on the
main floor. The applicant has indicated that the footprint is proposed to be expanded
because current constraints within the dwelling’s basement make an ADU conversion of
the basement infeasible.

The grant of the variance would allow a reasonable use of the property and/or allow a
more environmentally sensitive site and structure design to be achieved than would
otherwise be permitted by strict application of the regulation, but would not constitute a
grant of special privilege not enjoyed by other properties in the area

The grant of the variance will allow a reasonable use and will not be a grant of special
privilege. It is reasonable for a residential use on this site to include an attached
Accessory Dwelling Unit. The structure will meet all requirements applicable to ADUs
including maximum allowed square footage and design standards. Accessory Dwelling
Units are supported and encouraged by the City’s Comprehensive Plan, One Tacoma,
and if other sites within the vicinity presented similar circumstances, they would be
afforded similar relief.

The grant of the variance will not be materially detrimental or contrary to the
Comprehensive Plan and will not adversely affect the character of the neighborhood and
the rights of neighboring property owners.

The proposal is supported by multiple sections of the Comprehensive Plan, One
Tacoma, including the Urban Form Section, the Design and Development Section, and

the Comprehensive Plan, and the Attachments and Exhibits listed herein. Any conclusion of law hereinafter stated which may be
deemed a finding of fact herein is hereby adopted as such.

Variance
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the Housing Section. Excerpts from these sections are listed as part of the Findings.
Per the applicant’s justification, the project has been designed in a way to minimize
impacts to neighbors, by locating the proposed addition on the basement level of the
structure, in the rear of the existing structure, beneath a proposed deck area, and
outside of any water views currently enjoyed by adjacent property owners. Per ADU
requirements, the structure is required to be designed in a way that is compatible with
the existing house.

e. The grant of the variance will not cause a substantial detrimental effect to the public

interest

The proposal is consistent with the Comprehensive Plan and will not have a detrimental
effect on neighboring properties. Therefore, it will not cause a substantial detrimental
effect to the public interest.

Standard corporate design and/or increased development costs are not cause for
variance.

No information has been submitted to indicate that standardized corporate design and/or
increased development costs were cause for the variance request.

DECISION

Based upon the above findings and conclusions, the request for a Rear Yard Setback Variance
and an Open Space Variance is Approved, subject to the following conditions:

Conditions:

T

The proposal shall be developed substantially consistent with the attached site plan.

Advisory Notes:

The below notes are meant to provide additional information to the applicant relative to the
specific development proposal. These notes are not conditions of the permit nor do they
constitute a complete review of the project.

1

Construction shall comply with the adopted Building Code(s) at the time of building permit
submittal, including, but not limited to providing smoke/carb detection whereas all required
alarms in the accessory dwelling unit and the primary dwelling unit are interconnected in
such a manner that the actuation of one alarm will activate all alarms in both the primary
dwelling unit and the accessory dwelling unit.

Where a building of otherwise conventional construction contains structural elements
exceeding the limits of the Building Code these elements shall be designed in accordance
with accepted engineering practice. The extent of such design need only demonstrate
compliance of non-conventional elements with other applicant provisions and shall be
compatible with the performance of the conventional framed system. Engineered design in
accordance with the IBC is permitted for buildings and structures, and parts thereof,
included in the scope of the IRC.

2. Construction shall comply with the adopted Fire Code at the time of building permit
submittal.

3. 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 12.08 and the City of Tacoma Right-of-Way Design Manual in
effect at time of vesting land use actions, building or construction permitting.

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

5. Approval of an Accessory Dwelling Unit (ADU) will require a separate ADU permit, and an
associated Notice on Title to be recorded per TMC 13.06.150. The ADU permit should be
submitted and reviewed concurrently with the associated building permit(s). The review
and approval of this variance application does not constitute review and approval of the

ADU permit.
ORDERED this ____16th _ day of March 2017\%
Pet&r
Director, Plann Development
Services rtment

FULL DECISION TRANSMITTED by first class mail and interoffice email to:

Judy Lynott, 87 Island Boulevard, Fox Island, WA 98333
Charles Bucher, charles@harborhomedesign.com
Marc S Ross & Virginia L Ttee Decosta, 2723 N 26" Street, Tacoma, WA 98407-6302

Interoffice Email:
Chris Seaman, Tacoma Fire
Lucas Shadduck, Site Development Group

SUMMARY OF DECISION TRANSMITTED by first class and interoffice mail to the following:

All property owners within 100 feet of the subject site
North End Neighborhood Council
Neighborhood Planning Team Members: Brian Boudet, lan Munce, and Carol Wolfe

PURSUANT TO RCW 36.70B.130, YOU ARE HEREBY NOTIFIED THAT AFFECTED
PROPERTY OWNER(S) RECEIVING THIS NOTICE OF DECISION MAY REQUEST A
CHANGE IN VALUATION FOR PROPERTY TAX PURPOSES CONSISTENT WITH PIERCE
COUNTY'S PROCEDURE FOR ADMINISTRATIVE APPEAL. TO REQUEST A CHANGE IN
VALUE FOR PROPERTY TAX PURPOSES YOU MUST FILE WITH THE PIERCE COUNTY
BOARD OF EQUALIZATION ON OR BEFORE JULY 1ST OF THE ASSESSMENT YEAR OR
WITHIN 30 DAYS OF THE DATE OF NOTICE OF VALUE FROM THE ASSESSOR-
TREASURER'S OFFICE. TO CONTACT THE BOARD CALL 253-798-7415 OR
<WWW.CO.PIERCE.WA.US/BOE>.

Variance
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APPEAL PROCEDURES

Any request for RECONSIDERATION and/or any APPEALS must be submitted in the
applicable manner as outlined below on or before March 28, 2017.

RECONSIDERATION:

Any person having standing under the ordinance governing this application and feeling that the
decision of the Director is based on errors of procedure or fact may make a written request for
review by the Director within fourteen (14) days of the issuance of the written order. This
request shall set forth the alleged errors, and the Director may, after further review, take such
further actions as deemed proper, and may render a revised decision. A request for
RECONSIDERATION of the Director’s decision in this matter must be filed in writing to the staff
contact listed on the first page of this document.

APPEAL TO HEARING EXAMINER:

Any decision of the Director may be appealed by any aggrieved person or entity as defined in
Section 13.05.050 of the Tacoma Municipal Code, within fourteen (14) days of the issuance of
this decision, or within seven (7) days of the date of issuance of the Director's decision on a
reconsideration, to appeal the decision to the Hearing Examiner.

An appeal to the Hearing Examiner is initiated by filing a Notice of Appeal accompanied by the
required filing fee of $325.26. Filing of the appeal shall not be complete until both the Notice of
Appeal and required filing fee has been received. THE FEE SHALL BE REFUNDED TO THE
APPELLANT SHOULD THE APPELLANT PREVAIL. (Pursuant to Section 2.09.020 of the
Tacoma Municipal Code, fees for appeals shall be waived for qualifying senior citizens and
persons who are permanently handicapped who are eligible for tax exemption because of
financial status.)

The Notice of Appeal must be submitted in writing to the Hearing Examiner's Office, Seventh
Floor, Tacoma Municipal Building, and shall contain the following:
(1) A brief statement showing how the appellant is aggrieved or adversely affected.
(2) A statement of the grounds for the appeal, explaining why the appellant believes the
administrative decision is wrong.
(3) The requested relief, such as reversal or modification of the decision.
(4) The signature, mailing address and telephone number of the appellant and any
representative of the appellant.

Variance
LU17-0012
Page 12



r o
oo BAST. DRE

|
|

e s GRAPHIC SCALE
| ' . g 4 E T2
LI e R faﬁdﬁ?u—u. 0_

}—’—‘Jtha i . SE PLan

.

tamie: sersl W —“—‘_‘I
P ) ‘/& o ‘—O

P

Y

< » ¢x<um.=,:wh‘

.3'!‘\ SOONN R R AN NN NSNS \\\\lr:fI

——

b

Prack GuTER.

'

N
¢ Vicinity M

A,

Ao 26T w1

R

Attachment A




\ BOTE: MANUFACTURER/SUPPLIER TO

AND FROVIDE ALL NECESSARY
DRAWINGS.

>d._vd9.m9nostnanc3.w>ﬂ.oﬂ
IHIS IS A REMODEL- ALL FINISHES AND
SFECIFICATIONS MUST BE FIELD VERIFIED
PRIOR TO MANUFACTURING PRODUCT
AND/OR CONSTRUCTION SO AS TO MATCH
EXISTING STRUCTURL(S) AS REQUIRRD
ANIV/OR DESIRED-BY CLIENT.

.

Betile AR L

ELEVGSN ()

/it ==

3 Faalls \G\,Eﬁ DEe-(5) Nt ¥
S PR ATy

DESIGNER'S NOTE:
£Q NOT SCALE DRAWINGS,

'WRITTEN DIMENSIONS TAKE PRECEDENCE
OVER THOSE SCALED. PLEASE NOTIFY
HARBOR HOME DESIGN (253) §51-8608

REGARDING R DISCRERAMETE S

[ b

de ) O -

T

e irhhuu T

TH
N e .

R
2

mmmmmmmmmm
gri=siy g

SEepEEdE
mmmm saic
<"LzEw nmmm
5EEg: §Eis)

=322 wnmmnm
w w ,_Mu..
B[ 3
dl Y

DESIGN
DRAWN
8BC _
oaTE /5
BCALE

L4

DATE

FEVISION DESCRPTION

PEY NO

NOTE: SEE ENGINEER'S '5* SHEET(S)

FOR ALL- HEADER B BEAM SIZES

Harbor Home Design, Inc.

X

+ SHEARWALL LOCATION(S} NAILG SCHEDULES

HEE
m@ Eip
Flgle
G 8 o
ERR
cd|b 2%
ol @ iy
WAR/%
FENE R
g
£ e
$ &sd
£

e (25.

Fay (25%

B8I1IN H;
Gig larho
o

D

|
)

| 15
L8
|

i
|
i
[

UL Y



L cuaminy)

(&
&

Fax (253) 858-1744

r P ———

NOTE: MANU Z0) . DESIGNER'S NOTE: r ~
Ty AL NoTES, SRS & N kaf-“mAmw grgszesse
SCHEDULES T0 BE ACCURATE, wﬁﬁ% P Al SIS, msccoioe | 23, e=C

L IECRES2 e D> OVER THOSE SCALED. PLEASE NOTIFY Syunsst 22
DRAWINGS. W——v} HARBOR HOME DESIGN (253} 857-8808 254-° §g§
REGARDING ANY DISCREPANCIES. 5:::; <§
g §. 220,
Exer EepEiict gy
| P L | -;g;;g Eﬁg Fl
= Vil gezgeizpinet
I S P (D rea o o & | ol
S adf &y = %
— <l= &5 2
§% SRR
3= S ,_E |
L «2 GlQ |\
- H Ex o
: gdzé
= > i
E 3 Slints CAP OVER N b
it CaPoues, (BT !5: -
._y;,m\j 15 ALY B
L B
3
I: -, ] FCPR
z ..-:"
Southy/ FronT : ;
(Nowca) LLito [SDmgars Srom s e el e ~14
FoRCoARATY —p— ot i &/(’-—— s* B fopr, IL
Fx\ﬂ’:l::t ) 3 Y + g
S (Bovads) = . S Iy . _Prodmcs Avowmest [
TroRact> woeriy 8 o F (rome. @rm )
Rerg. e T b e
MO ALl At SOt PO Conniy 3 % 3 § z|€
o Ex6 HomE % 1% cal2|3
e o o o e ) 2~ ,.' é W E <
| Pt ME|E
[ APDme g Profosce u;wmeu(_g - \\x > Ef:’f L §
. 5 3
I e it B T NS
— — g I R ey E t [ax
| - W2 G g LE é 3 |4ls
] o P el _.-D’:s-um % a é i
i (TP WARIDSR FRMING 4 | WL £l 1% s
Gwigr: . 2 30 &
o P NS, i vy .
GE: wr’;eg?v\ Bt s T NS, NoTE  (VAaRES THRU- 0T 3 g g'. ,b:
Rt st (Rayanoy X IS &MX &
e [ X 1 Q5 k) <
%x‘fu(mﬂ\ 5"J /[’ E\f_ U i
A M/, it ELA, sy Zx s
/ 1 i - o, Tre et Auum, Gomas /s,
e ? % K (T8 AT et 3
T ve -\ + Fa / >}
- / Y . =
< . [ —i—
1 -
‘ | i ’:". -ll f,- £ 8 5
| ; gl | T 1 £ Qe
il P2 NN — 3 — BunTue 1X3% .'9.? E 28
| LG = ®| 3 3%
. |fpvs i, T | - [ — & Free s EsER:
= 3 ll e 'L WO, A 1 'EEEQ
—_— 2 A 51 ——— Mot BavaL CRDAR 50wt 2| =7:%
= . = = = < L/ 57 REVARL (N2 Lammd® BD%.) E =z =g
— ] =
K] (=] = ©O°
g 12 | ] I : A — = =
! | 5 (oanice Datai 9
R = . TS, ]
lgl — fues, " "E ‘QE |
Froriny]
ATTENTION 3 = < } Fa [Afachment A | &
T R & Bt RELD VERIED % NOTE: S ENGIVEERS & SHEET(S) ) =
PRIOR TO MANUFACTURING FRODUCT i it P FOR ALL- HEADER & BEAM
AND/OR CONSTRUCTION 50 AS TO MATCH EXT_GasAeE PevT f E;Pkap'ﬁ T d Inmwﬁéb"gﬂﬂ;ﬁ;’ NAILG SCHEDULES SHEET Z-OF ﬁ
EXISTING STRUCTURE(S) AS REQUIRED (PR Fomuans) - - ANY SUPERCEDING STRUCTURAL NOTES =T
(Stomity NOT Seomind Fort & « ALL REBAR & STEEL REQUIRMENTS




COPD wareR - PRoF Daci

Feoroses
\WgSeT [ Rl T ELEVATION.
= e
(MATerns @ ey

o8 S.‘c’\‘lom VT X B
ot

.——i'—?fi:hﬂ‘——“;—" ————— = ——"‘—"hrl‘—.—"""

T s Yom e

s WO
|

P
5 I Sl DESIGNER'S NOTE: il I N
ERIFY AL NOTES, SPECS & i DO NOT SCALE DRAWINGS. E:%sraggg
SCHEDULES TO BE ACCURA WRITTEN DIMENSIONS T/ z
AND PROVIDE ALL NECESSARY OVER THOSE SCALED, PLEASE NOTPY - EEa gags
DRAWINGS. HARBOR HOME DESIGN [253} 851-3808 2 Er £B
REGARDING ANY DISCREPANCIES. § S e g
5 .358a
Sepgiiie s
-Egs 2igie
BstzRati ey 85 Bufuirse — ga;z EHHE
& ApDon (xS s wof xes ToRdem Zand; 2 x
Bt RCEETS, CAGLE O Bunss TAsEUS _,,...--"‘\ EXT. wALL
MU B PTDED T> WET Co0E. o a Y | |
e I 3 ool B &
e o3| & s |¥
& . ; — | 88 | 193
Wy : 2 | SHTT A
R E¥ver fuses FREFFLD 4 3.4 |=eme To DEUC J5Ts 3| 4
r r—f - ! . Farits (Bt AL RES |°>) = G| O] s
—| £l S |
) =T 5 HIT
:” - = B e sun-FLR—J fie E ﬁ &
] ] PRDVIDE DRAINCS) ' TO M
— L ‘ k EXT. %SPUUT' Folhaes B
E 2.4 P USTm—— ¥
ik 2 x5 ext. v —, L— E

8
: E
3 [P Faul)
|
i AT T
- il e Tl &i 3| §
¥ 1
I HEE
_ <GiR| <
-] é" zl 1
) ?; 0 3
7 §oE1E
P -
B L e Elx|41®
e b
3271915
B -
é\\ é { &3
.- E ~o
HY
-
e TR Al e -
= 2 DEOK ) = -
(TP <& DETAIL. /o AT b for &l £ ==
B/t = — & = P s §§§
-4 oD o aLAss 10 Mt O BOTICM RAL 8 E Gz3
T TRISATe W 00 Eﬁ?a
ST WL UANGER o ero i ! n -§== Bﬂ‘g
' 2
E| =z 2
-
(199) i A
=\ DEZK LEDGER DETAL P S FAIL L2 bA 5 >
£ 5, Nl =3
=2 @ & 2
=
e T e SECTION © DECK RAILING 2N
ALL FINISHES AND ———‘—“—‘———'——-————-——{:) NOTE: SEE ENGINEERS 'S SHEET(S) ot
SPECIFICATIONS MUST BE FIELD VERIFIED SCAET FOR ALL- HEADER & BEAM SIZES
PRIOR TO MANUFACTURING PRODLCT - SHEARWALL LOCATION(S)/ NAILG SCHEDULES
AND/OR CONSTRUCTION SO AS TO MATCID - HOLDOWN(S)/ CALL-QUTS 5 2,
EXISTING STRUCTURKAS) AS REQUIRED - ANY SUPERCEDING STRUCTURAL NOTES SHEET 2 OF2
\ AYORDESIRED BY CLImNT- - ALL AEBAR B STEEL REQUIRMENTS s
v




rﬁ 5500. i DESIGNER'S NOTE: r§25533=2§!
o PR BEEEF<EEFR
= = ! g DO NQT SEALE DRAWINGS. E
» '} B ?\ WRITTEN DIMENSIONS TAKE PRECEDENCE .,,..t.,..gzgge
swo’ v k| OVER THOSE SCALED, PLEASE NOTIFY 3E§%58s,
= & () | HARBOR HOME DESIGN (253) 851-8808 EBEs b E;E
: = TE = —& REGARDING ANY DISCREPANCIES. a<5'5 ng
g c i EegsE gée
N | I MRS = 3Tk H
o Duplhlﬂh:uﬂ‘nlsm( 5 .->ga;§ ;;5-..5
— o scale, bul por QTE: /RERISTP wl
. | 23 i O L
i ol the exaling 4 SCHEDULES TO BE ACCURATE.
¥ oalcony is approx. I AND PROVIDE ALL NECESSARY =
126" from the rear b".;u D e
iproperty fine. | .
S By T
Bty OUTINE g g &4 If
2 AR . B E ReEMoVED) g g s
{ [ S A
% I — . | o | 5T
'- ; g = / ) S
i jshown (s nat 1o F )
L e ™ ] E 4
je. De n T T ] <
- II ::wluuwp?l?av - ’HE — ‘-‘..-‘/ é ] & 3k
A I | I, |
* WASERPRE f o 5
i ; I AT At |
r ! [
| Fy i
= | k- | 8
I s |
|
|
7 - [
Et—— |
Il
Q9
9
o
L= L - ) o
{{-o b
Fum——.
E —i = g
2 \ 1 i ]
Ze) |
, £30:|3
~— {, g <
Livisity e Cacomear gg : }
. ¢
N 3
N [~ 215 =
P~
: B~ i3 A E
- cEls @
5 ] )
S S Z| L
; = Q 2l &
ol | i o~
g | w IS iy
" ue Elg (sl 2
— A5] By
] ol g o R
Iz : - 3]
1 —— _--- 5 BP - 5‘ E\B ) 5
& . <
t )- -
Y ¥ LD caut.
ST A ‘ Pl
I Zhe E =] EXiaTidG YAS- Ban T =
- v o Twrad BASEMERT /GARAGE Pan -
o AT - Yept == 0" AR
| . Comc sEPSL 3 0| E Bz
- - i WAL AY (5] oo 3
et 1 L - :?r
| / a| =2
ikt e | £252
1 e d $1pTw/ALK SREN
- el sl P
| " il / . e — = X3
L 3 —= .' = o AS-BulT A T NTRACTOR: & =]
L e = - ‘ BxsnnG ATTENTION HOMEOWNERCONTRACTO =l 87
. 4 iy R e ha T 2 . MAIN FLoO R FLasl s sy e FaLp VERITED
' : - = T =—c" e e | &5
._.+—. RN N \\_r, / ANDDl{gO- CTURELS) AS REQUIRED 2 '?a
l X | ' AND/OR DESTRED BY CLIENT. =
ok qumen, ) % <
T NOTE: SEE ENGINEERS S SHEET(S) =
| FOR ALL- MEADER & BEAM SIZES
. | - SHEARWALL LOCATIONIS)/ NAILG SCHEDULES ek
AC 26™ o v - Va) HOLDOWN(S)/ CALL-GUTS SHEET Z OF
£ - v - ANY SUPERCEDING STRUCTURAL NOTES
$2 . ALL REBAR & STEEL REQUIRMENTS ulﬂ"-’
\_




dfiet

" iy = o = e
4 s " 26 |7téT - e k- () ) e Z:to
Ty o T St - = B e CAP GVER, SE | Ty , T Wect et Lene POy Tt S 4 N
Fom e = __ o’ gbe L pte Atgr T .t\....lﬁ ot fad plarel sl —— o Sl el PR P T L ge3 FEEE
L ! LB PAMEL() fxey e _ o : 1 — Tk FEEsRafgs
= E E— T = T —p—————ily} = AT P P v oul,uErEod
F ﬁ LT ﬂ % .-ﬂ T = -~ bt % —p gguesel m
| & AT, i TR RIS . ! ! = c W) BURSH SH, BE-x252
8 oA S A A | A : | ) 5| Eleie
N 1 — Haetai 5 3 & orEsgSgEE
3 J.l@.lr o' "ll H.ﬂ‘.:.l.[ \Fvvm .“,. N .- _ *.uh\\..... < .1..b " - Il o Avmmmmmmmmm
) ¥ TR - A = - 55 : S e u R
3 . [ Tor aesins - @ — i . = |giseeEEiind
> & 5 1 5 . 5 -] er—n Tl Iamy A - =
b . ] 1», .. Qs _ < - -~ ‘..P.f.‘ i, [ForTy T mw . 2
E ts \ J A y LW ¥ N M, AERR Tad d 3
. /3 (L &Vo', - _ L S L S T pez, n.aw\._«.m..... h NOTE: o _
Clai B A . -~ H = 4 OEEaTwin 5/8 TYPE-X GWB v ofil w | B2
-y o Ry 4 K} il (T PR VTS ALL WARM WALL(SH | W =] [
3 E L L I e
N H prunys Jromps % . N e B o e | e R T g
A g 1 5% NE ¥ L =z o = = 3
IR RS Tan) e Sy N rails - S | 3 =m L hE ] e 3= NS
TwXE3% || him Fe 10D il 3 " Sl
< b e Ll T e ‘i Bot% BEVE | i [N24] ~
- s Mé Sunga ] i = A .“._u o — z
= (| .,.ﬂ A/ \erxrins o = o -]
m «‘ _u [ 8 ™ 2 - i wrxmﬂh w W m ]
& . MoTE 3 e = §owl | Néw pusvaTER
: D | Kowee remen 6 h HE ; b
B x = 4 H - ’
: TS A —— —i e Ve
3 (=8 s Dnovdie T3 CRIRTT z _ P < ﬁ - | ﬁ 4 saw-cur A REED S
# TR mesetwes i~ ﬁn B sl ¥l e 3 rrm.\'nzn(vr-ﬁ e
i . ) 3 glz TV
3 | . r - v 2y
¥ 1 b i e 5
iwls T - & g2
2l 81 ® Ty F - ~ .m
.m | r- Remone ot wimdawss ) ..M B lc i 1
HIES 1 $Thhe NG () Panicl H- * = Bl it 4t g
&l 8l ¢ Pt LI | 2,3 BF . e
N ¥ 9 w _ QY2 T¥ (FRP voyufy) X rAI ol is = .w .\.... = BeRaRS ln—lq
Bl g HiE = i = Bont.om ERML N
M EN] aliz . - | % \ EXET Do m
<& .wu kY | i 5 = S 5 L“-urr.wio«v.»v.
o] R E & e - h Avb/ch REGD,
50 s D) ﬁ - V7R 8Es xuk " 2 s R
] = — =i . — = —t i
-l
3 3w /\_ J/_..._. /.\ ; g
S ; £ : . B
_ 2 > ! :
[ | .M._ 1 \.w“ ...1......\[1,1I.L;J...,.:{|.1.{..Iil,......f... .\MN = m_
| by ¥ i I ( EAST. (et =
¥ A i
n.._ V? S d { \.mnmw._l.rnnv .n.....l-,l../ WW m M
. Y= K : R e |13 piHF
[ 5 3¢
| e M ol £, e f &m M 2z
| R | | e — = .\m z
ey gN| ?
—— |5 - o m Il
s — ENE
! N m — o EIR
| A A i = pdl 2 5|7
& - o
& 3 i A W 9 "
5 * 2R A gl
1 D paas duriderex, ] Ry (it ~
; h = == = = m,h bl KA
_ | L[ im e g (s maaa T, — — = =i m X
H r.w a2 =)
| 2 ~ PRoFESED BAsstae T - m &
! i e . = -
‘, 5 Plasd R Leaend k
, e —  tmssania vilss e x g S
T =5 - IH'=l-= T AT ST e T i st erane. | 8
R ¥ (el
T Ty i - swmmmmrmed e ; =
SPECIFICATIONS MUST BE FIELD VERIFIED L ssmomsomumasxace . - DRI NG/, &7 Lonic. Sl ¢ o
PRIOR TO MANUFACTURING PRODUCT \BLEES OTIEIWIEE NITLL 5 [ o] & =2
ANTVOR CONSTRUCTION SO AS TO MATCH S st wooo onase s kew cousTCTON,  ~ = S C-] a mﬂm
| EXISTING STRUCTURL(S) AS REQUIRED = = T NEW RAME phtd
| ANIVOR DESIRED BY. CLIENT. Bl | P L i St WAL @ ..mAﬁm.m
_ S ik A %8
’ = 3 2 = 2 =
| H0-0" (05 0 i wit) L wto” | PaAS— R Y e m Eas89
1 PPN 7 sarristnoen oost:  aew = EEy
] i~ =] HEES
(nEw Goa, w.0TH) 5077+ 3% PooRATI cosr. ew -1
s . _ % NOTE: MANUFAS TO E
it CTURER/SUFPLIER
DESIGNER'S NOTE: o = s o - T otCGhONS: L tart- W VERIFY ALL NOTES. SPECS & )
Wﬂwwﬂv MAIN FLocR T Y- e SCHEDCLES TO BE ACCURATE, ._M
WATTTEN DIMENSIONS TAKE PRECEDENCE i — AFAOS s, | wﬂﬂeﬂhﬁﬁan»ﬂ“\ ¥ ™ ‘
OVER THOSE SCALED. PLEASE NOTIFY i/d f=lr—00r - AT st aw, & .
HARBOR HOME DESIGH (253) $51-8308 X T T pee aw NOTE: SEE ENGINEERS ° SHEET(S) =
FOR ALL- HEADER & BEAM SIZES

REGARDING ANY DISCREPANCIES.
. - SHEARWALL LOCATION(S)/ NAILG SCHEDULES

:
g
g;

3
?
d
g
:
i

0o

\



DESIGNER'S NOTE:

~
DONOT SCALE DRAWINGS. I S
WRITTEN DIIKWONITAKE?RECEDENCS § HE g2
OVER THOSE SCALED. . 33
NOYE: MANUF: HARBOR HOME DESIGN (253 ns1-eeo- @ ™ 2 &
VERIFY ALL NOTES, SPECS & REGARDING ANY DISC! = 1
TO BE ACCURATE, = g2
AXND FROVIDE AL NECESSARY é " g
DRAWTN 31 »
A" 11 <5e ¢
Ca =
. z
§§ Beelt
£ 2EERS
e _¢_ A{'_ D T S
4 T £y 1 . 5 = A
== —T —— ey
[ > G e surfur i i I ' 1 ol "
okl Bovem® | e = - - - § X ié H
i e (1323 — " 4* REINF, CONC. SLAB QVER H* 9 1
_f ] 4 LAYEROF SAND WvAPOR - ! § E A3
2 BARRIER OVER APPROVED |
’7] (7R FiL OR NATURAL GRADE. b= alal |+ B
Nete: 30 If Tight hand motor : , ) l
J I | £ .
-7 0 ;
i = i
ELEVATTR fovT W/ X il D 3 £ 3
Y] T ! S g
| e
NTS, | |
I B
| !
1\ I =
- ] - |_ % :Q\‘V 8
J o MG D] 11 > -
\\ CoTr PG Aakrs | e 'E;
\ = 7 a3
| Py K
| HAZEIR
T ==
1 — —_— B A
| I it 7]_ Gt 3 E
1 Kol SEnaR -
| o [ —-t————-‘ Ny
& idxat | s L%, eyt Tn =
o i enhee " Al ° 2
L R oy | W =
. ELEVATOR JOPT "B i f B M 3
Al il ¢ ETE
] T sl
2 : Eilly
m:‘::; 5 Lo SACRRT Eror %E 2 ;_s,
' £
47 <
=00 taver | g % 7k
H S S0 vrg o o b i A
1 -Jrz\wnpcorzﬂ g E 3 ¥
B Sir
- 2
L 2 | (™8 Rammandd) di $>§
«“ oL, o i %'!1 \T'- é o
> 5 b S
p: - x ; 2 Elgs
i - i<
= n L 2 é M &g
LB g ot Tfegaoanon HelElR
Yierpre oty 1"x 28y LTS L Pl Eé- 2 &
- & Sen- o S 1
B 7 - WD pork. | Yy Mk |
Esma@ AS- BT Fiv =R (SFINTY MOEEL BS54 ongaowany ]
2 - \ foo— e Ll
LUPPER FLoOZ, ~—L—="=' WA TR, 0 j : = S
Ver 5 o OPT’ (108 HyPRauLIC DES Ko Pec | i ue 'E
- e — = R e = e
Y . X Gonnd =] 2
= v qucﬂ:-‘;! G ol £ S=.
il 1] ] T iGr e C, Ak (Y) S1ONE -] S BSF
S o @ e, 5 SEE
Hom = ELEVSTOR.  SHAFT 3 TeE28
EQUNDATION/FLODR FRAMING NOTES o g
TH o d Db Sat o bty o Ty T b w,w.(c)h—lo Dmu. e £3532
o o T B 'y e s F5 MRe 008 Al yiews 5 o W = —  CONC.TO BE 6SAC MIX TO A MIN. S e @l =2£38
et Cvmlive i ﬂl’u)hw?’m pry Lo o ey m:s-mue Desian mmn_ OF 2,500 P.S.I. UPON CURING. i E z =8%
= el L = fh o9 4 - =g
“"”‘.ﬁﬂﬁ"f&?ﬁé&‘%’:ﬁi’f‘h o e Tm— . JE Aot e —  ALLWOOD IN DIRECT CONTACT W/CONC, o Iee T el § 5%
s i e o e ﬂ::: TO BE PRESSURE TREATED, - B
;i 3 = B % 5 Bazs VAT
RS R i = 7 ~- DOTS N FOUNDATION WALL DENOTE A-B0LTS ::: ’;:“: ! :; -
e @ i4¥) OIC EXCEPT @ COMNERS AND OPENINGS g 18
\WHERE DOUBLED, =
—5 L T ~~  ALLPOSTS & BEAMS ARE f2 D.f. OR BETTER H 1
ATTENTION HOMEOWNERICONTRACTO! e L e ——— - = ST
FINISTES AND T " T T e L UNLESS OPERWISE NOTED, NOTE: SEE ENGINEER'S S SHEET(S) =
SR CICATONSLR ST B FIELD preti = 3 ) o KR Btk e
PRIOR TO MANUFACTURING PRODTCT — ~~  STEP FOUNDATION WALLS AS REQUIRED - SHEARWALL LOCATION(S)/ NAILG SCHEDULES
ANIVOR CONSTRUCTION SO AS TO MATCH P D PER "--;‘w ‘ BY GRADE - HOLDOWN(S)/ CALL-OUTS SHEET G OF. a
JXDIOR DESIRES BY CLIERT, = s il Mm-aumn P - ANY SUPERCEDING STRUCTURAL NOTES i o
D! 3 - nee
- AL REBAR & STEEL REQUIRMENTS k




(—"'

T BMIS) € LANDG
B v/ Lait, ST

o TIMT SThaam

(. -EaE

T
M

N ex
-

/c Wt L,—\
k =3

L—Sn.uu-&L}\

B AN b

| b o.‘: q'/-u »(.m

\ﬁ_l

[ 4
w277 (-l
i

Lo AT RrAL
ASE

] .. - D
R e ()

h,“

1l
Ji_
1
il
1l
I
I

4

-

H

ALL HDRS., BEAMS AND POSTS ARE
#2 O.F. OR BETTER.

ALL DAS'!ED UNES INDICATE WALLS
BELOW.

. AL (— -+ — INDICATES HDRS.

AND BEAMS BELOW UNLESS OTHERWISE
NOTED.

ALL SOLID WALLS ARE LOAD BEARING.

| PReFoseD UPPER. FLooR,

DEAK. fﬂar/\lﬂ(ﬂ
[/4_" PR E—

e

e o R e ]
[

ATTENTION HOMEQWNER/CONTRACTOR:
ALL FINISHES AND
SPECIFICATIONS MUSY BE FIELD VERIFIED

EXISTING STRUCTURES) AS REQUIRED
AND/OR DESTRED BY CLIENT.

e
Has HEw Livida SPALE )
Abovd
2w FLR.J5TS
€l 3.6 /Eupmar b
1C VIORFY Ram BT

Comd. N FIRDE o &

H :
g 34 : b
/ 3 L l"’k?'
3 |
g’ 1 I
| I 4
R PPN | E s o |_ .

B R T N

S o

(Avl. o i gt

PR, LUPPETR FUS. Do 1
FRAMG METE ((OPP. HawD) )

ALL HDRS., BEAMS AND POSTS ARE
#2 D.F, OR BETTER.

ALL DASHED LINES INDICATE WALLS
BELOW.

LL { — 2 =) INDICATES HDRS.
AND aems BELOW UNLESS OTHERWISE

ALL SOLID WALLS ARE LOAD BEARING.

“FRoPoED eI FLOOR.

Livinits SPACE /Dt
FRaMiNG

| et —1'—c

DESIGNER"S NOTE:

0O NDT ECALE DRAWINGS,

WRITTEN DIMENSIONS TAXE PRECEDENCE
OVER THOSE SCALED, PLEASE NOTIFY
HARBOR HOME DESIGN (253) 851-8808
REGARDING ANY DISCREPANCIES.

NOTE: MANUFACTURER/SUPPLIER TO
VERIFY ALL NOTES, SPECS &
SCHEDULES TO BE CCURA'IT.
AND PROVIDE ALL NECESSAR'
DRAWINGS,
NOTE: SEE ENGINEERS 'S SHEET(S)

FOR ALL- HEADER & BEAM SIZES

« SHEARWALL LOCATIONIS) NAILG SCHEDULES

- HOLDOWNIS)/ CALL-OUTS
- ANY SUPERCEDING STRUCTURAL NOTES
- ALL REBAR & STEEL REQUIRMENTS

\
w0
il

AT 13 THE

MADE YO ASBURE THE
ACCURACY Of THESE PLASS,
RESFONSIBIITY OF THE
REVIEW AND VERFY AL
DIMENSIONS AKD HOTES
PI4OR ¥O PROCEEDING VnTH

EVERY ATTEMPT HAS BEEN
DWELLING.

HOTE:

THE

i I}
SE =
- Jh
(4118 ‘
-8 g
HIHE
E

g

REVNO.

DTN
<1 Theomas

M?/lO
2

3

&l

< |4

5
: N
g2l
%‘,‘,E%\
&2 &8
aﬂndb
.:s'f;'g%/-,‘
S0l S -
o ‘\a
13
£
En £ 3=
owmt QQ:E
®| : 32
B
g| = &z
S| ¥
‘5 £
..n
T
F R
=
sHeeT Torl
PLE O




Lo

— s
e ~ Lap— o
ﬁl:.‘n >.r.1. P 15 @ ﬁﬁ =4 4 DESIGNER'S NOTE: jmms.ummmuuu
| . -
e, ] DO NOT SCALE DRAWINGS, nvm....nvmmw
[ |y WRITTEN DIMENSIONS TAKE PRECEDENCE 28umsos
i - =+ OVER THOSE SCALED. PLEASE NOTIFY =324 cmm z
P T - HARBOR HOME DESIGN (253} 6518808 pagnrgEEE
. RERL 4 9 il REGARDING ANY DISCREPANCIES. 3%s S5c.85
o * 1 T b~ % &l mmwmmmmm
3 "L o | g 5 aawBB5BE2-8
| f— |« KR = : = Eep3REEES
: . = N\:\'/ MMmmmmwnmmmw
= : \l\u\nhl\(/
. E : ey . NoT T Fep VeRmEY BLTAP
|P.m....._._.mwr._|.n_UDF.. | — ™ 7. - -, ﬁ«l\:“?.:rn»rc:n«r
X Py [ : x 7 i : ALy T itk S 2
drer s | RS AT ol ., 88 =45
i H o . g | 3 ~ - ; MW _MH
|
. / LRGSR e
o G| S
- g |
d Egow ;
5 HIE
vl
Promser Deck &
EePania ni
2 e (g wre DosTy m
Im :
L Bt D ARG
) £ [{=merre
1 o Ny .,..II...J.J.V e e—
b i N MBI EXGT, RandaTD
;i MY cong
& Re-stre. Per (E J
i
P
|7
2 %|([%] ¢
K@ M 2
S W |
33 (2
mm 12+
% S
=0 i) LAY . 242 1§13
- IOV CAE ERST, | - W L AL T | =y E !
——merEEser. M N B A Nle w 3
L (R wery ~ \ % 3 b L . SN M > ¥
A A — — %-. JEN
L4/
m,m K 3
FroPoseD UPPER FleoE
Pec K EXPaddoN -
Pl e ™ ]
el == -m
g
M
2
36| = Hz5
® | = =BT
D | Fosnz
= -4
2258
8| £
z =
= =EZS
S| 5 =°
NOTE: MANUFACTURER/SUPPLIER TO = s
VERIFY ALL NOTES. SPECS &
SCHEDULES TO BE ACCURATE, [ L
AND PROVIDE ALL NECESSARY u
DRAWINGS. 2 A
__TENTION BOMEOWNER/CONTRACTOR: E “ N v
THISIS.A REMODEL. ALL FINISHES AND NOTE: SEE ENGINEER 'S' SHEET(5)
PRIGR TO MANUFACTURING PRODUCT O TEARWALL LoCATIN =
AND/OR CONSTRUCTION SO AS TO MATCH ’ w.m_bosﬁ._.\onn»_‘._..r@%\ PR
EXISTING STRUCTURE(S) AS REQUIRED N
\ NPOR BESRED BY ey .zihévﬂwg_znﬂkﬁmeirzﬂu sHEET EOFE
- ALL REBAR & STEEL REQUIRMENTS LT
\ =




Exhibit “A”
File No. LU17-0012

Setback and Open Space Variance
2723 North 26" Street



RESPONSE TO CRITERIA

1. The overall plan is to construct an ADU for the clients aging mother. The unit must be
accessible and meet the building code criteria. I.E: ceiling heights, egress, etc. the existing
basement due to it being solid concrete walls with most of it being below grade, low framing,
duct work, does not lend itself to become an accessory dwelling unit. Building North into the
back yard an attached structure will allow building codes to be adhered to. The head height,
egress, insulation, etc. the proposed structure would have a flat roof, (deck) on top, flush
with the existing main floor deck. Code allowed a deck to be extended into this area,
however when you add living space below it a variance is required. No adverse impacts
would be created by a deck vs. a deck with living space below it, and would be virtually
unnoticeable from the street and neighboring properties. Our hardship is that we don't have
a hardship is that we don't have a feasible alternative, and by allowing this structure to be
constructed will cause little or no impact to the surrounding areas.

2. The proposed structure meets the square footage of the City's ADU Requirements. The west
and northwest portions of the structure will be partially below grade and daylight to the east,
which is a driveway owned by the clients. By putting a flat deck/roof over, gives no height
increase and makes the structure and extension of the existing deck. It is my understanding
decks are allowed, we would simply like to put something under it.

3. The project would allow clients to care for their aging mother. The fact that the height won't
exceed that of the existing deck and will give more of an environmentally sensitive design
because it will virtually obscured from the neighboring properties.

There are no neighbors that would be affected, and some of the neighboring homes already are
enjoying (add-ons) that enhance their views and are definitely not code compliment by code
compliant by today's standards. We wish 1o keep a low profile, not be concerned about views,
just to have function and a nice sensible design.

4. |1 don't believe this project would effect the comprehensive plan either way.

5. Other than resale value | don't know that this project would or would not be beneficial to the
public interest

6. The sole purpose of this design is o create a low profile, less intrusive structure that the
clients can use as a legal ADU for their aging mother. No other intent is being addressed, and
we aren't looking to follow a standard corp design, only to provide an addition that is
architecturally pleasing to the clients the Building Department and surrounding neighbors as
well as being functional to meet the clients needs.
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2723 North 26" Street



P=TACOMA CITY OF TACOMA

; : Tacoma, WA 98402
P E = M 1TSS Planning and Development Services (253) 591-5030

tacomapermits@cityoftacoma.or REVIEW COMMENT MEMO
RECORD # LU17-0012 - LAND USE ROSS SETBACK and OPEN SPACE VARIANCE

GENERAL COMMENTS

Comment Reviewer
Construction shall comply with the adopted Fire Code at the time of building permit submittal. CSEAMAN
Construction shall comply with the adopted Building Code(s) at the time of building permit submittal, including, but not limited to providing LSHADDUCK

smoke/carb detection whereas all required alarms in the accessory dwelling unit and the primary dwelling unit are interconnected in such a
manner that the actuation of one alarm will activate all alarms in both the primary dwelling unit and the accessory dwelling unit.

Where a building of otherwise conventional construction contains structural elements exceeding the limits of the Building Code these
elements shall be designed in accordance with accepted engineering practice. The extent of such design need only demonstrate
compliance of non conventional elements with other applicant provisions and shall be compatible with the performance of the conventional
framed system. Engineered design in accordance with the IBC is permitted for buildings and structures, and parts thereof, included in the
scope of the IRC.

Environmental Services has the following Conditions of Approval. JMILLER
1. 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 12.08 and the City of Tacoma Right-of-Way Design Manual in effect

at time of vesting land use actions, building or construction permitting.

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



