
C I T Y   O F   T A C O M A
Planning & Development Services Department

747 Market St, Rm 345  |  Tacoma, WA 98402

PUBLIC

NOTICE

Date of Notification:                               9/21/2017 

Application Received:                           6/15/2017 

Application Complete:                          6/21/2017

Applicant: Lisa Lukan

1018 N Yakima Ave, Tacoma WA, 98403

Location: 1502 S Yakima, Parcels 2015160010, 

2015160020, 2015160030

Application No.: LU17-0135

Proposal: 18-space parking variance to provide 9 

parking spaces for 36 apartment units rather than the code-

required 27 spaces, as well as allowance to provide bicycle 

parking within units rather than within a common space.

Documents to Evaluate the Proposal: City of Tacoma Comprehensive Plan, 

Tacoma Municipal Code

Studies Requested: Variance Narrative

Other Required Permits: Building Permit, Site Development Permit, Work 

Order

Applicable Regulations of the Tacoma Municipal Code: TMC 13.06

Staff Contact: Lisa Spadoni, Principal Planner, 747 Market St, Rm 345, (253) 591-5281, lspadoni@cityoftacoma.org

Environmental Review: Per SEPA, WAC 197-11-600 and TMC Chapter 13.12, the City of Tacoma has determined the Hilltop Subarea Plan and EIS has 
adequately addressed the environmental review requirements for this proposal and no further review is necessary. For further information contact the staff 
person listed above. 

A final decision on the proposal will be made following the comment period. A summary 

of the final decision will be sent to those parties who receive this notice. A complete copy 

of the final decision will be mailed to those parties who request a copy or to those who 

have commented on the project. Appeal provisions will be included with both the 

summary and the complete copy of the final decision.

Comments Due:     October 5, 2017 

For further information regarding the proposal, log on to the website at 

tacomapermits.org and select "Public Notices". The case file may be viewed in 

Planning and Development Services, 747 Market St, Rm 345.

To request this information in an alternative format, please contact Planning and Development Services by phone

at (voice) 253-591-5030. TTY or STS users please dial 711 to connect to Washington Relay Services
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Vehicle and Bicycle Parking Variance Narrative 
Multi Family Project, corner of S 15th Street and S Yakima Ave 
Owner: 1502 S Yakima LLC; Jay and Lisa Lukan 
Parcel Number: 201516-0010, 201516-0020, and 201516-0030 
Preliminary Scoping file number: PRE16-0079 
 
Project Summary: 
The project consists of two buildings on a 0.30 acre lot.  Each building consists of three floors 
with six one-bedroom rental units each floor, for a total of 36 units.  Units are approximately 
490 sf (net) each, and a total building area of 21,078 sf (gross).   
 
Vehicle Parking Variance Request: 
Given the significant constraints explained in detail below, the only feasible opportunity for 
parking is on the east side of the existing alley.  Using all available area, a total of nine parking 
spaces are possible and proposed: Four standard parking spaces, four compact parking spaces, 
and an accessible van parking space and loading zone. (See enclosed site plan) 

• Vehicle Parking required per TMC for project: 
Parking Required: 36 stalls (1 per standard unit) 
Transit Access Reduction: 9 spaces (25%) 
Total Required w/Reductions: 27 spaces 

• Vehicle Parking provided: 
Nine spaces. 
 

Bicycle Parking Variance Request: 
Given the significant constraints explained in detail below, it is not feasible to provide the 
secured and covered bicycle parking structure as described in the TMC; there is simply no where 
to put it on site due to the existing foundations.  We propose providing equivalent secure 
bicycle parking by providing a bicycle rack in each dwelling unit. 

• Bicycle Parking required per TMC for project: 
Long Term Parking Required: 36 stalls (1 per standard unit) 
Short Term Required: 2 spaces 

• Bicycle Parking Provided 
Long Term Parking Provided: 36 stalls (1 per standard unit) provided within dwelling 
units 
Short Term Provided: 2 spaces 
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 Narrative: 
The Narrative follows the guidelines in Tipsheet L510, which in turn summarize the requirements of TMC 
13.06.645.B.7.   The Guidelines are rendered in italics, and our narrative response follows in plain text.   
 
 
1. How would granting the variance allow for reasonable use of the property? Describe in detail.  

Response:   
Steep slopes and existing foundations and civil infrastructure are a serious constraint in the 
feasible development of the site.  The proposed residential development of 36 small, one 
bedroom units will meet a neighborhood need for affordable housing in keeping with 
Comprehensive Plan goals.  As described below, a parking reduction for the small rental 
units proposed is entirely appropriate for this specific property.  To provide the requisite 
number of sparking spaces would require the demolition of the existing foundations and 
civil improvements, and a reduction in DUA.  Both of these consequences would push the 
project into infeasibility.   
 
 

2. How would the project be consistent with the Comprehensive Plan? How would the project improve the 
character of the neighborhood? Describe specific aspects of the Comprehensive Plan and neighborhood 
characteristics that would be consistent with or improved by the project. The Comprehensive Plan is 
available on-line: http://www.cityoftacoma.org/planning.  

Response:   
Being on the edge of the Hilltop Subarea Plan, and sharing its eastern boundary with the North 
Downtown Subarea Plan, the use and density proposed are ideal for this location.  The Hilltop 
Subarea Plan Goal NR-6, Action NR-6.2 proposes to: “Award additional density, reduced parking 
requirements, reduced permit fees, and/or other measures for new housing projects that promote 
rental and sale workforce housing for moderate income working households employed or resident 
within Hilltop.” (Emphasis added). The project also aligns with the Hilltop Transportation Element 
goal to: “Encourage the use of alternative modes, and thereby slow the increase in the use of single 
occupant vehicles and the increase of environmental degradation associated with their use” and the 
Neighborhood Element goal to: “…include building market-rate infill housing generally affordable 
to area residents.”  The project’s combination of small unit size, high DUA, and a modest amount 
of developable land devoted to offstreet parking are a good match to the intent of the 
Comprehensive Plan for this site.   
 
3. How would the project be beneficial to the public interest?  

Response:   
The project provides affordable, market rate work force housing on a difficult, constrained 
site that might otherwise be unattractive to developers in this housing market sector, 
because of the severe slope and existing infrastructure that would otherwise require costly 
mitigation.  The existing unfinished foundations have been in place for over 10 years and 
are an unsightly safety hazard; a completed project would be beneficial to the community. 

 

http://www.cityoftacoma.org/planning
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4. Have you talked to the affected neighbors about the project? Would approval of the request grant 
special privilege that is not enjoyed by other properties in the area? How does the project allow for a more 
environmentally sensitive property design or construction than would otherwise be allowed?  

Response:   
Yes, neighbors were contacted in person and by mail.  The manager of apartment to the 
north of the site indicated that a parking variance was granted for that project also from 
the City in 1970 when the apartments were built.  She also indicated that apartments were 
rarely vacant, and currently have a waiting list.  Another property owner asked about the 
proposed height of our proposed development.  There were no other responses to our 
outreach effort.  The following table indicates neighbors contacted:  
 

 
 
5. What are the hardships on the property, such as size, shape, location, or other conditions that make it 
difficult to meet zoning standards? How will zoning goals still be met with the request (such as 
maintaining space between structures to prevent fire hazards and ensuring yard space for neighbor 
privacy)? The response should clearly describe what the specific hardship is, how the applicant did not 
create this hardship, and why strict application of the zoning code would be unreasonable due to this 
hardship. This response should describe the existing conditions of the property and why there is a hardship 
affecting the site due to unique conditions.  

Response:   
As described in the pre-application conference, the foundations for both buildings are 
existing. For the project to remain financially feasible, these foundations must be used as 
placed, with a minimum of modification.  We are thus constrained in our location of the 
buildings, allowing for little latitude in parking configuration. 
 
There is a nearly uniform 15% slope in the east / west direction of the site, and a slope in 
the north / south direction varying from 6.5% to 8.5%.  This is secondary to the more sever 
constraint of the existing structure, but did have an effect on the parking layout to allow an 
accessible path to two accessible units and the ROW. 
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Only one access has been approved for this site, via an existing alley off of S 15th.  Again, 
this is secondary to the space limitation described above, but given the described 
limitations, we have maximized parking to the greatest extent possible. 
 
A strict application of the parking requirement would require complete demolition of the 
existing foundations and civil infrastructure, and make the project infeasible.  We feel there 
are three very strong reasons to consider that the request meets the intent of the zoning 
code: 

1. The unit size proposed, 490 sf, is only 40 sf larger than the “small unit” exception 
requiring no parking at all.  This 40 square feet is the difference between an 
efficiency and a small one bedroom apartment.  It will not change the number of 
residents, or the number of units, allowable on this site under this exception. 

2. One street width away, across S Yakima, the RPA begins and no parking would be 
required for this project. 

3. The intent of the Comprehensive Plan and the Hilltop Subarea Plan is fully satisfied 
by this proposed development in this specific location, as described elsewhere in 
this narrative. 

 
6. Does the project provide reasonable alternatives to the standards which are in the spirit and intent of 
the Tacoma Municipal Code?  

Response:   
We feel it is equivalent in satisfying the intent of the TMC and Comprehensive Plan goals, 
as described elsewhere in this Narrative. 

 
7. Do any of the following site-specific circumstances apply?  
a) A parking study was done that demonstrates that the individual characteristics of the use at that 
location require less parking than is generally required for a use of this type and intensity.  
b) An approved carpooling/vanpooling or commute trip reduction program applies, consistent with TMC 
13.15.  
c) The site has availability of private, convenient transportation services to meet the needs of the use.  
d) The site has access to public transportation which stops near the site frequently.  
e) The site is residential and has availability of pedestrian access due to proximity to health and medical 
facilities, shopping facilities and other services providing for everyday needs and amenities.  

Response:   
Item c): United Taxi, Capitol Aeroporter, Seatac Airport shuttle are all close by (on or near 
Commerce Street).  Pierce Transit Vanpool, and Uber are also options.  
 
Item d):  Route 45 is adjacent to the site, on Yakima, and serves the site every 30 minutes.  
Routes 57 and 3 (every 15 minutes) are within two blocks, Route 2 (every 10 minutes) and 
Route 28 (every 15 minutes) are both within four blocks.  The Commerce Street Transit 
Center is eight blocks away, and can be reached using the adjacent 45 stop. The Tacoma 
Link expansion currently plans a new transit stop at 15th and Martin Luther King Boulevard, 
which will provide service to the Tacoma Dome Station and to other regional transit 
options and Downtown.   To summarize:  within 4 blocks of our site there are 20 buses 
stopping every hour. 
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Item e): A Safeway, an elementary school, a family medical center, the University of WA 
Tacoma campus, and the Tacoma Art museum are all within 10 blocks of the project.  There 
are many services and amenities within walking distance of the project. Please note that 
the east boundary of the project abuts the RPA, in which there is no parking requirement at 
all: 
 

 
 
 
 
 
This concludes the Narrative.  Feel free to contact me with any questions or comments. 
 
 
Rob Heaney 
 
 
 
 
 
 
Principal Architect, BRAG 
 
 
 
Att: Site Plan 
 

PROJECT 
LOCATION 




