
Submittal Information
Permit: LU17-0247

Applied: 11/20/17

Planning & Development Services

747 Market St.

Tacoma, WA 98402

LOT INFORMATION

Application Field Entered Information

Lot Area (Sq Ft) 6000

Number of Buildings currently on Site 0

Number of Potential Buildings on Parcel 1

Total Number of Lots Proposed 0

PARCEL AND ZONING INFORMATION

Application Field Entered Information

Aquifer Recharge Area

BLDINSPAREA Downtown

City Council District 3

Conservation District

Flood Hazard Area

Historic District

Land Use Designations Single Family Residental

Liquefaction Susceptibility very low

MECHINSPAREA Downtown

McChord Air Accident Zone

McChord Noise Zone

Mixed Use Center

Mixed Use Center Type

National Register

Neighborhood Council District CENTRAL

OVERTIMEPARKING

Port of Tacoma Boundary

Puyallup Levy Overtopping

Puyallup Tribe Boundary

Reduced Parking Area

SITEINSPAREA North

Shoreline District

Slopes - Steep and Stability

Streams

Tacoma Register

Washington Register

Wetland Status NONWETLANDS

Wind Zone 1.38

Zoning District R2-SRD

PROJECT DETAILS

Application Field Entered Information

Preapplication Number PRE17-0417

Proposed Use of Property 2 Townhouse Dwellings

Scope of Work New construction of one structure containing two side-by-side townhouses.



REZONE

Application Field Entered Information

Rezone Acreage 0

Contact Type Name Email

Contacts:

Applicant Jon Graves Architects & Planners, PLLC jcgraves@jgarchs.com
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CUP Application Narrative      November 20, 2017 
 

8th Street Townhouses 

2208 South 8th Street  

Tacoma WA 98405 

 

 

Project Background 

 

The 6,000 square-foot parcel (APN 5390100020) is in the R-2SRD zone. Before a demolition 

permit was issued March 28, 2017 by the City (DEMOR17-0010), an approximately 2,265 square 

foot single family dwelling stood on the property. The parcel is now vacant. 

 

 

8th Street Townhouses/ CUP Proposal 

 

Townhouse Dwellings in the R-2SRD District 

 

2208 South 8th Street is in the R-2 Special Review District. While the district is primarily for 

single-family detached housing, a limited number of two- and three-family dwellings are allowed 

by conditional use permit where the location, amount, and quality of the development would be 

compatible with the single-family character of the area. The project proposes one structure 

containing two side-by-side townhouses, maintaining the appearance of single structures that is 

frequently seen in the R-2SRD zone. 

 

Square Footage Breakdown of Structure: 

Total Lower Level Area: 1,827 SF 

Total Main Level Area: 1,827 SF  

Total Upper Level Area: 1,827 SF  

Total Gross Building Square footage: 5,481 SF 

 

 

Conformance to General Use Criteria 

 

The following is a list of the General Criteria as specified in TMC 13.06.640.F supporting our 

proposal for a townhouse configuration in the R-2SRD District. See the following additional 

information for conformance. 

 

1. The use is consistent with the goals and policies of the Comprehensive Plan, and adopted 

neighborhood or community plans, and applicable ordinances of the City of Tacoma. 

• The proposed townhouse development would be compatible with the single-family 

residences in the area, providing a single structure with one dwelling unit per lot. The 

proposed site is in conformance with the two-family development minimum lot size of 

6,000 square feet. The lot will provide an opportunity for two-family or townhouse 

developments to be integrated into the neighborhood in a context-responsive manner 

that is consistent with the single-family detached character of the district. 
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2. The use is consistent with the intent and regulations of the R-2SRD and HMR-SRD 

Districts.  

• As previously mentioned, in addition to the primary intention of single family 

detached housing, the R-2SRD may allow two- and three-family dwellings by 

conditional use permit where the location, amount and quality of such development 

would be compatible with the single-family character of the area. 

 

 

3. Special circumstances exist on the site which present an opportunity to evaluate the 

potential integration of two or three-family or townhouse development into the 

predominately single-family neighborhood. Special circumstances may include, but 

shall not be limited to, the following: 

a. Location on an arterial street. 

• The project is not located on an arterial street. 

 

b. Location in close proximity to a more intensive zoning district or to transit 

service. 

• North of 8th Street and facing the property is the Urban Center Mixed Use 

District, its intent to hold the highest densities outside of the Central 

Business District. Given the proximity of our parcel to a higher density zone 

with larger yet similar townhouse developments, a proposed project-

specific density increase from one family to two will not negatively impact 

the current activity of the neighboring area. 

 

c. Unusually large lot for a single-family dwelling which, because of its shape, 

topography, lack of suitable access or other factors affecting the lot, could not be 

subdivided and development in conformance with the regulations of the district; 

and 

• The lot is 6,000 square feet, making it a perfect candidate for subdivision 

into two 3,000 square feet short plats to meet the standards of a 2-unit 

townhouse configuration. Please see short plat survey. Short Plat process 

will be applied for by Ownership.  

 

d. The existence of the site of a single-family dwelling with an above-grade floor 

area of more than 2,400 square feet, exclusive of garage area, in the case of an 

application for conversion to a two-family dwelling, is 3,200 square feet in the 

case of a conversion to a three-family dwelling. 

• There is no existing building on the subject lot. 
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4. The proposed use and the development shall be compatible with the quality and character 

of surrounding residential development and shall not be materially detrimental to the 

overall single-family dwelling environment and character of the general area, and in the 

case of conversion of an existing single-family dwelling to a two- or three-family 

dwelling, the existing architectural features shall be maintained to the extent practicable. 

• To maintain compatibility with the character of surrounding residential 

development, the two-unit townhouse configuration offers a transition from 

the single family dwelling nature of R-2SRD to the higher density of the 

Urban Residential Mixed-Use District located across South 8th Street. The 

neighborhood fabric of R-2SRD contains garage access directly off of the 

alley. To blend well with the existing neighborhood, the proposed building 

will also have garage access directly off of the alley. 

 

5. Within designated Historic Districts new two or three-family development shall be 

consistent with the district’s historic design guidelines. Conversion of single-family 

dwellings to two or three-family dwellings shall be limited to buildings listed as 

“noncontributing” on the historic district inventory adopted by the Landmarks 

Preservation Commission. 

• Per the City of Tacoma’s Historic Property Database, parcel number 

5390100020 is not located in a historic district. 

 

6. The proposed two-family, three-family or townhouse development shall be designed to 

present the general appearance of a detached single-family dwelling through one of the 

following two design approaches: Each unit is oriented onto a different street frontage 

designed in a similar manner to the street fronting façade of a detached single-family 

house. Or, each unit is accessed through a shared entrance. In the case of conversion of 

an existing single-family dwelling to a two- or three-family dwelling, the existing 

architectural features shall be maintained to the maximum extent practicable. 

• Each unit will be accessed through a shared entrance off South 8th Street. 

Please see Sheet AS1.0 

 

7. The proposed structure is designated to resemble a detached single-family house in terms 

of architecture, bulk, front and rear setbacks, and location of parking in a designated 

rear yard. The site shall provide the required rear yard of the zoning district on one side 

of the structure. Each unit shall provide no more than one off-street parking space. 

• The proposed site will provide parking located in the rear yard with access 

off of the alley. Each unit will provide a one-car garage. The structure is 

designed to be within the 35-foot height limit for the area. The requirement 

of 300 square feet of private yard space per townhouse will be consistent 

with the single family dwelling requirement of usable yard space equivalent 

to at least 10% of the lot size. Please see Sheet AS1.0 

 

 

 

 

VMARSTEN
Text Box
Main entry looks like it is at the back of the building between the garage per plan A1.0
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8. Applications for two- and three-family and townhouse dwelling units in special review 

districts shall be processed in accordance with the provisions of Chapter 13.05. In 

addition to those requirements, the applicant shall submit, in conjunction with the 

application, site plan drawings and drawings of building elevations, information on 

building materials, a landscape plan, and complete information indicating why the 

property is inappropriate for single-family development. The purpose of these plans and 

information shall be to show consistency with the required criteria. 

• The Project Team agrees to submit the required application and associated 

documents in accordance with the provisions of Chapter 13.05 of the 

Tacoma Municipal Code. The plans and information will show consistency 

with the required criteria of the Conditional Use Permit. 

 

 

Sincerely, 

 

 

 

 

Joshua McCann 

Project Manager 

Jon Graves Architects & Planners, PLLC 
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THIS DOCUMENT, AND THE IDEAS AND

DESIGNS INCORPORATED HEREIN, AS

INSTRUMENTS OF PROFESSIONAL SERVICE,

ARE THE PROPERTY JGAP AND ARE NOT
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1.   ALL EXTERIOR WALL DIMENSIONS ARE TO FACE OF STUD, UNLESS NOTED                   
OTHERWISE AS A CLEAR DIMENSION.

2.  GENERAL CONTRACTOR SHALL VERIFY ALL DIMENSIONS AND CONDITIONS PRIOR TO 
CONSTRUCTION. CONFLICTS ARE TO BE BROUGHT TO THE ATTENTION OF THE 
ARCHITECT PRIOR TO THE START OF CONSTRUCTION.

3.  ALL INTERIOR WALLS TO BE TYPE A2, PER SHEET A 0.1, UNLESS NOTED OTHERWISE

4.  SEE STRUCTURAL DRAWINGS FOR PRIMARY STRUCTURAL CONCRETE WORK, 
INCLUDING COLUMNS, SHEAR WALLS, THICKENED SLABS, ETC. NOT DESCRIBED 
HEREIN.

5.  SEE CIVIL DRAWINGS FOR GRADING AND UTILITY INFORMATION.

6.  DO NOT MEASURE DRAWINGS TO DETERMINE OMITTED DIMENSIONS, CONTACT 
ARCHITECT.

7.  DOORS NOT LOCATED BY DIMENSIONS ON PLANS OR DETAILS SHALL BE 4 1/2" FROM 
EDGE OF DOOR OPENING TO FINISH FACE OF ADJACENT WALL.

8.  PENETRATIONS THROUGH RATED ASSEMBLIES SHALL BE FIRE STOPPED.

9.  SEE ELEVATION SHEET SERIES A2 FOR ALL WINDOW OPERATION AND HANDING 
CONDITIONS. 

10.  SOUND INSULATE ALL PARTITIONS, WALLS AND VOIDS OF RESTROOMS, TO INCLUDE 
AROUND BATHTUBS AND SHOWER ENCLOSURES.

GENERAL FLOOR PLAN NOTES:

FLOOR PLAN LEGEND:
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MAIN LEVEL FLOOR PLAN
1

NORTH

1.   ALL EXTERIOR WALL DIMENSIONS ARE TO FACE OF STUD, UNLESS NOTED                   
OTHERWISE AS A CLEAR DIMENSION.

2.  GENERAL CONTRACTOR SHALL VERIFY ALL DIMENSIONS AND CONDITIONS PRIOR 
TO CONSTRUCTION. CONFLICTS ARE TO BE BROUGHT TO THE ATTENTION OF THE 
ARCHITECT PRIOR TO THE START OF CONSTRUCTION.

3.  ALL INTERIOR WALLS TO BE TYPE A2, PER SHEET A 0.1, UNLESS NOTED 
OTHERWISE

4.  SEE STRUCTURAL DRAWINGS FOR PRIMARY STRUCTURAL CONCRETE WORK, 
INCLUDING COLUMNS, SHEAR WALLS, THICKENED SLABS, ETC. NOT DESCRIBED 
HEREIN.

5.  SEE CIVIL DRAWINGS FOR GRADING AND UTILITY INFORMATION.

6.  DO NOT MEASURE DRAWINGS TO DETERMINE OMITTED DIMENSIONS, CONTACT 
ARCHITECT.

7.  DOORS NOT LOCATED BY DIMENSIONS ON PLANS OR DETAILS SHALL BE 4 1/2" 
FROM EDGE OF DOOR OPENING TO FINISH FACE OF ADJACENT WALL.

8.  PENETRATIONS THROUGH RATED ASSEMBLIES SHALL BE FIRE STOPPED.

9.  SEE ELEVATION SHEET SERIES A2 FOR ALL WINDOW OPERATION AND HANDING 
CONDITIONS. 

10.  SOUND INSULATE ALL PARTITIONS, WALLS AND VOIDS OF RESTROOMS, TO 
INCLUDE AROUND BATHTUBS AND SHOWER ENCLOSURES.

GENERAL FLOOR PLAN NOTES:

FLOOR PLAN LEGEND:
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0 2' 4' 8'SCALE:  1/4" = 1'-0"

UPPER LEVEL FLOOR PLAN
1

NORTH

1.   ALL EXTERIOR WALL DIMENSIONS ARE TO FACE OF STUD, UNLESS NOTED                   
OTHERWISE AS A CLEAR DIMENSION.

2.  GENERAL CONTRACTOR SHALL VERIFY ALL DIMENSIONS AND CONDITIONS PRIOR 
TO CONSTRUCTION. CONFLICTS ARE TO BE BROUGHT TO THE ATTENTION OF THE 
ARCHITECT PRIOR TO THE START OF CONSTRUCTION.

3.  ALL INTERIOR WALLS TO BE TYPE A2, PER SHEET A 0.1, UNLESS NOTED 
OTHERWISE

4.  SEE STRUCTURAL DRAWINGS FOR PRIMARY STRUCTURAL CONCRETE WORK, 
INCLUDING COLUMNS, SHEAR WALLS, THICKENED SLABS, ETC. NOT DESCRIBED 
HEREIN.

5.  SEE CIVIL DRAWINGS FOR GRADING AND UTILITY INFORMATION.

6.  DO NOT MEASURE DRAWINGS TO DETERMINE OMITTED DIMENSIONS, CONTACT 
ARCHITECT.

7.  DOORS NOT LOCATED BY DIMENSIONS ON PLANS OR DETAILS SHALL BE 4 1/2" 
FROM EDGE OF DOOR OPENING TO FINISH FACE OF ADJACENT WALL.

8.  PENETRATIONS THROUGH RATED ASSEMBLIES SHALL BE FIRE STOPPED.

9.  SEE ELEVATION SHEET SERIES A2 FOR ALL WINDOW OPERATION AND HANDING 
CONDITIONS. 

10.  SOUND INSULATE ALL PARTITIONS, WALLS AND VOIDS OF RESTROOMS, TO 
INCLUDE AROUND BATHTUBS AND SHOWER ENCLOSURES.

GENERAL FLOOR PLAN NOTES:

FLOOR PLAN LEGEND:
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ROOF PLAN
1

NORTH

1. NOT ALL KEYNOTES ON EACH SHEET.

2. ALL PARAPET CAPS ARE TO BE MITERED AT CORNERS, U.N.O.

3. AIR / VAPOR BARRIER SHALL BE SEALED AT EDGES.

4. ROOFING MEMBRANE TO WRAP OVER TOP OF ALL PARAPETS. SEE DETAILS SHEET 
A3.3 FOR RELATED INFORMATION.

5. THE THICKNESS OF THE NAILER SHALL MATCH THE HEIGHT OF THE INSULATION 
OR SURFACE TO WHICH THE MEMBRANE IS TO BE APPLIED.

6. LOW SLOPE ROOF SLOPE TO BE 1/4" PER FOOT MINIMUM. SLOPES ACHIEVED WITH 
SLOPED ROOF STRUCTURE BELOW AS NOTED AND TAPERED INSULATION.

ROOF PLAN NOTES:

ROOF PLAN LEGEND:
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SCALE:  1/4" = 1'-0"

WEST ELEVATION
1

SCALE:  1/4" = 1'-0"

SOUTH ELEVATION
2

1. SEE ALL DRAWINGS FOR CALLOUTS IN COMMON. THE DRAWINGS DO NOT 
ANNOTATE ALL OCCURRENCES OF ELEMENTS FOR CONSTRUCTION. SUFFICIENT 
INFORMATION HAS BEEN PROVIDED TO PRECISELY CONSTRUCT THE PROJECT. IT IS 
THE CONTRACTORS RESPONSIBILITY TO COORDINATE THE ARCHITECTS DESIGN 
INTENT IN AREAS THAT ARE NOT FULLY DETAILED.

2. FOR INFORMATION REGARDING THE MAXIMUM BUILDING HEIGHT DATUM, AS 
APPLICABLE, REFER TO THE LONGITUDINAL BUILDING SECTIONS TAKEN FROM THE 
EAST TO THE WEST.

3. REFER TO ELEVATION KEYNOTES ON THIS SHEET FOR CALLOUT INFORMATION.

4. ANY AND ALL PRE-FINISHED GUTTERS, METAL FLASHING, DOWNSPOUTS SHALL BE 
FINISHED W/ COLORS AS CONFIRMED AND SELECTED BY THE OWNER FROM 
MANUFACTURER STANDARD COLOR CHART.

5. CONTRACTOR SHALL BE RESPONSIBLE FOR THE PROVISION OF SUBMITTING SHOP 
DRAWINGS OR SKETCHES (SK'S) TO CONFIRM APPLICABLE PRE-FINISHED METAL 
PRODUCTS & ASSIGNED COLORS.

6. WHERE PRODUCTS ARE NOT IDENTIFIED AS PRE-FINISHED, PRODUCTS SHALL BE 
FIELD  AND OR SHOP-PAINTED UTILIZING ARCHITECT APPROVED MANUFACTURERS 
AND COLORS.

7. WHERE SEALANTS ARE USED AND EXPOSED, SUCH PRODUCTS AND COLOR 
OPTIONS SHALL BE PRE-APPROVED BY THE ARCHITECT. SEALANTS USED SHALL BE 
COMPLIANT W/ THE 2015 WASHINGTON STATE ENERGY CODE.

8. SEE ROOF PLAN SHEETS FOR DOWNSPOUT LOCATIONS.

ELEVATION NOTES:KEYNOTES LEGEND:

1 PARAPET CAP

2 CEMENT BOARD PANEL SIDING

3 CEMENT BOARD LAP SIDING

4 SCUPPER & DOWNSPOUT

5 VINYL WINDOW

6 FINISH TRIM BOARDS

7 GLASS BALCONY GUARD/RAILING

8 OVERHEAD GARAGE DOOR

9 WOOD TRELIS

10 ENTRY DOOR
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THIS DOCUMENT, AND THE IDEAS AND

DESIGNS INCORPORATED HEREIN, AS

INSTRUMENTS OF PROFESSIONAL SERVICE,

ARE THE PROPERTY JGAP AND ARE NOT

TO BE USED OR REPRODUCED IN WHOLE

OR IN PART WITHOUT THE WRITTEN

AUTHORIZATION OF JGAP. 
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SCALE:  1/4" = 1'-0"

EAST ELEVATION
1

SCALE:  1/4" = 1'-0"

NORTH ELEVATION
2

1. SEE ALL DRAWINGS FOR CALLOUTS IN COMMON. THE DRAWINGS DO NOT 
ANNOTATE ALL OCCURRENCES OF ELEMENTS FOR CONSTRUCTION. SUFFICIENT 
INFORMATION HAS BEEN PROVIDED TO PRECISELY CONSTRUCT THE PROJECT. IT IS 
THE CONTRACTORS RESPONSIBILITY TO COORDINATE THE ARCHITECTS DESIGN 
INTENT IN AREAS THAT ARE NOT FULLY DETAILED.

2. FOR INFORMATION REGARDING THE MAXIMUM BUILDING HEIGHT DATUM, AS 
APPLICABLE, REFER TO THE LONGITUDINAL BUILDING SECTIONS TAKEN FROM THE 
EAST TO THE WEST.

3. REFER TO ELEVATION KEYNOTES ON THIS SHEET FOR CALLOUT INFORMATION.

4. ANY AND ALL PRE-FINISHED GUTTERS, METAL FLASHING, DOWNSPOUTS SHALL BE 
FINISHED W/ COLORS AS CONFIRMED AND SELECTED BY THE OWNER FROM 
MANUFACTURER STANDARD COLOR CHART.

5. CONTRACTOR SHALL BE RESPONSIBLE FOR THE PROVISION OF SUBMITTING SHOP 
DRAWINGS OR SKETCHES (SK'S) TO CONFIRM APPLICABLE PRE-FINISHED METAL 
PRODUCTS & ASSIGNED COLORS.

6. WHERE PRODUCTS ARE NOT IDENTIFIED AS PRE-FINISHED, PRODUCTS SHALL BE 
FIELD AND OR SHOP-PAINTED UTILIZING ARCHITECT APPROVED MANUFACTURERS 
AND COLORS.

7. WHERE SEALANTS ARE USED AND EXPOSED, SUCH PRODUCTS AND COLOR 
OPTIONS SHALL BE PRE-APPROVED BY THE ARCHITECT. SEALANTS USED SHALL BE 
COMPLIANT W/ THE 2015 WASHINGTON STATE ENERGY CODE.

8. SEE ROOF PLAN SHEETS FOR DOWNSPOUT LOCATIONS.

ELEVATION NOTES:KEYNOTES LEGEND:

1 PARAPET CAP

2 CEMENT BOARD PANEL SIDING

3 CEMENT BOARD LAP SIDING

4 VINYL WINDOW

5 SCUPPER & DOWNSPOUT

6 GLASS BALCONY GUARD/RAILING

7 BALCONY SIDER DOOR

8 FINISH TRIM BOARDS

9 ENTRY DOOR
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RCORNFORTH
Callout
Either remove encroachment of stairs, or prepare joint access and maintenance agreement for them.

RCORNFORTH
Callout
Provide electrical easement for trespass. 

JHARRINGTON
Text Box
LU17-0247





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: 

Application Received: 11/20/2017

Application Complete:12/04/2017

Applicant: Jon Graves Architects & Planners, PLLC Jon 

Graves Architects & Planners, PLLC

3110 Ruston Way, Suite E

TacomaWA98402

Location: 2208 S 8th St

5390100020

Application No.: LU17-0247

Proposal: New construction of one structure containing two 

side-by-side townhouses.

Documents to Evaluate the Proposal: City of Tacoma Comprehensive 

Plan, Tacoma Municipal Code

Studies Requested: N/A

Other Required Permits: Building Permit, Site Development Permit, 

Work Order, Preliminary and Final Short Subdivision

Applicable Regulations of the Tacoma Municipal Code: TMC 13.04, 

TMC 13.06, TMC 13.12

Staff Contact: John Harrington, Principal Planner, 747 Market St, Room 345, (253) 279-8950, jharring@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.

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:   

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 Street, 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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City of Tacoma

Planning & Development Services Department

747 Market St. Rm 345

Tacoma, WA 98402

NOTICE OF LAND USE APPLICATION


	LU 17-0247 Application_Fields_v2_20171120_1424427431122
	LU 17-0247 REMY 8TH ST TOWNHOUSES CUP7437660 (3)
	Architectural Set7431124 (8)
	Sheets
	A 1.0 - LOWER LEVEL FLOOR PLAN
	A 1.1 - MAIN LEVEL FLOOR PLAN
	A 1.2 - UPPER LEVEL FLOOR PLAN
	A 1.3 - ROOF PLAN


	LU17-0247 Short Plat Survey7431126 (1)
	Public Notice Postcard LU17-0247



