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

747 Market St, Rm 345  |  Tacoma, WA 98402

NOTICE OF 

DECISION

Date of Decision: 08/10/2018

Appeal Period Ends: 08/24/2018

Decision Final:   08/27/2018 

Decision:

Applicant:

Location:

Application No:

Proposal:

Reconsideration: Any person having standing may request 
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City of Tacoma 
Office of the Director 
Report And Decision 

 
 
CONDITIONAL USE PERMIT APPLICATION OF:                        FILE NO.  LU18-0069 

 
Josh Harris 
Integrity Construction Group 
5105 North 35th Street 
Tacoma, WA 98407 
 
 
SUMMARY OF REQUEST: 
The applicant has requested a Conditional Use Permit to allow the Cor Deo School to be 
located within the basement of the Central Lutheran Church.  The site is located within the “R-2-
VSD” Single-Family Dwelling District and the “R-4L” Low-Density Multiple Family Dwelling 
District with a View-Sensitive Overlay.  The Tacoma Municipal Code requires approval of a 
Conditional Use Permit for public and private schools located within residentially zoned 
neighborhoods. 
  
  
LOCATION: 
The site is located at 409 North Tacoma Avenue, Parcel Numbers 2034110020, 2034110030, 
2034100020, 2034100030 and 2034100040. 
 
DECISION: 
The conditional use permit is hereby APPROVED, SUBJECT TO CONDITIONS. 
 
 
PLEASE NOTE:  APPEAL PERIOD CLOSES August 24, 2018. 
 
The effective date of this decision is August 27, 2018, provided no requests for reconsideration 
or appeals are timely filed as identified in RECONSIDERATION/APPEAL PROCEDURES of this 
Report and Decision. 

 

FOR ADDITIONAL INFORMATION CONCERNING THIS LAND USE PERMIT PLEASE 
CONTACT:  

Shanta Frantz 
Planning and Development Services 

747 Market Street, Room 345 
Tacoma, WA  98402 

253-591-5388 / sfrantz@cityoftacoma.org  
  

mailto:sfrantz@cityoftacoma.org
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SUMMARY OF RECORD 

The following attachments and exhibits constitute the administrative record: 

Attachment: 

Attachment A -  Site Plan, Existing Floor Plans, Photographs of the Existing Church Structures 
 
Exhibits1: 

Exhibit “A” -  Applicant’s Narrative/Justification for the Request and Response to Public and 
City Comments 

Exhibit “B” -  Public Meeting Sign-In Sheet and Public Comments  
Exhibit “C” -  Consolidated Comment Memo and Memorandums from City Reviewers and 

Utility Providers 
 
 
The Director enters the following Findings of Fact and Conclusions of Law based upon the 
applicable criteria and standards set forth in the Tacoma Municipal Code (TMC), the policies of 
the Comprehensive Plan, and the Attachments and Exhibits listed above. 

 

FINDINGS OF FACT 

 

Proposal:   See Attachment A and Exhibits “A” and “B”. 

1. The applicant has requested a Conditional Use Permit (CUP) to allow the Cor Deo School to 
be located within the basement of the Central Lutheran Church at 409 North Tacoma 
Avenue. 

2. Cor Deo is currently located at the First Presbyterian Church at 20 Tacoma Avenue South, 
and provides classes for K-5th grades.  This new location, at the Central Lutheran Church, 
will allow the school to offer classes for 6th-9th grades.    

3. There will be up to 6-7 teachers (3-4 teachers and 3 teacher’s aides) for up to 48 students at 
this location.  No other administrative staff will be needed.  

4. This school will be held Monday – Fridays from 8am – 3pm.  The applicant notes that the 
school hours were selected to stagger/not compete with the other schools in the 
neighborhood (e.g., Stadium High, Annie Wright and Cor Deo’s campus at the First 
Presbyterian Church).   

5. Within the applicant’s Narrative documents, he mentions that the school is looking for more 
suitable location.  Staff contacted the applicant and verified that he was referring to the 
school’s long-range goal to unite the entire K-12 school program at a different site.     

6. The school will use the Church’s existing parking lot for circulation and required on-site 
parking.   

a. Vehicular circulation for school will be directed to enter from North Tacoma Avenue, 
wind through the parking lot and exit at North 4th Street.  The applicant has proposed to 

                                                

1 All Exhibits are contained in Planning and Development Services File No. LU18-0069.  They are referenced and incorporated 
herein as though fully set forth. 
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cone off the East E Street driveway during school drop off and pick up hours.  A 
condition of approval has been added to this decision reflecting this proposal. 

b. The school will use the existing north facing entry facing the parking lot, on the rear side 
of Church - marked with an “X” on the Site Plan within Attachment A.    

c. No exterior changes are proposed for the church building. 
d. The school will use the four (4) existing classrooms containing 1,476 square feet, within 

the Church’s basement.   
e. The school is required to have 1.2 parking spaces per classroom, with a total of 5 

parking spaces for this proposal.  
f. The site currently has 55 on-site parking stalls which was most recently approved under 

the 2006 Building Permit (Record No. BLD2006-40000076303) for the portables on the 
north rear side of the Church.  

g. Under the City’s parking code, shared parking may be used for this proposal since the 
parking demands for the church and school generally occur at different times, i.e., the 
school operates primarily on weekdays and the church operates primarily on weekends 
and evenings.  As such, the existing 55 stalls for the church may also be used by the 
school to meet its required 5 parking spaces.  This Decision has been conditioned with a 
shared parking and access agreement requirement.  See TMC 13.06.510.A.7.d.(5). 

 

Project Site and Surrounding Area: 

 

7. The project site is located within the City block bounded by North E Street, North 4th Street, 
and North Tacoma Avenue.  The site address is 409 North Tacoma Avenue and the parcels 
associated with this proposal are 2034110020, 2034110030, 2034100020, 2034100030 and 
2034100040.  The church also owns the two parcels with residences to the southwest at the 
corner of North Tacoma Avenue and N 5th Street, but these parcels are not part of this 
application. 

8. The site area for this review is about approximately 1.89 acres with the church building 
located at the far southeast corner of the site, adjacent to North Tacoma Avenue and North 
4th Street.    

9. The project site is located in the “R-2” Single-Family Dwelling District and the “R-4L” Low-
Density Multiple Family Dwelling District with a View-Sensitive Overlay.   
 

10. Conditional use permits used to be called special use permits.   
 

11. According to City records, the church received its original special use permit in 1954 under 
File No. 121.31, after which, the church was built in 1956.  The original church school was 
granted a special use permit in 1966 under File No. 121.276.  Since then, there have been 
several special use/conditional use permit modifications, new conditional use permits and 
parking variances for church and education uses.   

 
12. The applicant indicates that the most recent education use was by the North Tacoma Co-

Operative Pre-School which ended in 2017.  See Exhibit “A”.  
 

13. The site is located within the Stadium-Seminary Historic District and the Church is located 
on Tacoma’s Historic Register. 

 

14. The City’s Historic Preservation staff reviewed the proposal and determined that review 
under the City’s Landmarks and Historic Special Review Districts Code is not required 
because no exterior changes are proposed with this application.  See Exhibit “C”. 

 

15. The site is generally landscaped with trees, shrubs and ground cover and surrounded by 
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fully developed City streets with curb, gutter, sidewalks, planting medians and street trees.  

16. The site is located within the Stadium-Seminary District area of New Tacoma Neighborhood, 
directly adjacent to the North End Neighborhood.  The City’s Comprehensive Plan 
designates the site as “Single-Family Residential” and “Multi-Family (High-Density)”, and 
located within the Residential Pattern Area 3 – “Pre-War Compact”.   

17. The Stadium District and New Tacoma neighborhood is a vibrant neighborhood that 
includes within walking distance Downtown Tacoma, a mix of housing, parks, schools, 
religious facilities, and commercial uses.   
 

18. The Comprehensive Plan states the following about areas designated as “Single-Family 
Residential”: 

“Qualities associated with the 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, daycares, and religious facilities are 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, over-arching single-family 

character.”2 

19. The Comprehensive Plan states the following about areas designated as Multi-Family (High-
Density)”: 

“This designation allows for a wide range of residential housing types at medium and higher density levels, 

many of the same qualities as single-family neighborhoods such as low traffic volumes and  Along with community facilities and institutions, and some limited commercial use and mixed-use buildings. 

      It is characterized by taller buildings, higher traffic volumes, reduced setbacks, limited private yard space, and  

      greater noise levels. These areas are generally found in the central city and along major transportation corridors 

where there is increased access to public transportation and to employment centers.”3  

20. The Comprehensive Plan states the following about the “Pattern Area 3” residential part of 
the City: 
“This is Tacoma’s most historic section of residential development, and also 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.”4 
 

Code Citations and Applicability:   

21. Pursuant to WAC 197-11-800, Subsection (6)(b) and the City of Tacoma's State 
Environmental Policy Act (SEPA) Procedures, this proposal is categorically exempt from the 
Threshold Determination and Environmental Impact Statement requirements of SEPA. 

22. Under TMC 13.06.100.C.4. and TMC 13.06.640, the Cor Deo School is a private school and 
may be located within a residential district when approved under a CUP.   

 

23. TMC 13.06.640.A. states that in many zones there are uses that may be compatible but 
because of their size, operating characteristics, potential off-site impacts and/or other similar 
reasons warrant special review on a case-by-case basis. The purpose of the conditional use 

                                                

2 See Table 3 on Page 2-7 of the Urban Form Element.  
3 See Table 3 on Page 2-7 of the Urban Form Element. 
4 See Page 2-60 of the Urban Form Element. 
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permit review process is to determine if such a use is appropriate at the proposed location 
and, if appropriate, to identify any additional conditions of approval necessary to mitigate 
potential adverse impacts and ensure compatibility between the conditional use and other 
existing and allowed uses in the same zoning district and in the vicinity of the subject 
property. The zoning district use tables identify which uses require a conditional use permit 
(see Sections 13.06.100, -.200, -.300, and -.400). These uses may be authorized by the 
Director or Hearing Examiner in accordance with the procedures established in TMC 13.05 
and the applicable criteria outlined below. 

 
24. TMC 13.06.640.N. states that any authorized conditional use that has been discontinued for 

a period of three or more years may not be reestablished or recommenced except pursuant 
to a new conditional use permit. The Director may, in specific cases, authorize an extension 
of up to one year. In reviewing requests for this extension, the Director shall consider the 
following: 

1. Impacts to the community that may result from the reestablishment of the use; and 
2. Whether a reasonable effort has been made by the owner/applicant to maintain the property and 

use. 
 

25. TMC 13.06.640.C. states that for proposals affecting properties that are listed individually on 
the Tacoma Register of Historic Places, or are within historic special review or conservation 
districts, the Director shall refer the complete application to the Landmarks Preservation 
Commission for comment regarding whether the proposal appears to meet applicable 
historic guidelines and standards. 

26. TMC 13.05.020.G.1. states that parties receiving notice of application shall be given the 
opportunity to comment in writing to the department.  A “public meeting” to obtain 
information, as defined in Section 13.05.005, may be held on applications which require 
public notification under Process II, and Conditional Use Major Modifications, when: 

1. The Director determines that the proposed project is of broad public significance; or 
2. The neighborhood council pursuant to TMC 1.45 or the neighborhood business district pursuant to 

TMC 1.47 in the area of the proposed project requests a “public meeting”; or 
3. The owners of five or more parcels entitled to notice for the application make a written request for a 

meeting; or 
4. The applicant has requested a “public meeting.” 

 

27. TMC 13.05.100 sets forth the enforcement process for land use code and the possible 
revocation of a land use permit if a property is found to be in violation of such permit (e.g., a 
CUP).  Violations may include, but are not limited to, the school’s operating hours, that 
number of students exceed the maximum allowed under this CUP, a change in vehicular 
circulation, a reduction of the number of approved on-site parking spaces, removal 
designated parking areas or “no parking” zones, and/or the removal of, or non-compliance 
with, specific conditions of this CUP, etc.   
 

Additional Information: 

28. With regards to the neighbors’ written and oral comments at the public meeting regarding 
site management and possible violations for Church, city staff has been working the 
neighbors to identify their concerns and will manage them separately as a possible Code 
Enforcement action with the property owner, the Church.   

29. With regards to inquiries about the City’s Residential Parking Program, staff provided 
updated information with a direct contact number from Traffic Engineering to the neighbors.  
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30. Within Exhibit “A”, the applicant provided a written narrative and justification of how he feels 
the proposal is consistent with the criteria required for the approval of a conditional use 
permit and a response to the written comments and neighbors’ concerns voiced at the public 
meeting.    

a. The applicant notes that the school will only use the basement level of the existing main 
Church building, that no exterior changes will be made to the building, no exterior use of 
the site for school except for parking and ingress and egress, and that school traffic will 
be limited to existing driveways on North Tacoma Avenue (for ingress) and on North 4th 
Street (egress).  The applicant also notes that the school’s hours have been designed to 
minimize the amount of traffic congestion with regards to other schools’ hours in the 
surrounding neighborhood.  

b. With regards to the school use, the applicant notes that the Church has a long history 
(over 50 years) of hosting schools at this site and this proposal will continue this 
partnership with Church.  Overall, the applicant has proposed traffic circulation through 
the site, limiting entry and exiting to avoid North E Street, and coordinated school hours 
with other neighborhood schools to be mindful of the neighbors’ concerns about traffic 
congestion on the surrounding streets.   

c. With regards to the required conditional use criteria, the applicant states that a need for 
the school is demonstrated in enough requests from parents to provide for education for 
their children past the 5th grade to prompt the school’s board to develop and support a 
curriculum for this proposal.  The applicant also believes that providing this school will 
help to relieve pressure on the other schools in the area, reduce the amount of 
congestion around the school’s current site and wear and tear at the First Presbyterian 
Church (by not locating there too), and provide a needed separation between the 
school’s younger and older students. 

d. The applicant believes that the proposal is consistent with the City’s Comprehensive 
Plan because it will create job opportunities in the neighborhood and that its central 
location in the Stadium District and directly adjacent to Downtown and the Hilltop 
Neighborhood will contribute to the assets of a livable city and its rehabilitation: walk, 
shop, eat and learn.    

e. As noted earlier, no exterior changes are proposed for the new school at this site, so 
review under the City’s Historic Preservation Code is not required.   

f. The applicant does not believe that the school will create any issues or disturbances to 
the neighborhood given that the location of the school entry at the rear of the building 
within the parking lot is perfect for pick up and drop off times, the parking lot’s limited 
access points and the site’s large on-site parking area.   

 

Notification and City-Departmental/Agency Comments:  See Exhibit “B” and “C”. 

31. The application was submitted on February 27, 2018 and determined to be complete for 
review on March 20, 2018.  

32. Public notice of the application was mailed out to owners of property within 400 feet of the 
site as indicated by the Pierce County Assessor/Treasurer’s records, the neighborhood 
council, and qualified neighborhood groups, on April 19, 2018 allowing for a 30-day 
comment period.  Three (3) property information signs were posted on the site within seven 
days of the start of the comment period.   

33. Pursuant to TMC 13.05.020.G.1., at least 5 neighbors that received the public notice 
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requested a public meeting.  As such, a public meeting notice was mailed out on May 23, 
2018 for a public meeting on June 14, 2018. Per TMC 13.05.020.G.4., the public comment 
period was extended to 7 days after the public meeting, which was June 21, 2018. 

34. Comments were received from the following City plan reviewers and utility providers:  Chris 
Seaman, Tacoma Fire; Larry Criswell, Site Development Group; Jennifer Kammerzell, 
Traffic Engineering; Troy Stevens, Real Property Services; Vicki Marsten, Street Lights; 
Shelly Shaffer, Tacoma Water; Lauren Hoogkamer, Historic Preservation; Lucas Shadduck, 
Building Code Review; and  Rudy Eckert, Tacoma Power. 

All City departmental and utility provider comments are contained within Exhibit “C” and are 
included as Advisory Notes for this Decision. 

 

Public Comments:  See Exhibit “B”. 

35. As noted earlier, a public meeting was held on June 14, 2018.  Fourteen neighbors signed-
in, with at least 4 of them providing oral public comments.  Staff also received written 
comments from 5 neighbors before the end of the public comment period on June 21, 2018.   

36. The following neighbors provided written and oral comments in support and with concerns 
about the proposal: 

Drew Thatcher – 522 North E Street; Kim and Diego Wendt – 401 North E Street; Paula and 
Roy (Todd) Bond – 407 North E Street; Lynn and Kathleen Sommers - 404 North D Street; 
and Michelle Rowland – 618 North 9th Street. 

 

37. The following are concerns expressed by the neighbors:  
a) That the neighbors are very passionate about preserving the historic character and 

residential quality of the neighborhood; 
b) That they are working to change the current high-density multi-family zoning district 

designation and be designated a local historic district to better reflect the residential 
character of the neighborhood, rather than that of the adjacent mixed-use center; 

c) A petition signed by 15 neighbors was submitted opposing the application; 
d) This proposal does not bring anything positive to the neighborhood; 
e) That the Tacoma School District also provides special education, specialized classes, 

therapies, and instruction just as private schools provide; 
f) That it is not clear if Cor Deo will serve children who live in poverty and that private 

schools typically do not offer transportation for children who do not otherwise have 
access to school like public schools provide; 

g) That all the nearby public schools are not over-crowded or under-funded, that serve this 
neighborhood have capacity for the children who would attend this proposed school 
without creating over-crowding – that the student to teacher ratio is 18:1 and that the 
school district is not underfunded, with over $13,427 per student spending ratio in 2011.  
And this was before the recent McCleary WA State Supreme Court decision that 
mandates an increase in public school funding; 

h) That there is no data to demonstrate the effectiveness of Cor Deo’s curriculum; 
i) That St Charles, St Patrick’s and Bryant Montessori are existing K-8 grade schools that 

are highly successful, sought after and have waiting lists; 
j) That they disagree that the small number of students served by this school will create a 

significant amount of job opportunities, and that Tacoma already has a low 
unemployment rate; 

k) They wonder what the maximum number of students for this site will be and will there be 
a cap on enrollment for this application; 
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l) Under past CUP permits for this site, the number of students grew up to 100 and that 
was without the existing portables on-site, which allowed for more on-site parking than 
what is there now;  

m) Will there be a guarantee that the expansion for a larger/consolidated Cor Deo School 
will not be at this site?  How will the City enforce that the school will not exceed the 48 
students proposed under this application? The City has not shown an ability to follow-up 
on any agreements or limitations made at this location in the past; 

n) Will it occur on sites that are also on the historic register?  Notes that any changes to 
this site or other sites will have to be reviewed by the Landmarks Commission; 

o) If the school does expand, where will the future playground and park settings be 
located?; 

p) Where will there be PE/outside play for this current application?  They are required, but 
they are not on the plans for this application. The only area that had a play court was 
replaced the portables installed in 2006.  Wright Park and Garfield Park are too far away 
to be safe options for the children; 

q) That are at least eight (8) other public and private schools (Stadium, SOTA, Annie 
Wright, Bryant, Jason Lee, Mason, Lowell and St Pat’s) that already serve the City’s 
desire for a Downtown and Hilltop neighborhood with opportunities to “Walk, Eat, Shop, 
and Learn”; 

r) That the Church has a long history of non-compliance of conditions already set forth by 
the City in previous permits; 

s) That the existing, required landscaping for the site is not being properly maintained, nor 
is it screening the retaining wall facing North E Street as required.  The Church agreed 
to beautify its parking lot.  About 10 years later they added plants but with no irrigation or 
maintenance, so now it’s a visual blight in their wonderful neighborhood; 

t) From reviewing the permitting history of this site, it is not clear if the Church complies 
with building code’s life, health and safety requirements.  It appears that the building was 
not in compliance and there is a memo that suggests that a past school be shut down; 

u) It is not clear that the site currently complies with the past conditional use permits for the 
church and school uses at the site – it seems 9 parking spaces are already missing from 
the site; 

v) That there are at least 12 cars parked at the on-site parking lot 24/7.  These cars appear 
to be connected to the 4-plex, parsonage and other uses/organizations that the Church 
owns and rents out.  Within the packet submitted by Ms. Bond at the public meeting, 
there are photographs of the street parking and her tally sheet of the number of cars 
parked within the Church parking lot for all the days between May 12 – June 7, 2018; 

w) Questions where will the administrative staff such as therapists, volunteers, OT/PT, 
speech therapist, food preparers be parking for the school?; 

x) Stadium High School students already park on the street in the neighborhood.  When 
there are special events at the high school, the entire neighborhood is filled.  All of the 
neighbors on North E Street have acquired street permit parking because of this 
problem; 

y) The traffic in the neighborhood is absurd.  All of the streets surrounding the Church are 
main thoroughfares, including North E Street, for Stadium High School buses and 
teenage drivers who speed and park on North E Street, North 4th Street and North 
Tacoma Avenue;     

z) That the existing driveway on North E Street allows all cars to enter and exit on this 
residential street, directly in front of three (3) residences is inconsiderate and insensitive 
to the neighbors; 
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aa) The parking lot and access for the Vista Del Ray Apartments are directly across North 4th 
Street from the Church which adds more traffic onto North 4th Street at the same time as 
others will be leaving the subject site; 

bb) The driveway off North Tacoma Avenue is very narrow, does it meet the legal width 
requirements for emergency vehicles, utilities, etc.?; 

cc) That they do not agree that this school will relieve parking and traffic problems in the 
neighborhood, it will simply relocate it to this neighborhood from the neighborhood 
around the First Presbyterian; 

dd) That this neighborhood already has Annie Wright and Stadium High School which 
creates the neighborhood’s existing on-street parking and traffic problems; 

ee) Annie Wright was recently permitted to add a 26,600-square-foot high school and 19,000 
square-foot gym for 111 students on North Tacoma Avenue.  This will not be a boarding 
school, so this will impact North Tacoma Avenue as the neighborhood will now be 
sandwiched between 2 high schools with a lot of teenage drivers; 

ff) That the Stadium District is facing worsening parking and traffic problems, especially 
when the new light rail arrives;   

gg) What traffic studies were done to see if this neighborhood can absorb this much more 
traffic and parking?  Who enforces safety and traffic laws at the uncontrolled 
intersections surrounding the neighborhood?; 

hh) That city planners do not care about traffic issues in the neighborhood is evidenced by 
them waiving traffic impact studies for the Stadium District core.  That all these actions 
doe have significant impacts and they don’t appreciate city planners’ continual effort to 
ruin their neighborhood; 

ii) What kind of security protocols will the new school have and how will they impact the 
neighborhood?;   

jj) What are the school arrival and dismissal times?  Will they be same as the other 
neighboring schools, thereby creating a perfect storm?; 

kk) Who enforces drop-off and pick-up time for the school?; 
ll) How will the school address pick-up time is also and when parents are most likely 

waiting in their cars for the children?  Parents often need to wait at least 10 minutes 
during this time; 

mm) How will school address that the pick-up time is also when children are walking the 
streets in the neighborhood?; 

nn) An inquiry was made about the status of the residential parking program for the 
neighborhood/will the homeowners still be “permitted” to park in front of their homes on 
North E Street?; and 

oo) One neighbor pointed that creating street parking for the neighbors around Stadium High 
School only pushes the parking problem into the neighborhood further from the school.  
 

38. Those that supported the proposal addressed some of the concerns they heard at the public 
meeting: 

a. That while they agree that there is a parking problem on North E Street and a parking 
problem for the neighborhood as a whole when Stadium High School has their evening 
events, they noted that the vehicle circulation for this proposal is for the parents not use 
or park on North E Street;  

b. That they feel the school’s drop-off and pick-up times will not have a significant impact 
on the parking and traffic in the neighborhood, that middle and high school hours are 
usually not the same, that the students for this proposal will be too young to drive, that 
they disagree that the Church parking lot is always filled up during the day, and that 
there should be an ample amount of on-site parking for the school’s staff and parents; 
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c. That classes will be located within the Church building, that their understanding is that 
this school would be replacing the current uses at the Church, that a few basketball 
hoops should not create a negative impact on the neighborhood, and that not all private 
schools have outdoor play areas for which they mentioned the Seabury School as an 
example; and  

d. They suggested that there could be a time limit for the CUP, where the City and 
neighbors could review the situation again in the future.   

39. The applicant provided the following response to the concerns at the public meeting:   

a. He reiterated that there will be no student drivers as this location is for 6-9th grades, that 
they will be working with the Church’s janitorial staff and that they will not need any more 
staff than the proposed 6-7 staff members (3-4 teachers and 3 teacher’s aides); 

b. The school can, and has in the past, utilized the public school system for special needs 
students; 

c. Confirmed that the proposed on-site the traffic circulation will keep the parents off the 
neighborhood streets; 

d. That the school can work with the Church to address the neighbors’ concerns about the 
on-site parking;   

e. That the CUP and building permitting process requires review for compliance of building 
and fire codes;  

f. That the neighbors mentioned that other schools in the neighborhood have waiting lists, 
and that is why there is a need for this school;  

g. They are working on the logistics for PE, but recess is not a big thing for 6th – 9th grades;  
h. The Church and school are not looking at this site for a permanent/new building option, 

partly because of the site’s historic status; and  
i. As noted earlier, the applicant provided a response to the neighbors written and 

comments made at the public meeting within Exhibit “A” and summarized under Finding 
Number 30 of this Decision.       

 

Conclusion of Law as Finding of Fact: 

40. Any conclusion of law hereinafter stated which may be deemed a finding of fact is hereby 
adopted as such. 
 

 

CONCLUSIONS OF LAW 

 

Jurisdiction: 

1. The Director has jurisdiction in this matter.  See TMC Section 13.05.030.A. 

 

Burden of Proof: 

2. The applicant bears the burden of proof to demonstrate that the proposal is consistent with 
the provisions of TMC Chapter 13.06, including a demonstration of conformance with 
implementing regulations, applicable provisions of the City’s Comprehensive Plan and other 
applicable ordinances of the City.   
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Criteria for Review: 

3. TMC 13.06.640.D. provides that a conditional use permit shall be subject to the following 
criteria: 

(1) There shall be a demonstrated need for the use within the community at large which 
shall not be contrary to the public interest. 

(2) The use shall be consistent with the goals and policies of the Comprehensive Plan, any 
adopted neighborhood or community plan, and applicable ordinances of the City of 
Tacoma. 

(3)  For proposals that affect properties that are listed individually on the Tacoma Register of 
Historic Places, or are within historic special review or conservation districts, the use 
shall be compatible and consistent with applicable historic preservation standards, and 
goals, objectives and guidelines of the historic or conservation districts. Proposed 
actions or alterations inconsistent with historic standards or guidelines as determined by 
the Landmarks Commission are a basis for denial. 

(4) The use shall be located, planned, and developed in such a manner that it is not 
inconsistent with the health, safety, convenience, or general welfare of persons residing 
or working in the community. The following shall be considered in making a decision on 
a conditional property use: 

a.  The generation of noise, noxious or offensive emissions, light, glare, traffic, or other 
nuisances which may be injurious or to the detriment of a significant portion of the 
community. 

b.  Availability of public services which may be necessary or desirable for the support of 
the use. These may include, but shall not be limited to, availability of utilities, 
transportation systems (including vehicular, pedestrian, and public transportation 
systems), education, police and fire facilities, and social and health services. 

c.  The adequacy of landscaping, screening, yard setbacks, open spaces, or other 
development characteristics necessary to mitigate the impact of the use upon 
neighboring properties. 

(5)  An application for a conditional use permit shall be processed in accordance with the 
provisions of Chapter 13.05. 

 

Conclusions: 

4. Any finding of fact later deemed to be a conclusion of law is hereby adopted as such.  
 

5. Public and private schools, is a permitted use within the site’s residential district 
designations with the approval of a conditional use permit.  Conditional uses are those uses 
that may be compatible within a residential district, however, their size, operating 
characteristics and potential off-site impacts may warrant special review on a case-by-case 
basis to determine if the use is appropriate at the proposed location and, if appropriate, to 
identify any additional conditions of approval necessary to mitigate potential adverse 
impacts and ensure compatibility of the use within the neighborhood.   

 
6. The applicant has established that there is need for this school in that there were enough 

requests from parents to provide for education for their children past the 5th grade to prompt 
the school’s board to develop and support a curriculum for this proposal.  Also, at public 
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meeting a neighbor mentioned that the public and private schools in the neighborhood that 
serve the same grades all have waiting lists, which may also been seen as demonstrating a 
need for this school.  See Findings 30, 37 and 39; and Exhibits “A” and “B”.   

 
7. The site is located within the Stadium-Seminary Historic District and the Church is located 

on Tacoma’s Historic Register.  The City’s Historic Preservation staff reviewed the proposal 
and determined that review under the City’s Landmarks and Historic Special Review 
Districts Code is not required because no exterior changes are proposed with this 
application.  See Findings 13-14 and 25; and Exhibit “C”. 

 
8. Both the Comprehensive Plan and the Tacoma Municipal Code contemplate the location of 

schools within residential areas as they provide community-serving facilities and will not be 
contrary to the public interest.  The past and existing educational and religious use of the site 
are clearly part of the neighborhood character.   

 

Provided that appropriate mitigating conditions are imposed, the use will be consistent with 
applicable policies and will be operated in a manner consistent with the health, safety, and 
welfare of the neighborhood.  The Director reiterates that, as noted by staff at the public 
meeting, that this Decision may only address possible impacts created by this proposal, not 
remedy existing conditions in the neighborhood.   
 

a. The Director notes that there will only be a maximum of 7 staff for the school and 
classes will be scheduled to not compete with the other schools in the neighborhood.   
 

b. Based on the 4 classrooms for this proposal, only 5 on-site parking stalls are required 
under the City’s Parking Code.  These spaces will be located within the Church’s 
existing 55-stall parking lot, which allowed under the Parking Code’s shared parking 
provisions.   

 

c. In addition, Traffic Engineering found that this proposal would not trigger the need for a 
trip distribution or signal analysis and will not adversely impact the City’s arterial street 
system based on the number and grade level of the students (a maximum of 48 
students, 6th – 9th grades), the size of the space needed (1,476 square feet), and that all 
pick-up, drop-off and parking for the school will be limited to the existing on-site parking 
lot.   
 

d. With regards to the status of the driveways for the proposal area, Site Development and  
Traffic Engineering advised that the applicant will be required to be updated to current 
City standards with the subsequent building permit(s).   
 

e. The City understands the neighbors’ concerns about the existing traffic conditions and 
notes that should the applicant identify a need for a school crossing and school zone, 
then it can work with the Public Works Department and Site Development to provide 
the required crossing guard, compliant curb ramps, school signs, beacons, and 
pavement markings for the school.    

 
The Director concludes that the proposed vehicle circulation, if properly conditioned in this 
Decision, will mitigate possible impacts of this school’s vehicle traffic from using North E 
Street during drop-off and pick-up times.  See Attachment A; Findings 2-4, 6, 11-12, 16-20, 
22-23, 30, 34 and 37-39; and Exhibits “A”, “B” and “C”.   
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FULL DECISION TRANSMITTED this   10th   day of   August , 2018 by first class mail and/or e-
mail to: 

Owner/Applicant 

Josh Harris, Integrity Construction Group, 5105 N 35th Street, Tacoma, WA  98407 -
integrityconstructiongroup@gmail.com  

Central Lutheran Church, 409 North Tacoma Avenue, Tacoma, WA  98403-2738 
Pat Busick – pbusick@windermere.com  
Matt Shuts, 1545 Weathervane Court, Fircrest, WA 98466 – mshuts@thecordeoschool.org  
 

City/County Staff 

Darci Brandvold, Pierce County Assessor-Treasurer, 2401 South 35th Street, Room 142, 
Tacoma, WA  98409 

E-Mail to City Staff:  Chris Seaman, Tacoma Fire; Larry Criswell, Site Development Group; 
Jennifer Kammerzell, Traffic Engineering; Troy Stevens, Real Property Services; Vicki 
Marsten, Street Lights; Shelly Shaffer, Tacoma Water; Lauren Hoogkamer, Historic 
Preservation; Lucas Shadduck, Building Code Review; and  Rudy Eckert, Tacoma 
Power; Jana Magoon, Land Use Manager; City Council Members:  Lillian Hunter and 
Justin Camarata 

 

Neighborhood Members/Spoke – Signed-In at the Public Meeting  

Lisa and Drew Thatcher – 522 North E Street, Tacoma, WA  98403 – lisathatcher@comcast.net 
/ thatcher.drew@comcast.net  
Kim and Diego Wendt – 401 North E Street, Tacoma, WA  98403 – kim@4us.org / 
diego.m.wendt@boeing.com  
Paula and Roy (Todd) Bond – 407 North E Street, Tacoma, WA  98403; 
paulacrewsbond@gmail.com  
Lynn and Kathleen Sommers - 404 North D Street #7, Tacoma, WA  98403 
Michelle Rowland – 618 North 9th Street, Tacoma, WA - michelle.rowland@yahoo.com  
Devitt and Deborah Barnett, 501 North Tacoma Avenue, Tacoma, WA  98403 
Jake Nyman, 417 North E Street, Tacoma, WA  98403 
Christine Cohn, 5401 83rd Avenue West, University Place, WA  98467 
Leonard S. Bernhoft – lbernhoft@aol.com 
Andrew Sarnat, 422 North E Street, Tacoma, WA  98403 
John Redal, 1531 South MacArthur Street, Tacoma, WA 98465 
Mark Lackermayer – mark.lackermayer@gmail.com 
Douglas Lane – dw_lane@hotmail.com  
 

 

SUMMARY OF DECISION TRANSMITTED this    10th    day of   August , 2018   by first class 
mail and interoffice to: 

All owners of property as indicated by the Pierce County Assessor/Treasurer’s records within 
400 feet of the subject site. 
 
Steve Schain and Bev Hatter, 420 North Stadium Way, Tacoma, WA  98403 

mailto:integrityconstructiongroup@gmail.com
mailto:pbusick@windermere.com
mailto:mshuts@thecordeoschool.org
mailto:lisathatcher@comcast.net
mailto:thatcher.drew@comcast.net
mailto:kim@4us.org
mailto:diego.m.wendt@boeing.com
mailto:paulacrewsbond@gmail.com
mailto:michelle.rowland@yahoo.com
mailto:lbernhoft@aol.com
mailto:mark.lackermayer@gmail.com
mailto:dw_lane@hotmail.com
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Marianne Taylor, 414 North C Street, Tacoma, WA  98403 
 
North End Neighborhood Council 
New Tacoma Neighborhood Council 

North End Neighborhood Groups:  Marshall McClintock, Julie Turner, Deborah Cade, Kathryn 
Longwell, Dennis Faker 
 
New Tacoma Neighborhood Group:  Gertrude Hughes 
 
 
 

NOTE: 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, you may 

call 253-798-7415 or by e-mail at www.co.pierce.wa.us/boe.   

http://www.co.pierce.wa.us/boe


Report and Decision  
LU18-0069 
Page 16 

RECONSIDERATION/APPEAL PROCEDURES 

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 with the 
Planning and Development Services Department, Room 345, Third Floor, Tacoma Municipal 
Building, 747 Market Street, Tacoma, WA  98402, on or before   August 24, 2018 .  

APPEAL TO HEARING EXAMINER 

The applicant, property owner, or owners of property entitled to receive a copy of the decision of 
the Director shall have the right, within fourteen (14) calendar days of the issuance of this 
decision, or within seven (7) calendar days of the date of issuance of the Director’s decision on 
reconsideration, to appeal the decision to the Hearing Examiner, not counting the day of the 
issuance of the decision. 
 
An appeal to the Hearing Examiner is initiated by filing a Notice of Appeal accompanied by the 
required filing fee.  Filing of the appeal shall not be complete until both the Notice of Appeal and 
required filing fee have been received.  The Notice of Appeal must be in writing 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.   

An APPEAL of the Director’s decision in this matter must be filed with the Hearing Examiner's 
Office, Seventh Floor, Tacoma Municipal Building, on or before August 24, 2018, together with 
a fee of $343.00.  THE FEE SHALL BE REFUNDED TO THE APPELLANT SHOULD 
APPELLANT PREVAIL.   

  

 
























