
 

 
 
City of Tacoma 
Office of the Director 
Report And Decision 

 

CONDITIONAL USE PERMIT FILE NO.:  LU18-0156 
MODIFICATION APPLICATION FOR:   
 

Lawrence Aranda St. Charles Borromeo Church 
MBA Architects 7112 South 12th Street 
806 North 2nd Street Tacoma, WA 98465 
Tacoma, WA 98403 

SUMMARY OF REQUEST: 
A Major Modification to a Conditional Use Permit – Master Plan for phased development at St. 
Charles Borromeo Catholic Church and School, extending the timeline for 10 years. The request 
modifies the timeline, modifies project scope, and clarifies findings from the original CUP 
(CUP2007-40000105283).  

LOCATION: 
The site is located at 7112 South 12th Street, Parcel Numbers 0220034054 and 0220034002. 

DECISION: 
Approved, subject to usual and special conditions. 

 
Note:  The appeal period on this decision closes August 23, 2018 

The effective date of this decision is August 24, 2018, provided no requests for reconsideration 
or appeals are timely filed as identified in APPEAL PROCEDURES of this report and decision. 

 
FOR ADDITIONAL INFORMATION CONCERNING THIS LAND USE PERMIT CONTACT:  

Shirley Schultz, Planning and Development Services 
747 Market Street, Room 345, Tacoma, WA 98402 
253-591-5121 | shirley.schultz@cityoftacoma.org 

 
SUMMARY OF RECORD 

The following attachments and exhibits constitute the administrative record: 
Attachments: 
A – Site Plan 
B – Applicant request 
 
Exhibits1: 
A - Conditional Use Permit file CUP2007-40000105283 and SEP2007-40000105282 

1 All Exhibits are contained in Planning and Development Services File No. LU18-0156. They are referenced and incorporated 
herein as though fully set forth. 

                                                



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: 
1. The applicant requests a to extend the 10-year timeline for a Conditional Use Permit (CUP) 

to allow phased improvements to St. Charles Borromeo Church and School under a Master 
Plan. The Master Plan included additions to the school building, a new covered play area, 
new accessory buildings, and additions to the church. The 10-year timeline for work ends 
September 10, 2018; work for several of the proposed projects has not yet taken place but 
is planned to occur in the future.  

2. Enrollment at the school is not proposed to increase, nor is the capacity of the church, as a 
result of this Master Plan. Specifics of the projects are: 

• P-1: Addition of a music room to the southeasterly corner of the existing school building. 
The additional square footage is estimated 5,500 s.f. (original CUP was for 10,000 s.f.) 
in area. 

• P-2a: Demolition of existing administrative building and construction of a new 15,000 s.f. 
administrative wing added on to the northern façade of the school building. Parking at 
the site would be reconfigured to take advantage of the newly-vacated lot area. This is 
Option 1 of two options. Option 2 is addressed under Project P-2d. 

• P-2b: Addition of 5,000 s.f. covered play area on the southern portion of the site. 
• P-2c: Addition of a 1,000 s.f. storage building on the southern portion of the site. 
• P-2d: Renovation of existing 5,600 s.f. administration building and an addition of 

approximately 2,000 s.f. The administration would remain in its current location. This is 
Option 2 of two options. Option 1 is addressed under Project P-2a. 

• P-3: Substantial renovation of an existing 7,000 square foot after-care/daycare center. 
• P-4: Addition to the church lobby/entrance of 1,500 square feet. 
• P-5: Addition of a 500 square foot chapel to the church building. 

3. The applicant also notes that work is likely to include three additional minor projects: 

• P-6: Covered Walkway to connect the classrooms with the Music Room Addition. 
Walkway is approximately 400 SF.  

• P-7: Addition of a Baptismal Font in the front vestibule of the Church.  
• P-8: Addition to existing Admin Building for new Offices. Estimated at 600 SF.  

4. The applicant requests clarification that the actual parking count is 442 stalls, rather than the 
458 noted in the original CUP. The parking requirement is 400 stalls. 

5. The applicant also requests clarification that there are not nine separate structures on the 
site as noted in the original CUP; the two play areas are currently uncovered.  

Location, Zoning and Comprehensive Plan Designations: 
6. The site is located at 7112 South 12th Street in Tacoma. The majority of the site is zoned 

“R-2” One-Family Dwelling District. A small portion along the easterly boundary of the site is 
zoned “RCX” Residential Commercial Mixed Use and is within the James Center Community 
Center. All proposed work will be completed within the “R-2” One-Family Dwelling District. 

7. The land use designation for the area is “single-family residential”. Churches and schools 
are conditional uses in the “R-2” District. 
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Surrounding Area and Uses: 
8. The site is surrounded by “R-2” One-Family Dwelling District areas to the north, south, and 

west. The area to the east of the site is zoned “RCX” Residential-Commercial Mixed-Use 
District.  

9. South 12th Street, abutting to the north, is a 65-foot wide minor arterial developed with curb, 
gutter, and sidewalk abutting the subject site. South Meyers Street, abutting to the west, is a 
60-foot wide right-of-way developed with curb, gutter, and sidewalk abutting the subject site.  

Additional Information: 
10. The applicant has provided written justification for the CUP time extension. The applicant’s 

justification is marked as Attachment B.  

11. The request was determined to be complete on May 29, 2018. 

12. Written notice of the application was mailed to all owners of property within 1000 feet of the 
site, the neighborhood council and qualified neighborhood groups, allowing for at least 30 
days of comment period on June 14, 2018. A public information sign was posted on the 
property. No comments related to the CUP were received as a result of the public notice; a 
question about pedestrian access was referred to the school.  

13. Religious uses, schools, and their associated facilities, as well as master plans for such 
uses, are allowed as a conditional use activity in residential districts that don’t otherwise 
permit them. See TMC 13.06.640.C.2, TMC 13.06.640.C.3, and TMC 13.06.640.C.19. CUPs 
are subject to consistency with certain codified criteria. See TMC 13.06.640.D.  

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

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

CONCLUSIONS 
Jurisdiction: 
1. In accordance with TMC 13.05.030, the Director of Planning and Development Services has 

jurisdiction in this matter. 

Burden of Proof: 
2. 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. 

Consistency with Policies and Regulations: 
3. Having reviewed the request, the Director finds that the current proposal remains consistent 

with the findings and conclusions of CUP2007-40000105283, having demonstrated 
community need, consistency with the Comprehensive Plan, and design/operation to 
minimize impacts to the surrounding residences. 

4. The Director would note that the modifications to proposed projects (reduction in size and 
minimal additions) are allowed within the scope and intent of the original CUP: see special 
conditions 5.a and 5.l.  
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mail to: 

All owners of property as indicated by the Pierce County Assessor/Treasurer’s records within 1000 feet of 
the subject site 

West End Neighborhood Council 
 

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. 

RECONSIDERATION and 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 23, 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 23, 2018, together with a 
fee of $343. THE FEE SHALL BE REFUNDED TO THE APPELLANT SHOULD APPELLANT 
PREVAIL.  
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May 10, 2018 

City of Tacoma, Planning and Development Services 
Ms. Shirley Schultz 
747 Market Street, 3rd Floor 
Tacoma, WA 98402 
 
RE: 2018 Major Modification to CUP2007 – 40000105283  

Dear Ms. Schultz: 

The Conditional Use Permit CUP2007 – 40000105283 is coming up on its ten-year timeframe and St. 
Charles Borromeo Church would like to apply for a Modification for the next ten years. Several projects 
that were included in the CUP2007 were never started and will still be included in this modification 
along with several new projects. 

The projects from CUP2007 and the projects being added to this Major Modification do not trigger the 
Major Modification of the CUP themselves, rather this Major Mod is being requested solely to allow the 
additional timeframe. 

A new Architectural Site plan has been created showing the locations of any projects completed under 
CUP2017. See Drawing sheet A1.1 for the Existing and proposed Site Plans showing the following 
future projects. 

Projects from CUP2007, Findings of Fact. 

1. P-1: Music Room Addition – Estimated at 5,500 SF. (revised from 10,000 SF) 

2. P-2a: Demolition of existing administrative building and construction of a new 15,000 SF 
administrative wing added on to the northerly façade of the school building. Parking at the 
site would be reconfigured to take advantage of the newly-vacated lot area. This is Option 
1 of two options. Option 2 is addressed under Project P-2d. 

3. P-2b: Addition of 5,000 SF covered play area on the southerly portion of the site. 

4. P-2c: Addition of a 1,000 SF storage building on the southerly portion of the site. 

5. P-2d: Renovation of the existing 5,600 SF administration building and an addition of 
approximately 2,000 SF. The administration building would remain in its current location. 
This is Option 2 of two options. Option 1 is addressed under Project P-2a. 

6. P-3: Renovation of the existing 7,000 SF after-care/daycare center. 

7. P-4: Addition to the church lobby/entrance of 1,500 SF. 

8. P-5: Addition of a 500 SF chapel to the church building.  

 

New Projects to be added to Major Modification 2018. 

1. P-6: Covered Walkway to connect the classrooms with the Music Room Addition. 
Walkway is approximately 400 SF. 

2. P-7: Addition of a Baptismal Font in the front vestibule of the Church.  

3. P-8: Addition to existing Admin Building for new Offices. Estimated at 600 SF. 

 

a r c h i t e c t u r e   a n d   p l a n n i n g

a   r   c   h   i   t   e   c   t   s

 .   . 

806 North 2nd Street         TACOMA       WA 98403

p: 253.752.9409                          F: 253.752.0538

M B A
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Work Completed During CUP2007 
 
 Attachment D, Sidewalks, Item 2. The sidewalks and wheelchair ramps at the intersection of 
South 12th and South Meyers were constructed as a workorder in 2016 when the classroom addition 
was built. 
 
CUP2007 Findings of Facts – Corrections needed.  
  

1. Total Parking: Original CUP states parking will be provided for 458 vehicles. During the 
classroom addition project (year 2016) parking calcs were completed taking into account 
the future projects and it was determined that 400 parking stalls would be required. The 
existing site currently has 442 stalls.  

2. Structures: Original CUP states there are 9 separate structures. In this total it counts 2 
playground areas and says they are covered. There are two playground areas on site, but 
neither one is covered. 

 
 
 
 
If you have any questions or comments, please do not hesitate to give me a call. 
 
 
 
 
 
Sincerely, 

 

Lawrence Aranda 
Project Manager 
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