TACOMA
PERMITS:

CITY OF TACOMA

Planning & Development Services Department
747 Market St, Rm 345 | Tacoma, WA 98402

NOTICE OF
DECISION Decision Final: 9/20/2018

Date of Decision: 9/5/2018

Appeal Period Ends: 9/19/2018

Decision:

Applicant:

Location:

Application No.:

Proposal:

Approved, subject to conditions

Casey Kispert / Jackson Main Architecture for
Touchstone Mullen St. LLC. & West Coast Self Storage
311 1st Ave S.

Edmunds, WA 98104

3001 S. Mullen Street, Tacoma, WA
Parcel: 6135000267

LU18-0193

Design variances for mass reduction standards,
windows and openings, and internal pedestrian
walkway widths for the construction of an approx.
90,000 sq. ft., 3-story self-storage facility and
associated parking. The applicant is proposing alternate
design options rather than what is required by code.

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.

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

Appeal to Hearing Examiner: Any aggrieved person or entity may
appeal to the Hearing Examiner by filing a written Notice of Appeal and
submitting the filing fee of $343 to the Hearing Examiner (747 Market
St., Rm 720) which contains the following:
¢ A brief statement showing how the appellant is aggrieved or adversely
affected.
¢ A statement of the grounds for the appeal, explaining why the appellant
believes the administrative decision is wrong.
® The requested relief, such as reversal or modification of the decision.
¢ The signature, mailing address and telephone number of the appellant

and any representative of the appellant.

The fee shall be refunded to the appellant should the appellant prevail.

Staff Contact:

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

Environmental Review: A SEPA Determination of Non-significance was issued for the project under permit number LU18-0096 in
association with a rezone modification.

To request this information in an alternative format, please contact Planning and Development Services by phone
at (voice) 2563-591-5030. TTY or STS users please dial 711 to connect to Washington Relay Services
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VARIANCE APPLICATION OF: FILE NO: LU18-0193
Casey Kispert / Jackson Main Architecture

(For Touchstone Mullen St. LLC & West Coast Self Storage)

311 First Ave. S.

Edmonds, WA 98104

SUMMARY OF REQUEST:

The applicant has requested variances to design requirements for mass reduction standards,
windows and openings, and internal pedestrian walkway widths for the construction of an
approx. 90,000 sq. ft., 3-story self-storage facility and associated parking. The applicant is
proposing alternate design options rather than what is required by code. The project site is
located in the C-2 General Commercial district.

LOCATION:
The address is 3001 S. Mullen Street, parcel 6135000267

SUMMARY OF DECISION:
The described variances to design standards are hereby APPROVED, subject to conditions.

Notes:

The appeal period on this decision closes September 19, 2018 , and the effective date of
this decision is the following business day, provided no requests for reconsideration or appeals
are timely filed as identified in APPEAL PROCEDURES of this report and decision.

The Director has jurisdiction in this matter per TMC 13.05.030. The applicant bears the burden

of proof to demonstrate the proposal is consistent with the provisions of the TMC, the applicable

provisions and policies of the City’s Comprehensive Plan, and other applicable ordinances of
the City.

FOR ADDITIONAL INFORMATION CONCERNING THIS LAND USE PERMIT PLEASE
CONTACT:

Lisa Spadoni, Principal Planner
Planning and Development Services Department
747 Market Street, Room 345, Tacoma, WA 98402
253-591-5281 | Ispadoni@cityoftacoma.org



SUMMARY OF RECORD

The following attachments and exhibits constitute the administrative record:

Attachments:
A — Site Plan, Elevations

Exhibits?:
A — Applicant’s Justification for the Request

The Director enters the following Findings of Fact and Conclusions of Law based upon the

applicable criteria and standards set forth in the TMC, the policies of the Comprehensive Plan,
and the Attachments and Exhibits listed above.

FINDINGS OF FACT

Proposal

1. The applicant is proposing construction of an approximately 90,000 square feet self-storage
facility. The building will be three stories tall as seen from the west, but will be two stories
tall on the east due a grade change in the site.

2. The applicant requests a variance to TMC 13.06.501.B Commercial District Minimum
Design Standards, section 2 - Mass Reduction: Upper Story Setback. The requirement is for
a minimum setback of 8 feet for stories above the second story for elevations facing the
street or parking lots over 20 stalls. The requirement applies to a maximum of two
elevations. The west elevation faces S. Mullen Street and is three stories. Application of the
setback standard would require the third story be setback 8 feet for the entire elevation.
The north elevation faces a parking lot greater than 20 stalls. Due to a grade change in the
site, only half of the northern elevation is three stories and the 8-foot setback standard
would apply to entire third story of the north elevation.

e The applicant proposes an alternative on the west elevation that includes an off-center
tower element to demarcate the leasing office and promote wayfinding from S. Mullen
Street. To distinguish the vertical tower, a 20-foot upper story setback has been
provided to the north and a 10-foot setback has been provided to the south. In total, the
setbacks exceed the code requirement for 75 of the 182 lineal feet of the west fagade.
The southwest corner of the building has been designed with an extruded building
element to accent the entry to the site.

e On the north fagade, the applicant proposes an alternative of a 5-foot setback for the 90
lineal feet of building that is three stories.

3. The applicant requests a variance to TMC 13.06.501.B Windows and Openings at the street
level. The standard requires that walls facing a street have transparent windows or
openings for at least 50 percent of the ground level wall area. The requirement can be
reduced to 30 percent of the ground level wall area where the grade level of the sidewalk of
the abutting street is 4 feet or more above or below the floor level of the building. This
requirement, with the reduction to 30 percent applies to the west fagade of the building.

1 All Exhibits are contained Planning and Development Services Department File No. LU18-0193 and are referenced and
incorporated herein as though fully set forth.

Variance
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4.

e The applicant proposes 100 percent transparency at the ground floor at regularly
occupied ground floor office space and additional transparency along the upper floors.
In total 144 square feet of the code required 333 would be provided and focuses the
transparency at locations that enhance public safety and promote eyes on the street.

Finally, the applicant requests a variance to TMC 13.06.512.B.5 Internal Pedestrian
Systems which requires sites larger than 10,000 square feet with multiple buildings to
provide an internal pedestrian system that includes at least one 10-foot wide walkway that
connects streets (through-block connection).

e The development site currently has a through-block connection from Center Street to S.
Mullen Street, but the walkway is as narrow as 3 feet in some areas. The current
walkway is bounded by the existing driveway to the south, so can only widened on the
north side. The proposed development is bounded by an easement to the north,
constricting the building area. Therefore, the applicant proposes a sidewalk expansion
to a minimum width of 7.5 feet with grated street trees at some locations along the
walkway. The walkway would meet the minimum 10-foot requirement for more than 70
percent of its length.

Project Site

b.

The southern portion of the property is zoned R-2 Single-family dwelling district and
contains a wetland that was delineated in a rezone proposal for the central portion of the
site. No development of or impact to the wetland or buffer is proposed or expected as part
of this project.

The northern portion of the property, where this project will be located, is currently
developed as a parking lot to support various nearby commercial properties, though it is not
code required parking for any development. The northern half of the property was rezoned
to C-2 General Commercial district through a series of rezones (Ordinance 16822, REZ98-
0007, and LU18-0096). The end result of the rezones is that the northern half of the site can
be developed in accordance with the C-2 zone district standards without any special
conditions.

The project site has frontage on S. Mullen Street. There is an approximately four to six-foot
grade change between the S. Mullen Street sidewalk and the level of the parking lot. The
grade difference gradually decreases as you move south to the driveway off of S. Mullen
Street. There is also a grade change from west to east across the site, with the elevation
increasing towards the east.

The project site is part of a larger shopping center development that contains a Home
Depot, a bank, and restaurants. This shopping center has street frontage on Center Street
and S. Mullen Street.

Surrounding Area

9.

The surrounding area is comprised of C-2 General Commercial zoning to the north, south
and east. These areas are developed with Home Depot and various restaurant, retail and
office uses. The area to the south is zoned R-2 Single-family and is open area (the wetland)
and the City Land Fill.

Additional Information

10. The applicant has provided justification for the variance request. Refer to Exhibit “A”.

11. The Director understands the key points of the applicant’s justification to be that the

proposed design provides equal or superior results to those that would be achieved by
strictly following the code requirement. In particular:

Variance
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Self-storage facilities are characterized as being large scale commercial developments
that contain smaller interior or exterior units for rent. They usually contain a small
leasing office, several loading zones and minimal entrances. The main objective is to
keep customer belongings safe and secure. The building function of storage facilities is
often at odds with the prescriptive nature of zoning codes.

Existing topography along the northern elevation where the grade increases from west
to east will be used in the design to lessen the vertical scale of the building. The
elevation on this side will transition from three-stories to two-stories as the grade rises.
This transition combined with the proposed 5-foot setback of the third story will provide
the same or better outcome as an 8-foot setback.

The four to six-foot grade change between the S. Mullen Street sidewalk and the first
floor of the building, coupled with the on-site easement that forces the building to be
located at least 50 feet from the west property line already serve to reduce the bulk and
scale of the building as seen from the street and negate the benefit of transparent
window and doors to anyone using the sidewalk since they can’t see the first floor of the
building.

The proposed west facade features, including the vertical tower with 20-foot and 10-foot
setbacks on each side, the extruded building element on the southwest corner, and the
transparency proposed for the office area and second story, coupled with the unique
circumstances of the site noted above, result in an equal or better design than the code
requirement.

The existing walkway that goes through the shopping center site from Center Street to
S. Mullen Street is 10-feet wide for most of its length. It narrows along the driveway off
of S. Mullen St. adjacent to the southern side of the project site area. The location of the
existing driveway and the wetland located to the south of the driveway prevents any
widening to the south. There is a joint access easement on the northern side of the
project site area that limits where the building can be constructed. These two constraints
make 7.5 feet the maximum width available for expanding the walkway. The proposed
sidewalk will be widened to the maximum extent feasible and will have trees
incorporated along its length.

Applicable Regulations
12. TMC 13.06.501.B.2.a(3) and b(1)-(4) Mass Reduction Standards

(3)

Buildings over 30,000 square feet of floor area shall provide at least two mass reduction

features.

Variance

Upper story. Buildings with a maximum footprint of 7,000 square feet of floor area, that
do not exceed 14,000 square feet of floor area, may count use of a second story as a
mass reduction feature.

Upper story setback. An 8 feet minimum setback for stories above the second story for
elevations facing the street or parking lots over 20 stalls. This requirement applies to a
maximum of 2 elevations.

Wall modulation. Maximum 100 feet of wall without modulation, then a minimum 2 feet
deep and 15 feet wide offset of the wall and foundation line on each elevation facing the
street, parking lots over 20 stalls, or residential uses.

Public plaza. A public plaza of at least 800 square feet or 5 percent of building floor
area, whichever is greater. The plaza shall be located within 50 feet of and visible to the
primary public entrance; and contain a minimum of a bench or other seating, tree,

LU18--0193
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planter, fountain, kiosk, bike rack, or art work for each 200 square feet of plaza area.
Plaza contents may count toward other requirements when meeting the required criteria.
Walkways do not count as plazas. Plazas shall not be used for storage. Required
parking stalls may be omitted to the minimum necessary if needed to provide the plaza.
Where public seating is provided, it shall utilize designs that discourage long-term
loitering or sleeping, such as dividers or individual seating furniture. Plazas may be
permeable pavement or pavers where feasible. Low Impact Development vegetated
stormwater features may be used for up to 30% of the plaza requirement where
feasible.

13. TMC 13.06.501.B.4.a(1)-(4) Windows and Openings

(1) Front, side, or corner side exterior walls facing streets or that contain customer
entrances and face customer parking lots of 20 stalls or greater shall have transparent
window or openings for at least 50 percent of the ground level wall area. This standard
shall apply on a maximum of 2 such building elevations. The window and opening
requirements shall be reduced to 30 percent of the ground level wall area for portions of
facades where the grade level of the sidewalk of the abutting street is 4 feet or more
above or below the adjacent floor level of the building. The requirement shall be further
reduced to 20 percent of the ground level wall area in instances where the application of
this standard is not possible due to steep grades and the correlating location of the floor
plates of the building. Rough openings are used to calculate this requirement.

(2) Required view. Required windows or openings must provide either views into building
work areas, sales areas, lobbies, merchandise displays, or artworks. Art and display
windows shall be at least 2 feet deep, recessed and integrated into the fagade of the
building (tack on display cases do not qualify).

(3) The “ground level wall area” is defined as the area between 2 feet and 8 feet above the
adjacent finished grade.

(4) Limited alternatives. Alternatives of decorative grilles, art work, or similar features can
be substituted for those portions of uses where the provision of natural light can be
demonstrated to nullify the intended use (examples include movie theater viewing areas
and light sensitive laboratories) and for parking structures, provided an equivalent wall
area is covered

14. TMC 13.06.512.5.b Pedestrian and bicycle support standards

¢ On sites with two or more street frontages 300 feet or more in length, and with multiple
buildings or uses, a through-block connection is required providing a continuous
pedestrian pathway between the abutting street frontages.

e Required walkways must be hard-surfaced and at least five feet wide, excluding
vehicular overhang, except for walkways accessing less than four residential dwelling
units, where the minimum width shall be four feet. When more than one walkway is
required, at least one walkway must be 10 feet wide. Permeable pavement surfaces are
encouraged where feasible.

15. The City’s Comprehensive Plan provides the following policy guidance regarding
commercial development:

Policy DD-1.5 Encourage building and street designs that respect the unique built natural,
historic, and cultural characteristics of Tacoma’s centers, corridors, historic residential
pattern areas and open space corridors, described in the Urban Form chapter.

Policy DD-1.6 Encourage the development of aesthetically sensitive and character-giving
design features that are responsive to place and the cultures of communities.

Variance
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Policy DD-1.7 Encourage development that responds to and enhances the positive qualities
of site and context—the block, the public realm, and natural features.

Policy DD-1.10 Provide for public access to light and air by managing and shaping the
height, and mass of buildings, while accommodating urban scale development.

Policy DD-5.14 Promote building design that is compatible with the existing and/or desired
character of the area. Building design standards and/or guidelines should incorporate the
following elements:

a. Fagade articulation options that reduce the perceived scale of buildings and add
visual interest.

b. For infill development in established areas, encourage the use of similar facade
articulation and detailing as existing structures, where consistent with specific center
policies or guidelines.

c. Covered building entries visible from the street and/or common open spaces.

d. Utilize building materials that are durable and provide visual interest.

16. TMC 13.06.645.B.4.b Criteria for approval of a design variance:

(1) Unusual shape of a parcel established prior to 2002 creates practical difficulties in
achieving compliance with the design standard sought to be varied.

(2) Preservation of a critical area, unique natural feature, or historic building and/or feature
creates practical difficulties in achieving compliance with the design standard sought to
be varied.

(3) Widely varied topography of the building site creates practical difficulties in achieving
compliance with the design standard sought to be varied.

(4) Documentation of a pending public action, such as a street widening, creates practical
difficulties in achieving compliance with the design standard sought to be varied.

(5) A proposed alternative design that departs from a requirement that can be
demonstrated to provide equal or superior results to the requirement from which relief is
sought in terms of quantity, quality, location, and function

Public Notice

17. The application was submitted and determined complete on June 25, 2018.

18. Written notice of the application was mailed on July 6, 2018 to owners of property within
100 feet of the site, as indicated by the Pierce County Assessor/Treasurer’s records, to the
applicable Neighborhood Council, and to qualified neighborhood groups, allowing a 14-day
comment period. No public comments were received.

CONCLUSIONS OF LAW?2

In order for the Director to authorize the variance to design standards, the request must be
consistent with one of the following criteria set forth in TMC 13.06.645.B.4.b.

1. The applicant has responded to criterion 5: A proposed alternative design that departs from
a requirement that can be demonstrated to provide equal or superior results to the
requirement from which relief is sought in terms of quantity, quality, location, and function.

2 Gonclusions are based upon the applicable criteria and standards set forth in the TMC, the policies of the Comprehensive Plan,
and the Attachments, Exhibits, and Findings of Fact listed herein. Any conclusion of law hereinafter stated which may be deemed
a finding of fact herein is hereby adopted as such.

Variance
LU18--0193
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The applicant has shown that the proposed north and west elevation features and the
walkway will provide equal results to the requirement from which relief is sought.

See Attachment A, Exhibit A and Findings 1-18.

DECISION

Based on the findings and conclusions, the requested variances are APPROVED subject to the
following conditions:

Conditions =

1. The applicant must construct the proje¢t con \iglent with the plans and elevations appended
to this report and decision as Attachmepts "A”",

ORDERED this 5" day of September, 20,18-

—

uffnan, Director

Planning apd Development Services

Advisory Comments

1. The decision set forth herein is based upon representations made and information
submitted, including development plans and proposals, submitted to the Land Use
Administrator. Any substantial changes or deviations in such development plans, proposals,
or conditions of approval imposed shall be subject to the approval of the Land Use
Administrator, and may require additional permitting, public notification and comment.

2. The authorizations granted herein are subject to all applicable federal, state and local laws,
regulations, and ordinances. Compliance with such laws, regulations, and ordinances are
conditions precedent to the approvals granted and are continuing requirements of such
approvals. By accepting these approvals, the applicant represents that the development and
activity allowed will comply with such laws, regulations and ordinances. If, during the term of
the approvals granted, the developments and activities permitted do not comply with such
laws, regulations or ordinances, the applicant agrees to promptly bring such developments
or activities into compliance.

3. This Variance Permit expires after five (5) years if substantial construction has not taken
place in accordance with the plans for which the Variance Permit was authorized.

FULL DECISION TRANSMITTED by first class and/or electronic mail to:

Casey Kispert / Jackson Main Architecture, 311 First Ave. S., Edmonds, WA 98104

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

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

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

South Tacoma Neighborhood Council

Puget Creek Restoration Society

Tahoma Audubon Society

Variance
LU18--0193
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Oakland-Madrona Neighborhood Group
South Tacoma Business District Association
Neighborhood Planning Team Members: lan Munce, Brian Boudet, and Carol Wolfe

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.

Report and Decision
LU18-0193
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APPEAL PROCEDURES

Any request for RECONSIDERATION and/or any APPEALS must be submitted in the
applicable manner as outlined below on or before September 19, 2018.

RECONSIDERATION:

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

APPEAL TO HEARING EXAMINER:

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

An appeal to the Hearing Examiner is initiated by filing a Notice of Appeal accompanied by the
required filing fee of $343.00. Filing of the appeal shall not be complete until both the Notice of
Appeal and required filing fee has been received. THE FEE SHALL BE REFUNDED TO THE
APPELLANT SHOULD THE APPELLANT PREVAIL. (Pursuant to Section 2.09.020 of the
Tacoma Municipal Code, fees for appeals shall be waived for qualifying senior citizens and
persons who are permanently handicapped who are eligible for tax exemption because of
financial status.)

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

Report and Decision
LU18-0193
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