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Initial Project Review 
 

 

Conditional Use Permit: Radiance Homes LLC 
 

Application Numbers: 919685, 919689 

Parcel Number: 0122305030 

 

 

Key Peninsula Advisory Commission (KPAC) Public Meeting: November 20, 2019, at 6:30 

p.m., Key Peninsula Civic Center, VFW Room, 17010 South Vaughn Road, Vaughn, WA. 

 

Proposal: Construction of a commercial use RV and boat storage facility. 

 

Project Location: 12115 Key Peninsula Highway NW, Gig Harbor, WA 98335, in the Rural 

Neighborhood Center (RNC) zone classification of the Key Peninsula Community Plan area, within 

Section 30, T22N, R1, W.M., in Council District #7 

 

Review Summary: The project can be conditioned to comply with all applicable policies and 

objectives of the Pierce County Code, Shoreline Regulations, Comprehensive Plan, and Gig Harbor 

Peninsula Community Plan. Staff has reviewed this proposal for compliance with all policies, codes, 

and regulations and intends to recommend approval with conditions. 

 

State Environmental Policy Act (SEPA): A SEPA checklist was submitted for this application. 

Planning and Public Works (PPW) has not yet concluded its environmental review. Note: The project 

is not likely to result in any significant adverse environmental impact and a Determination of 

Nonsignificance (DNS) is likely to be issued. 

 

County Contact:  Robert Perez, Planner, 253-798-3093, robert.perez@piercecountywa.gov 

 

 

Pierce County Online Permit Information: 
https://pals.piercecountywa.gov/palsonline/#/permitSearch/permit/departmentStatus?applPermitId=919685 
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Project Data 

 

Complete Application Date: September 23, 2019 

 

Initial Project Review Mailed: November 14, 2019 

 

Applicants/Owners:    BAGB LLC 

   PO Box 1996 

   Gig Harbor, WA 98335 

   Gordon@StructureEnterprise.com 

 

Agent:     Gordon Ballantyne 

     PO Box 1996 

     Gig Harbor, WA 98335 

     Gordon@StructureEnterprise.com 

 

Legal Notice 

 

• October 9, 2019: Notice of Application and Public Meeting Notice was sent to property 

owners within a radius of 300 feet, but not less than two parcels deep, around the exterior 

boundaries of the subject property. 

• October 30, 2019: Public Notice sign was posted on the site, confirmed with a Declaration 

of Posting.  

• November 6, 2019: Legal notice was published in the official County newspaper (Tacoma 

News Tribune), advertising the public meeting to be held by the Key Peninsula Advisory 

Commission (KPAC). 

• November 14, 2019: Legal notice was published in the Peninsula Gateway newspaper, 

advertising the public meeting to be held by the KPAC. 
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2017 Ortho Photos 

 

 
 

 

Site Plan 
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Site Photos 

 

 
North boundary line facing east 

 

 
North boundary line facing south 
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Review Responsibility 

 

The following list includes examples of jurisdictional areas for various County departments and 

divisions typically involved in the review and administration of this proposal: 

A. Planning and Public Works (PPW): 

• Current Planning verifies compliance with the Pierce County Comprehensive Plan, 

applicable community plans and Development Regulations such as, but not limited 

to, zoning, critical areas, natural resource lands, shoreline management, design 

review, and potential environmental impacts. 

• Development Engineering reviews for drainage, erosion control, site development, 

flood, survey, landslide and erosion hazard, lot dimensions, and road standards. 

• Cartography reviews road names and addresses. 

• Resource Management reviews for consistency with the County wetland and fish 

& wildlife regulations. 

 

B. Key Peninsula Advisory Commission (KPAC): 

The KPAC’s role in the review process for a land use proposal includes the following: 

• Review the proposal for consistency with the goals and policies in the Community 

Plan.  

• Provide a local perspective that includes input from the community and insights of 

which PPW staff or the Hearing Examiner may not be aware. 

• Offer recommendations for project design to fit with the community’s vision while 

remaining consistent with the Community Plan. 

 

PCC Chapter 2.45 Land Use Advisory Commissions provides regulations that apply to the KPAC. 

Per PCC 2.45.130, Land Use Advisory Commission (LUAC) recommendations on a land use 

application shall be to approve, modify and approve, deny, or make no recommendation. The LUAC 

may recommend the Hearing Examiner continue a scheduled public hearing to obtain additional 

information or LUAC recommendations. 

 

Review Criteria 

 

The following regulations and policies shall be used during the review process including, but not 

limited to: 

A. Pierce County development regulations and construction and infrastructure regulations; 

B. Pierce County Comprehensive Plan and Key Peninsula Community Plan; 

C. Applicable state statutes; and 

D. All applicable notes on related previously recorded County documents. 

 

Site Characteristics 

 

• The County Assessor lists parcel 0122305030 as being 2.23 acres in size. 

• The parcel is accessed from the north via access easement. 

• The parcel is located just off Key Peninsula Highway. 

• The topography of the site is generally flat.  

• The parcel is unimproved. 
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Surrounding Land Use / Shoreline / Zoning Designation 
 

LAND USE SHORELINE ZONING 

North  Auto Accessories Retail N/A Rural Neighborhood Center (RNC) 

South   Comm Vac Land N/A RNC 

East  Single Family Residence N/A Rural 10 (R10) 

West Vacant Land Undeveloped N/A R10 

 

Agency Review Comments 

 

The proposed project has been routed to interested departments and agencies for review. Comments 

received from various departments and agencies may be found by accessing the Online Permit 

Information referenced on page 1.  

 

Comments have been received, and corrections and/or additional information requested, by the 

following agencies on the application: 

• The Puyallup Tribe Historic Preservation Department requests that this project move 

forward with an Inadvertent Discovery Plan in place. 

• The Nisqually Indian Tribe has requested that they be notified of any Inadvertent 

Discoveries of Archaeological Resources or Human Burials. 

 

Public Comments 

 

Public comments were received concerning the following: 

• How will the stormwater be addressed? 

• What type of material will be used for the parking lot? 

 

Initial Planning and Public Works Staff Review for Consistency with Development Regulations 

and Policies 

 

Development Regulations – Zoning (Pierce County Code Title 18A) 

M. Storage and Moving. Storage and Moving Use Type refers to businesses engaged in the 

storage of items for personal and business use and transportation of personal and business items 

between locations. This use type includes storage of vehicles, boats and recreational vehicles 

only when stored for personal use and not for sale, repair or maintenance purposes. Examples 

of uses include mini-warehousing, temporary storage of personal or business items by a 

moving and storage company, and boat storage yards. Personal hobby activities may occur 

within storage units when additional parking is provided for units that could accommodate 

such use, pursuant to Table 18A.35.040-1. For maintenance or repair of recreational vehicles 

or boats, also see the Motor Vehicles and Related Equipment Sales/Rental/Repair and Services 

Use Type. 
 

Table 18A.33.270-4. Storage and Moving – Description of Levels 

 Total Use Area Outdoor Use 

Allowed 

Building 

Standards 

Level 1 Total use area consists of a lot or 

combination of lots of up to 4 acres in size 

Yes N/A 

Level 2 Total use area consists of a lot or 

combination of lots more than 4 acres in size 

Yes N/A 
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Staff Comment: The Key Peninsula Use Table classifies Storage and Moving as requiring a 

Conditional Use Permit for the defined level 1 in the Rural Neighborhood Center (RNC) zoning per 

table 18A.33.270-4.  
 

 

Key Peninsula Community Plan (Pierce County Code, Title 19B) 

• Serves the everyday needs of local rural residents. 

• Provide limited convenience shopping and services, limited in size. 

• Retain a scale and intensity that is appropriate for maintaining the rural character. 

• Site is in the 134th Avenue Rural Neighborhood Centers. 

• Most intensive uses of rural lands for employment, shopping, civic services, and housing. 

• Permitted uses in RNCs based on 1990 business types include sales of general 

merchandise, food store, restaurant, contractor yard, motor vehicle repair, gas station, 

daycare, building materials, and garden supply, church, laundry facilities, post office, 

transit services, amusement and recreation, personal services, and marina. 

• Review of environmental impacts shall include impacts to local aquifers, transportation 

systems, air and water quality, resources lands, and compatibility with adjacent rural 

residential uses. 

 

Staff Comment: This proposed use appears to be consistent with the Community Plan. Application of 

the building design regulations will make this proposal consistent with the guidance for the 134th 

Avenue Rural Neighborhood Centers. 
 

 

18S.75.030 Conditional Use Permit  

• That the granting of the proposed Conditional Use Permit will not: 

(1) be detrimental to the public health, safety, and general welfare; 

(2) adversely affect the established character and planned character of the surrounding 

vicinity; nor 

(2) be injurious to the uses, planned uses, property, or improvements adjacent to, and 

in the vicinity of, the site upon which the proposed use is to be located. 

• That the granting of the proposed Conditional Use Permit is consistent and compatible with 

the intent of the goals, objectives, and policies of the County’s Comprehensive Plan, 

appropriate Community Plan, and implementing regulation. 

• That all conditions necessary to lessen any impacts are conditions that can be monitored 

and enforced. 

• That the proposed use will not introduce hazardous conditions at the site that cannot be 

mitigated to protect adjacent properties, the vicinity, and the public health. 

• That the conditional use will be supported by, and not adversely affect, adequate public 

facilities and services; or that conditions can be imposed to lessen any adverse impacts on 

such facilities and services. 

• That the Level of Service standards for public facilities and services are met in accordance 

with concurrency management requirements. 

 

Staff Comment: The proposal is consistent with the intended use of the RNC zone and compatible with 

surrounding uses. The proposal is adjacent to a gas station and automotive repair shop making this 

like the surrounding uses. This proposal appears to be compatible with the Key Peninsula Community 

Plan and Comprehensive Plan. The foreseeable impacts can be minimized through the development 

regulations and design standards. 
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Development Regulations – Countywide Design Standards and Guidelines (Chapter 18J.15) 

 

18J.15.015 Site Design. 

The purpose of this Section is to promote site design that minimizes modifications to natural 

topography to preserve land, water and soil relationships that are essential for sustaining plant and 

animal habitat. Project elements (lots, buildings, access drives, parking, walkways, and service areas) 

should be located in a manner that protects, enhances, or minimizes impacts to natural site features in 

accordance with the Pierce County Stormwater Management and Site Development Manual. For 

instance, buildings should be designed to fit the natural slope rather than forcing the slope to fit the 

building design. Terraced parking lots and multi-tiered buildings are other examples of effective 

design solutions that minimize impacts to a site's natural features. 

 

Staff Comment: The area of the site is relatively flat but heavily vegetated. The proposed site design 

is consistent with 18J.15.015 design standards.  

 

 

18J.15.020 Site Clearing.  

The primary purpose of this Section is to establish standards for site clearing and the retention of 

vegetation which preserve native vegetation, mature forests, and woodlands in order to minimize 

changes in natural hydrologic functions within designated riparian corridors and natural drainage 

areas. Limiting clearing and retaining existing native vegetation within these areas reduce the impacts 

of development on water resources and engineered storm drainage systems. These standards are also 

intended to maintain areas of existing native vegetation in order to preserve elements of the 

predeveloped aesthetic character of the community and to preserve areas which may provide habitat 

for fish and wildlife. 

 

Staff Comment: The proposal is a commercial use requiring this section to apply. The site is heavily 

vegetated with trees and underbrush. Clearing, grading, filling and vegetation removal shall be 

prohibited until site development permits have been issued. 

 

 

18J.15.030 Tree Conservation. 

To promote tree conservation by establishing minimum tree density requirements, expressed as tree 

units per acre, for new or expanding uses proposed on vacant and redeveloping parcels. It is intended 

that the tree density requirements will be met primarily through the conservation of existing trees. 

However, in order to provide for continued flexibility in the design of new development, in those 

situations where an applicant's design would preclude the retention of the required number of trees, 

the use of replacement or supplemental tree planting is authorized. It is also recognized that some 

sites may not contain a sufficient number of existing trees to meet the tree density standards. In those 

situations, additional trees are to be planted as necessary to achieve the minimum tree density 

requirements. 

 

Staff Comment: A tree conservation plan will be required for this proposal during site development 

and will require 20 tree units/net developable acre to be preserved or planted. No significant trees 

are on the site. 
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18J.15.040 Landscape Buffer. 

The purpose of this Section is to use landscaping and buffering concepts to promote compatibility 

between land uses by reducing the visual, noise, and lighting impacts of development on users of the 

site and abutting uses. The Section also provides standards that protect property values and property 

rights, protect critical areas from the impacts of development, promote the use of solar principles in 

landscape and building design, enhance and define public and private open spaces, promote the 

preservation of existing vegetation and use of vegetation common to Western Washington, and 

promote the physical safety of pedestrians and motorists. 

 

Staff Comment: An L2 Landscape Buffer will be required along Key Peninsula Highway and an L1 

Landscape Buffer along the property lines that abut the R10 zone classification.  

 

 

18J.15.085 Exterior Illumination. 

Multi-family, civic, commercial or industrial expansion greater than 60 percent of the building value, 

excluding any interior improvements to an existing structure. The 60 percent calculation is cumulative 

for the project site, and over time, calculated based on the "Building Valuation Data" table compiled 

by the International Code Council and published in the Building Safety Journal, as used by the 

Building Official. Only the area associated with expansion will be subject to the standards. 

 

Staff Comment: An exterior illumination plan will be required during Site Development and Building 

Permit review. The building permit will have to comply with standards for parking and pedestrian 

area illumination, exterior building illumination, and exterior illumination. 

 

 

18J.15.155 Mechanical Equipment and Outdoor Storage. 

The provisions of this Section apply to mechanical equipment and outdoor storage associated with: 

1. New multi-family, civic, commercial and industrial uses; and 

2. Modification and expansion of multi-family, civic, commercial and industrial uses when the 

mechanical equipment or outdoor storage is being modified or expanded. 

 

Staff Comment: A screening of equipment and storage will be required during Site Development and 

Building Permit review. 

 

 

18J.15.170 Stormwater Facilities. 

The following standards apply to development proposals for attached single-family, multi-family, 

civic, utility, commercial, industrial, land divisions, use permits and site development permits. The 

standards set forth in this Section are supplementary to the requirements of the Pierce County 

Stormwater Management and Site Development Manual. 

 

Staff Comment: A stormwater plan will be required during Site Development and Building Permit 

review. 
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Development Regulations – Design Standards and Guidelines Key Peninsula Community Plan Area 

(Chapter 18J.90) 

 

18J.90.060 Site Design  

Site Design objectives and standards are intended to ensure the built environment is integrated with 

the natural environment and to provide connections to surrounding land uses. 

 

18J.90.070 Building Design. 

 

A.2 Architectural Character 

Design buildings to incorporate features such as facades, roof forms, porches, window treatments, 

and architectural detailing. Avoid the use of standardized “corporate or franchise” style in the design 

of buildings. 

 

A.2 Exterior Building Materials. 

Use natural materials such as stone, wood, heavy timbers, and/or as exterior building materials. 

Synthetic materials that simulate a natural look are acceptable. 

 

A.3 Building Mass and Size. 

In Rural Centers, design new buildings at a mass that is compatible and at scale that is oriented to the 

pedestrian. 

 

A.4 Roof Forms. 

Design buildings to incorporate gable, gambrel, hip, dormer, or false front roof forms. 

 

A.5 Architectural Detailing. 

In Rural Centers, design new buildings and exterior remodels to include but not limited to, cornice 

details, trim details, timber details, knee bracing, wood siding, logs, and covered porches. 

 

A.6 Window Treatment. 

In Rural Centers, use windows that emphasize first floor turn-of-the-century storefront or traditional 

Northwest architecture. 

 

A.7 Building Color. 

Use building colors that are representative of a rural, forestry, or agricultural community. Avoid bold 

or bright primary colors and corporate franchise colors. 

 

Staff Comment: Title 18J.90 Development Regulations – Design Standards and Guidelines, Key 

Peninsula Community Plan Area will cover the architectural design and character of buildings for 

this proposal. This proposal will require the above design standards be complied with in order to be 

consistent with the Key Peninsula Design Standards and Guidelines, Key Peninsula Community Plan 

Area. 
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