
 

 

 
Gig Harbor 

City Council Meeting 
 
 

September 26, 2011 
 5:30 p.m. 



REVISED AGENDA FOR 
GIG HARBOR CITY COUNCIL MEETING 
Monday, September 26, 2011 – 5:30 p.m.  

 
CALL TO ORDER: 
 
PLEDGE OF ALLEGIANCE: 
 
CONSENT AGENDA: 

1. Approval of the Minutes of City Council Meeting of September 12, 2011. 
2. Liquor License Action: a) Renewals: Fred Meyer #601; Harvester Restaurant; and QFC 

#864. 
3. Receive and File: Gig Harbor Historical Waterfront Association - 3rd Quarter Report. 
4. Lodging Tax Advisory Committee Membership Changes. 
5. 2011 Water Main Improvement and Replacement Project Permit Execution – Tacoma Public 

Utilities 
6. Voting Center Agreement with Pierce County Elections. 
7. Resolution – Rejecting Bid from Pacific Pile and Marine, L.P. for the Skansie Net Shed Pier 

Restoration Project. 
8. Washington State Military Homeland Security Grant Agreement – E12-080. 
9. Resolution – Rejecting Bid from Garcia-Tucker Associates, LLC for the Stanich Lane / 

Judson Street Pedestrian Improvement Project. 
10. Stanich Lane / Judson Street Pedestrian Improvement Project Construction Contract and 

Materials Testing Contract. 
11. Approval of Payment of Bills for September 26, 2011: Checks #67864 through #67958 in the 

amount of $1,724,270.04. 
 

PRESENTATIONS:     Outstanding Wastewater Treatment Plant Award. 
 
OLD BUSINESS: 
 
NEW BUSINESS:    

1. Cushman Trail Federal TCSP Grant. 
2. Public Hearing CANCELLED – Retail Building Size in the C-1 Zoning District – 

WITHDRAWN BY APPLICANT. 
3. Interim Ordinance Implementing FEMA Option #3 – Permit-by-Permit Demonstration of 

Compliance under the Endangered Species Act. 
 
STAFF REPORT:  
 
PUBLIC COMMENT: 
 
MAYOR’S REPORT / COUNCIL COMMENTS:  
 
ANNOUNCEMENT OF OTHER MEETINGS: 

1. City Council / Parks Commission Joint Meeting: Wed. Oct 5th at 5:30 p.m. 
2. Lodging Tax Advisory Committee: Thu. Oct. 6th at 8:30 a.m. 
3. Planning / Building Committee: Fri. Oct 7th at 2:30 p.m. 
4. Intergovernmental Affairs Committee: Mon. Oct 10th at 4:30 p.m. 
5. Operations and Public Projects Committee: Thu. Oct. 20th at 3:00 p.m. 

 
EXECUTIVE SESSION:  For the purpose of discussing pending litigation per RCW 42.30.110(1)(i) 
and  property acquisition per RCW 42.30.110(1)(b). 
 
ADJOURN: 



Page 1 of 7 

 

MINUTES OF GIG HARBOR CITY COUNCIL MEETING – SEPTEMBER 12, 2011 
 

PRESENT:   Councilmembers Young, Franich, Conan, Malich, Payne, Kadzik and 
Mayor Hunter. 
 
CALL TO ORDER: 5:30 p.m. 
 
PLEDGE OF ALLEGIANCE: 
 
In an observance of the tenth anniversary of September 11, 2001, Mayor Hunter asked 
Police Chaplain Roger Roth to come forward.  Chaplain Roth spoke to the tragedy of 
September 11th and asked for Council, Staff and the audience to observe a moment of 
silence. 
 
CONSENT AGENDA: 

1. Approval of the Minutes of City Council Meeting of July 25, 2011. 
2. Correspondence / Proclamations: a) Constitution Week; b) National Preparedness 

Month;  
3. Liquor License Action: a) Special Occasion – Knights of Columbus; b) Renewals: 

Moctezumas, Hot Iron, Java & Clay Café, and Forza Coffee; c) Cancellation – 
Moctezumas. 

4. Resolution No. 867 – Surplus Property. 
5. Re-appointments to Design Review Board. 
6. Canterwood Sewer Manhole Rehabilitation Project – Public Works Contract Award. 
7. 2011 Water Main Improvement and Replacement Project – Escrow Agreement for 

Retainage.  
8. Skansie Netshed Proposed Tenant Use. 
9. Shoreline Master Program – Consultant Services Contract Amendment No. 3 / 

ESA. 
10. Water Reclamation - Reuse Site Evaluations, and Study – Consultant Services 

Contract.  
11. Twawelkax Trail Wetland Review Amended Contract – Grette. 
12. Resolution – Material Purchase from Sole Source Supplier – Maritime Pier Parking 

Lot Storm Drain Structure. 
13. Resolution to Set Public Hearing – Street Vacation / Prentice Ave. and Sutherland 

St. – Alvin & Renee Brown. 
14. Resolution to Set Public Hearing – Street Vacation / Harborview Drive for 

Viewpoint Short Plat. 
15. 2011 Water Main Improvement and Replacement Project – Change Order No. 1. 
16. Maritime Pier Parking Project – Construction Contract Award & Maritime Pier 

Parking Project – Materials Testing Contract. 
17. Resolution – Rejecting Bid from CMC Development, Inc. for the Maritime Pier 

Parking Project. 
18. Approval of Payment of Bills for August 8, 2011: Checks #67527 through #67621 

in the amount of $236,741.77. 
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19. Approval of Payment of Bills for August 22, 2011: Checks #67622 through #67715 
in the amount of $414,261.42. 

20. Approval of Payment of Bills for Sep. 12, 2011: Checks #67716 through #67863 in 
the amount of $641,364.44. 

21. Approval of Payroll for the month of July: Checks #6290 through #6316 in the 
amount of $466,879.99. 

22. Approval of Payroll for the months of August: Checks #6317 through #6338 in the 
amount of $303,280.43. 

 
 MOTION: Move to approve the Consent Agenda as presented. 
   Kadzik / Payne – unanimously approved. 
 
PRESENTATIONS: 

1. Proclamation – National Preparedness Month.  Mayor Hunter presented Dick 
Bower, Building / Fire Safety Director, with the proclamation. 

 
2. Proclamation – Constitution Week, Kati Grulke - Elizabeth Forey Chapter 

Regent.  Ms. Grulke offered a brief overview of the history and the importance of the 
United States Constitution after Mayor Hunter presented her with the proclamation. 

 
3. Public Art Donation at Maritime Pier. Virginia Abbott and her husband Al, Carrot 

Stick Marketing, explained that they were here on behalf of David Senner who wishes to 
leave a legacy for the fishermen in the form of a bronze statue. They said the inspiration 
for the statue came from a photo taken by Ashael Curtis in 1909. Mr. Abbott shared Mr. 
Senner’s vision to honor the history of our local fishermen with this statue and said that 
they hoped that Council would accept this gift to the city to be located at the Maritime 
Pier. He said that they are tasked with developing materials to assist with fundraising for 
the statue. 
 
Councilmember Franich voiced appreciation for this grass-roots community effort. He 
asked for clarification that the statue will be a life-like rendition. Mr. Abbott assured him 
that it would be. 
 
Councilmember Young asked if the Fishermen’s Club had been advised of this gift as 
he heard talk of plans to move the existing memorial statue at Jerisich. Lita Dawn 
Stanton responded that the Fishermen’s Club has approved to move the existing statue 
within the Skansie Brothers Park and said that yes, several of the club members are 
aware of this new statue. 
 
OLD BUSINESS: 
 
City Administrator Rob Karlinsey left the Chambers at this time. 
 

1. Resolution - Development Agreement for Chapel Hill Church’s Westside 
Expansion.  Associate Planner Kristen Moerler presented an overview of what has 
occurred since the public hearing on July 26th. 

Consent Agenda - 1
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Eva Hill – 2020 Squawk Mountain Loop, Issaquah, WA 98027.  Ms. Hill said she hopes 
that they have supplied Council with the information they requested at the last meeting. 
She explained that Chapel Hill has agreed to additional conditions of approval as a 
result of the discussion with the neighbors and encouraged Council to read their letter 
stating why the development agreement should be approved. Ms. Hill stressed that the 
vesting of wetland regulations is important and they are asking for seven years because 
these are tough economic times. Chapel Hill has spent around $75,000 to bring this 
application to this point and if it’s not approved, they would have to start over. 
 
Ms. Hill and staff responded to Council questions regarding light fixtures, planting strips 
and wetland buffers.  
 
Councilmember Young said that for the record, he doesn’t support development 
agreements that deviate from current code but there is a good argument from the 
applicant regarding minimal impact to the wetland.  Councilmember Franich echoed this 
comment. 
 
MOTION: Move to adopt Resolution No. 872 approving the Development Agreement 

with Chapel Hill Presbyterian Church with incorporation of the proposed 
conditions. 

  Malich / Payne – unanimously approved. 
 

Administrator Karlinsey returned to the meeting at this time. 
 

2. Donkey Creek Project Update. Mayor Hunter thanked Wade Perrow for 
volunteering to work with staff and the consultant on this project. City Administrator Rob 
Karlinsey gave an overview, pointing out that the Fish and Wildlife Grant deadline is 
September 30, 2012 with a possible extension. To be safe he asked that Council 
choose a preferred direction tonight in order to begin on final design and permitting. 
 
Jim Dugan, Senior Consultant at Parametrix, presented the latest design and probable 
costs for Austin Street improvements, North Harborview Drive improvements, a bridge 
option, and a culvert option. He also discussed the Harbor History Museum 
improvements. 
 
Wade Perrow – 9119 North Harborview Drive.  Mr. Perrow asked everyone to recognize 
Jim Dugan and Shannon Thompson from Parametrix as well as Senior Planner Emily 
Appleton for the work they have done on the project. He referred to the 2002 Donkey 
Creek Master Plan which estimated the cost as $1,988,000. He said that although it’s a 
different project, the number solidifies that the current two million dollar cost is 
reasonable. He gave an overview of the collaborative effort that has brought the project 
to this point.. Mr. Perrow said that Parametrix knows what they are doing and asked 
Council to give them the green light without micromanaging the project. 
 

Consent Agenda - 1
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Frank Ruffo – 2767 Holly Bluff Court.  Mr. Ruffo first introduced Sue Loiland, the new 
Executive Director of the Harbor History Museum. On behalf of the History Museum, Mr. 
Ruffo spoke in strong support of the bridge option developed by Parametrix. He said 
that this option daylights Donkey Creek and connects Borgen Park, the museum, and 
Austin Estuary. He said that this option does a lot for the city and is a long-time coming. 
He emphasized that they feel a left turn lane on Harborview Drive is necessary. 
 
Sue Loiland – 2916 71st Ave NW.  Ms. Loiland said that they are excited about the 
connectivity of this plan and will work collaboratively with the city to do whatever 
necessary to make this project happen. She said this is an exciting part of their vision 
for the museum. 
 
Mr. Ruffo said that the roundabout, although expensive, should not be forgotten. He 
commended Parametrix and Mr. Perrow and said they would like to continue to work 
together. 
 
Councilmembers thanked those who worked on the project and talked about how the 
public process made the difference in this process and the need to continue to plan for 
the future.   
 
MOTION: Move to approve the recommendation for the bridge option. 
  Payne / Malich – unanimously approved. 
 
NEW BUSINESS:    

1. First Reading of Ordinance – Fire Sprinkler Code Amendment. Building and Fire 
Safety Director Dick Bower, introduced this amendment that would require fire sprinkler 
system installation in all new and remodel construction where the un-separated fire area 
of the building meets or exceeds five thousand square feet. He stressed that this would 
not affect most residential construction; it would not be retroactive; and there are 
options to avoid sprinkling. He addressed Council questions. 
 
Shawn Hoey – Master Builders Association.  Mr. Hoey said that although MBA doesn’t 
want to diminish safety but residential fire sprinklers don’t work. He cited statistics of 
sprinkler failure and added that MBA is against mandatory regulations which set 
precedence. He touched on the expense and green aspect of sprinkling. He was asked 
questions regarding single-family verses multi-family dwellings. 
 
John Burgess, PCFPD #5 Fire Chief.  Chief Burgess spoke in favor of the ordinance. He 
talked about models for fire suppression and said that 5,000 s.f. or larger buildings 
require a larger risk management plan and staffing that the district currently doesn’t 
have and cannot afford. He said that sprinklers, if they don’t put out the fire will at least 
suppress it until the fire response. He said that ordinance is the prudent thing to 
implement to be the most cost effective.  He answered Council questions. 
 
Wade Perrow – 9119 No. Harborview Drive.  Mr. Perrow spoke in opposition of the 
proposed ordinance. He said that we are currently protected by the Universal Fire Code.  

Consent Agenda - 1
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He voiced concern that tenant improvements or change in use in an existing building 
would trigger the regulation. He cited the lack of sprinklers in the council chambers and 
talked about the prohibitive cost of installing the system in this tough economy.  
 
Dick Bower responded to questions of what triggers the ordinance. He explained that 
the regulation would go into effect if the cost of improvements is more than 50% of the 
assess value or if the size of the building itself is increased. 
 
Jim Pasin – 2710 39th Street.  Mr. Pasin said that the expense of a sprinkler system 
goes beyond installation with inspection, repair and monitoring which will be passed on 
to the tenant. He talked about the cost to retrofit his existing building adding that he 
supports this for new construction. He asked Council to consider the benefit verses the 
hardship to business owners. 
 
Mr. Bower further addressed Council questions.  
 

2. Proposed Zoning Code Text Amendment – Performance-Based Height 
Exceptions for Private Schools. Planning Director Tom Dolan provided the background 
for this request to include private primary and secondary schools in the uses eligible for 
performance-based height exceptions for gymnasiums and performing arts related 
facilities. 
 
Eileen McCain.  Ms. McCain explained that she is a land use attorney with two children 
at Saint Nicholas School, and so she is helping the school and church through this 
process. She said that at the time that Harbor Ridge School came to the city asking for 
the exception for their gym, Saint Nicholas didn’t want to stand in the way of the 
approval. She said that they had hoped to bring this forward much sooner but because 
of funding and logistics there were unable. Saint Nicholas’ building campaign is now 
active and they are in need of the same consideration. She said that they would 
appreciate it if a decision could be made by the end of the year. 
 
Ms. McCain responded to Councilmember Franich’s concerns by saying the proposed 
language would eliminate the reference to the Public Institution District. She said that 
two issues are being addressed: governmental agencies should not care about the 
ownership of a facility; only the usage; and the exceptions should be narrowly defined to 
primary and secondary schools that are accredited by the State, not just any private 
school. She said that they understand the controversy of people that are protective of 
views; they want to make sure they aren’t interfering with that. 
 
Councilmember discussed the merits of forwarding this to the Planning Commission for 
further review. 
 
MOTION: Move to place the proposed text amendment on the Planning 

Commission’s work program for the fall of 2011 to be reviewed 
concurrently with downtown parking. 

  Conan / Payne – five voted in favor. Councilmember Franich voted no. 

Consent Agenda - 1
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STAFF REPORT:  
Council Retreat Draft Agenda. City Administrator Rob Karlinsey handed out the draft 
agenda and asked that Council submit any comments by Monday the 19th.  He then 
reported that the curb-painting for time-limited parking had begun. 
 
Planning Director Tom Dolan announced that the agenda for the upcoming Shoreline 
Master Program Worksession on September 19th would be sent soon. He asked 
Councilmembers to contact Peter Katich with any comments before the meeting. 
 
Mr. Karlinsey added that the items on the Retreat Agenda for the 23rd that are crossed 
through have been completed. These will be removed before the April 2012 retreat. 
 
MAYOR’S REPORT / COUNCIL COMMENTS:  
Mayor Hunter announced he would be having ankle replacement surgery and wouldn’t 
be in the office for awhile. 
 
Councilmember Malich said that there needs to be a “No Parking” sign by the bump-out 
curb in front of the Red Rooster Restaurant. People are parking there which causes 
blockage of the lane of travel.  Mr. Karlinsey said he would have the crew paint the curb 
red. 
 
PUBLIC COMMENT:  None. 
 
ANNOUNCEMENT OF OTHER MEETINGS: 

1. Operations Committee - Thu. Sep 15th at 3:00 p.m. CANCELLED 
2. Finance / Safety Committee – Mon. Sep 19th at 4:00 p.m. 
3. Council Worksession on Shoreline Master Program – Mon. Sep 19th at 5:30 p.m. 
4. Council Retreat – Fri. Sep 23rd at 8:30 a.m. 

 
EXECUTIVE SESSION: For the purpose of discussion pending and potential litigation 
per RCW 42.30.110(1)(i) and property acquisition per RCW 42.30.110(b). 
 
 
MOTION: Move to adjourn to Executive Session at 8:15 p.m. for approximately 25 

minutes for the purpose of discussion pending and potential litigation per 
RCW 42.30.110(1)(i) and property acquisition per RCW 42.30.110(b). 

 Franich / Conan – unanimously approved. 
 
MOTION: Move to return to regular session at 8:48 p.m. 
 Malich / Payne – unanimously approved. 
 
ADJOURN: 
 
 MOTION:  Move to adjourn at 8:48 p.m. 

  Payne / Kadzik – unanimously approved.                

Consent Agenda - 1
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      CD recorder utilized:  Tracks 1002 – 1034 

 
                                                                                 
                                                                                                                          
Charles L. Hunter, Mayor    Molly Towslee, City Clerk 
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                                      Business of the City Council 
City of Gig Harbor, WA 

 
 

 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 

 
 

Expenditure    Amount    Appropriation 
Required 0   Budgeted   0              Required           0

 
INFORMATION / BACKGROUND 

Jim White of WWR Properties LLC, with Randy Boss acting as his agent, has requested a 
zoning code text amendment to increase the maximum retail building size (commercial 
structure gross floor area) in the C-1 zoning district outside of the view basin from 65,000 
square feet to 100,000 square feet provided a conditional use permit is granted.  The proposal 
is not specific to any tenant, but applies to all retailers anywhere in the C-1 zoning district 
outside the view basin. 

Application: 

 

The current retail building size limit of 65,000 square feet was put into effect by the City 
Council in 1996.  In 2003, the City Council commissioned a building size analysis from Perteet 
Engineering for the majority of zoning districts in the city, including the C-1 district. In 2004, the 
Council reviewed the results of that analysis and chose not to increase the limitation for the C-
1 zoning district consistent with the recommendation in that analysis.   

Background: 

 
In March 2009, Randy Boss, on behalf of Jim White of WWR Properties, Inc., submitted an 
application for a zoning code text amendment proposing a maximum 165,000 square feet 
retail building size in the C-1 zoning district outside of the view basin provided a conditional 
use permit is granted.  The Council reviewed that request in April 2009 and chose not to send 
the application to the Planning Commission for review. In July 2010, the application was 
revised to lower the requested maximum retail building size to 100,000 square feet.  At that 

Dept. Origin:  Planning 
 
Prepared by:  Jennifer Kester, Senior Planner 
 
For Agenda of:  September 26, 2011 
 
Exhibits: Resolution; Ordinance; 
Application Materials; Maps; Planning Commission 
recommendation, minutes and staff report; Public 
comments   
                                                            Initial & Date 
 
Concurred by Mayor:         __________ 
Approved by City Administrator:   __________ 
Approved as to form by City Atty:   __________ 

Approved by Finance Director:         __________ 
Approved by Department Head:   __________ 
 
 
 
 
 

Subject:   Public Hearing – Retail Building 
Size in the C-1 Zoning District. 
  
Proposed Council Action:  Hold public 
hearing and either: 

1. Pass resolution denying amendment 
consistent with the Planning 
Commission recommendation; or 

2. Direct staff to update the draft 
ordinance to include findings of fact 
in support of the amendment based 
on public testimony and Council 
comments and direct staff to bring 
back the ordinance for first reading at 
your next meeting. 
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time, the Council placed the amendment on the Planning Commission work program 
expecting the amendment be reviewed in 2011. 
 

The Planning Commission held work study sessions on the revised amendment on June 2nd, 
June 16th, and August 18th, 2011.  An open house and public hearing were held on July 21st, 
2011.   On August 18th, 2011, the Planning Commission recommended denial of the 
amendment on a vote of 3 against, 2 for, and 1 abstention, with the chair in support of the 
majority against.  A copy of the Planning Commission recommendation with findings of fact 
has been included in the packet. 

Planning Commission Review: 

 

Planning staff has prepared a resolution denying the amendment consistent with the Planning 
Commission’s recommendation and findings.  This resolution could be passed after the public 
hearing.  Staff has also prepared a basic draft ordinance in case the Council would like to 
consider the amendment further.  If after the public hearing the City Council would like to have 
a first reading of an ordinance adopting the proposed amendment, the Council should direct 
staff to use public testimony and council comments to develop findings of fact in support of the 
amendment.  Staff would then bring back this ordinance for first reading on October 10th. 

Council Review: 

 

 
APPLICABLE CODES AND POLICIES: 

Zoning text amendments are addressed in Chapter 17.100 of the Gig Harbor Municipal Code.  
The general criteria for approval of a zoning text amendment are whether the proposed 
amendment furthers the public health, safety and welfare, and whether the proposed 
amendment is consistent with the Gig Harbor Municipal Code, the Comprehensive Plan and 
the Growth Management Act (chapter 36.70A RCW).  Zoning text amendments are 
considered a Type V legislative action (GHMC 19.01.003). The Planning Commission is 
required to hold a public hearing and make recommendation to the City Council on such 
amendments (GHMC 19.01.005).  
 
A. Gig Harbor Comprehensive Plan:   

The following are applicable policies from the Land Use Element of the Comprehensive 
Plan 

 
Policy 2.2.3.d: 

Provides primarily retail and wholesale facilities, including service and sales.  Where 
appropriate, mixed-use (residential with commercial) may be permitted through a 
planned unit development process.  Commercial-business activities consist of the 
following: 

Commercial/Business Land Use Designation 

 
1) Retail sales and services 
2) Business and professional offices 
3) Mini-warehousing 
 
Commercial areas which border residential designations or uses should use available 
natural features as boundaries.  
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1) Natural features should serve as buffers, which may consist of standing timber, 

streams or drainage swales.   
2) A minimum buffer width should be 30 feet.   
3) The density and depth of the buffer should be proportional to the intensity of the 

use. 
 

Policy 3.9.3.f: 
Westside Neighborhood Design Area
The Westside neighborhood design area is located south of Hunt Street and west of SR 
16.  The business area in the vicinity of the Olympic Drive/Point Fosdick Drive 
interchange serves as the primary service area for the city.  This area has a vibrant mix 
of destination retail, medical offices, neighborhood businesses, grocery stores, multiple-
family housing and retirement communities. The area experiences heavy traffic and 
pedestrian connections have been limited. Having developed over time, the architecture 
of the businesses is varied. Many of the businesses have developed with a significant 
number of existing trees being retained. 

  

 
The Westside residential areas are characterized by suburban density subdivisions of 
contemporary homes built around large trees.  Many homes in this area have territorial 
views.     

- 
B. Gig Harbor Municipal Code:   

The intent of the Commercial District (C-1) is as follows: 
 
A C-1 district is intended to provide for uses that, though not necessarily hazardous or 
offensive, are different from direct sales and services to customers or residential 
developments. These uses include light manufacturing, sales, storage, maintenance 
and processing. The regulations for a C-1 district are intended to allow the efficient use 
of the land while making the district attractive and compatible with a variety of uses 
within the district and in surrounding districts. (GHMC 17.40.010) 
 
A “commercial building” is defined as: 

17.04.245 Commercial building/structure. 
“Commercial building/structure” refers to a type of structure or portion of a structure 
which is used primarily for wholesale or retail sale or trade of products not 
manufactured on the site. Professional services (GHMC 17.04.680) and manufacturing 
(GHMC 17.04.436) are excluded from this definition. 

 

None.   
FISCAL CONSIDERATION 

 

The SEPA Responsible Official issued a Determination of Nonsignificance (DNS) for the 
proposed interim ordinance on August 24, 2011 and no appeals were filed. 

SEPA DETERMINATION 
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On August 18th, 2011, the Planning Commission recommended denial of the amendment on a 
vote of 3 against, 2 for, and 1 abstention, with the chair in support of the majority against.   

BOARD OR COMMITTEE RECOMMENDATION 

 

Hold public hearing and either: 
RECOMMENDATION / MOTION 

1. Pass resolution denying amendment consistent with the Planning Commission 
recommendation; or 

2. Direct staff to update the draft ordinance to include findings of fact in support of the 
amendment based on public testimony and Council comments and direct staff to bring 
back the ordinance for first reading at your next meeting. 
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RESOLUTION NO. _____ 
 

A RESOLUTION OF THE CITY OF GIG HARBOR, 
WASHINGTON, DENYING THE PROPOSED TEXT AMENDMENT 
TO INCREASE THE MAXIMUM RETAIL BUILDING SIZE 
(COMMERCIAL STRUCTURE GROSS FLOOR AREA) IN THE C-
1 ZONING DISTRICT OUTSIDE OF THE VIEW BASIN FROM 
65,000 SQUARE FEET TO 100,000 SQUARE FEET PROVIDED A 
CONDITIONAL USE PERMIT IS GRANTED (PL-ZONE-09-0002). 
 

 
WHEREAS, in March 2009, Randy Boss, on behalf of Jim White of WWR 

Properties, Inc., submitted an application for a zoning code text amendment to 
increase the maximum retail building size (commercial gross floor area) in the C-
1 zoning district outside the view basin from 65,000 square feet to 165,000 
square feet provided a conditional use permit is granted; and   

 
WHEREAS, the City Council reviewed that request in April 2009 and 

chose not to send the application to the Planning Commission for review; and  
 
WHEREAS, in July 2010, the application was revised to lower the 

requested maximum retail building size to 100,000 square feet; and 
 
WHEREAS, the City Council forwarded the revised application to the 

Planning Commission for review and recommendation; and 
 

WHEREAS, the revised text amendment was forwarded to the 
Washington State Department of Commerce on August 2, 2011, pursuant to 
RCW 36.70A.106, and was granted expedited review on August 24, 2011; and  

 
WHEREAS, the Gig Harbor SEPA Responsible Official issued a 

Determination of Nonsignificance for the revised text amendment on August 24, 
2011; and 
 

WHEREAS, the Planning Commission held work study sessions on the 
revised text amendment on June 2nd, June 16th, and August 18th

 
, 2011; and 

WHEREAS, the Planning Commission held an open house and public 
hearing on the revised text amendment on July 21st

 
, 2011; and 

WHEREAS, on August 18th

 

, 2011, the Planning Commission 
recommended denial of the revised text amendment; and 

WHEREAS, on __________, 2011, the Gig Harbor City Council held a 
public hearing on the revised text amendment; 
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Now, Therefore,  

 
THE CITY COUNCIL OF THE CITY OF GIG HARBOR, WASHINGTON, 
HEREBY RESOLVES AS FOLLOWS: 
 

Section 1

1. The proposal is consistent with the Commercial/Business land use 
designation for which the C-1 zoning district is an implementing zone.  
The Commercial/Business land use designation (Comprehensive Plan 
Policy 2.2.3.d) supports retail sales and does not place limitations on 
retail building size. 

.  Findings of Fact. The City Council hereby makes the 
following findings of facts on Application PL-ZONE-09-0002, Retail Building Size 
in the C-1 Zoning District: 

2. The proposal is not consistent with the intent of the C-1 zoning district.  
While Sales level 1, level 2, level 3 and ancillary sales are permitted in 
the zone, the intent of the zone is to “provide for uses that … are 
different from direct sales and services to customers….” This proposal 
would promote “direct sales” by opening the zone to sales tenants that 
currently are not compatible because of the 65,000 square foot size 
limit for commercial structures.  

3. The proposal will not further public health, safety and general welfare 
in the following ways: 
a. The majority of public comments were opposed to 100,000 square 

foot “big box” retailers in the C-1 zoning district in the Westside 
neighborhood.  

b. Recent retail developments in the Westside neighborhood have 
been developed under the 65,000 square foot retail building size 
limitation and have attracted retail tenants that have been well 
received and appear to be popular with the community.  

c. 100,000 square foot “big box” retailers are more appropriately 
located in the Gig Harbor North area compared to the Westside 
neighborhood where the retail building size limitation of 65,000 
square feet has been in place since 1996. 

d. The retail building size limitation for the C-1 zoning district was last 
reviewed in 2004. The record does not support a finding of a 
change in conditions since that review to justify the proposed 
amendment. Furthermore, no evidence has been provided which 
shows that the community is in need of 100,000 square foot retail 
buildings in the C-1 zoning district as compared to 65,000 square 
foot retail buildings.  

e. An increase in the retail building size limitation in the C-1 zoning 
district could trigger a similar increase in the neighboring B-2 
zoning district. The Planning Commission finds that it is preferable 
to change retail building size limitations after a comprehensive 
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review rather than in response to a specific request in a specific 
zone.  

f. A regional or national “big box” retailer which could locate in a 
100,000 square foot retail building is typically less connected to a 
community and will be less likely to source goods from the 
community. 

 
Section 2

 

.  Decision. After consideration of the public record for 
application PL-ZONE-09-0002, staff reports, the Planning Commission 
recommendation, the City’s Comprehensive Plan, criteria for approval found in 
Chapter 17.100 GHMC, applicable law, and public testimony, the City Council 
hereby denies the request to increase the maximum retail building size 
(commercial building gross floor area) in the C-1 zoning district outside of the 
view basin from 65,000 square feet to 100,000 square feet provided a conditional 
use permit is granted (PL-ZONE-09-0002). 

 
RESOLVED by the City Council this _____ day of ______, 2011. 
 

APPROVED: 
 
                    
Charles L. Hunter, Mayor 

 
ATTEST/AUTHENTICATED: 
 
 
      
Molly M. Towslee, City Clerk 
 
APPROVED AS TO FORM: 
Office of the City Attorney 
 
 
      
Angela S. Belbeck 
 
FILED WITH THE CITY CLERK:   
PASSED BY THE CITY COUNCIL:  
RESOLUTION NO.:   
 

New Business - 2
Page 7 of 164



Page 1 of 3 

ORDINANCE NO. ____ 
 

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF GIG 
HARBOR, WASHINGTON, RELATING TO ZONING; 
INCREASING THE MAXIMUM RETAIL BUILDING SIZE 
(COMMERCIAL STRUCTURE GROSS FLOOR AREA) IN THE C-
1 ZONING DISTRICT OUTSIDE OF THE VIEW BASIN FROM 
65,000 SQUARE FEET TO 100,000 SQUARE FEET PROVIDED A 
CONDITIONAL USE PERMIT IS GRANTED (APPLICATION PL-
ZONE-09-0002); AMENDING SECTION 17.40.055 OF THE GIG 
HARBOR MUNICIPAL CODE; PROVIDING FOR SEVERABILITY 
AND AN EFFECTIVE DATE. 

 
 

WHEREAS, in March 2009, Randy Boss, on behalf of Jim White of WWR 
Properties, Inc., submitted an application for a zoning code text amendment to 
increase the maximum retail building size (commercial gross floor area) in the C-
1 zoning district outside the view basin from 65,000 square feet to 165,000 
square feet provided a conditional use permit is granted; and  

 
WHEREAS, the City Council reviewed that request in April 2009 and 

chose not to send the application to the Planning Commission for review; and  
 
WHEREAS, in July 2010, the application was revised to lower the 

requested maximum retail building size to 100,000 square feet; and 
 
WHEREAS, the City Council forwarded the revised application to the 

Planning Commission for review and recommendation; and 
 

WHEREAS, the revised text amendment was forwarded to the 
Washington State Department of Commerce on August 2, 2011, pursuant to 
RCW 36.70A.106, and was granted expedited review on August 24, 2011; and  

 
WHEREAS, the Gig Harbor SEPA Responsible Official issued a 

Determination of Nonsignificance for the revised text amendment on August 24, 
2011; and 
 

WHEREAS, the Planning Commission held work study sessions on the 
revised text amendment on June 2nd, June 16th, and August 18th

 
, 2011; and 

WHEREAS, the Planning Commission held an open house and public 
hearing on the revised text amendment on July 21st

 
, 2011; and 

WHEREAS, on August 18th

 

, 2011, the Planning Commission 
recommended denial of the revised text amendment; and 
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WHEREAS, on __________, 2011, the Gig Harbor City Council held a 
public hearing on the revised text amendment; Now, therefore, 

 
 THE CITY COUNCIL OF THE CITY OF GIG HARBOR, WASHINGTON, 
ORDAINS AS FOLLOWS: 
  

 Section 1

 

.  Findings of Fact. The City Council hereby makes the 
following findings of facts on Application PL-ZONE-09-0002, Retail Building Size 
in the C-1 Zoning District: 

To be inserted after public hearing at the direction of City Council 
 

Section 2

 

.  Section 17.40.055 in the Commercial District (C-1) chapter of 
the Gig Harbor Municipal Code is hereby amended, to read as follows: 

17.40.055 
The maximum gross floor area per commercial structure is 65,000 

square feet

Maximum gross floor area. 

, except that in.  An applicant may increase this maximum 
gross floor area, not to exceed 100,000 square feet, provided a conditional 
use permit application is submitted and approved by the hearing examiner 
as required under Chapter 17.64 GHMC. In

 

 the C-1 district abutting 
Harborview Drive the maximum gross floor area per building is 35,000 
square feet with a minimum separation of 20 feet between buildings. 

Section 3.  Severability.

 

  If any section, sentence, clause or phrase of this 
Ordinance should be held to be unconstitutional by a court of competent 
jurisdiction, such invalidity or unconstitutionality shall not affect the validity or 
constitutionality of any other section, sentence, clause or phrase of this 
Ordinance. 

 Section 4.  Effective Date

 

.  This Ordinance shall take effect and be in full 
force five (5) days after passage and publication of an approved summary 
consisting of the title.  

 PASSED by the Council and approved by the Mayor of the City of Gig 
Harbor, this ___ day of _____________, 2011. 
 

CITY OF GIG HARBOR 
 
 
           
     Mayor Charles L. Hunter 
 
 
ATTEST/AUTHENTICATED: 
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Molly M. Towslee, City Clerk 
 
APPROVED AS TO FORM: 
Office of the City Attorney 
 
 
      
Angela S. Belbeck 
 
FILED WITH THE CITY CLERK:   
PASSED BY THE CITY COUNCIL:  
PUBLISHED:   
EFFECTIVE DATE:   
ORDINANCE NO:  
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August 26, 2011 
 
To Mayor Chuck Hunter and City Council Members: 
 
I want to briefly describe my opinion about the C-1 Text Amendment which has recently 
been voted on by the Planning Commission (I was the lone abstaining vote).  
 
This issue garnered public attention and rallied those residents who are against increasing 
the allowable size of a retail building from 65,000 to 100,000 square feet. Since non-
retail uses are not limited in size, and may exceed 200,000 square feet if they meet all the 
other requirements, it wasn’t the size of the building that bothered them, but the concept 
of a large format “big box” retailer” locating in this area of the city. 
 
I listened carefully to their concerns, and I remain uncertain that these same residents are 
aware that a very large non-retail building as well as three 65,000 square foot retail 
buildings separated by the 20-foot minimum would be allowed under current regulations. 
When this issue was brought up at the public hearing and the work-study session that 
followed, the residents who attended did not react to these realities.  
 
If the issue is a large format big box retailer, then the city should attempt to get a larger 
sample size of citizen attitudes. Our decision to limit the size is a decision to exclude 
certain retailers from building in our city. Fair enough. But it also precludes companies 
such as Fred Meyer from building a full-line store in the most desirable area for food 
retailers. I think that this ultimately negatively impacts the quality of life for our 
residents.   
 
Text amendments anticipate a change in the use of the land, and usually have a general 
statement about the potential of the property. The text amendment for Sunrise Enterprise 
that approved a change from Employment Center to Commercial Business is one recent 
example. This change allows the property to be developed in a manner that may benefit 
both the owner and the city. It met all ten of the Criteria for Approval, and was deemed to 
be compatible with surrounding current land uses. The process drew criticisms and 
requests for denial from neighbors and other local residents, but the analysis showed that 
the change was a net positive for the city.  
 
The request for change in the C-1 Zone did not anticipate a change in land use…only in 
building size. The developer made this request after preliminary discussions with Fred 
Meyer about a new store in Gig Harbor. It was appropriate for the city to consider this 
change for a new Fred Meyer store. However, Fred Meyer has withdrawn their letter of 
interest at the present time, and the text amendment should be tabled/cancelled until the 
developer has a specific tenant formally requesting a change in building size. As a 
practical matter, denial of the text amendment severely limits future flexibility, and is 
contrary to the Comprehensive Plan Goal 6.2.4, Future Development Opportunities. 
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This goal states: “Monitor proposed urban zoning designations and developments 
elsewhere on the Peninsula. Determine market requirements and potentials for 
commercial, office and industrial uses and protect Gig Harbor’s interests in the allocation 
of future development opportunities
 

.” 

While my personal preference is for a development that is similar to University Village in 
Seattle, I recognize that the structure of the economy is changing and nobody knows what 
the outcome will be. It is important for us to have as much flexibility in this environment 
as possible, and consideration of this text amendment at the present time may do harm to 
us in the future. 
 
Economic Development Issues 
 
The C-1 Text Amendment also highlights an issue that all communities…indeed the 
entire country is wrestling with at the present time. Gig Harbor is a wonderful place to 
live, but generally not a place that offers employment choice.  
 
The City’s Comprehensive Plan recognizes the importance of economic development in 
achieving the goals of the Comprehensive Plan. The economic conditions and trends 
outlined in the Comprehensive Plan date to 1986, 1990 and 1992. These do not reflect 
current realities, and we must gain a current perspective if we are to develop relevant 
plans for our community. 
 
What is relevant and important are the policies AND GOALS described in Chapter 6, 
specifically: 
 

1. Promote diverse economic opportunities for all citizens… 
2. Encourage economic development in areas in which there is an imbalance 

between available employment opportunities and the local population 
base.  

3. Ensure that economic growth remains within the capacities of the state’s 
natural resources, public services and public facilities. 

4. Plan for sufficient economic growth and development to ensure an 
appropriate balance of land uses, which will produce a sound financial 
posture… “PROVIDE THE CITY WITH A SOUND TAX BASE”. 

5. Strengthen existing businesses and industries… 
6. Provide both the private and public sector with information necessary to 

support and promote economic development. 
 

6.1.1 Job creation.
 

  

Help create employment opportunities within the local economy, particularly for 
residents who currently commute across the Narrows Bridge to work. 
 
Determine reasonable jobs-to-housing balance.  Current 2014 goal is one job for 
every 2.5 workers. Estimated ratio is currently one job for every 8 or 9 workers.  
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Encourage the redevelopment of declining commercial areas through a variety of 
incentives such as reduced fees… and the consideration of waivers from land use 
standards.  
 
6.1.2 Site Identification

 
   

Work with other public agencies and private interests to identify and promote 
sites, which can suitably be developed for a variety of local employment 
opportunities. 
 
6.1.2 
 

Site Efficiencies 

Work with property owners to determine the effective development capacity of 
sites… 
 
6.2.1 

 
Small Business Development 

Encourage local business development opportunities, particularly for small start-
up business concerns which may be owned by or employ local residents. Promote 
the local use of special small business financing and management assistance 
programs. 
 
6.2.2 Property Revitalization

 
  

Assist with special planning and development efforts to reuse older buildings, 
redevelop vacant properties, and revitalize older commercial and business districts 
within the city (downtown shopping district is in critical need). 
 
6.2.3 

 
Financial Programs 

Help local private groups structure special improvement districts, including 
parking and business improvement authorities, local improvement districts, or 
other programs necessary to the effective revitalization of older business and 
commercial areas of the city. 
 

These are the policies and goals that have urgency for our city. We cannot control the 
economic conditions that are so troubling to our country, state and city at the present 
time. However, we can be aware of the latest economic trends and forecasts that will 
impact us in the coming months and years. We will be able to change course in order to 
accommodate these economic realities and maintain our vibrant and special community. 
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Following are several trends that will impact our lives. Emergent Research was the 
project lead for the Intuit 2020 Report. This project collaborative effort included 
contributions from the Academic, Public, Private, Technical and Scientific Sectors. 
Following is a brief look at several trends that will shape the next decade, and may help 
to inform our decisions about Economic Development Policy for Gig Harbor. 
 
Introduction: 

The coming decade will bring a set of demographic shifts in the marketplace. 
Developed economies will continue to age, while developing economies will 
grow statistically younger with higher birthrates. 
 
More people will live in urban areas and surrounding suburbs. The digital 
generation will turn 40, aging baby boomers won’t/can’t retire and a new 
Generation Z – the mobile generation – will hit their textbooks online.  
 
Small businesses will shift as well, affecting both the business community and 
consumers over the next decade. 
 

Demographic Trends – 
 

1. Digitally Savvy Kids Grow Up and Change Everything

2. 

. They are quick 
adopters and adapters of new technologies, and will focus on live/work, 
and will demand a living environment that enables that priority. 
Generation Z – also known as Gen I (internet generation), and will enter 
their teen years natively fluent in mobile and social platforms. They will 
expect global reach, and the global grid will be their toy, their inspiration 
and their education. 
Baby Boomers Gray But Don’t Slow Down

3. 

. Baby boomers will dominate 
the graying generation, and this new breed of senior citizens will continue 
to work in current professions or start new careers. 
It’s a She-conomy

4. 

. Women will be a dominant force in the global market, 
and will be a major force in the mainstream economy in the established 
business sector or start their own business. 
Cultural Fusion Brings Global Tastes to Local Markets

5. 

. The adoption 
and adaptation of global traditions into local habits will emerge as a 
growing trend, and influence local business. 
Economic Opportunities Fuel Urban/Suburban Living. 

 

This trend will 
be driven by economic opportunity. The “Live/Work” trend will separate 
those communities which are growing and vibrant with live “where you 
work” environments from the current “bedroom” communities. Increased 
fuel and transportation costs, localism as a way of life, “free agent” 
employees, and cloud computing/telecommuting will be major factors in 
this evolving trend. 
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Social Trends – 
 

6. Social Networks Fuel Participatory Economy

7. 

. Grassroots movements 
will be the norm as drivers for change in government and the economy. 
People will build communities to make social, economic and political 
decisions. 
Localism Creates a New Way of Life

8. 

. Work-life balance will no longer be 
an aspiration, but a reality as people invest in the places they live to make 
them better. Current economic conditions are driving and re-establishing 
traditional strong ties with family, friends and community. This will spur 
economic development in new dynamic ways. Communities that compete 
effectively for a strong live/work environment will be sought after in this 
new way of life. 
Individuals shoulder the Risk Burden

 

. This will be driven by economic 
changes and needs. Individuals will be increasingly accountable for 
making their own insurance and retirement decisions, where institutions 
had been previously involved. Likewise, governments will begin reducing 
social support systems, driving the need for individual risk management.  

Economic Trends – 
 

9. You No Longer Need a Lot of Cash to Start a Business

10. 

. Starting a 
business will be more affordable than ever. Smaller, lighter and smarter 
systems, components and manufacturing methods will emerge to drive a 
new era of small business. 3-D printing is one of the emerging concepts 
that will transform segments of the manufacturing process. 
Sustainability Becomes a Competitive Requirement

11. 

. Sustainability will 
move from novelty to business necessity. Pressure on resource supplies, 
regulation and taxes will add to these pressures. 
Health and Wellness Spending Soar

12. 

. Health and wellness will become 
the world’s largest industry, accounting for global consumers’ single-
largest expenditure. Multiple drivers include aging, health-intensive 
populations, pollution problems, rising chronic diseases in the young, 
expanding use of high-tech health equipment, services and 
pharmaceuticals; and a growing consumer focus on wellness. 
Work Shifts from Full-Time to Free Agent Employment. 

13. 

Traditional 
employment will no longer be the norm, replaced by contingent workers 
such as freelancers and part-time workers. The long-term trend of hiring 
contingent workers has accelerated in the current economy, and will 
continue to accelerate even as the economy recovers. More than 80% of 
large companies are planning to increase their use of a flexible workforce. 
Niche Markets Flourish in the New Economy. Consumers will demand 
niche products and services, and businesses will have the means to deliver 
them, driven in part by the Internet, and low cost tools and materials. 
Micro and small businesses will effectively compete in this segment. 
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14. Small Businesses and Global Giants Form a Barbell Economy.

 

 Small 
businesses will grow in importance and flourish due to both their agility 
and demand for niche products and services. The global economy will see 
the diminished presence of mid-sized businesses as they are consolidated 
into large corporations. Small businesses will increase, with the greatest 
growth in personal and micro businesses, due to contingent or free agent 
workers. 

Technology Trends: The Ubiquity of Technology – 
 

15. Working in the Cloud

16. 

. These technologies will shift work environments 
away from large corporate offices into smaller, collaborative environments 
with other free agents, or toward an in-my-own-place, on-my-own-time 
work regimen.  
Data is Critical for Competitive Advantage

17. 

. Data overload will no longer 
be a burden, but an advantage for individuals and companies with the 
skills to provide compelling analysis for consumers.  
Social and Mobile Computing Connect and Change the World

18. 

. The use 
of social and mobile networks and technologies will possess greater 
utility, including collaborative technologies. Business will be redefined in 
how they create value and compete, and will help consumers and 
businesses to anticipate and guide decision-making and risk management. 
Smart Machines Get Smarter

 

. The hardware and software technologies 
we use on a daily basis will get smarter, helping people make everyday 
decisions and streamline complex tasks. Intelligent devices will be 
engrained in consumer’s lives along with businesses, changing the way we 
live and work. 

Our economic world has changed forever, and the Economic Development policies and 
goals should be reviewed and changed to reflect the new realities of our markets. What 
has retained the same importance is the goal of increasing the ratio of local work 
opportunities for our residents.  
 
I listed small business development, property revitalization, financial programs, site 
efficiencies and job creation goals from our current comprehensive plan because they can 
provide the baseline to look at where we are in these important areas.  
 
It was important to me to provide a look forward if I was going to critique our current 
circumstances; and the Emergent Research 2020 Trends Report captures the major 
changes that are underway in the country. The one trend that is the most positive for Gig 
Harbor is the shift to localism. The live/work environment will be critical for all 
communities in the next decade, and we can lead in this important area. 
 
Sincerely, 
 
Michael Fisher 

New Business - 2
Page 36 of 164



New Business - 2
Page 37 of 164



New Business - 2
Page 38 of 164



City of Gig Harbor Planning Commission 
Work Study Session and Public Hearing 

Council Chambers 
June 2, 2011 

5:00 pm 
 
PRESENT

 

:  Harris Atkins, Michael Fisher, Jim Pasin, Bill Coughlin, Jill Guernsey, Craig 
Baldwin and Ben Coronado.   

STAFF PRESENT:
 

  Staff:  Tom Dolan, Jennifer Kester and Diane Gagnon. 

CALL TO ORDER:
 

  at 5:00 pm  

 
APPROVAL OF MINUTES: 

MOTION:  Move to approve the minutes of May 5, 2011.  Pasin/Coronado – Motion 
passed. 

 

 
WORK-STUDY SESSION: 

1. WWR Properties, Inc., 3803 Bridgeport Way W., University Place, WA 98466

 

 
On July 13, 2010, Randy Boss, on behalf of Jim White of WWR Properties, Inc., 
submitted a revised application for a zoning code text amendment which would 
increase the commercial gross floor area in the C-1 district outside of the view 
basin from 65,000 square feet to 100,000 square feet, provided a conditional use 
permit is granted.  This is the introductory presentation by the applicant on the 
amendment.  Future work study sessions and a public hearing are expected. 

Senior Planner Jennifer Kester gave a brief overview of the proposed zoning code 
amendment. 
 
The representative for the applicant, Mr. Randy Boss went over the proposal and the 
Olympic Town Center project which prompted the proposed change.  He distributed an 
aerial photo of other large buildings in the area and their square footages.  Mr. Boss 
reviewed the history of the project and the previous applications made.  He noted that 
they had asked for an increase previously and it had been too large of an increase so 
they were asking for a smaller increase at this time.  He stated that their client Fred 
Meyer has scaled down their store size to approximately 80,000 square feet which is 
even less than what they had proposed in their current application.  Mr. Boss then went 
over in more detail how a 78,000 square foot building will match the existing mass and 
scale of the existing buildings on the west side.  He then made a comparison to several 
of the buildings in Gig Harbor North.   
 
Commissioner Michael Fisher asked what the total of all the buildings would be in the 
proposed shopping center and Mr. Boss answered about 185,000 square feet.  He then 
asked what the size was of the Fred Meyer store in University Place and Mr. Boss said 
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it was 165,000 square feet.  Commissioner Craig Baldwin asked about how Gig Harbor 
North was developed and Ms. Kester answered that it was in the PCD zone and 
therefore it allowed for larger buildings.  She explained where in the city C-1 zoning 
exists.  She noted that this amendment would not apply to the C-1 parcel on the 
waterfront.  Additionally she stated that the building size limitation applies to retail 
buildings only and that the original limitation was for 35,000 square feet and then 
increased to 65,000 square feet in this area.  Commissioner Bill Coughlin asked if they 
were asking to reduce their request to 80,000 square feet and Mr. Boss said yes they 
were proposing to amend their request.   
 
Ms. Kester went over the process for private text amendments.  She also reminded the 
commission that this was an amendment to increase the allowed square footage and is 
not tied to Fred Meyer in any way.  Mr. Fisher asked about how big of a building they 
could build if they were just building an office building and Ms. Kester noted that it would 
only be limited by the development standards.  Mr. Coughlin noted that there would be 
more employment if it were developed as an office building and Ms. Kester said she 
could provide that data.  Planning Director Tom Dolan stated that they also needed to 
think about whether the city could handle any more medical office.  Ms. Kester said she 
would pull some minutes from the previous meetings on increasing the building size.  
Commissioner Jim Pasin said that he felt that the 80,000 square foot request was 
reasonable.  He reminded everyone about the intent of the Westside neighborhood.  Mr. 
Fisher asked about traffic and Mr. Boss answered that they have received traffic CRCs 
for a larger building and he explained the link that will be developed and other 
infrastructure changes.  Commissioner Harris Atkins asked if it wasn’t Fred Meyer, what 
it would be.  Mr. Boss said that there aren’t any other retail tenants who would build an 
80,000 square foot structure; this is being done because of the financing and lease 
structuring.  He said that they would probably divide the building up if Fred Meyer left.  
Commissioner Ben Coronado asked about vacancy rates on the Westside and Mr. Boss 
said that it is minimal.  Mr. Dolan asked if there was any information that the Planning 
Commission needed prior to the next work study session on June 16th.  The 
Commission then decided to continue the work-study session to after the public hearing 
scheduled at 6:00 pm. 
 
They called a 5 minute recess prior to the public hearing at 6:00 pm 
 
Commissioner Jill Guernsey had to leave at 6:00 pm. 
 

 
PUBLIC HEARING 

1. CITY OF GIG HARBOR, 3510 Grandview St, Gig Harbor, WA  98335
(PL-COMP-11-  

 0003)

 -   
 Application for a Comprehensive Plan Text Amendment 

 to add policies to two elements to support the State-mandated   
 requirements to allow electric vehicle charging infrastructure in most of our  
 zoning districts.  
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2. CITY OF GIG HARBOR, 3510 Grandview St, Gig Harbor, WA  98335
(PL-COMP-11-0004)

 – 
Application for a Comprehensive Plan Text Amendment  a 
companion amendment to a Pierce County UGA amendment to add the entirety 
of the waters of Gig Harbor Bay to the City’s municipal UGA. 

 
Ms. Kester went over the two proposed Comprehensive Plan amendments, noting that 
she had received a comment from Carole Holmaas saying she was unable to make the 
meeting but that she had heard no opposition to the proposal to add the waters of Gig 
Harbor Bay to the City’s Urban Growth Area.  Mr. Dolan noted that the County was also 
supportive of this amendment.   
 
Mr. Atkins opened the public hearing at 6:05 pm and there being no comment closed 
the public hearing.   
 
Mr. Coughlin asked why this area was not originally part of the UGA.  Ms. Kester said 
that somehow in the county process, the line got moved and it was probably an 
oversight.   She noted that the city does not currently have police authority on the other 
side of the bay.  She noted that this UGA amendment process was a precursor to 
annexing this area.      
 

MOTION:  Move to recommend approval of both comprehensive plan amendments.   
Fisher/Pasin – approved unanimously.   

 
Ms. Kester passed out proposed findings for the commission to review for the chair’s 
signature.   
 
After the review of the draft findings, Mr. Atkins asked if there was a better term rather 
than “donut hole”.  It was decided to put it in quotes.  Mr. Pasin said he was fine with the 
proposed findings with the amendment and everyone agreed.   
 

 
WORK-STUDY SESSION (continued): 

The Planning Commission then held further discussion on the WWR Properties 
proposal.  Mr. Atkins asked each of the Planning Commission members if they had any 
concerns that should be addressed prior to the next meeting.  Mr. Coronado said he 
would like to know about vacancies in the neighborhood and the effects of approving 
this proposal on the downtown.  Mr. Coughlin said he would like to see a current 
buildable lands survey and the undeveloped buildings in C-1.   He would also like to see 
some long term projections from the applicant on the trends of these types of stores.  
Mr. Pasin said that he would like some information on the road that is being proposed 
and whether the city has agreed to that.  Mr. Atkins said that he would like to see more 
information regarding the increased congestion this would create if other sites took 
advantage of this increased square footage.  Ms. Kester said that staff would do a 
capacity evaluation of this change and an analysis of the intersections.  Mr. Fisher said 
he didn’t really have any concerns and Mr. Baldwin said that he felt that the real issue 
was whether we wanted this to be an office building or retail and was C-1 intended for 
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retail.  Mr. Fisher asked if Mr. Boss had information on retail purchases by household.  
Mr. Boss said he would try to provide something for their next meeting.  Ms. Kester 
reiterated that she would provide some historical information as to why the limitation 
was imposed in the first place.  Mr. Pasin felt that the community had changed radically 
and the history was no longer relevant.  Mr. Coughlin asked about the impervious 
surface limitations and Ms. Kester said she would provide some information on the 
surrounding businesses and the sizes of the major tenants.  Mr. Coughlin asked about 
the impact to stormwater and Ms. Kester said that with enough engineering the 
difference can be mitigated and the difference is not that large.  Mr. Atkins asked for 
examples of other uses that might fit in 65,000 square feet versus 80,000.  Mr. Dolan 
noted that this application is for a C-1 zone and there have been comments that this 
should be applied to B-2 so they might want to keep that in mind.  Mr. Pasin said he 
didn’t think that it was appropriate as it just complicates the process by adding B-2.  Mr. 
Fisher asked if they approved the increase to 80,000 could they build 3 - 80,000 square 
foot buildings on this site and Ms. Kester said yes, if the site could accommodate it with 
a 20 foot separation.  Mr. Atkins wondered if making this increase in C-1 would make it 
easier to occur in B-2.  Ms. Kester said she would provide an analysis of the two 
different zones.   
 
Mr. Dolan asked if they wanted to schedule a public hearing on this issue at this time.  It 
was decided to make the decision at the June 16th meeting.   
 

 
ADJOURNMENT 

MOTION:  Move to adjourn at 6:48 p.m.  Pasin/Fisher – Motion carried.  
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City of Gig Harbor Planning Commission 
Work Study Session 

Community Rooms A and B 
June 16, 2011 

5:00 pm 
 
PRESENT

 

:  Harris Atkins, Michael Fisher, Jim Pasin, Bill Coughlin, Craig Baldwin and 
Ben Coronado.   Commissioner Jill Guernsey was absent. 

STAFF PRESENT:
 

  Staff:  Tom Dolan and Jennifer Kester 

CALL TO ORDER:
 

  at 5:00  

 
APPROVAL OF MINUTES: 

 MOTION:  Move to approve the minutes of June 2, 2011.  Pasin/Baldwin – 
Motion carried.   
 

 
WORK-STUDY SESSION 

Mr. Atkins went over the objective of the meeting, to address the issues surrounding the 
proposed amendment to increase the commercial gross floor area in the C-1 zone.  
 
1. WWR Properties, Inc., 3803 Bridgeport Way W., University Place, WA 98466

 

 
Randy Boss, on behalf of Jim White of WWR Properties, Inc., submitted a revised 
application for a zoning code text amendment which would increase the commercial 
gross floor area in the C-1 district outside of the view basin from 65,000 square feet to 
100,000 square feet, provided a conditional use permit is granted.   

Senior Planner Jennifer Kester stated that she had gathered the information that the 
commission had asked for at the last meeting.   She noted that the request is remaining 
at 100,000 square feet rather than amending it to 80,000 square feet as indicated at the 
last meeting.   
 
Ms. Kester went over the information she had provided.  Mr. Atkins asked if the 
proposed extension of 32nd

 

 Ave. was part of the city’s TIP and Ms. Kester said that no, it 
is not at this time; however it has been put into our traffic model because it was being 
proposed as part of the Olympic Town Center project.  She noted that Senior Engineer 
Emily Appleton had looked at the trip generations for different types of uses and found 
that a supermarket had the most trips generated.  Therefore, as a supermarket could be 
65,000 square feet or 100,000 square feet, there was no increase in the potential traffic 
generation intensity between the existing text and the proposed text.  Mr. Randy Boss 
(representing the applicant) stated that the trip analysis has been mitigated at a higher 
level.    
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Ms. Kester went over the differences between B-2 and C-1 zoning.  Discussion was 
held on the different development regulations in the zones.  Next she went over the list 
of different retailers that could utilize a building of the proposed size.  Mr. Boss gave a 
brief explanation of how he compiled the list.   
 
Ms. Kester then went over the history of building size in the City and what some of the 
issues had been in the past.  She then gave an overview of the Building Size limitations 
report that the city had done.  Mr. Boss gave a history of the Building Size limitations in 
the C-1.  Ms. Kester continued her analysis of the building sizes.  Mr. Pasin said that he 
didn’t think some of this history was pertinent.  Mr. Boss expressed his feeling that the 
information regarding the history about Walmart was prejudicial.  Mr. Dolan stated that 
the commission is free to consider or dismiss any or all of the information presented to 
them.  Mr. Fisher said that he didn’t think the information regarding wages and benefits 
was pertinent and suggested that they get some information from the International 
Council of Shopping Centers regarding the effect of increased building sizes on the 
downtown.  Mr. Pasin said that he didn’t think they needed to do that.  Mr. Fisher 
reminded everyone that the issue is really about this being a 100,000 square foot retail 
building; a 100,000 square foot office building can already be built there.  Mr. Coronado 
felt that it was important to look at the history and the effect on the downtown.   Mr. 
Baldwin said there is a very limited amount of C-1 and he didn’t think that you should 
protect the downtown at the expense of another area.  He stated that the development 
downtown should have its own incentives.  Mr. Fisher said that he felt that the 
commission needed to look at the reason for increasing the allowed size; i.e. what has 
changed in the economy, etc.  Mr. Atkins said that he felt that there were the same 
items available at other stores.  Mr. Coughlin stated that he still wanted to see more 
data on what kind of space is still available for this type of development.  Ms. Kester 
said that the 2007 Buildable Lands report showed that we had more than enough 
commercial and industrial land to provide for approximately 2000 more employees.  Mr. 
Boss said that he felt that the topic should be about retail land available.  Mr. Fisher 
reminded Mr. Boss that this was a work study session not a public hearing.  Mr. Pasin 
asked what Mr. Coughlin was trying to discover with the information on buildable lands.  
Mr. Coughlin said he wanted to look at this subject in a broader perspective.   
 
A 10 minute recess was called. 
 
Mr. Atkins called the meeting to order.  Mr. Pasin stated that he didn’t think a 100,000 
square foot building was out of place in this C-1 zone.  Mr. Dolan reminded the 
commission that the B-2 zone is where most retail is located and there may be 
questions raised as to why we aren’t allowing the same size in B-2.  Mr. Fisher asked if 
it was appropriate to answer the C-1 application and then just add an opinion on a 
possible B-2 change without actually recommending it.  Ms. Kester said that it can be 
communicated in a number of ways, as a second recommendation or just as a 
comment.  Mr. Atkins said that he felt that the bottom line was the city’s vision for the 
west side.   
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Discussion followed on the traffic impacts.    Mr. Boss provided information regarding 
the traffic mitigation and provided a map of properties with possible development 
opportunity.   Mr. Baldwin asked about what would happen if the 32nd

 

 Avenue extension 
was never built and Ms. Kester answered that the road is tied to this specific project and 
without this project may not be completed.   

Mr. Atkins asked if anyone had anything that staff needed to accomplish before the next 
meeting.  Mr. Fisher said that he felt it would be helpful to help the public understand 
that under current regulations a larger building could be built if it wasn’t retail.  Ms. 
Kester agreed and stated that it would be important to state in our public notice that this 
was about increasing permitted gross floor area for retail uses.  Mr. Dolan suggested 
that the notice state that the proposal  “An amendment to the Gig Harbor Municipal 
Code to increase the permitted gross floor area for retail uses in a C-1 zone from the 
current 65,000 square feet to 100,000 square feet.  Note:  The current regulations in the 
C-1 zone do not limit the maximum square footage of non retail buildings”.  Everyone 
liked the proposed wording.   Mr. Fisher additionally stated that perhaps they could 
require a development agreement with the increased square footage.  Mr. Pasin said 
that he felt it was too confusing.  Mr. Atkins suggested that the commission hold a small 
open house prior to the public hearing in order to illustrate what could be built now 
versus what is being proposed.  Mr. Dolan asked when they would like to hold a public 
hearing.  He noted that the City Council will not be meeting in the month of August so 
they will not be able to consider this issue until September.  Everyone agreed that July 
21, 2011 was fine and that they would hold an open house prior to the public hearing.  
Mr. Dolan went over the typical noticing requirements and asked if there was anything 
extra the Planning Commission wanted to have done in terms of noticing.   It was 
discussed that a larger ad in the Gateway would be appropriate and that it should 
include the wording as Mr. Dolan suggested.  Mr. Atkins said that the entire Westside 
neighborhood should be noticed rather than just the property owners within 300 feet.    
 
Mr. Atkins noted that this would be Ben Coronado’s last meeting and thanked him for 
his great service.   
 
Mr. Dolan noted that the July 7th meeting will be cancelled unless anyone had anything 
else that needed to be discussed at that meeting.  It was decided to cancel the July 7th

 

 
meeting.   

 MOTION:  Move to adjourn at 7:25 p.m.  Fisher/Coronado – Motion carried.   
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City of Gig Harbor Planning Commission 
Open House and Public Hearing 

Council Chambers 
July 21, 2011 

5:00 pm 
 
PRESENT

 

:  Harris Atkins, Michael Fisher, Jim Pasin, Bill Coughlin, Craig Baldwin and 
Reid Ekberg.   Commissioner Jill Guernsey was absent. 

STAFF PRESENT:
 

  Staff:  Jennifer Kester, Peter Katich and Diane Gagnon 

CALL TO ORDER:
 

  at 5:00  

 
OPEN HOUSE 

1. WWR Properties, Inc., 3803 Bridgeport Way W., University Place, WA 98466

 

 
Randy Boss, on behalf of Jim White of WWR Properties, Inc., submitted a revised 
application for a zoning code text amendment which would increase the commercial 
gross floor area in the C-1 district outside of the view basin from 65,000 square feet to 
100,000 square feet, provided a conditional use permit is granted.   

Boards were displayed showing the areas affected by the proposed change and 
representations of the possible project.  Commissioners and the proponents answered 
questions and held informal discussions with members of the public.   
 
PUBLIC HEARING:
 

  at 6:00 

 
APPROVAL OF MINUTES: 

 MOTION:  Move to approve the minutes of June 16, 2011.  Pasin/Fisher – 
Motion carried.   
 
Chairman Harris Atkins welcomed everyone and went over the rules for the evening and 
asked that everyone keep their comments to 3 minutes and if they wished to give their 
time to someone else they would have to come to the podium and do so. 
 
1. WWR Properties, Inc., 3803 Bridgeport Way W., University Place, WA 98466

 

 
Randy Boss, on behalf of Jim White of WWR Properties, Inc., submitted a revised 
application for a zoning code text amendment which would increase the commercial 
gross floor area in the C-1 district outside of the view basin from 65,000 square feet to 
100,000 square feet, provided a conditional use permit is granted.   

Senior Planner Jennifer Kester then went over the packet of information provided to the 
Planning Commission and noted that she had provided copies of the comments 
received so far this evening as well.   She then gave a brief overview of the staff report 
and the elements of the proposal. 
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Mr. Fisher clarified that there is not a building square foot limitation for other uses such 
as office and Ms. Kester stated that it was true that there was no limitation for office 
uses. 
 
Ms. Kester then went over the history of the zoning in this area and when the size 
limitations were adopted.  She reviewed the process for reviewing traffic for a text 
amendment.   
 
Chairman Harris Atkins went over the Planning Commissions role in this process and 
what would happen after this hearing.   
 
Randy Boss, P.O. Box 237, Gig Harbor WA  98335
Mr. Boss spoke regarding the project and noted that Fred Meyer had pulled their letter 
of intent for this project and that they were hoping to bring them back to the project.  He 
voiced his objections to the meeting and that he hadn’t been given enough easels and 
he objected to the Safeway project being shown.  He went over the timeline and history 
of their proposal.  He also objected to not being able to put his written handouts on the 
back table.  He emphasized that this is not a project specific proposal but is about 
building size.  Mr. Boss went over other retail centers in the area and their size.  He 
then talked about traffic and noted that they had mitigated traffic to the highest possible 
use.  He showed on the aerial photograph where they proposed to construct a new road 
to handle some of the traffic.  Mr. Boss noted that there were articles included in the 
Planning Commission’s packet from 1996 regarding Wal-Mart and he didn’t see that as 
relevant. 

  

 

He stated that this was a hot issue and he didn’t want any more large commercial 
development influencing the feel of our city as you drive down Hwy 16.  He felt that 
Uptown and Gig Harbor North were good examples of development on the part of the 
City.  Mr. Stanley stated he was opposed to increasing the limit to 100,000 and felt it 
would increase congestion.  He stated that we already have affordable things in Gig 
Harbor and he didn’t believe we were leaving money in Tacoma or Gig Harbor.  He 
stated that the conditional use option makes it difficult for anyone to say no. 

Peter Stanley, 602 N C St., Tacoma WA  98403 

 
Mr. Pasin asked Ms. Kester to clarify who would make a decision about the conditional 
use permit and she explained that it was the Hearing Examiner. 
 

Ms. LeRoy stated that her two serious concerns were the Olympic Drive interchange 
and the traffic.  She noted that even the DOT says that intersection is at capacity.  More 
retail will just increase the problem.  She stated she had empathy for people who live on 
the West side and the city needs to honor them by protecting their neighborhood.  Sales 
tax is not more important than quality of life.  We could end up with a lot of empty 
stores.  She said that most people shop on the internet now, look at University Place’s 

Margot LeRoy, 3110 Judson St., Gig Harbor WA  98335 
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town center project.  She emphasized the need to have a vision and respect the voice 
of community. She provided staff a written letter to be entered into the record. 
 

Ms. Berejikian stated that she was speaking for livable communities.  She handed out a 
prepared letter for the record. She noted that this amendment may affect other areas of 
Gig Harbor and Friends of Pierce County thinks this is inconsistent with the Gig Harbor 
Community Plan where 61.4% stated that they oppose buildings in excess of 35,000 
square feet.  She noted that there was a goal listed to assure that proposed changes 
have to be based on a community need and the applicant has not provided any basis 
for this.  She provided other data regarding vacant commercial areas and noted that this 
area is already zoned for commercial uses and they have lots of options for building 
something else without this increase.   She noted that these types of large retailers kill 
smaller retailers.  She stated that we are a good example of how to do it right and we 
should remain that way.  She noted that Olympic and Point Fosdick had some of the 
highest incidents of accidents.  

Marian Berejikian, Friends of Pierce County, P.O. Box 2084, Gig Harbor WA  98335 

 
Bruce Porad, 9306 74th

Mr. Porad stated that he has been a resident for 23 years and does all of his shopping 
here.  He was speaking against the amendment and noted that Mr. Boss keeps 
referring to this as a project.  He felt that the amendment was inconsistent with the C-1 
zoning.  He stated he didn’t see a need for a change as they could do many other things 
on this property.  He felt they could meet the current code and do something more 
compatible with the community and we have already examined this and decided that 
this is not what we want.  He didn’t feel it was in line with the vision of this community.  

 Ave NW, Gig Harbor WA  98332 

 

Mr. Overland yielded his 3 minutes to Tom Morfee and handed in written comments. 
Mark Overland, 1602 Weatherswood Dr NW, Gig Harbor WA  98335 

 

Mr. Geist stated that he has lived here for 40 years and has been involved in land use 
planning and in developing the comprehensive plan in the 70’s.  He said that he 
remembered the basic tenants of the planning efforts of the 70s and since then and it 
was a huge goal to maintain the SR16 corridor as a pleasant place for people to drive 
through and to have the commercial developments buffered.  We didn’t want to look like 
Fife or 6

Carl Geist, 3709 Picnic Point Ct NW, Gig Harbor WA  98335 

th

 

 Ave.  How did we get away from our vision?  Most of us are very concerned 
how you are not protecting the vision of this city.  65,000 square feet is even too big.  
This needs to be carefully planned and does not need to be big box.  Big picture not big 
box.   

Paul Cyr, 5606 55th

Mr. Cyr stated that he agreed with everyone’s comments so far.  He noted that he has 
been heavily involved in these issues over the years and was a County Councilman 
when the comprehensive plan was adopted.   He said that buffers and setbacks were 
always an important issue and that there was 2 years of intense debate and it was a 
planning process and out of that came the current regulations.  Gig Harbor North was 

 Ave NW, Gig Harbor WA  98335 
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initially outside of the city and a lot of time went into developing it to be consistent with 
the Gig Harbor community.  He noted that Uptown is within the 65,000 square foot limit 
and they worked with the city.  Safeway’s redevelopment has worked within these 
limitations.  You are looking at changing a development standard and it is a large 
increase.  He reiterated that he recommended that the Planning Commission not pass 
this proposal.    
 
Helen Nupp, 11320 148th

Ms. Nupp handed out a prepared letter. Ms. Nupp stated that she has lived here since 
1968.  She noted that zoning text amendments should further health, safety and welfare 
and this amendment does not do this.  She noted that other developments have 
managed to stay within these limitations; the applicant just wants to be the biggest and 
newest.  She listed all the larger retail establishments and wondered when enough is 
enough and emphasized the value of the smaller retailers.  She noted that these retail 
jobs are not a livable wage.  Ms. Nupp stated that quality of life is more important than 
more shopping choices.  She went over the statistics regarding traffic at the intersection 
of Olympic and Pt Fosdick and noted that it was already at a failed level of service.  She 
noted the discrepancies in square footage in the applicant’s information on their 
proposed project.        

 Ave., Gig Harbor WA  98329 

She went over the May issue of Smithsonian and noted that she had provided copies. 
 
Sam Goodwill, 2805 41st

Mr. Goodwill stated that he has lived here for 11 years and he lives on the West side.  
He stated that this proposal will forever change the character of Gig Harbor and will 
impact other retailers.  He said he was not anti growth and liked having choices to shop 
but noted that no one chooses to live here because of big box retailers or traffic.  He 
quoted from the comprehensive plan and noted that the West side is supposed to be 
neighborhood retail.  He stated that the big box retailers belong in Gig Harbor North.  He 
noted that this could be several 100,000 square foot buildings in full view of the freeway 
and emphasized that other developers have complied with the 65,000 square foot limit.   

 St., Gig Harbor WA  98335 

 
Don Bremner, 7916 54th

Mr. Bremmer stated that this subject keeps popping up to increase the building size and 
all the justifications put forth were directed at a specific tenant rather than the general 
text amendment.  He said he was glad the previous attempts had been rejected and he 
believed it should be rejected again.  Mr. Bremmer felt the proposal would change the 
intent of the C-1 district, rather than providing different uses than B-2 it would just be the 
same.  He said it would also be contrary to keeping the big boxes at Gig Harbor North 
and the development is in contrast with the comprehensive plan.  He asked how this 
protects our small town character and stated that this proposal is unfair to the existing 
retailers who have developed under the rules.  Similar uses should play by the same 
rules.   

 St NW, Gig Harbor WA  98335 

 

Ms. Paterson said that she agreed with everything said.  She noted that they had gone 
through this exercise when she was on the Planning Commission and there are 

Kae Paterson, 7311 Stinson Ave., Gig Harbor WA  98335 
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community values that want buffering from Hwy 16 and it was decided that Gig Harbor 
North was the place for this type of development.  She stated that she didn’t think the 
analysis that went into that had changed.   
 
Evie Lynn, 10321 Rosedale Bay Ct NW, Gig Harbor WA  98332
Ms. Lynn yielded her time to Mr. Morfee. 

  

 

Mr. Carlson stated that he was on the advisory committee that wrote the community 
plan and he has also served on the Gig Harbor Design Review Board.  He said that the 
original plan was something that people on this side of the bridge developed in order to 
preserve our sense of being different on this side.  He continued by saying that’s why 
you don’t see any frontage roads, we wanted screening from SR16 and that has been 
maintained.  He stated that the Boys and Girls Club and St Anthony’s have been 
through a lot of hoops to be screened and this project would stand out like a sore 
thumb.  He stated that this would not create jobs it would suck jobs out of our 
community as it would drive small retailers away.   

Chuck Carlson, 3505 Harborview Dr., Gig Harbor WA  98335  

 
Ralph Flick, 4210 27th

Mr. Flick said he lives on the West side in Quail Park and is president of the 
homeowners association and is also a tenant at the Gig Harbor Corporate Center.  He 
said he is opposed to this proposal.  He noted that there are only a few tenants who will 
use a 100,000 square foot building and Fred Meyers is the worst use of this site.  He 
stated he thought it would have an impact on the traffic and his neighborhood would be 
the one to suffer if this development goes through.  Mr. Flick stated that Uptown and 
Safeway have complied and they should have to do so as well.  He continued by saying 
that no major property owner on the West side is in favor of the change or anyone in our 
neighborhood and as we heard tonight even Fred Meyer doesn’t want to be involved 
with this proposal any more.  He said he moved here to be away from this kind of thing 
and that any 100,000 square foot retailer would not get his business. 

 Ave NW, Gig Harbor WA  98332 

 

Mr. Crites said he agreed with the other comments and said that he had grown up in 
Gig Harbor and preferred running around in the woods of Gig Harbor North.  

Michael Crites, 9514 Goodman Ave., Gig Harbor WA  98332 

 
Andrew Williams, 206 35th

Mr. Williams said he was against this proposal.  He said that the reason he moved here 
was because it is unique.   He stated that when he says he lives in Gig Harbor people 
say it’s cool and that’s because it’s not like everywhere else.  Mr. Williams said that big 
box stores just have sameness and they will not make this a better community and if he 
wanted to live in Federal Way he would have moved there.  He said that we have 
buffers with trees and this just opens the door to these iconic bland stores.  He noted 
that there is nothing wrong with these stores but they don’t belong here.  Those stores 
don’t generate livable wage jobs. 

 Ave., Gig Harbor WA  98332 
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Mr. Hart said he has lived here since 1955 when it was a charming fishing village.  He 
stated that we have had growth and it has been controlled in a way that hasn’t wiped 
that out.  He continued by saying we have a good comprehensive plan that a lot of time 
and effort went into and we shouldn’t make exceptions to it or we wouldn’t have a plan.  
He noted that this is near the most congested intersection on the Peninsula and that this 
will suck more life out of the downtown.  He concluded by saying that this is 
homogenizing this community and taking away from its uniqueness and to please reject 
this proposal. 

Jack Hart, 147 Maple Lane NW, Gig Harbor WA  98335 

 

Ms. Johnson stated that she lives in Quail Run. She stated that in 1980s she attended 
the meetings regarding the first comprehensive plan and it was crafted to prevent Gig 
Harbor from looking like Tacoma.  She stated that this is a residential community and 
we want to keep it livable with lots of green space and smaller businesses and that we 
do not need more than we already have.  She said that she hoped we could retain Gig 
Harbor the way it is right now.  She continued by saying that as far as traffic is 
concerned, the proposal for the additional road will still bring the cars through the 
intersection.  She asked if the area is on city sewer and water and Ms. Kester said it is 
on city sewer but not on city water.  She concluded by saying the traffic will be horrible 
and the overpass will have to be widened. 

Florice Johnson, P.O. Box 1333, Gig Harbor WA  98335 

 

Mr. Morfee stated that he had been all over the country and this is the greatest city in 
the country.  He spoke about the history of land use actions that bear on this subject.  
He noted that many people here were involved in planning of this city and that he was 
involved in the 70s and 80s.  He stated that ours was the first comprehensive plan in 
Pierce County and the thing that inspired that plan was a concern for urban sprawl and 
this proposal is another example of urban sprawl and the community values haven’t 
changed since then.  He stated that Peninsula Neighborhood Association helped define 
Urban Growth Areas and rural zoning and did not oppose Gig Harbor North, that type of 
development was acceptable there.  He noted that 14,000 signatures rejected a big box 
concept on the Westside and nothing has changed.  Mr. Morfee stated that this 
amendment would increase the allowance by 54%, this proposal does not further health 
safety and welfare and no one here tonight believes that it does. He continued by 
saying that this is a square peg in a round hole and we are volunteering our time 
because we believe in the wonderful character and lifestyle of Gig Harbor.   

Tom Morfee, 3803 Harborview Drive, Gig Harbor WA  98335 

 

Mr. Hoppen stated that he had been the City Administrator and asked that the 
commission please consider the future possibilities of this property as retail and that all 
retail uses should be on the even footing.  He stated that perhaps the zoning should be 
changed to B-2 if they want retail, then height, impervious coverage, landscaping, etc. 
would all be similar in scale.  He stated that on the site of Uptown there was originally a 
proposal for Wal-Mart and Wal-Mart withdrew their application the day after we adopted 
square footage limitations in pre-annexation zoning.  He noted that Fred Meyer wanted 

Mark Hoppen, 8133 Shirley Ave., Gig Harbor WA  98332 
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to go where Uptown is today.  He asked that the commission not change the nature of 
the way business is now.   
 
John McDonald asked if Mr. Hoppen was opposed and he answered yes.  
 
Chairman Atkins closed the public hearing at 7:47 p.m.   
 
The chair asked if there was issues raised tonight that required further study from staff.  
Mr. Coughlin asked about the buildable lands report and Ms. Kester said that nothing 
within it is current today and she could generate current data and Mr. Coughlin said that 
he didn’t feel it was necessary.   
 
Ms. Kester clarified that the site was Rainier View water and they would have to provide 
a water tank to provide fire flow.   
 
Mr. Pasin suggested they continue discussion at the next meeting as they had received 
a lot of information tonight.  Mr. Fisher agreed.  Mr. Coughlin said it was pretty clear to 
him.  Ms. Kester noted that there were some written comments provided tonight that 
need to be given to the commission.    
 
It was noted that the next meeting is August 4th

 

 and that this would be the only item on 
the agenda.   

 MOTION:  Move to adjourn at 7:52 p.m.  Pasin/Fisher – Motion carried.   
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City of Gig Harbor Planning Commission 
Work Study Session 
Community Rooms 

August 18, 2011 
5:00 pm 

 
PRESENT

 

:  Harris Atkins, Michael Fisher, Jim Pasin, Jill Guernsey, Craig Baldwin, Bill 
Coughlin and Reid Ekberg.   

STAFF PRESENT:
 

  Staff:  Jennifer Kester and Peter Katich 

CALL TO ORDER:
 

  at 5:00  

 
APPROVAL OF MINUTES: 

 MOTION:  Move to approve the minutes of July 21, 2011.  Fisher/Guernsey – 
Motion carried.   
 
1. WWR Properties, Inc., 3803 Bridgeport Way W., University Place, WA 98466

 

 
A proposed text amendment by Randy Boss, on behalf of Jim White of WWR 
Properties, Inc., to increase the commercial gross floor area in the C-1 district outside of 
the view basin from 65,000 square feet to 100,000 square feet, provided a conditional 
use permit is granted.   

Mr. Atkins went over the agenda for the evening.   
 
Senior Planner Jennifer Kester went over the packet of information she had provided to 
the commission.  She noted the written public comments received since the public 
hearing and an e-mail from the applicant.  She went over the criteria for approval for this 
text amendment.   
 
Ms. Kester then went through the planning staff analysis of the criteria.  In regard to the 
consistency with the comprehensive plan, staff did feel this proposed amendment was 
consistent with the Commercial/Business land use designation.  She noted that there 
weren’t any other pertinent policies directly related to retail building size.  Additionally 
she stated that the Westside neighborhood design area is the primary service area for 
the city; whereas, Gig Harbor North is a regional service area.  The second criterion is 
consistency with the C-1 zoning district.  She stated that the intent of the C-1 zone does 
not speak to building size.  Additionally she stated that since there is no apparent 
difference between B-2 and C-1 in regard to retail building size, if the Planning 
Commission does recommend approval, staff would recommend that the B-2 zone retail 
building size limitation also be changed or the C-1 intent statement be change to 
differentiate it from B-2 as related to retail building size.  The last criterion is that the 
proposal further public health, safety and welfare.  She stated that staff has not 
identified any infrastructure impacts that need to be mitigated, including traffic.  She 
noted that there will more than likely be mitigation at the project review stage.  Ms. 
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Kester went on to discuss aesthetics and stated that a larger retail building would likely 
need more design alternatives.  She then discussed the public comment received and 
noted that there had been a higher than normal amount of public comment, indicating 
that people feel strongly about this proposal.  She stated that all of the people 
commenting were part of the greater Gig Harbor community and that the large majority 
of the comments received have been against the proposal.  Ms. Kester then discussed 
what has and has not changed since the building size limitation was adopted.  She 
stated that the planning staff was recommending denial of this proposal.  
 
Mr. Fisher asked about the statement that Gig Harbor North was a regional service 
area.  Ms. Kester said that the language came about in 2007.  Discussion continued on 
the population of the region being approximately 70,000 people versus the city 
population being 7,200.   
 
Mr. Fisher asked the applicant about the tenant.  He noted that while the proposal is not 
tenant specific there had been discussion about Fred Meyer.  Mr. Boss said that this 
proposal was initiated on behalf of Fred Meyer.  He stated that Fred Meyer did not want 
to be perceived in the community as jamming some big box down their throats.  He 
continued by saying that Fred Meyer may come back if the increase is approved.  He 
also noted that it may be several tenants.  Mr. Boss finished by saying that in regard to 
the difference between B-2 and C-1 he wanted to say that they are different and he 
didn’t believe they needed to be made the same.  Mr. Baldwin asked about Uptown and 
whether that was a regional service area.  Ms. Kester noted that Uptown stayed within 
the limits.   
 
Mr. Fisher stated that the Design Review Board had asked him to convey to the 
Planning Commission that if they recommended approval that there is a requirement for 
a Design Review Board pre-application.  He noted that they had a pre-app process with 
the Safeway project and he felt that it resulted in a better project.   Ms. Kester stated 
that she had checked with the city attorney and the attorney’s opinion was that anything 
that might create delay may be a violation of due process; therefore, she would 
recommend not adding such a requirement.  Mr. Pasin noted that Uptown had followed 
the design manual without having to go to the board and cautioned that we are talking 
about one single building within an entire project.   
 
MOTION:  Move to recommend approval of the increase to 100,000 square feet.  
Pasin/Baldwin – 
 
Discussion followed.  Mr. Pasin noted that the building could be used by multiple 
tenants.  He stated that there were many comments about buffering from the highway 
and that some of those comments were from a property owner whose property is not 
buffered from the highway.  He then read from notes provided by Kae Paterson and that 
there were exemptions to the screening requirements.  Additionally he noted that the 
access to Hwy 16 used to be by the lumber store.  Mr. Pasin felt that there was 
inconsistency in the public comment because it seemed that they felt that big boxes 
were okay elsewhere.  He also noted that the public’s only objection was to this size of 
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retail building not other uses.  He stated that he has never heard complaints about 
existing buildings that are over 100,000 square feet.  Mr. Pasin felt that the road system 
would be improved in the area.  He also noted that this proposal will provide jobs and 
increase city revenue which is good for the public.   
 
Mr. Baldwin noted that when this area was in Pierce County it was designated as a 
commercial use and a lot of the planning was consistent with that designation.  He felt 
that a lot of the public comment had to do with the commercial use rather than building 
size.  He noted that a lot of times projects of this size can provide a benefit to the 
community through traffic and storm mitigation.  He stated that he felt that the 
conditional use process can address many of the issues raised by the public.   
 
Mr. Fisher said that there is no size limit for other uses so if all those uses are okay at 
whatever size; it’s hard to say that 100,000 square foot retail is not okay.  He stated that 
he felt that Kohl’s will be regional and whether we think that these stores will be regional 
or not, they will be.  Mr. Fisher went on to say that we are not just talking about one 
100,000 square foot building, there will be more buildings.  He also noted that there will 
be a buffer as there are requirements for that.  He went on to say that without a tenant 
he wasn’t sure this application had a standing and it made it hard to review when you 
can’t know what a tenants needs might be.  He said that on the one hand he didn’t think 
the size was that big of an issue, but felt it was hard to examine without a tenant.   
 
Mr. Coughlin said that he didn’t support this text amendment for various reasons.  He 
noted that many of the people commenting were heavily involved in the process that 
developed the regulations that we have now.  He noted that they had reviewed a 
proposal for a larger building at the top of Pioneer and Grandview and the public had 
said that perhaps that was a good project but it was in the wrong place.  He felt that this 
was similar as it was not a bad project just in the wrong place.   
 
Mr. Ekberg said that he did not support this text amendment.  He stated that he had 
looked at the criteria that the commission needs to consider for a text amendment and 
he felt that it could go either way related to consistency with the Comprehensive Plan 
and C-1 intent statement.  He said that he listened to all the public comment.  He felt 
that they really should not be considering the tenant.  It’s clear that it will be a national 
chain in that size of a building and that if it were going to be separate tenants they 
wouldn’t be worrying about the building size.  Mr. Ekberg said that he didn’t really 
believe that there would be a net gain of jobs in the community.  He emphasized the 
need to listen to the public’s opinion in this matter whether or not they were well versed 
in the technical aspects of land use.  He believed that there was not a need to change 
all the good work that had been done in the past.   
 
Ms. Guernsey said she had read all the minutes and the testimony.  She noted that she 
is in favor of economic development and is also concerned with what is happening in 
the downtown core of Gig Harbor.  She said that you have to ask yourself what has 
changed since the last text amendment and in going over the history it didn’t seem that 
anything had changed.  She noted that the applicant had at one point asked for an 
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increase to 80,000 square feet versus 100,000 square feet and there has been no 
evidence provided as to what is needed for retailers to come to this area.  She stated 
that it concerns her when there is no evidence as to why we should change the 
limitation; therefore, she stated she was not inclined to change the limitation. 
 
Mr. Atkins expressed his appreciation for the level of examination the Planning 
Commission members had put into this proposal.  He noted that one of the items that 
really stood out to him were whether it matches in the intent of the C-1 zone.  He 
pointed out that the intent states that that it is to provide for different uses than direct 
sales and should be manufacturing.  Mr. Atkins noted that the jobs possibly provided by 
retail development would not help the city reach its goals as much as manufacturing 
jobs would.  Additionally he stated that this is a game changer since we have two other 
developments that have been built under the current requirements.  He concluded by 
saying that he did not support the proposed change.   
 
Chairman Atkins called a ten minute recess. 
 
Senior Planner Jennifer Kester responded to the previous question as to why the staff 
analysis spoke to one single tenant.  She noted that staff needs to analyze to the 
highest possible level of impact.  Additionally she noted that this text amendment will 
apply to all of the C-1 zoning, not just a specific site. 
 
Mr. Fisher pointed out the areas of C-1 zoning and stated that the QFC building is 900 
feet long.  He stated that about 93% of the people who live in Gig Harbor work outside 
of Gig Harbor.  Our comprehensive plan goal is to develop commerce in this city that 
would generate jobs for residents.  
 
Mr. Pasin said that he preferred not to talk about a specific tenant; however, if Fred 
Meyer wants to expand within this community what kind of a message are we sending 
about encouraging business within Gig Harbor.   
 
Ms. Kester repeated the motion.   
 
  MOTION:  Move to recommend approval of the proposed text 
amendment.  Pasin/Baldwin - The motion failed with Commissioners Pasin and Baldwin 
in favor and Commissioners Ekberg, Guernsey and Coughlin opposed.   
Mr. Fisher abstained and Chair Atkins expressed his support for the majority.  
 
Mr. Fisher said that he wanted it noted that he abstained as he felt that he would like to 
reconsider it when there is a known tenant.   
 
Ms. Kester said that she will write up the findings of fact using the statements made by 
the majority.  Mr. Atkins asked if those in the minority would like to include a statement 
to the council as well.  Ms. Kester asked that all reports come to the next Planning 
Commission meeting along with the recommendation.  Ms. Kester then went over the 
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schedule and noted that they were hoping for the 26th

 

 of September for the public 
hearing before the City Council.   

Ms. Kester then went over the schedule of upcoming meetings.  She noted that the 
main project for the fall was the interim zoning ordinance allowing for the change of use 
of existing buildings in the downtown business district without having to add parking.   
She stated that they needed to make a recommendation by January as to whether that 
ordinance should continue.  Ms. Kester said that there are some other issues that the 
City Council has asked them to look at in regard to parking.  Mr. Coughlin asked if there 
was a group looking at the vision for the downtown.  Ms. Kester explained what had 
been done in the past and noted that there has not been any money budgeted at this 
time.  She noted that perhaps they should agree on a mission statement as it relates to 
the items on this list from the City Council.  Mr. Coughlin asked if perhaps they should 
have a meeting with the City Council to discuss ways to develop a vision.  Mr. Pasin 
asked what the building size issue was downtown and Ms. Kester said that the Planning 
and Building Committee had brought it up after the QFC had closed.  Mr. Fisher noted 
that there are lots of issues that need to be addressed in order to really help the 
downtown.  Ms. Kester stated that everyone agreed that a more holistic approach was 
needed; however, at this time the City Council has only authorized the downtown 
parking portion of the picture.  It was agreed that they would get started on the parking 
issue while organizing a meeting with the City Council.  Ms. Kester said that she would 
provide the Mayor’s mission statement regarding the downtown that had been given to 
the City Council.  Additionally she noted that there is another private text amendment 
regarding performance based height exceptions for private school gymnasium.  She 
stated that the Planning and Building Committee is asking that the Planning 
Commission find a way to fit that in in October or November.  Additionally she stated 
that after downtown parking there is another interim ordinance that needs to be 
considered regarding medical cannabis collective gardens.  She stated that after that 
they will need to look at Green First, which is the Design Review Boards concept of 
considering the green areas first when developing a site.   
 
Senior Planner Peter Katich gave a brief update on the Shoreline Master Program 
update. 
 
 MOTION:  Move to adjourn at 7:14 p.m.  Fisher/Baldwin – Motion carried.   
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Details on the proposed amendment, the Planning 
Commission’s recommendation, staff reports, and 

other information can be found at the Planning 
Department offices, and on the following website: 

 

WWW.CITYOFGIGHARBOR.NET 
Navigate to the Planning Department webpage and 

look for “C-1 Zoning District Bldg Size” 
 

If you have further questions please contact  
Senior Planner Jennifer Kester: 

 

(253) 853-7631 
kesterj@cityofgigharbor.net 

 

    Retail Building Size in the C-1 Zoning District 
 

The Gig Harbor City Council is holding a pubic hearing to solicit community feedback on a private 
proposal to increase the allowed building size of retail buildings in the C-1 zoning district.  You are 
invited to provide comments to the Council at the hearing or in writing as outlined below. 

 

 

WHAT CHANGES TO THE GIG HARBOR ZONING CODE ARE BEING CONSIDERED? 

The City Council is reviewing an application by a 
private party which, if approved, would amend 
Chapter 17.40 of the Gig Harbor Municipal Code 
to increase the allowable square footage for retail 
commercial buildings in most of the City’s C-1 
zoning districts from 65,000 square feet to 
100,000 square feet if a conditional use permit is 
granted.  Please note that nonretail commercial 
buildings within the C-1 zoning district do not have 
a maximum building size limitation.  In addition, 
this proposal is not specific to any tenant, but 
would apply to all retailers. 
 
Application:  PL-ZONE-09-0002 
Applicant:  Jim White of WWR Properties LLC 
  3803 Bridgeport Way West 
  University Place, WA 98466 
Agent:  Randy Boss 
  PO BOX 237 
  Gig Harbor, WA 98335 
 
SEE REVERSE FOR FREQUENTLY ASKED QUESTIONS 

 
 
 
 

All persons will have an oppor tunity to present their oral comments at the public hearing.  T hose wishing to submit 
written comments may do so at the hearing or by submitting them to the City Council via the Planning Department at 
the address above, or by  facsimile at  (253) 858-6408, or  by  e -mail a t kesterj@cityofgigharbor.net.  A ll w ritten 
comments must be submitted by 5:00 p.m. on Monday, September 26th, 2011. 

 

GIG HARBOR CITY COUNCIL PUBLIC HEARING 
MONDAY, SEPTEMBER 26TH AT 5:30 PM 

City Council Chambers, Gig Harbor Civic Center, 3510 Grandview Street, Gig Harbor, WA 98335 
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1. 

FREQUENTLY ASKED QUESTIONS RELATED TO THE PROPOSAL TO INCREASE THE ALLOWED SIZE 
OF RETAIL BUILDINGS IN THE C-1 DISTRICT 

IS THIS PROPOSAL ASSOCIATED WITH A SPECIFIC USER?

 

  No, this proposal, if approved by City Council, would 
apply to all retail stores locating in the specified area.  Please note that the applicant is the owner of the Fife 
RV property and would like to redevelop that property with a retail building greater than 65,000 square feet.  
The applicant has not disclosed any retailer which has signed a letter of interest.  Fred Meyer had previously 
submitted a letter of interest to the property owner, but has withdrawn it. However, if this amendment is 
approved, any retail store up to 100,000 square feet could be developed. 

2. WHAT AREAS OF THE CITY WILL BE AFFECTED BY THIS PROPOSAL?

 

  This proposal is limited to the C-1 zoning 
district along SR 16 near the Olympic and Wollochet Interchanges, which encompasses approximately 46 
acres.  In general these C-1 zoning districts include the following developments: Fife RV, Papa Johns, 
ProBuild, Peninsula Auto Outlet, Umpqua Bank, Inn at Gig Harbor, 7 Seas Brewery, the Westside Industrial 
Park, the new Wilco building (Strohs), and United Rentals, as well as vacant land north of 7 Seas Brewery. 

3. WHAT IS THE CURRENT RETAIL BUILDING SIZE LIMITATION?

 

 65,000 square feet for all retail stores in the 
commercial zoning districts along SR 16 near the Olympic and Wollochet Interchanges.  This area includes 
both C-1 and B-2 zoning.  The 65,000 square foot limitation for the C-1 zoning district has been in place since 
1996.  In addition, the City Council reviewed the retail building size limitation in 2004 and did not increase the 
limitation.    

4. WHAT IS THE PROPOSED RETAIL BUILDING SIZE?

 

  The applicant has requested that the retail building size 
limitation be raised to 100,000 square feet provided a conditional use permit is approved.  A conditional use 
permit would be required for any retail building between 65,001 square feet and 100,000 square feet.  A 
conditional use permit determines if a use because of its unusual size, special requirements, or detrimental 
effect on surrounding properties requires additional conditions of approval to mitigate impacts. A conditional 
use permit requires a public hearing in front of the City’s hearing examiner with public notice of the hearing 
provided to neighboring property owners.   

5. DOES THIS PROPOSAL AFFECT ALL BUILDING TYPES IN THE C-1 ZONING DISTRICT?

 

  No, the proposal would only 
affect retail stores, or as specifically called out in the zoning code “commercial buildings” which are defined as 
“structure or portion of a structure which is used primarily for wholesale or retail sale or trade of products not 
manufactured on the site”.  Office buildings, hotels/motels, manufacturing and other uses have no building size 
limitation in the Westside commercial area.  These buildings can be larger than 65,000 square feet.  For 
example the MultiCare Gig Harbor Medical Park building is 98,000 square feet.  

6. AREN’T RETAIL BUILDINGS IN GIG HARBOR NORTH ALLOWED TO BE LARGER THAN 65,000 SQUARE FEET?

 

  Yes, 
there is no retail building size limitation in the Gig Harbor North commercial area along Borgen Boulevard and 
Harbor Hill Drive because the zoning district (PCD-C) is different.  The Target store is 130,000 square feet; the 
Home Depot is 110,000 square feet; and the Costco is 151,000 square feet.  The Albertsons is 60,000 square 
feet. 

7. 
Fred Meyer Marketplace: 44,000 square feet of grocery tenant in an approximately 95,000sf structure. 
WHAT ARE THE EXISTING LARGE RETAIL TENANT SIZES IN THE WESTSIDE COMMERCIAL AREA? 

QFC: 38,000 square feet of grocery tenant in an approximately 135,000sf structure. 
Existing Safeway: 50,000 square feet. 
New Safeway: 64,000 square feet. 
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required to hold a public hearing and make recommendation to the City 
Council on such amendments (GHMC 19.01.005).  
 
A. Gig Harbor Comprehensive Plan:   

The following are applicable policies from the Land Use Element of 
the Comprehensive Plan 
 
Policy 2.2.3.d: 

Provides primarily retail and wholesale facilities, including service 
and sales.  Where appropriate, mixed-use (residential with 
commercial) may be permitted through a planned unit development 
process.  Commercial-business activities consist of the following: 

Commercial/Business Land Use Designation 

 
1) Retail sales and services 
2) Business and professional offices 
3) Mini-warehousing 

 
Commercial areas which border residential designations or uses 
should use available natural features as boundaries.  

 
1) Natural features should serve as buffers, which may consist of 

standing timber, streams or drainage swales.   
2) A minimum buffer width should be 30 feet.   
3) The density and depth of the buffer should be proportional to the 

intensity of the use. 
 
Policy 3.9.3.f: 
Westside Neighborhood Design Area
The Westside neighborhood design area is located south of Hunt 
Street and west of SR 16.  The business area in the vicinity of the 
Olympic Drive/Point Fosdick Drive interchange serves as the 
primary service area for the city.  This area has a vibrant mix of 
destination retail, medical offices, neighborhood businesses, 
grocery stores, multiple-family housing and retirement communities. 
The area experiences heavy traffic and pedestrian connections 
have been limited. Having developed over time, the architecture of 
the businesses is varied. Many of the businesses have developed 
with a significant number of existing trees being retained. 

  

 
The Westside residential areas are characterized by suburban 
density subdivisions of contemporary homes built around large 
trees.  Many homes in this area have territorial views.     

- 
B. Gig Harbor Municipal Code:   

The intent of the Commercial District (C-1) is as follows: 
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A C-1 district is intended to provide for uses that, though not 
necessarily hazardous or offensive, are different from direct sales 
and services to customers or residential developments. These uses 
include light manufacturing, sales, storage, maintenance and 
processing. The regulations for a C-1 district are intended to allow 
the efficient use of the land while making the district attractive and 
compatible with a variety of uses within the district and in 
surrounding districts. (GHMC 17.40.010) 
 
A “commercial building” is defined as: 

17.04.245 Commercial building/structure. 
“Commercial building/structure” refers to a type of structure or 
portion of a structure which is used primarily for wholesale or retail 
sale or trade of products not manufactured on the site. Professional 
services (GHMC 17.04.680) and manufacturing (GHMC 17.04.436) 
are excluded from this definition.   

   
IV. 
 

BACKGROUND INFORMATION  

The current commercial (retail) building size limit of 65,000 square feet 
was put into effect by the City Council in 1996.  In 2003, the City Council 
commissioned a building size analysis from Perteet Engineering for the 
majority of zoning districts in the city, including the C-1 district. In 2004, the 
Council reviewed the results of that analysis and chose not to increase the 
limitation for the C-1 zoning district.   
 
In March 2009, Randy Boss, on behalf of Jim White of WWR Properties, 
Inc., submitted an application for a zoning code text amendment proposing 
a maximum 165,000 square feet commercial (retail) building size in the  
C-1 zoning district outside of the view basin provided a conditional use 
permit is granted.  The Council reviewed that request in April 2009 and 
chose not to send the application to the Planning Commission for review. 
In July 2010, the application was revised to lower the requested maximum 
commercial (retail) building size to 100,000 square feet.  At that time, the 
Council placed the amendment on the Planning Commission work 
program expecting the amendment be reviewed in 2011. 
 

 
V. 
 

ENVIRONMENTAL REVIEW: 

The SEPA Responsible Official received the completed environmental 
checklist on July 12, 2011 and has begun review.   A SEPA threshold 
determination is expected prior to City Council review of the amendment.  
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The environmental checklist is enclosed as Attachment A to this staff 
report. 

 
VI. 

 
STAFF/PLANNING COMMISSION ANALYSIS: 

The Planning Commission held work study sessions on this text 
amendment on June 2nd and June 16th 2011 and requested a variety of 
information for their deliberation.   The following is a synopsis of the 
information provided to the Planning Commission at those meetings with 
more detailed information included as attachments to this staff report as 
noted.  
 
Retail vs. Nonretail Building Size Limits:  The proposed amendment 
would only apply to commercial (retail) buildings which are defined in the 
City’s code as a“structure or portion of a structure which is used primarily 
for wholesale or retail sale or trade of products not manufactured on the 
site”.  The proposal would not apply to nonretail buildings.  Office 
buildings, hotels/motels, manufacturing and other uses have no building 
size limitation in the Westside commercial area.  These buildings can be 
larger than 65,000 square feet.  For example the MultiCare Gig Harbor 
Medical Park building is 98,000 square feet. 
 
C-1 versus B-2 zoning development regulations: The existing 
commercial (retail) building size limit of 65,000 square feet applies to both 
the C-1 and B-2 zoning districts in the Westside neighborhood area.   If the 
applicant’s request were approved by the City Council, the limit would be 
raised to 100,000 square feet in only the C-1 zoning district.  The 
Commission asked staff to analyze the difference between the zones as 
the majority of retail development in the Westside occurs in the B-2 zoning 
district.  The primary difference between the zones is the intent statement 
and the allowed uses.  In general, the C-1 zone is intended for “uses that 
… are different from direct sales and services…”, while the B-2 is intended 
“to provide areas that offer a wide range of consumer goods and services”.  
The C-1 zoning district allows industrial uses and vehicle/heavy equipment 
sales, whereas the B-2 zoning district does not.  Both zones allow general 
retail sales.  Currently, there is no significant difference between the 
development standards for commercial (retail) buildings in the C-1 or B-2 
zoning districts.  Attachment B includes a more detailed comparison.  
 
Potential Retail Tenants:  Randy Boss, agent for the applicant, provided 
the Commission with a list of retailers which are currently either in 
Washington/Oregon or those that are interested in coming to 
Washington/Oregon in a size ranging from 75,000 sq ft to 125,000 sq.  
The list is included as Attachment C   
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Traffic Impacts to Olympic Drive/Point Fosdick Intersection:  Because 
this proposed text amendment is not directly tied to a specific site or 
project and could apply anywhere in the C-1 zoning district in the 
Westside, the impacts to this intersection were not specifically analyzed.  
The staff analyzed whether the increase in allowed retail building size 
would trigger a greatly intensity of traffic generation.  Because the most 
intense retail traffic generator (a grocery store) could locate in a 65,000sf 
building and a 100,000sf building, staff determined that the text 
amendment itself does not trigger greater traffic generation compared to 
current regulations.  If the proposal is approved, an analysis of this 
intersection will be conducted based on a specific project proposal. 

 
Existing Retail Vacancies adjacent to the Olympic Drive/Point 
Fosdick Intersection:  As provided by the applicant as of June 2011, 
there is one 2,000 sq ft space at the Harbor Plaza and two vacancies at 
Olympic Plaza totaling 2,600 sq ft.  Safeway vacancies were not included 
due to redevelopment 
 
Retail Needs in the City: The Commission asked if Randy Boss could 
quantify the need for retailers in Gig Harbor.  Randy Boss indicated that he 
could provide a market analysis to determine retail leakage out of Gig 
Harbor to Tacoma but that report would take several weeks.  As of the 
date of this staff report that analysis has not been provided for 
Commission review. 

 
Purpose of a Conditional Use Permit: The applicant has requested that 
the retail building size limitation be raised to 100,000 square feet provided 
a conditional use permit is approved.  A conditional use permit would be 
required for any retail building between 65,001 square feet and 100,000 
square feet.  A conditional use permit determines if a use because of its 
unusual size, special requirements, or detrimental effect on surrounding 
properties requires additional conditions of approval to mitigate impacts. A 
conditional use permit requires a public hearing in front of the City’s 
hearing examiner with public notice of the hearing provided to neighboring 
property owners.   
 
History of past retail building size analysis in the area: The issue of 
building size for retailers has been discussed in the public forum many 
times in the last twenty years.  The most notable times were when 
Walmart was considering locating along Point Fosdick and when the 
Council reviewed the 2003 Building Size Analysis by Perteet.  As the City 
limits did not include the Walmart site when it was being considered in 
1995 and 1996, there are no records of City-held public hearings on the 
issue.  However, staff was able to find some older news articles regarding 
Walmart in Gig Harbor (Attachment D).  Regarding the 2003 Building Size 
Analysis, it is noted in the report that the purpose of a 65,000 retail 
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C-1 versus B-2 zoning regulations 
 
The proposed amendment would increases the allowed gross floor area of 
commercial buildings in the C-1 zoning district from 65,000sf to 100,000sf if a 
conditional use permit is obtained. 

17.04.245 Commercial building/structure. 
“Commercial building/structure” refers to a type of structure or portion of a 
structure which is used primarily for wholesale or retail sale or trade of products 
not manufactured on the site. Professional services (GHMC 17.04.680) and 
manufacturing (GHMC 17.04.436) are excluded from this definition.  

Intent of the C-1 District 
A C-1 district is intended to provide for uses that, though not necessarily 
hazardous or offensive, are different from direct sales and services to customers 
or residential developments. These uses include light manufacturing, sales, 
storage, maintenance and processing. The regulations for a C-1 district are 
intended to allow the efficient use of the land while making the district attractive 
and compatible with a variety of uses within the district and in surrounding 
districts. 17.40.010 
 
Intent of the B-2 District: 
The purpose of the B-2 district is to provide areas that offer a wide range of 
consumer goods and services. It is further intended to group buildings and 
business establishments in a manner that creates convenient, attractive and safe 
development. The products and services shall primarily be for sale on the 
premises only. All business shall be conducted within enclosed buildings, except 
for approved outdoor storage, display and dining areas. 17.36.010 
 
Development Regulation Comparison 
 C-1 B-2 
Maximum Retail GFA 
on Westside 

65,000sf 65,000sf 

Req’d Building 
Separation 

20 feet 20 feet 

Max. Impervious 
Surface 

80 percent 70 percent 

Standard Setbacks As determined by site 
plan process 

5 feet to 20 feet 

Maximum Height 35 feet 35 feet 
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Use Comparison 
The C-1 zone allows all the same uses as the B-2 zone, plus the following: 

• Assisted Living Facilities (CUP) 
• Schools (CUP) 
• House of religious worship (CUP) 
• Product Services, Level 2 (outright; vehicle and boat repair, large 

appliance repair, etc.) 
• Sales, Level 2 and 3 (outright; vehicle, heavy equipment, bulk building 

supply sales, etc) 
• Commercial child care (outright) 
• Animal Kennels 
• Marine Sales and Service and Marine Boat Sales (outright) 
• Industrial Level 1 (B-2 requires CUP, C-1 does not) 
• Industrial Level 2 (outright) 
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Below you will also find a list of retailers provided by Randy Boss which are 
currently either in Washington/Oregon or those that are interested in coming to 
Washington/Oregon in a size ranging from 75,000 sq ft to 125,000 sq ft.   
 
Retailer Name
24 Hour Fitness Ultra-Sport

  
 

Bass Pro Shops Outdoor World / Sportsman's Center 

Bed Bath & Beyond  

Burlington Coat Factory 

Cabela's 

Cinemark USA 

Costco Wholesale 

Dick's Sporting Goods  

Edwards Theatres 

Fred Meyer Stores  

Fry's Electronics 

Gander Mountain Company 

Garden Ridge 

Great Escape Theatres 

Haggen Food & Pharmacy 

Home Depot 

JCPenney 

Kmart 

Kohl's  

Life Time Fitness 

Lowe's 

Malco Theatres 

Mr. Clean Car Wash 

Regal Cinemas 

Sam's Club 

Sears 

Shopko, Shopko Express RX 

Target 

Theatres Acquisitions  

Toys 'R' Us / Babies 'R' Us  

United Artists Theatres 

VillaSport Athletic Club and Spa 

Wal-Mart 

Whole Foods Market 

Winco Foods 

Worldwide Sportsman 
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