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To:  Planning Commission 

From: Adam Nolan, Planning Services Division  

Subject: 2023 Amendment – “Mor Furniture” Application  
Memo Date: January 25, 2023 

Meeting Date: February 1, 2023 

Action Requested: 
Request Release for Public Review. 

Discussion: 
At the next meeting the Planning Commission on February 1, 2023, the Planning Commission will continue 
to review the “Mor Furniture” Application as part of the 2023 Annual Amendment to the One Tacoma 
Comprehensive Plan and Land Use Regulatory Code (“2023 Amendment”).  

Staff provided updates to the Commission on November 2, 2022 on status of technical analysis, outreach 
and engagement, and comments and questions received to date concerning the “Mor Furniture” application. 
Staff has prepared a staff report including appropriate supplemental materials that document the staff 
analysis and preliminary recommendations. (“Attachment 1”). Also attached is a document responding to 
the Commission’s questions (“Attachment 2”) and a memorandum from the Tacoma Pierce County Health 
Department (“Attachment 3”) related to the “Mor Furniture” Application.  

Upon completing the review of the above information, the Commission will be requested to release the 
application for public review.  

Prior Actions:  
• July 20, 2022 – Assessment of the application and determination to move forward 
• November 2, 2022 – Comment and Direction 

Project Summary: 
The Comprehensive Plan and its elements, as well as development regulations and regulatory procedures 
that implement the Comprehensive Plan, shall be adopted and amended by ordinance of the City Council 
following the procedures identified in TMC 13.02.070. Proposed amendments may be considered annually, 
for which the amendment process shall begin in July of any given year and be completed, with appropriate 
actions taken by the City Council by the end of June of the following year. The process for the 2023 
Amendment began with accepting applications during January-March 2022 and is slated for completion in 
June 2023.  

Staff Contact:  
• Adam Nolan, anolan@cityoftacoma.org  

Attachments: 
• Attachment 1: Staff Report and Exhibits A and B for “Mor Furniture” Application 

• Attachment A: Compatibility Analysis 
• Attachment B: Impacts Analysis 
• Attachment C: Trip Generation Analysis 
• Attachment D: Economic Goals Review 

• Attachment 2: Staff Responses to Commission Questions 
• Attachment 3: Tacoma Pierce County Health Department Memorandum 

c. Peter Huffman, Director 

https://www.cityoftacoma.org/government/city_departments/planning_and_development_services/planning_services/one_tacoma__comprehensive_plan
https://www.cityoftacoma.org/government/city_departments/planning_and_development_services/planning_services/one_tacoma__comprehensive_plan
https://www.cityoftacoma.org/cms/one.aspx?portalId=169&pageId=2255
https://www.cityoftacoma.org/cms/one.aspx?portalId=169&pageId=213368
https://www.cityoftacoma.org/cms/one.aspx?portalId=169&pageId=213368
https://www.cityoftacoma.org/cms/one.aspx?portalId=169&pageId=213368
mailto:anolan@cityoftacoma.org




 

2023 ANNUAL AMENDMENT 
TO THE COMPREHENSIVE PLAN AND LAND USE REGULATORY CODE 

  

Application:  
Mor Furniture Land Use Designation Change  

 

 
Staff Analysis Report 

February 1, 2023 
 

 
This application is a request for a land use designation change on the City of Tacoma Future Land Use Map (Figure 2 of 
the One Tacoma Plan) at the subject site from “Low-Scale Residential” designation to “General Commercial”, as part of 
the 2023 Annual Amendment to the One Tacoma Comprehensive Plan and the Land Use Regulatory Code (“2023 
Amendment”). The applicant has stated intent to develop the 1.24-acre parcel to complement development of 
Commercial Zoned parcels that border directly to the north of the subject site. The applicant’s future development plans 
would require the subject site be rezoned to C-2 General Community Commercial Zoning District, which is not supported 
by the current policy. If the amendment request is approved by the City Council, a subsequent site rezone application 
would be required to consider the reclassification of the site to the C-2 General Community Commercial Zoning District. 

 
 

Project Summary   

Application ID: “Mor Furniture” Land Use Designation Change and Rezone 

Applicant: Wesco Management LLC (the parent company of Mor Furniture) 

Staff Contact:  Adam Nolan, Associate Planner, anolan@cityoftacoma.org  

Location and Size of Area: 1824 S 49th St, Tacoma, WA 98408 (APN 2110000331)  
Site is approximately 1.24 acres/53,878 SF 

Current Land Use and Zoning: 
Land Use Designation: Low-Scale Residential 
Zoning District:  R-2 STGPD (Single-Family Dwelling District & South Tacoma  
Groundwater Protection District) 

Neighborhood Council Area: South End 

Project Proposal:  

This application is a request for a land use designation change on the City of 
Tacoma Future Land Use Map (Figure 2 of the One Tacoma Plan) at the 
subject site from “Low-Scale Residential” designation to “General 
Commercial.”  
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1. Area of Applicability 

 
  
 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

SITE LOCATION:   
1.24-acre portion 
adjacent to existing  
C-2 General 
Commercial-zoned 
Mor Furniture parcels 
lying to the north.  
 
Address:  
1824 S 49th St 
APN: 2110000331 

Map 1.  Subject Site (Parcel A), outlined in Yellow, is located just east of I-5 off of 
S.49th St. 
 

Map 2. Subject Site (Parcel A) location in city of 
Tacoma. 
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2. Background  

The parcel in question (Parcel A) is located south of S 49th Street and is bordered by Interstate 5 to the west and 
Giaudrone Middle School properties to the east and south. Wesco Management LLC (the Applicant) purchased the 
currently vacant and undeveloped Parcel A from Tacoma School District #10 in 2018. The subject site is identified in 
the One Tacoma Plan as part of the City’s overall park and recreation system as an educational facility (school), due to 
previous ownership by the school district. Currently, Parcel A has a Low-Scale Residential land use designation; is 
zoned R2- STGPD, Single-Family Dwelling District; and is within the South Tacoma Groundwater Protection District 
(TMC 13.09).  

Wesco Management LLC (the Applicant) owns four additional undeveloped parcels, Parcels B, C, D and E (See Maps 3 
and 4). Parcels B and E were rezoned to C2 in 1988. Parcels C and D were purchased by Wesco Management from 
Perinatal Treatment Services and rezoned to C2 General Commercial in 2015 (HEX 2014-11, Ord 28240; nursing home 
and childcare center were a few prior uses). Additionally, a portion of South 49th Street was vacated in 2015 spanning 
west of S Wilkerson to border of Interstate 5 (HEX 2014-12, Ord 28239). The subject parcel (Parcel A) is currently 
incorporated in the grading plan for the adjoining C2 Commercial zoned lots to the north (Parcels B-E) (approved site 
development plan SDEV17-0146). 
 
The applicant submitted materials with their application stating their intentions to develop a Mor Furniture store on 
the site of Parcels B, C, D, and E, and vacated portion of South 49th Street. Included in these preliminary plans is 
development of Parcel A into a Mor Furniture Outlet store that can provide additional parking and services for the 
Mor Furniture store that the applicant intends to develop on Parcels B-E. 

 

 

  

 
 

Map 3. Subject Site (Parcel A) outlined in 
yellow. Applicant-owned Parcels B-E outlined in 
white. 

Map 4. Subject site (Parcel A) currently has Low-Scale Residential land 
use designation and is zoned R2-STGPD. Subject Site abuts Mor Furniture 
parcels to the north that are General Commercial land use designation 
and zoned C2-STGPD. 
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With these plans stated, the applicant is requesting a land use designation change for Parcel A from Low-Scale 
Residential to General Commercial. If the amendment request is approved by the City Council, a subsequent site 
rezone application would be required to consider the reclassification of the site from R-2 Single-Family Dwelling 
District to C-2 General Community Commercial Zoning District. Zoning decisions must be consistent with the 
Comprehensive Plan, which identifies a specific relationship between the land use designations in the Plan and the 
implementing zoning district. The table below summarizes this relationship and the type of character and impact 
expected in Low Scale Residential and General Commercial areas.  

Comprehensive Plan  
Land Use Designation 

Potential Uses and Impacts Potential Zoning Districts  

Low Scale Residential • Range of housing choices 
• Generally quieter settings of complete 

neighborhoods 
• Short to moderate walking distance from 

parks, schools, shopping, transit, and other 
neighborhood amenities 

• Limited vehicular traffic 
• Target Development Density: 10-25 dwelling 

units/net acre 

• R-1 Low-Scale Residential District  
• R-2 Low-Scale Residential District  
• R-2SRD Low-Scale Residential Special 

Review District  
• HMR-SRD Historic Mixed Residential 

Special Review District 

General Commercial  • Medium to high intensity commercial uses 
serving a large community base with a broad 
range of larger scale uses  

• Allow for a wide variety of residential 
development, community facilities, 
institutional uses, and some limited 
production and storage uses 

• Generally located along major 
transportation corridors, often with 
reasonably direct access to a highway 

• Characterized by larger-scale buildings, 
longer operating hours, and moderate to 
high traffic generation 

• Target Development Density: 45–75 dwelling 
units/net acre  

• PDB Planned Development Business 
District  

• C-2 General Community Commercial 
District 

Table 1. Land use designations, Low-scale Residential and General Commercial, per the One Tacoma Comprehensive Plan, Urban 
Form Element 

 

3. Analysis 

Staff analysis of this application has been conducted in accordance with TMC 13.02.070.F.2, which requires the following 
four provisions be addressed, as appropriate:  

• A staff analysis of the application in accordance with the elements described in 13.02.070.D;  
• An analysis of the consistency of the proposed amendment with State, regional and local planning mandates and 

guidelines;  
• An analysis of the amendment options identified in the assessment report; and 



Attachment 1: Staff Report - Mor Furniture Application           (Part of PC Packet F-1, Feb.1.2023)                                        Page 5 of 12 

• An assessment of the anticipated impacts of the proposal, including, but not limited to: economic impacts, 
noise, odor, shading, light and glare impacts, aesthetic impacts, historic impacts, visual impacts, and impacts to 
environmental health, equity and quality. 
 

a. A staff analysis of the application in accordance with the elements described in 13.02.070.D;  

TMC 13.02.070.D, subsection 5.d.(1), requires that the following objectives shall be met by applications for the 
annual amendment: 

• Address inconsistencies or errors in the Comprehensive Plan or development regulations;  

Staff Response:  The application would not address any errors or inconsistencies in the Comprehensive 
Plan or development regulations. 

• Respond to changing circumstances, such as growth and development patterns, needs and desires of the 
community, and the City’s capacity to provide adequate services;  

Staff Response: The application responds to changing circumstances of ownership of the subject parcel, 
which was surplused by the Tacoma School District. The applicant, Wesco Management LLC (Mor 
Furniture), purchased the parcel from Tacoma Public Schools in 2018. While the applicant proposed a 
specific change to “General Commercial” land use and C2-STGPD rezone, staff concurs that given the 
change in ownership from the School District to a private owner, this is an appropriate time to consider 
the future land use of the site.   

• Maintain or enhance compatibility with existing or planned land uses and the surrounding development 
pattern; and/or  

Staff Response: The Compatibility Analysis (Attachment A) and Map 5 detail the land use and 
development pattern surrounding the currently vacant/undeveloped subject site; the area includes 
commercial, institutional, and residential uses. The subject parcel (Parcel A) (Low-Scale Residential; R-2 
STGPD) is bordered/constrained on the west by Interstate 5; the Tacoma Public Schools/Giaudrone Middle 
School institutional uses (Low Scale Residential; R2 STGPD) to the east and south; and the applicant-
owned commercial parcels (General Commercial; C2 STGPD) neighboring to the north. The nearest single-
family dwellings (Low Scale Residential; R2-STGPD) lie approximately 250 feet northeast (S 49th St and S 
Wilkeson St) of Parcel A; additional single-family dwellings lie approximately 600 ft to the south of Parcel A 
and are separated by four school-owned parcels. A few other important considerations include: 

o Accessibility: In the current state, Parcel A is not accessible without passing through the 
applicant’s commercial parcels to the north (Parcels B-E). As noted in the “Background” section of 
this report, the portion of S 49th Street that could provide access to Parcel A was vacated in 2015 
and incorporated into the applicant-owned Parcels B, C, and D.  Through informational outreach 
efforts, staff has received multiple comments regarding safety concerns about vehicle access 
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through S 49th St., especially with the 
proximity to Giaudrone Middle School 
(student safety). The applicant has indicated 
in their amendment application that 
accessibility to Parcel A would be from S 48th 
Street and through the applicant-owned 
Commercial parcels to the north; S 49th 
Street would be restricted to emergency 
vehicle access only. 

o Residential Uses: Parcel A is located directly 
along Interstate 5, raising questions and 
concerns about the potential viability and 
likelihood of Low Scale Residential land uses 
being developed at Parcel A in the future, 
especially regarding air quality concerns. 
Staff notes that similar concerns arose from 
the Tacoma Mall Subarea Plan process 
(concerning Tacoma Mall Regional Growth 
Center lying across Interstate 5 northwest of 
Parcel A) with Goal LU-1 of the adopted 
plan, in part, stating “Limit residential 
development in close proximity to 
Interstate-5 due to air quality concerns” (pp. 
LU8-LU9); this was codified in TMC 
13.06.040.J.6 Tacoma Mall Neighborhood 
Regional Growth Center, Residential Uses 
Prohibited. Along with this precedent, staff 
must also consider potential compatibility 
issues of Low Scale Residential land uses 
being surrounded by Commercial and 
Institutional uses.  

The surrounding development pattern, and the 
location and characteristics of Parcel A, indicates 
that a land use designation change from Low Scale Residential to General Commercial would not be 
incompatible. The applicant has provided preliminary development plans indicating possible uses for 
Parcel A and Parcels B-E, but staff must consider the possibilities of different uses that could be developed 
under General Commercial and their potential impacts.  

Staff also notes that this is the first of several steps that the applicant will need to obtain approval for 
before proceeding to project-level development, and the process in each step provides oversight 
concerning compatibilities with surrounding uses and development patterns. If the land use designation 
change to General Commercial was approved, the applicant would need to provide more detailed and 
concrete plans and impact analyses in seeking a rezone to C2-STGPD to ensure compatibility with 
neighboring uses and development patterns. If the rezone were approved, then the applicant would have 

Map 5. Subject site (Parcel A) has Low-Scale Residential 
land use designation and is zoned R2-STGPD. The 
subject site directly borders Giaudrone Middle School 
parcels to the East and South, and Mor Furniture 
properties (Commercial, C2) to the north. The area has 
additional commercial business in vicinity, along with 
single family dwellings (Low-scale, R2) that abut some 
commercial properties. 
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to meet all applicable development code standards and potential impact mitigations in the project-level 
permitting stages.   

• Enhance the quality of the neighborhood. 

Staff Response: Staff has no finding on this element, rather staff will note that the key will be conditions 
imposed on the site-specific rezoning and the applicant’s plan to address possible SEPA findings and 
proposal to meet and/or exceed the City’s development standards and requirements at the time of 
specific development proposal. There are further steps that would need to be taken, and this element 
cannot be adequately assessed at this time. 

b. An analysis of the consistency of the proposed amendment with State, regional and local planning 
mandates and guidelines;  

Staff Response: As part of the initial staff assessment report, staff identified specific policies pertinent to the 
application. Based on those policies, staff does not identify any inconsistencies with State or regional planning 
mandates and guidelines. Staff notes that the proposal is generally compatible with elements of the One 
Tacoma Comprehensive Plan, including Economic Development, Urban Form, and Design and Development 
Elements.  Staff doesn’t identify any major policy conflicts with this request and these considerations are 
further evaluated in staff analysis concerning compatibilities (Attachment A) with land uses and the 
surrounding development pattern, and in the assessment of anticipated impacts (Attachment B).  

c.    An assessment of the anticipated impacts of the proposal, including, but not limited to: economic 
impacts, noise, odor, shading, light and glare impacts, aesthetic impacts, historic impacts, visual impacts, 
and impacts to environmental health, equity and quality. 

Staff Response: Staff has conducted an impacts analysis (Attachment B) and outreach to better understand the 
potential impacts of this proposal. Staff also conducts a non-project action SEPA checklist as part of the annual 
amendment cycle to consider the potential environmental impacts of the proposals.  

The City Council has adopted a policy to consider equity in all Council actions. As a result, potential impacts need 
to be assessed through an equity lens utilizing the Tacoma Equity Index and other tools, including the historical 
context of planning in the area. For instance, a 1929 map used by the Home Owners’ Loan Corporation (HOLC) 
rated the area of subject site (C-20) a “C- Definitely Declining” rating, and residential area (D-7) in close 
proximity to the subject site a “D-Hazardous” rating (Redlining). It also appears that the area may have been 
significantly impacted by the building of Interstate 5 and possibly other urban renewal projects. In the current 
context, data from the Tacoma Equity Index indicates that the area (within 2500 feet of the subject site) falls 
into “Very Low”, “Low”, and “Moderate” equity thresholds across several of the primary indicators (Livability, 
Accessibility, Economy, Education, Environmental Health). 

Staff notes that, while the applicant did submit preliminary plans for intended development of the subject site, it 
will be important for the Planning Commission and City Council to consider the potential impacts of the range of 
uses that could be allowed under General Commercial land use designation. With a change in land use 
designation and subsequent rezone to Commercial, there will be the potential for a variety of different types of 
commercial activity now and into the future. The level of analysis conducted related to this specific application 
and proposed land use can in no way cover all the potential impacts that could arise from the different types of 
commercial activity that may take place at this site in the future. If the Comprehensive Plan land use designation 
request is approved, future site rezones and permits would also be subject to compliance with City development 
standards and SEPA review, and will include public notifications and opportunities to provide comment. 
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Baseline Assumptions  
As a baseline for this analysis, we assume that the subject site (Parcel A) would otherwise be developed under 
the existing zoning for low scale residential development. The baseline assumes, therefore, that the site would 
likely generate additional vehicle trips and result in an increase in impervious surface resulting from 
development under the baseline land use designation. Furthermore, the baseline assumes commercial 
development on parcels B, C, D and E under the existing C-2 General Commercial zoning. This impacts analysis 
is focused on the additional impact that may result from the proposed land use designation change for the 
subject site only. Lastly, while the request is in support of a specific project, we must assume that the future 
land use will allow for general commercial uses and not exclusively the proposed project.   
 
Overall Assessment   
The Impacts Analysis Table (Attachment B) assesses the anticipated impacts of the proposal. This analysis 
details the City’s Applicable Plans and Development Standards, Baseline Conditions for the subject site, and 
Staff Analysis as they relate to impact criteria (Land Use and Housing, Transportation, etc.). Overall, the staff 
analysis finds that the impacts of the proposed amendment would likely be addressed adequately through the 
application of City standards that the applicant would be subject to at the site rezone and permitting stages. 
Below are a few summary items highlighting some of the key concerns heard through community outreach 
with further details found in the Impacts Analysis Table.  
 

o Traffic   
 
Transportation impacts have been identified as significant concerns in informational meetings conducted so 
far, especially concerning student safety with the subject site in close proximity to Giaudrone Middle School. 
Preliminary development plans provided by the applicant indicate that the only public and operational access 
to the subject site would be from S 48th St and through the applicant’s Commercial parcels (Parcels B-E) to the 
north. Access to subject site through S 48th St would be a likely requirement for proposed projects. 
Improvements to ensure proper visibility and access along S 48th St for pedestrians, bicyclists, and motorized 
traffic would also likely be a requirement. 
 
Staff notes that any development of Parcel A will increase traffic in the area to some extent. This requires 
consideration of potential traffic impacts if Parcel A remains a Low Scale Residential land use as well as if the 
land use is changed to General Commercial. The location and accessibility challenges of the subject site could 
potentially indicate that Low Scale Residential land uses could be very car dependent with high trip generation 
and limited walkability to services and amenities.  
 
The applicant contracted with Jake Traffic Engineering (JTE) to complete a trip generation analysis 
(Attachment C) that has been reviewed by Public Works-Transportation and Planning staff. The trip generation 
study analyzed the proposed and additional General Commercial uses alongside single family detached and 
multifamily housing use scenarios that could be developed under existing Low Scale Residential land use 
designation. The JTE study found: 

 The proposed Mor Furniture Outlet project (General Commercial) is projected to generate fewer 
trips than development that could occur under current Low Scale Residential/R2-STGPD zoning at 
subject site.  
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 The potential addition of five PM peak hour trips to the street grid via the existing Mor Furniture 
Commercial zoned parcels driveway (Parcels B-E) on 48th would not materially affect traffic 
operations. 

 No apparent issues with traffic safety at intersections and streets near subject site; Conclusions 
drawn from reviewing incidents tracked in WSDOT accident data portal from 2017 to 2021. 

 No apparent conflicts/issues with existing pedestrian, bicycling, and transit infrastructure or level of 
service. 

Staff notes that these are the conclusions reached by JTE through their analysis. No distinction is made 
between personal-owned vehicles and truck traffic in the trip generation analysis.  However, if the proposed 
land use designation change to General Commercial were to be approved, the applicant would likely be 
subject to additional traffic study including for truck traffic, turning templates, and other additional analysis at 
the rezone and permitting stages, and be subject to conditions to help mitigate any impacts that may be 
identified through SEPA Checklist and City standards. 

o Air Quality 
 

Staff acknowledges that with the subject site lying directly along Interstate 5, air quality at the subject site is a 
problem and area of significant concern. Traffic from Interstate 5 is the primary driver of adverse air quality. 
The subject parcel was sold by Tacoma Public Schools to Wesco Management LLC in 2018. Giaudrone Middle 
School and parcels border directly east and south of the subject site, so are in close proximity to Interstate 5. 
In consulting with community members and Tacoma Pierce County Health Department (TPCHD), staff has 
been made more aware of concerns for student and resident health related to air quality conditions. TPCHD 
noted that Giaudrone Middle School attendance encircles low- and very low-opportunity neighborhoods and 
that exposure to PM2.5 from diesel exhaust (proximity to heavily trafficked roadways) can contribute to 
adverse learning and development outcomes, and increased risk of health hazards and disease. This is also an 
area lacking in tree canopy that could help mitigate some of the impacts related to air quality. 
 
Air quality impacts on new residential development along Interstate 5 also must be considered. The subject 
parcel currently has a Low Scale Residential land use designation meaning that residential uses could be 
developed on this site. With the adoption of the Tacoma Mall Neighborhood Subarea Plan in 2018, the City 
has established precedent in prohibiting residential uses along Interstate 5 due to air quality concerns, as 
noted in Goal LU-1 of the subarea plan and codified in TMC 13.06.040.J.6 (See Air Quality Section of 
Attachment B). Staff also notes that, due to the limitations of accessing the site, any new development of the 
subject site (residential or commercial) is expected to be highly auto dependent, and this will likely have 
increased adverse impacts on air quality in the area. 
 
The city does not establish or enforce regulatory standards and monitoring for air quality. Rather, air quality 
impacts are considered as part of the City’s Environmental Review (SEPA), typically at a project level. 
Regulatory standards and monitoring are administered at varying degrees from the federal Environmental 
Protection Agency (EPA), the Washington State Department of Ecology (WA DOE), and the Puget Sound Clean 
Air Agency (PSCAA). The Clean Air Act requires the EPA to set air quality standards for six common air 
pollutants. The WA DOE regulates and monitors air toxics pollution throughout the state including 
implementing programs (Zero Emission Vehicle standards, Clean Car Law, etc.) to address vehicle emissions to 
reduce pollution and greenhouse gases (GHG), and partners with local clean air agencies to identify and 
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monitor pollutants that present greatest risk to health. The PSCAA monitors Pierce County (along with King, 
Kitsap, and Snohomish counties) air pollution and focuses monitoring on fine particle pollution because of its 
health impacts.  
 
The City has taken several actions in response to climate change, including focus on reducing GHGs. The City 
Council declared a climate emergency in 2019 (Resolution No. 40509) and in 2021 committed to reducing the 
City’s municipal carbon footprint (Resolution No. 40776). The 2030 Climate Action Plan also details actions to 
address GHGs. The Office of Environmental Policy & Sustainability and the Sustainable Tacoma Commission 
monitor GHG reductions and sustainability efforts made by the City of Tacoma and the community. The Urban 
Forestry Program also has set goals to increase tree canopy cover in the city including providing tree giveaway 
and other programs to residents and businesses. 
 
The City also has policy that could help address air quality concerns through its overall growth strategy. The 
Transportation Master Plan (TMP) identifies goals, strategies, and actions to support multimodal 
infrastructure including for pedestrian, bicycling, and transit priority networks. The TMP also supports the 
development of “20-minute neighborhoods” where goods and services can be obtained within short distances 
by using active transportation modes and reducing reliance on automobile trips that generate GHG emissions. 
There are also programs available through the City (TPU technical and financial assistance programs) and 
Pierce County (C-PACER program) that incentivize more environmentally sustainable development.   
 
Future development may also be subject to new standards adopted by the Washington State legislature. This 
includes Dept. of Ecology adoption of California motor vehicle emission standards (RCW 70A.30.010), 
including the zero-emission vehicle program, and adoption of rules requiring electric vehicle charging stations 
for new building that provides on-site parking (RCW 19.27.540). The Washington State Building Code Council 
also adopted code applying to commercial buildings requiring all-electric (heat pump) space heating and hot 
water systems. 
 

o Critical areas   
 
The subject site is in an identified critical area (aquifer recharge area, South Tacoma Groundwater Protection 
District). There are no other known critical areas or archaeological, cultural, or historic resources on the 
subject site based on known mapping. Additional site verifications will be required through any future 
subsequent permitting, including no net loss of critical areas.  
 

o Tree Canopy   
 
Trees and greenspace have been identified as significant concerns in informational meetings conducted so far. 
The Impacts Analysis Table includes evaluation of City development code and standards to evaluate threshold 
requirements for landscaping, tree canopy, and street trees. Additional site-specific review is conducted as 
part of permitting. The City’s site development standards would apply and would likely be an overall net 
improvement to tree canopy and landscaping on the subject site.  
 

o Potential Economic Impact 
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The request for land use change to General Commercial is generally supportive of economic development 
policies of the One Tacoma Comprehensive Plan. The subject site is currently vacant/undeveloped and 
commercial development of this subject site would provide access to jobs for local residents, as well as 
provide a greater degree of products and options for consumers within the city and region.  

The applicant has provided documentation (Attachment D) that they believe provides a grounding in city 
policy to support their amendment application. They also note that Mor Furniture provides in-house 
employee training/education that encourages skill development promoting high-quality, living wage jobs.
  

4. Public Outreach 

Staff conducted a virtual community informational meeting on October 20, 2022. Notice was mailed out approximately 
three weeks prior to the meeting to 2088 verified addresses that included occupants and property owners within a 
2,500-foot radius from the site. The meeting attendance was low despite additional public outreach efforts (8 
attendees).  
 
Staff has also conducted informational meetings with the following: the South End Neighborhood Council, Giaudrone 
Middle School, Tacoma Public Schools Planning/Construction Dept., Safe Streets neighborhood groups, Tacoma Public 
Library – Moore and South Tacoma Branches, and the Tacoma Pierce County Health Department. Comments received 
include concerns about traffic, access to the site, air quality, trees and greenspace, landscaping and buffering, noise, 
South Tacoma Groundwater Protection District, effects on property values, and safety of Giaudrone Middle School 
students.  
 
The Commission is scheduled to conduct a public hearing on the 2023 Amendment in early 2023. Additional public 
outreach for all the applications for the 2023 Amendment will be conducted prior to and during the public hearing 
process.  

 
5. Recommendation 
 
Staff recommends that the Planning Commission release this staff report and Exhibits “A” and “B” for public review 
and comment. 

 
After the public hearing, staff will facilitate the Commission’s review of public comments, decision making, and 
formulation of recommendations to the City Council, pursuant to TMC 13.02.070.H, as cited below: 
 

H. Findings and recommendations. 
1. Upon completion of the public comment period and review of the public testimony, the Planning 

Commission will make a determination as to whether the proposed amendments are consistent with 
the following criteria: 

a. Whether the proposed amendment will benefit the City as a whole, will not adversely affect 
the City’s public facilities and services, and bears a reasonable relationship to the public 
health, safety, and welfare; and 
b. Whether the proposed amendment conforms to applicable provisions of State statutes, 
case law, regional policies, and the Comprehensive Plan. 
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2. The Commission will prepare a recommendation and supportive findings to forward to the City 
Council for consideration. 

 
6. Exhibit  

• Exhibit “A” – Mor Furniture Land Use Designation Change Amendment, Future Land Use Map 
• Exhibit “B” – Mor Furniture, Amendment to Parks and Recreation Facilities Map 

 
7. Supplemental Information  

• Attachment A: Compatibility Analysis 
• Attachment B: Impact Analysis 
• Attachment C: Trip Generation Analysis 
• Attachment D: Economic Goals Review 

 

 
 



PROPOSED LAND USE DESIGNATION:  
GENERAL COMMERCIAL  

 

 

  

 

 
 

 

 

 

  

 

 

 

 

 

 

CURRENT LAND USE DESIGNATION:  
LOW SCALE RESIDENTIAL 

 

APPLICANT:  
Wesco Management LLC. (parent company of Mor Furniture)  
 
SITE LOCATION:  
1824 South 49th Street, Tacoma WA 
 
AMENDMENT TYPE:  
Comprehensive Plan Future Land Use Map Amendment 
 
WHY IS THIS CHANGE PROPOSED?  
The applicant, Wesco Management LLC., submitted an 
amendment application seeking a land use designation change 
at the subject parcel located at 1824 South 49th Street. The 
1.24-acre subject parcel currently has a Low-scale Residential 
land use designation. The applicant is requesting a land use 
designation change for the subject parcel to General 
Commercial. The applicant submitted preliminary 
development plans with their amendment application and 
stated intentions to develop the subject parcel to be a Mor 
Furniture Outlet store that will accompany a Mor Furniture 
store they are planning to develop on commercial-zoned 
parcels that border directly to the north of the subject parcel.  

If this amendment application is approved by the City Council, 
the subject parcel land use designation would be amended in 
the Comprehensive Plan Future Land Use Map (FLUM) from 
Low-scale Residential designation to a General Commercial 
designation. If granted, the land use designation change to 
General Commercial would enable the applicant to apply for a 
rezone to PDB Planned Development Business District or C-2 
General Community Commercial District. 

 

2023 Comprehensive Plan and Land Use Code Amendments 
Future Land Use Implementation (FLUM) 
 
 
 

Low-Scale Residential Designation Description:  

Low-scale residential designations provide a range of housing choices built at 
the general scale and height of detached houses and up to three stories (above 
grade) in height… Low-scale residential designations are generally located in 
quieter settings of complete neighborhoods that are a short to moderate 
walking distance from parks, schools, shopping, transit and other neighborhood 
amenities… Qualities associated with low-scale residential areas include: Diverse 
housing types and prices, lower noise levels, limited vehicular traffic, moderate 
setbacks, private and shared open space and yards, street trees, green features, 
and complete streets with alleys.  

 

 

EXHIBIT A: Mor Furniture 
Land Use Designation Change 

 
 
 

To learn more: visit www.cityoftacoma.org/2023amendment or email at planning@cityoftacoma.org.  
 

General Commercial Designation Description:  

This designation encompasses areas for medium to high intensity commercial 
uses which serves a large community base with a broad range of larger scale 
uses. These areas also allow for a wide variety of residential development, 
community facilities, institutional uses, and some limited production and 
storage uses. These areas are generally located along major transportation 
corridors, often with reasonably direct access to a highway. This designation is 
characterized by larger-scale buildings, longer operating hours, and moderate to 
high traffic generation.  

 

http://www.cityoftacoma.org/2023amendment
mailto:planning@cityoftacoma.org


PROPOSED: REMOVE “SCHOOL” 
DESIGNATION ON PARKS + RECREATION 
FACILITIES MAP 
 

 

PROPOSED DESIGNATION CHANGE 
ON PARKS + RECREATION FACILITIES 
MAP 
 

  

 

   
V 

 

 

 

  

 

 

 

 

 

 

SUBJECT SITE: 1824 South 49th Street, Tacoma, WA 

ACTION REQUESTED: Remove subject site from 
“Schools” designation on Parks + Recreation Facilities 
Map (Figure 36) in Element 8: Parks + Recreation of 
the One Tacoma Comprehensive Plan. 

WHY IS THIS CHANGE PROPOSED?  
The 1.24-acre subject parcel located at 1824 South 
49th Street was formerly a surplus parcel owned by 
Tacoma Public Schools. Public schools within the City 
of Tacoma are designated as parks and recreation 
facilities in the Parks and Recreation Element of the 
One Tacoma Comprehensive Plan. The subject parcel 
assumed private ownership in 2018 when Tacoma 
Public Schools sold the parcel to Wesco Management 
LLC.  

Due to the change from public to private ownership, 
and Wesco Management’s amendment request to 
change the subject parcel’s land use designation 
from Low-scale Residential to General Commercial, it 
is requested that the subject parcel be removed from 
the “School” facilities designation from the Parks + 
Recreation Facilities Map. 

 

 

2023 Comprehensive Plan and Land Use Code Amendments 
Amendment to Parks + Recreation Map 
 
 CURRENT: “SCHOOL” DESIGNATION ON 
PARKS + RECREATION FACILITIES MAP  
 

EXHIBIT B: Mor Furniture 
Land Use Designation Change 

 
 
 

To learn more: visit www.cityoftacoma.org/2023amendment or email at planning@cityoftacoma.org.  
 

http://www.cityoftacoma.org/2023amendment
mailto:planning@cityoftacoma.org
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Access Compatibility 

Access to the subject parcel is limited. Based on the current lot configuration and access, the proposed 
use, consolidated as part of a development site with parcels B, C, D and E provides the opportunity to 
access the site directly off S. 48th Street, minimizing impacts to the school and pedestrians. It is likely that 
residential development under the current zoning would be more likely to seek access off S 49th Street, 
creating more traffic and potential conflict at that location. Additional information will be provided in the 
Traffic Impact Analysis.  

West Transition 

To the west, the subject property abuts I-5, but uses to the 
west of I-5, both in the Tacoma Mall Regional Growth 
Center and along Tacoma Mall Boulevard are compatible 
with the proposed general commercial designation.  

North Transition 

The parcels to the north are currently designated and zoned for 
general commercial use. A Mor furniture store could be located 
on parcels, B, C, D, and E under current zoning and a Macy’s 
furniture store is located to the north across S. 48th Street.  

South Transition 

The parcels to the south are owned by the school district. The 
nearest residential property is 600” to the south and separated 
by four school owned parcels.  

East Transition 
While the middle school is designated as Low-scale 
Residential, it provides a use and intensity transition 
between the subject property to the west and the 
residential areas to the east. This use transition would 
minimize the sense of impact that could occur if a general 
commercial use were developed immediately abutting an 
established residential use pattern.  

School Compatibility 

The primary potential conflict with the school relates to 
impacts on walkability and safe routes to school. See the 
comments on access below. There are existing 
undeveloped areas between the subject site and school 
access and site improvements would require transition 
areas, landscaping, and other mitigation measures to avoid 
impacts on the school property.  

Tacoma Municipal Code 13.02.070.D requires an analysis of the application against the following objectives:  

a) Address inconsistencies or errors in the Comprehensive Plan or development regulations;  
b) Respond to changing circumstances, such as growth and development patterns, needs and desires of the community, and the City’s capacity to provide adequate services;  
c) Maintain or enhance compatibility with existing or planned land uses and the surrounding development pattern; and/or  
d) Enhance the quality of the neighborhood. 

This draft analysis is responding to Objective C above: “Land Use Compatibility.”  
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Attachment B: Impacts Analysis - Mor Furniture Land Use Designation Request  

 

Analysis Requirements  

Tacoma Municipal Code 13.02.070.F requires the following analysis of proposed amendments, including as appropriate:  

a) A staff analysis of the application in accordance with the elements described in 13.02.070.D; 
b) An analysis of the consistency of the proposed amendment with State, regional and local planning mandates and guidelines; 
c) An analysis of the amendment options identified in the assessment report;  
d) An assessment of the anticipated impacts of the proposal, including, but not limited to: economic impacts, noise, odor, shading, light 

and glare impacts, aesthetic impacts, historic impacts, visual impacts, and impacts to environmental health, equity and quality 

Additional Analysis  

Along with information provided in the staff analysis report, staff conducted an Impact Analysis to better understand current conditions and 
potential impacts related to Wesco Management/Mor Furniture’s application for land use designation change to General Commercial at the 
subject site (1824 South 49th St.). The Impact Analysis attempts to respond to some of the categories that would be addressed in a SEPA 
checklist. The analysis is intended to identify potential impacts related to the amendment request and the applicable city plans and development 
standards that could address potential impacts, especially if this amendment application were to be approved and move into the rezone and 
permitting stages. Application for rezone and development permits at the subject site would be subject to additional analysis and potential 
conditions to mitigate any identified impacts to the surrounding area. 
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Impact Analysis – Mor Furniture Amendment Application 

Applicable Plans and Development Standards Baseline Conditions Staff Analysis 

Land Use and Housing 
 

TMC Title 13 Land Use Regulatory Code 
 
TMC 2.19 Site Development Code 
 

 

The subject site is vacant and undeveloped 
with current land use of “Low-Scale 
Residential” and Zoning R2-STGPD. No 
existing dwellings or structures would be 
demolished as part of future development of 
this site.  
 
The subject property is approximately 1.24 
acres. Based on the size, the site could 
accommodate, under existing zoning, 
approximately 10-11 housing units based on 
a standard 5,000 sq. ft. lot, though this does 
not take into account other roadway and site 
improvements needed to accommodate 
housing development.  
 
The area is in proximity to Giaudrone Middle 
School and single-family residential dwellings 
that are Low-Scale Residential and R2-STGPD; 
and General Commercial land uses zoned C2-
STGPD. 

Development of the subject site will have 
impacts on adjacent land uses, but the 
extent of impacts and need for mitigation 
measures will be more fully analyzed at 
the rezone and permit application stages.   
 
The subject parcel, being located within an 
identified Critical Area of the South 
Tacoma Groundwater Protection District 
Overlay District, may be subject to 
additional development and use 
standards, restrictions, and reporting 
requirements as established in TMC Title 
13.06.070.D South Tacoma Groundwater 
Protection District and TMC 13.11 Critical 
Areas Preservation. 
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Parking 
 

TMC 13.06.090.C Off-street parking areas 
 
TMC 13.06.090.D Loading Spaces 
 

Currently the site is vacant and no parking is 
provided on site.  

TMC 13.06.090.C Off-street parking areas 
details the Off-Street Parking Space 
Requirements (quantity standards) per 
applicable zoning district. Further 
evaluation at project level and permitting 
will be required to be in accordance with 
development standards. 
 
Typical minimum parking requirements for 
retail/shopping center/office 
developments range from 2.5 – 4 parking 
spaces per 1,000 square feet of building 
floor area and warehousing uses are 
required to provide 1 off street parking 
space per 2,000 square feet of floor area. 
 

Air Quality 
 

The City of Tacoma does not have development 
standards related to air quality. The staff report 
does note some City plans and policy that are 
intended to help address air quality concerns. 
 
Regulatory Hierarchy for air quality policy, 
regulations, and monitoring: 
United States Environmental Protection Agency 
Washington State Dept. Of Ecology 
Puget Sound Clean Air Agency 

The air quality at the subject site is a problem 
and of concern for the area. The subject site 
borders Interstate 5 and automobile traffic 
from the freeway is a primary driver of 
adverse air quality. According to the 
Washington State Dept. Of Health 
Environmental Health Disparities Map shown 
below, the subject site lies within an area 
that is in the highest rank (10) for “Diesel 
Exhaust PM2.5 Emissions” and “PM2.5 
Concentration.”  
 

Staff notes that there is established 
precedent concerning considerations of 
residential development along Interstate 5 
and air quality concerns. This precedent 
pertains to the Tacoma Mall 
Neighborhood Regional Growth Center 
(RGC), and while the subject parcel is not 
within the Tacoma Mall Neighborhood 
RGC, it is located across Interstate 5 to the 
southeast.  
 
Goal LU-1 (Mixed-use development) of the 
Tacoma Mall Neighborhood Subarea Plan 
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Giaudrone Middle School borders the subject 
site to the east. The Giaudrone MS 
attendance boundary encircles low- and very 
low-opportunity neighborhoods, as identified 
on the City’s Equity Map. Student and 
resident health are important concerns, 
especially in considering adverse health 
effects from PM2.5 emissions. 
 
Tree canopy is also lacking in the area. The 
Urban Tree Canopy Assessment (2018) 
identified 12% urban tree canopy for the U.S. 
Census block group that the subject site is 
located within (pg. 19). 
 
 
 
 
 
 

(pp. L-U 8 – L-U 9), in part, states “Limit 
residential development in close proximity 
to Interstate-5 due to air quality 
concerns.”  
 
TMC 13.06.040.J.6 Tacoma Mall 
Neighborhood Regional Growth Center, 
Residential Uses Prohibited contains a 
map showing that residential uses are not 
allowed along Interstate 5 in the RGC. 
 

 
 
Giaudrone Middle School, adjacent to 
subject site, is one of nine Tacoma Public 
Schools (TPS) selected for more targeted 
air monitoring through the Tacoma Pierce 
County Health Dept. Urban Air pilot 
project in partnership with UW Tacoma, 
TPS, City of Tacoma, and Microsoft. 
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Earth and Water 
 

Stormwater Management Manual (2021) 
 
South Tacoma Groundwater Protection District 
Infiltration Policy, ESD17-1 dated Jan. 9, 2017 
 
Side Sewer and Sanitary Sewer Availability Manual 
(2021) 
 
TMC 2.19 Site Development Code 
 
TMC 12.08D Stormwater Management 
TMC 13.06.070.D South Tacoma Groundwater 
Protection District 
 
TMC 13.11 Critical Areas Preservation 
 

 

The subject site is vacant and currently 
undeveloped. The site is located within 
identified critical area of the South Tacoma 
Aquifer Recharge Area and the Groundwater 
Protection District. There are no known 
impervious surfaces on the subject property. 
 
The parcel has been subject to recent 
applicable permit activity associated with 
neighboring commercial parcel/s (1821 S 49th 
St.; 4810 S Wilkeson). This includes: 

• LU18-0131 Addendum to Existing 
Environmental Document associated 
with permit issued 7/27/2021 
(SDEV17-0146)- Addendum for Mor 
Furniture to address placement of fill 
on subject site rather than exporting 
fill offsite. [Closed] 

• SDEV18-0469; S 49th St & 4810 S 
Wilkeson St - Clear Blackberry bushes 
and trees; Clear brush and debris to 
clean up commercial property. 
(Awaiting Resubmittal/Revisions) 

 
A search of the Washington State Dept. of 
Ecology’s “What's in My Neighborhood: 
Toxics Cleanup” map/database did not reveal 
any known toxic hazards at the site. The site 
is within the geographic area of the Tacoma 
Smelter Plume, and the Dept. of Ecology “Dirt 
Alert” map/database states that “Predicted 
Arsenic Concentration: Under 20 ppm.” 

The subject parcel, being located within an 
identified Critical Area (aquifer recharge) 
of the South Tacoma Groundwater 
Protection District Overlay District, may be 
subject to additional development and 
reporting requirements as established in 
TMC Title 13.06.070.D South Tacoma 
Groundwater Protection District and TMC 
13.11 Critical Areas Preservation.  
 
Tacoma’s Stormwater Management 
Manual (SWMM) contains the information 
needed to regulate stormwater 
management associated with new 
development, redevelopment, and 
construction sites in Tacoma.  It also 
contains source control Best Management 
Practices (BMPs) for existing sites.  The 
SWMM contains information for design 
and sizing of stormwater facilities, 
including those that infiltrate.  It also has 
operational BMPs to keep stormwater 
runoff clean, which helps to ensure 
contaminants are not transmitted to 
receiving waters (groundwater or surface 
water). The SWMM also details the 
procedures to evaluate and mitigate 
stormwater capacity issues related to 
development of a parcel. 
 
Flett Creek is a flow control basin, and if it 
is determined that a proposed 
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The parcel contains slopes that range from 
25-40% and >40%. Rated “Very Low” 
Liquefaction Susceptibility.  
 
No identified flood hazard, wetlands, 
streams, or biodiversity area/corridor. 
 
Stormwater and Wastewater utility 
infrastructure in proximity to serve potential 
development of parcel. 
 
The project is located within the Flett Creek 
Watershed.  The Stormwater Management 
Manual outlines the stormwater mitigation 
requirements for each watershed. 
 

development project meets impact 
thresholds, applicant will be required to 
address flow control and water quality. 
 
As a result of these standards, it is unlikely 
that the proposed development would 
have a significant adverse impact on water 
quality and flow control. 
 
There is ongoing/upcoming work that will 
be conducted by City staff to update the 
South Tacoma Groundwater Protection 
District Code and the One Tacoma 
Comprehensive Plan. 

Plants and Tree Canopy 
 

TMC Title 13 Land Use Regulatory Code 
• TMC 13.06.030.F Commercial District 

Development Standards 
• TMC 13.06.090.B Landscaping Standards  

 
Urban Forest Manual 

The Urban Tree Canopy Assessment (2018) 
identified 12% urban tree canopy for the U.S. 
Census block group that the subject site is 
located within (pg. 19). 
 
Tree canopy on site appears to be negligible 
and there are no mapped or known priority 
species on site. Additional site-specific review 
to identify unknown or potential critical areas 
is conducted as part of permitting.  

Overall, staff expects that future 
development will result in an increase in 
tree canopy on site based on current 
conditions and applicable development 
regulations. Specific landscaping and Tree 
Canopy requirements will be evaluated at 
project level and permitting and will be 
required to be in accordance with 
standards set in the Urban Forest Manual 
and other City policies outlined in the 
TMC. 

• Parking lot overall tree planting 
requirements: One Small Tree per 
700 square feet; one Medium Tree 
per 1,000 square feet; or, one 
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Large Tree per 1,400 square feet 
of parking lot area. 

• Per TMC 13.06.090.B Landscaping 
Standards, Commercial Zoning 
Districts have Overall Site 
Landscaping Minimums of 10 
percent, among other standards. 

• Site Perimeter Landscaping: A 
minimum 7-foot-wide site 
perimeter strip shall be provided 
on sides without abutting street 
trees… The perimeter strip shall 
be covered with a mixture of 
trees, shrubs, and groundcover 
plants, as follows: 
(a) At least one Small Tree per 200 
sf; one Medium Tree per 300 sf; or 
one Large Tree per 400 sf of 
required landscaped area. 

 
Finally, of note, under the existing zoning, 
there are no tree canopy requirements for 
residential development.   
 

Aesthetics, Light, and Glare 
 

TMC 13.06.090 Site Development Standards  
 
TMC 13.06.100 Building design standards 
 
TMC 13.06.100.A Commercial District Minimum 
Design Standards 
 
 

The site is currently vacant and undeveloped. 
There is an existing undeveloped area on the 
school property to the east that establishes 
an approximate 100’ separation between the 
subject property and school access. There is 
approximately 250’ separation between 
subject property and nearest residential 
property to the northeast (S 49th St & S 

Not applicable at this stage of 
consideration of land use designation 
change of a vacant/undeveloped parcel.  
 
Applicant will be required to meet 
applicable requirements in project-level 
stages, including aesthetic requirements 
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 Wilkerson St.); and approximately 600’ 
separation between nearest residential 
property to the south.  
 

 
 

detailed in TMC 13.06.100.A Commercial 
District Minimum Design Standards.  
 
TMC 13.06.090.I addresses sign standards. 
With the site in close proximity to 
residential parcels, additional standards 
will need to be met per TMC 13.06.090.J 
Residential transition standards and other 
applicable requirements. Transition 
standards include limits on lighting and 
light trespass as well as the use of 
landscape buffers to minimize noise, light, 
and aesthetic impacts on adjacent 
properties.  
 
Noise-related impacts and mitigations will 
also be assessed at project-level. Any 
development would be required to meet 
the standards detailed in TMC 8.122 Noise 
Enforcement. 
 

Parks and Recreation 
 

TMC Title 13.06.090 Site Development Standards  
• TMC 13.06.090.F Pedestrian and bicycle 

support standards 

The subject site is mapped in the One 
Tacoma Plan as an educational facility, as it 
was previously owned by the school district, 
and is identified as part of the City’s overall 
park and recreation system.  
 

The proposed land use designation change 
is not anticipated to displace any existing 
recreational uses. While the parcel is 
identified as an educational facility as part 
of the City’s recreation system, the 
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The following map depicts a ¾ mile radius 
from the subject site as compared to the 
City’s planned park and recreation system. 
While several facilities are within this walk 
distance, the majority of sites require 
crossing I-5 or other busy arterials.  
 

 
 

specific subject site is not improved to 
provide any recreational value.  
 
The dearth of walkable recreation facilities 
near this site, and impediments to existing 
sites, likely would result in new residential 
development under the baseline zoning 
being more dependent on SOV trips to 
meet recreational needs.  
 

Historic and Cultural Preservation 
 

TMC 13.12.570 Archaeological, Cultural, and Historic 
Resources 

No known archaeological, cultural, or historic 
resources on site.  
 
No historic districts or overlays apply to the 
property.  

Per TMC 13.12.570.C Unanticipated 
Discovery of Archaeological, Cultural and 
Historic Resources, “All permit 
applications shall prepare a plan for the 
possible unanticipated discovery of 
historic, cultural or archaeological 
resources, including a point of contact, 
procedure for stop-work notification, and 
for notification of appropriate agencies.” 
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Transportation 
 

TMC 13.06.090.F Pedestrian and bicycle support 
standards 
 
13.06.100 Building design standards (A. Commercial 
District Minimum Design Standards) 
 
TMC 13.12.580 Traffic Impact Assessment 
 
Destination 2040: Pierce Transit Long Range Plan 
Update (2020) 

Auto: Several streets in close proximity to 
subject site are designated arterials per TMC 
11.05.490 Arterial streets designated: 
 

• Auto:  South 48th Street from Pacific 
Avenue to Wapato Street is a minor 
arterial (protected streets that have a 
near balanced percentage of long-
distance vehicle trips, with local 
access usage) 

• South Alaska Street from S 38th Street 
to 72nd Street is a collector arterial 
(protected streets that have a low 
percentage of long-distance vehicle 
trips) 
 

A portion of S 49th Street which serves the 
subject site has been vacated and is part of 
parcels B, C, D and E which are zoned for 
general commercial uses.  
 
Transit: The City’s Transportation Master Plan 
(TMP) identifies S 48th Street (Medium 
Intensity) and S Alaska Street (Low Intensity) 
in the future Transit Priority Network.  
 
Pierce Transit Route 54 currently serves S 48th 
Street but proceeds north on S Alaska Street 
and then east onto S 38th Street. Route 55 
serves 48th Street before proceeding south on 
S Alaska Street. Both routes provide access to 
the Tacoma Mall. Destination 2040 Pierce 

Automobile Trip Generation: Any Future 
development of the site will result in 
increased number of trips intersecting 
with existing and planned bike 
infrastructure as well as school walking 
routes. A trip generation analysis, dated 
December 22, 2022, was conducted by 
Jake Traffic Engineering (JTE) and 
concluded that the proposed General 
Commercial Mor Furniture Store use is 
projected to generate fewer trips than 
Low Scale Residential (single and 
multifamily) uses; potential for five PM 
peak hour trips to street grid; no 
documented issues with traffic safety at 
intersections and streets near subject site; 
and no documented conflicts with existing 
pedestrian, bicycle, or transit 
infrastructure or level of service. If the 
proposed land use designation change to 
General Commercial were to be approved, 
the applicant could then pursue a site 
rezone and may be subject to additional 
traffic study requirements and/or 
conditions for approval to help mitigate 
any impacts that may be identified 
through SEPA or City standards.  
 
Preliminary site plans indicate that sole 
access to the site will be from S 48th 
Street. Emergency vehicle access to the 
site may be available at South 49th Street. 



Attachment B: Impacts Analysis - Mor Furniture Application  (Part of PC Packet F-1, Feb.1.2023) Page 11 of 12 

Transit Long Range Plan Update (2020) notes 
Fixed Route Network Restructuring beginning 
in March 2017 and identified modifications in 
“Frequency, Span, or Run Time 
Improvements” for Routes 54 and 55. Routes 
54 and 55 are identified as Urban Routes that 
“serve arterial streets within urbanized 
areas” and “operate most days of the week, 
providing somewhat frequent service on 
weekdays with some night and weekend 
service.” 
 

 
  
Pedestrians: The neighborhoods surrounding 
the subject site are generally constructed on 
a grid with adequate route directness and 
basic pedestrian facilities. However, the 
subject site and its immediate vicinity lacks 

One anticipated impact of development to 
a commercial use is increased vehicular 
and truck traffic on roadways within 
vicinity of the subject parcel. Potential 
impacts will be assessed at the project-
level and subject to TMC Title 13.06.090 
Site Development Standards and TMC 
13.06.090.F Pedestrian and bicycle 
support standards. 
 
Pedestrian: The City has site development 
and design standards that the applicant 
would need to meet at the 
permitting/development stages of the 
project, including TMC 2.22.040 “Off-site 
improvements shall be required for all 
New Construction” proportional and 
related to development. 
 
Bicycle: The City’s current plans include 
future bike facilities at this location and 
planning studies to evaluate 
improvements to the I-5 crossing to help 
facilitate increased active transportation 
safety and options. 
 
Transit: The Pierce Transit Stream System 
Expansion Study includes an alternative 
alignment on S 48th Street adjacent to this 
development.  
 
Under the baseline zoning, the site could 
be developed for residential uses. 
However, residents at this subject site 
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pedestrian connections to the surrounding 
neighborhoods due to the middle school, I-5, 
and commercial properties to the north. 
 
Bicycles:   S 48th Street and S Alaska Street are 
identified as bicycle priorities in the Bicycle 
Priority Network per the TMP. The section of 
S Alaska Street (Collector or Nonclassified 
Arterial) in vicinity to the subject site does 
have bicycle lanes. The section of S 48th 
Street (Minor Arterial) in vicinity to the 
subject site does not have bicycle-specific 
infrastructure.  The TMP identifies proposed 
bicycle lanes on S 48th Street as part of Short-
Term Bicycle Network Recommendations. 
 
Vision Zero: The Tacoma Vision Zero 
identifies section of S 48th Street in vicinity of 
the subject site as a High Risk Network for 
multiple modes, including as Pedestrian and 
Bicycle Corridors.  
 
According to the City of Tacoma Equity Index, 
the subject site is within an area rated 
in the lowest quintile for Average Road 
Quality in the City of Tacoma. 
 
Interstate 5 crossing study over/under S 48th 
Street overpass tentatively expected to begin 
Summer 2023. 
 

would likely be more auto-dependent due 
to the lack of immediate connectivity and 
walkable destinations.  







































































Mor Furniture Land Use Designation Amendment 

Tacoma Economic Goals  
 

Comprehensive Plan Economic Goals Consistency Review  
Mor Furniture Land Use Designation Amendment 

 
 
City of Tacoma GOAL EC–1: Diversify and expand Tacoma’s economic base to create a robust 
economy that offers Tacomans a wide range of employment opportunities, goods and 
services. 
 

CONSISTENT:  Approval of the Mor Furniture Land Use Designation change to 

Commercial will expand Tacoma’s economic base by promoting additional economic 

development opportunities that offer Tacomans additional employment opportunities, as 

well as additional access to furniture goods and services. 

 
GOAL EC–2: Increase access to employment opportunities in Tacoma and equip Tacomans 
with the education and skills needed to attain high-quality, living wage jobs. 
 

CONSISTENT: Approval of the Mor Furniture Land Use Designation change will 

increase access to commercial employment opportunities in Tacoma.  Mor Furniture 

provides in-house employee training/education that encourages skill development 

promoting high-quality, living wage jobs for Tacomans. 

 
GOAL EC–3: Cultivate a business culture that allows existing establishments to grow in place, 
draws new firms to Tacoma and encourages more homegrown enterprises. 
 

CONSISTENT:  The approval of the Mor Furniture Land Use Designation change to 

Commercial is responsive to the business community, which directly fosters and 

cultivates a business culture that the City wants business to grow in place.  Approval will 

allow Mor Furniture to grow in place and expand on their initial vision, which is an 

encouragement to other entrepreneurial enterprises and new businesses wishing to locate 

in Tacoma. 

 
GOAL EC–4: Foster a positive business environment within the City and proactively invest in 
transportation, infrastructure and utilities to grow Tacoma’s economic base in target areas. 

 

CONSISTENT: Being responsive to the business community on requests like this fosters 

a positive business environment within the City. The approval of the Mor Furniture Land 

Use Designation change will directly support new commercial development in an 

undeveloped area of the City that is directly abutting the Commercially zoned Mor 

property. 

 



Mor Furniture Land Use Designation Amendment 

GOAL EC–5: Create a city brand and image that supports economic growth and leverages 
existing cultural, community and economic assets. 
 

CONSISTENT:  Approval of the Mor Furniture Land Use Designation change to 

Commercial will expand Tacoma’s economic base, which will be consistent with the 

City’s efforts in establishing a City brand and image that is supportive of economic 

growth.  Approval of this request will leverage the existing economic assets of the 

immediate area, which in this case includes the Tacoma Mall commercial retail area that 

is physically connected to commercial retail activities along South 48th Street 

immediately east of I-5. 

 
GOAL EC–6: Create robust, thriving employment centers and strengthen and protect Tacoma’s 
role as a regional center for industry and commerce. 
 

CONSISTENT:  Approval of the Mor Furniture Land Use Designation change to 

Commercial will strengthen the Tacoma Mall employment center.  Approval will allow 

development that supports the needs of Mor Furniture, which is consistent with the City’s 

efforts to retain, grow and attract business within the Tacoma Mall regional business 

center. 
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Attachment 2: Staff Reponses to Commission Questions 

 

Staff provided an update on the Mor Furniture application to the Planning Commission at their 
November 2, 2022 meeting. The table below contains questions asked by commissioners at this meeting 
as well as staff response to these questions.  

 

Planning Commission Comments – 11/2/2022 Meeting 
 
Commissioner Comments/Questions Staff Response 
SANTUFF Will change in land use designation 

also be change to Parks and Open 
Space on City Maps? 
 

The subject site was formerly owned by 
Tacoma Public Schools (TPS). Public schools 
are designated as “Schools” on the Parks + 
Recreation Facilities map in the One Tacoma 
Comprehensive Plan.  
 

 
TPS sold the parcel in 2018 to Wesco 
Management LLC. Since the parcel is now 
under private ownership and the applicant 
plans eventual development, the parcel will 
be removed from “Schools” designation on 
the Parks + Recreation Facilities map. 

Grading/Topography – How might 
applicant’s development plan solve 
topography issues and make site 

Applicant will need to meet applicable site 
development standards, including grading 
requirements, at permitting stage. This 
becomes a question of project feasibility as 
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viable for Commercial 
Development? 
 

project will need to meet engineering 
standards in grading and other elements to 
ensure safe development.  
 
Google Earth screengrab of subject site 
providing some context to grading at subject 
site: 

 
There is additional development along 
Interstate 5 that can used as an example of 
engineering/design principles being 
implemented to address development on 
properties with significant slopes. One 
example that is in close proximity to the 
subject site is the commercial business 
Macy’s Furniture (1767 S 48th St)(Google 
Earth view): 

 
 

 
DORNER Access to 48th – Directly connects 

to future development plans at 
applicant’s four Commercial 
parcels to the North? 
 

The applicant does own four C2 General 
Commercial-zoned parcels bordering directly 
to the north of the subject site. The applicant 
did submit preliminary site development 
plans with their application indicating that 
intended development of the subject site 
would be supplemental or complementary to 
the development plans for the applicant’s 
four commercial parcels. The staff report 
further details this information and the 
applicant’s stated plans. 

Does L-U designation change relate 
to Tacoma Mall Subarea Plan? 
How? 
 

The subject parcel is not within the Tacoma 
Mall Neighborhood Regional Growth Center 
(RGC); subject site is located across Interstate 
5 to the southeast. However, some policy and 
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code from Tacoma Mall Neighborhood RGC is 
applicable to this application. 
 
The Tacoma Mall Neighborhood RGC Plan and 
Code section provides some context related 
to residential development bordering or in 
close proximity to Interstate 5, and this can 
help frame considerations of residential 
development on the subject parcel.  

• Goal LU-1 (Mixed-use development) 
of the Tacoma Mall Neighborhood 
Subarea Plan (pp. L-U 8 – L-U 9), in 
part, states “Limit residential 
development in close proximity to 
Interstate-5 due to air quality 
concerns.”  

• TMC 13.06.040.J.6 Tacoma Mall 
Neighborhood Regional Growth 
Center, Residential Uses Prohibited 
contains a map showing that 
residential uses are not allowed along 
Interstate 5 in the RGC. 

 

 
Buffers – How would General 
Commercial be buffered from 
neighboring residential and school 
(landscape, setbacks, mitigating 
impacts)? 
 

The City has site development and design 
standards that the applicant would need to 
meet at the permitting/development stages 
of a project, including in TMC 13.06.090.J 
Residential transition standards. See Staff 
Report and “Aesthetics, Light, and Glare” 
section in the Impacts Analysis for additional 
information and analysis. 
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Noise Study 
 

A noise study is not required at this stage. 
However, at the project level the applicant 
would be required to meet development and 
operational standards established in Tacoma 
Municipal Code, including in TMC 8.122 Noise 
Enforcement.  

Pedestrians – Improvements to 
crosswalks and sidewalks? 
 

The City has site development and design 
standards that the applicant would need to 
meet at the permitting/development stages 
of the project, including TMC 2.22.040 “Off-
site improvements shall be required for all 
New Construction” proportional and related 
to development.  
 
Additionally, the City has allocated $325k to 
conduct a planning study to assess 14 existing 
I-5 bridges/undercrossings and identify 
solutions to reduce active transportation 
barriers that I-5 creates in the community. 
The City also submitted a 2022 Reconnecting 
Communities Grant for $850k to supplement 
the planning work that the City currently has 
funded.  

 
STEELE Glare reduction – site 

development, light/glare, and 
vehicular traffic light from I5 
 

Lighting and glare considerations will be 
addressed at permitting stages. With new 
development project, the Environmental 
Element of the SEPA Checklist (WAC 197-11-
960) covers light and glare considerations. 
 
TMC 13.06.090 Site development standards 
addresses lighting standards including for sign 
and lighting standards/allowances, buffering 
and light trespass, residential light pollution, 
and general light pollution. 

• TMC 13.06.090.I Sign Standards 
establishes sign regulations that 
support/complement land use 
objectives of the Comprehensive 
Plan, including those established by 
the Highway Advertising Control Act -
Scenic Vistas Act (RCW 47.42). 

• TMC 13.06.090.J.4 Lighting: (3) 
General light pollution. To control and 
minimize glare, all other luminaries for 
area and/or off-street parking shall meet 
the Illuminating Engineering Society’s 
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semi-cutoff light distribution 
specification. Lighting shall be directed 
toward the site, with cutoff shields or 
vehicular traffic. 

 
MARLO Connect with Design Review 

efforts 
 

Site design would be addressed at rezone and 
permitting stages. Site development plans 
and building will be required to meet 
applicable site/building design standards 
outlined in TMC, including TMC 13.06.100.A 
Commercial District Minimum Design 
Standards. 
 
As proposed, Design Review will apply only to 
projects in mapped Centers (Neighborhood, 
Crossroads, Tacoma Mall, and Downtown) 
with different thresholds calibrated to the 
type of Center and whether it would be 
conducted as an Administrative or Design 
Review Board process (i.e., lower project size 
threshold for Neighborhood Centers.)  
 
Since the subject site is not in a mapped 
center, Design Review would not be required. 
If a project outside a Center were seeking a 
design variance, Design Review could be the 
process whereby that was considered.  

 
KARNES Are there connections with Pierce 

Transit BRT Stream planning? 
 

City staff have participated in Pierce Transit’s 
Stream System Expansion Study that includes 
an alignment along portions of S 48th Street. 
While a route has not yet been identified, City 
staff will be reviewing the development’s 
operations for consistency with the 
Transportation Master Plan.  

 
MARTENSEN Traffic Impact Analysis – get 

chance to see how proposal 
mitigates impacts, especially for 
students 
 

The applicant contracted with Jake Traffic 
Engineering to complete a trip generation 
analysis that has been reviewed by Public 
Works-Transportation and Planning staff. 
More detailed information can be found in 
Staff Analysis Report and associated 
attachments (Trip Generation Study and 
Impacts Analysis).  

 

 





 

 

 
Lihuang Wung 
Senior Planner 
City of Tacoma  
 
Adam Nolan  
Associate Planner 
City of Tacoma  
747 Market Street, Room 345 
Tacoma, WA 98402 
 
RE: request by MOR Furniture for a change in land use designation on property next to Giaudrone Middle School 
 
October 21, 2022 
 
Dear Mr. Wung & Mr. Nolan: 
 
Tacoma-Pierce County Health Department appreciates the opportunity to provide expert comment on a private 
application from MOR Furniture for the City of Tacoma’s 2023 Annual Comprehensive Plan Amendment. Given that this 
application is asking the Planning Commission for a land use designation change on an undeveloped property next to 
Giaudrone Middle School from Low-Scale Residential to General Commercial, we would like to raise the concerns we 
have on how that might impact the health of the students and nearby South Tacoma residents.  
 
Traffic and Injury Prevention  
Any development at this parcel will affect traffic patterns experienced by those at Giaudrone Middle School and 
increases the likelihood of conflict between road users. In Pierce County, the leading cause of injury death for individuals 
aged 10-14 is from Motor Vehicles. So, if any development were to occur – be it Low-Scale Residential, or General 
Commercial – we would be concerned about what infrastructure would be required to ensure the health and safety of 
the children walking, biking, and rolling to school. This is particularly worth noting as this neighborhood is already rated 
in the lowest quintile for Average Road Quality in the City of Tacoma (see Exhibit A). 
 
Air quality  
Community members have expressed concerns about children and adults breathing in pollutants while playing outside 
at schools. The Giaudrone Middle School attendance boundary encircles low- and very low-opportunity neighborhoods, 
and is positioned directly adjacent to I-5. Due to this location it was one of nine Tacoma Public Schools (TPS) selected for 
more targeted air monitoring through the health department’s Urban Air pilot project in partnership with UW Tacoma, 
TPS, City of Tacoma and Microsoft. 
 
High levels of diesel exhaust from heavily trafficked roadways are unhealthy for children and families in this 
neighborhood (see Exhibit B). These health effects increase deaths from cardiovascular disease (see Exhibit C). We are 
concerned the increased pollution created by additional diesel truck trips (as applicant proposes for the future use of 
this parcel) to/from this area will further degrade air quality. 
 
 



Noise and Light 
While this property is already bringing unwanted noise and light pollution into this area, given that it is east of I-5, south 
of S. 48th St., and west of S. Alaska St., and is in an area that is without sufficient tree canopy or other green landscaping, 
we worry how additional development will add to these sources of pollution, bringing unwanted health effects to 
residents, and affect nearby wildlife.  
 
Learning Conditions 
Current OSPI data shows this is a low-income school (68.9%) of around 501 enrolled students, who come from diverse 
racial backgrounds with 28.7% being Hispanic or Latino. Attendance is lower than other middle schools in the Tacoma 
School District, and so are the percentages meeting academic standards: 29.6% met ELA Standards, 9.8% met Math 
standards, and 23.5% met Science Standards. We at TPCHD ask you to consider the social and environmental conditions 
that are needed to help these students learn and thrive.  
 
This school is in an area that is already exposed to very high levels of PM2.5 emissions, and the residents within the 
school’s boundaries are at very high risk of death from cardiovascular disease. It is also located within the South Tacoma 
Groundwater Protection Area, and adjacent to an important aquifer. Any consideration of a change in land use 
designation for a parcel between this school and I-5 should instigate questions of how that designation and land use 
would affect an area that has poor air quality from motor vehicles, high noise and light pollution, and a population that 
is likely to have a life expectancy 6 years shorter than the Pierce County average as a result. 
 
We appreciate the opportunity to raise the concerns we have about what a change in land use designation would mean 
to the short and long-term health of those closest to that parcel – the students at Giaudrone Middle School.  
 
If you have questions or concerns, please contact me at areichenberger@tpchd.org or (253) 405-8244. 
 
 
Sincerely, 
 
 
 
 
Adam Reichenberger 
Housing Policy Coordinator 
Social, Economic, Environmental Conditions for Health Program 
Tacoma-Pierce County Health Department 
 
 
 
 
  



Exhibit A. Giaudrone Middle School Average Road Quality. City of Tacoma Equity Index. 

 
 
 
  



Exhibit B. Giaudrone Middle School Diesel Exhaust PM2.5 Emissions, WA Environmental Health Disparities Map 
NOTE: the boundaries for GMS attendance extend immediately West of I-5 and Northwest of Tacoma Mall, where Diesel 

Exhaust PM2.5 Emissions are equally bad.  
  



 
Exhibit C. Deaths from Cardiovascular Disease for community surrounding Giaudrone Middle School. WA Environmental 
Health Disparities Map 

NOTE: the boundaries for GMS attendance extend immediately West of I-5 and Northwest of Tacoma Mall, where 
Deaths from Cardiovascular Disease are worse. 
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