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(CED); Ramie Pierce, Lorna Mauren, Mike Carey, Josh Diekmann (Public Works)

Excerpt

PUBLIC HEARING – Large Scale Retail Moratorium
The public hearing was called to order by Vice-Chair Erickson after Chairman Doty recused
himself from presiding over the hearing. The Vice-Chair went over the procedures for
conducting the hearing.
Brian Boudet, Long-Range Planning, outlined the purpose of the moratorium and the
procedures that are required in the Municipal Code for enacting a moratorium, including the
Commission’s responsibilities. He emphasized that, at a minimum, the Commission is to provide
a recommendation to the City Council on whether there is the need for a moratorium and, if
needed, the duration of the moratorium that is necessary while a permanent solution is
developed. Mr. Boudet stated that some 3,000 notices were sent out to the public for the
hearing and included current large scale retailers, adjacent property owners, Neighborhood
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Councils, Business Districts, other citizen groups, governmental agencies, civic and business
associations, environmental groups and other interested parties.
At this point Vice-Chair Erickson started the oral testimony for the hearing. He reminded the
public that the purpose of this hearing was to receive testimony on the moratorium and whether
it should be retained, modified or rescinded. The following citizens came forward to testify:
Lori Lee Armstrong - citizen from the South End, favors having a moratorium. She foresees
major traffic issues particularly for emergency vehicles serving the hospital and medical facilities
at the site on Union Avenue if big retail businesses are placed in the proposed location or in
other locations. She questioned the need for more large scale retail uses.
Tom McCarthy - 801 South Cushman Avenue, citizen of Tacoma. He favors the moratorium
and would like to see it made a permanent feature. He agreed with the preceding speaker that
traffic is an issue because there is a large number of medical offices in the vicinity and the traffic
already is bad. Mr. McCarthy said that big box retail should be considered “parasites” rather
than “revenue generators”. These uses drive other retail out of business by drawing their
customers. The result is a loss of total revenue.
Kevin Kalal - representative from Bellarmine Prep, supports the moratorium. Their concern is
that the addition of big retail space will cause traffic safety issues for students and staff at
Bellarmine Preparatory School. He also questioned the effect of the products that are sold in
large scale retail uses and felt these might be detrimental to the welfare of students at the
school.
Ralph Kendall - 2655 South Cedar, supports the moratorium. He would like to see an
environmental study done to measure the impact that a big retail store would have on the
neighborhood. He has seen in the past how the traffic and road conditions were affected by
other projects that were done in his neighborhood and can well imagine how a big box retail
store will only adversely affect the neighborhood if they are allowed to come in.
Terrance Fuller - 702 Martin Luther King Jr. Way, retired citizen. He spoke about his concern
for using both his car and bicycle to get to the businesses near his home if a big retail store is
allowed. He cannot see how he will be able to do so with the impact to traffic that is sure to
arise. Therefore, he approves of maintaining the moratorium.
Marilyn Kimmerling - 4414 North 34th Street, supports the moratorium. She agrees with
comments that were previously made and added the point that there are attributes that are
unique to Tacoma and big box retail will only have an adverse affect on traffic, schools,
construction, and neighborhood businesses and these impacts will outweigh any benefits.
Brett Williams - 4826 South 18th Street, spoke in favor of keeping the moratorium. He said that
crime has gone down in his neighborhood 47 percent in the last year and from his research on
the effect of big box retail businesses that there is a tendency for these uses to increase crime.
He feels that the moratorium should be left in place as long as possible to study the actual
effects of big box retail businesses on crime and traffic given the real concerns that this could
have on the large number of schools and medical facilities that are in his neighborhood.
Denise Jagilio - representing United Food and Commercial Workers Local 367 for Tacoma.
The Union she represents has retained a lawyer and she presented the written testimony
prepared by attorney David Bricklin. The letter states the reasons why the moratorium should
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stay in place and how their impact should be studied before a decision is made. In summary,
the letter says that the development of big box retail businesses fails to meet the intent for
Mixed-Use Centers as outlined in the Comprehensive Plan.
Jeff Ruthven - 2930 South 17th Street (commented for his wife, Sandra Ruthven as well),
Teamsters 117, supports the moratorium. His main objection was the traffic problem that would
result if large scale retail were allowed. He asked that the moratorium be made permanent.
Anthony Bostain - 1520 South Oakes Street, approves of the moratorium. His reasons for
supporting the moratorium include traffic hazards, slow EMS response time, and crime. He
believes that it will affect the safety of walkers and his children at the nearby school. He also
would like it to be permanent.
Robert Osborn - 2504 South “M” Street. His objection was twofold: the increase to the
congestion that is already there, and safety impacts to people in wheelchairs and those with
special needs that would find it unbearably difficult to get around if a large retail business were
to go in the neighborhood. He supports the moratorium and hopes that it will become
permanent.
The Vice-Chair reminded the attendees at this point that the moratorium was not just for a
specific store at one location, but is applicable to any new retail development exceeding 65,000
square feet in area and that there are multiple locations in the city affected by the moratorium.
Deborah Osborn - 2504 South “M” Street. Ms. Osborn’s concerns were that those with special
needs, wheel-chair bound, those with canes, etc., would have issues with the building of a big
box retail business. She feels that it is dangerous for pedestrians to walk through the area by
South Union already. In that area, she commented that there are hundreds of elderly people in
the neighborhood that would be affected. Allowing a big box retail store to be placed in her
neighborhood is not in keeping with the lifestyle that Tacoma represents. She supports the
moratorium and would like to have it permanent.
Kris Blondin - 3147 South 19th Street. She wholeheartedly supports the moratorium and would
like it to be a permanent fixture. She agreed that the traffic issue was a major concern and that
the neighborhood had already experienced what happens when traffic is increased when traffic
was rerouted because of construction work on SR-16. She said that not just her neighborhood,
but any neighborhood that had a large retail business placed in it would be adversely impacted
and the quality of life for the neighborhood would be severely diminished.
Tim Pak - Union representative for Homecare Workers. Mr. Pak’s main concern was the
increase of traffic and the potential for more accidents. He enumerated the ways that this issue
would economically affect him and fellow homecare workers and is a safety issue in transporting
their patients who may need urgent care. He supports the moratorium and feels that the
Commission should look at some of the problems that big retail stores present.
Rob DeRosa - 801 N. Prospect Street, life-long resident of Tacoma, supports the moratorium.
He is concerned about the area at South Union and safety is a major concern for the school age
children, the elderly, and all residents of the neighborhood. He stated it is imperative to
continue the moratorium.
Matthew House - third-generation Tacoma resident. He agrees with all the concerns that were
previously voiced. He supports the moratorium and would like to see it become permanent.

Planning Commission Minutes – Regular Meeting and Public Hearing, October 5, 2011

Page 3

Adam Hoyt - representative of Jobs with Justice. He objected to big box stores because of the
guns and the alcohol they sell, and the traffic snares that occur for workers trying to get to work
on time. He suggested more studies need to be done.
Justin Leighton - Secretary for the Central Neighborhood Council. He supports the moratorium
and asked that it be longer than six months. Mr. Leighton is opposed to development that will
bring urban sprawl and that does not follow the Comprehensive Plan. He spoke about possible
traffic congestion as a concern. He also suggested that some sites, such as the one under
consideration, should have their CCX zoning changed to prevent the placement of large scale
retail within them.
Sonia Jewell - small business owner at 2501 6th Avenue. She supports the moratorium and
noted that she brought her business to Tacoma because of the lack of big box stores. She also
agrees with the comments of the previous speakers.
Shawn Stephenson - said that he did not have anything to add.
Tricia DeOme - Central Neighborhood Council, supports the moratorium. Ms. DeOme
recommended a reexamination of the CCX zoning designation and the zoning requirements.
She noted the code has no maximum floorplate and allows suburban-style development, which
is contrary to the Comprehensive Plan. She asked whether we really want more big box stores
that will further change the “character” of Tacoma. She stated that we already have big box
stores that are copycat developments that occur anywhere in the country and she does not want
to see more of them built here.
Jerry Kunz - Jobs for Justice and Habitat for Humanity. He said that Walmart is a covert
operation that tried to “slip one over” in coming to town. They are anti-union, unfair to workers,
discriminate against women, and resist giving women any responsibility. He was very much
against allowing Walmart to develop in Tacoma. He stated that there is no “upside” to allowing
Walmart to set up a big box store here.
Jessica Anderson - local worker, supports a permanent moratorium. If a permanent
moratorium is not achievable, then a diligent economic study should be done. Ms. Anderson is
against big box stores because they will only increase traffic congestion and because existing
big box retail businesses are already struggling. She can see no reason for building a new big
box store.
Deborah Cade - North Slope District. She spoke about the improvements that have occurred in
recent years through neighborhood groups taking action and feels that allowing big box retail
will undermine these improvements. The character of Tacoma neighborhoods are essentially
for residential or small commercial uses. Ms. Cade stated that the noise generated by operating
a big box store is one element that has not been considered and noted that these operations
are open long hours and deliveries are made late at night. She supports the moratorium and
asked that it be extended.
Anders Ibsen - 2702 North Proctor Street, supports the moratorium. He agrees with the points
that have been presented by previous speakers and said the moratorium is not a statement
against a particular store but is an affirmation of what people want for their neighborhood, which
is an urban form of development, pedestrian orientation, and transit friendly. He said that he
hoped that the City would continue working toward keeping a “beautiful place” to work and live.
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Brenda Wiest - 3419 N. Cheyenne Street, parent of a Bellarmine School student. She is happy
with the character of Tacoma’s neighborhoods and said that there is no shortage of shopping
here. Her objections to big box retail stores is that they cause traffic problems, present safety
issues to the seniors who live in the neighborhood, and bring no unique or beneficial value to a
neighborhood. She supports the moratorium and believes that Tacoma is a very unique and
great place to live.
Patricia Lecy-Davis - 1121 Court D #A. She has a business in the downtown area and also
believes Tacoma is a unique and special place. The city already has “sprawl conditions’’ and
she would not like to see the city replicate the South Hill area. She would like to see Tacoma
stay unique, build up and not out, and support small businesses. She supports the moratorium
and would like it to continue as long as possible to make sure that our zoning is echoing and
complementary to the Mobility Master Plan and the Comprehensive Plan.
Carol Sloman - resident and homeowner, speaking for the environmental community. She
approves of the moratorium and favors its extension in order to thoroughly assess the
environmental impacts of big box stores. She asked for a thorough look at the impacts that
have occurred with large uses in the past and take into consideration these findings in order to
mitigate and forestall this from happening again. She would like any environmental review be
an independent study and not be completed by the applicant as a part of their building proposal.
Patricia Menzes - 615 South Grant Avenue #A. She supports the moratorium and says it is a
“great first step”. She spoke about her vision of property owners contacting their neighbors
before starting a new business or development and actually getting their input on what the
neighbors’ needs or wants are for their particular neighborhood. She also envisions
development of land that makes a difference without harming the neighborhood – that actually
benefits it environmentally, aesthetically and economically.
Nicole Weatherhead - 3514 South Asotin, representing “Wake-up 253”. She indicated that the
big box industry does not really benefit the community financially because they do not pay a fair
living wage with benefits to their employees and this actually causes a drain on the resources
from State agencies to subsidize health care. She appreciates the comments that came before
from the other speakers and supports the moratorium and would like it to be made permanent
as well.
Sarah Morker - homeowner in Tacoma, works as a Multicare Rehab Specialist. Her concern is
for the traffic, which is already a problem at South 23rd and Union, especially for the patients that
come to her facility and the other medical facilities. She agrees with all the comments that were
given at tonight’s hearing and supports the moratorium.
After determining that there were no further speakers, Vice-Chair Erickson closed the public
hearing.
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From: Jessica Brewer [mailto:jessbru27@hotmail.com]
Sent: Monday, September 26, 2011 7:22 PM
To: lauren.walker@cityoftacoma.org; ryan.petty@cityoftacoma.org; lshadduc@cityoftacoma.org;
notacomawalmart@yahoo.com
Subject: no Walmart in Tacoma
To Whom it May Concern,
I would like to voice my opinion and concern for the Walmart building proposal at the Union Ave Tacoma
Elks site. A Walmart at this site would result in too much traffic in that area and it would provide unfair
competition for local businesses. Walmart's backdoor tactics for sneaking a building into our community
sets a bad example. If Walmart wants to open a store (which is a different project than original proposal
for a medical center) then there needs to be a new study into the enviornmental and community impact
of this development.
Thank you for your time,
Jessica Brewer

From: sem3@u.washington.edu [mailto:sem3@u.washington.edu]
Sent: Saturday, October 01, 2011 9:23 AM
To: Planning
Subject: Large Scale Moratorium
Tacoma has not yet reduced our negative air quality rating. Large scale retail venues located adjacent to
a freeway system with mimimal public transportation will further contribute to an increase in the release
of carbon monoxide. Another disadvantage is the ability to recycle large shells once the original occupant
closes. Typically, these sites become isolated high-crime areas. Most importantly, uni-purpose shell
structures do not contribute to Tacoma's vision of mixed-use development.
Susanne E. Marten

From: Bree Lafreniere [mailto:bree5225@gmail.com]
Sent: Monday, October 03, 2011 8:03 AM
To: Planning
Subject: Comment for Public Hearing

Dear Leaders,
I would like to express my concern about a six month moratorium regarding large scale retail
establishments. Although I am all for thoughtful development, we are in an emergency situation
and I don't support taking six months to develop findings. We are badly in need of economic
development and jobs. Unemployment is the root cause of multiple devastating problems for
individuals, families and the society which take years to solve. I understand the jobs created may
be low paying but they could be, for example, the difference for a college student struggling to
go to college. Please, don't be disconnected from the reality of people's lives. Your job is to lead
us to a better life.
Bree Lafreniere

From: M O [mailto:ostermy@hotmail.com]
Sent: Wednesday, October 05, 2011 10:34 AM
To: Planning
Subject: Public Comment: Large Scale Retail Moratorium
Dear Planning Commission:
I am writing in support of the Large Scale Retail Moratorium. I was disappointed to hear of the plans to
build a large retail complex at the site of the Elks Lodge. Traffic is already a nightmare in that area due
to all the cars going to the Target complex or trying to get to the highway interchange at Union. I also
don't believe that giant retail stores are good for Tacoma's future. Tacoma already has a myriad of large
retail stores to serve its residents. Further addition of large retail stores will just take business away from
existing stores, causing a blight of empty big boxes. We have seen this blight especially in the Tacoma
Mall area when national retail chains have gone bankrupt. I am also concerned that further addition of
large retail chains will also pull business away from locally owned small businesses. Large retail stores
also provide only low-wage work that often don't provide benefits. Large retail chains also usually only
carry cheaply made imported products that further erode our nation's economy.
I would support long-term development of mixed-use medical, educational, hospitality, business
professional, or small business retail facilities in that location.
I would also support extending the Large Scale Retail Moratorium for 4 years in order to support
Tacoma's current businesses and encourage sustainable planning and growth.
Thank you for your time and consideration.
Sincerely,
Michele Drochak
NorthEnd Neighborhood Resident

From: Susan Cruise [mailto:susanmcruise@gmail.com]
Sent: Thursday, October 06, 2011 11:57 PM
To: Planning
Cc: Tricia DeOme
Subject: Ordinance 28014 Moratorium Retail Establishments in Excess of 65,000 Square Feet
Dear Commissioners and Staff,
I understand that an application was filed seeking permission for Walmart to build a 150,000 sq. foot
super store in the vicinity of S. 23rd St. and S. Union Ave. on the property occupied by the Elks Club. I
will explain my support for Ordinance No. 28014 in relation to the application to build a Walmart super
store at this location in Tacoma. I support Ordinance No. 28014 adopting an immediate six month
moratorium relating to land use and zoning and establishing a moratorium on the acceptance of
applications for new building and related permits for the establishment, location and permitting of retail
establishments that exceed 65,000 sq. feet for the following reasons:
1. A 150,000 square foot superstore such as Walmart will have damaging economic, environmental and
social impacts on Tacoma.
2. It is inappropriate to have such a large store across the street from residential apartments such as the
Villas at Union Park on S. Union Ave. due to the traffic congestion it will bring diminishing the quality of
life of those apartment residents.
3. Because the neighborhoods to the immediate west of the proposed store, as well as to the north and
east are primarily residential, the proposed location will clog the main arterials of these neighborhoods
such as S 19th St. S. 12th St. 6th Ave., S. Union St. and Proctor St. increasing traffic congestion and the
potential for accidents. It has been come increasingly hard for me to make a left turn from 6th Ave. at
Proctor on to N. Proctor because of the increased traffic on 6th Ave. and this would worsen with the
traffic driven to 6th Ave. by congestion on S. Union.
4. I do not think that the citizens and residents of Tacoma should have their quality of life damaged, and
compromised and subjected to daily traffic delays and increased congestion due to a store that is known
for not being a good corporate steward.
5. Because Walmart's business plan includes a very low wage low benefit model of employment, Walmart
burdens tax payer funded services such as medicaid. I understand that in Georgia a 2002 survey found
that Walmart was the largest private employer of parents whose children were enrolled in the state
subsidized medical program.
6. Therefore, although people pay lower prices for products at Walmart there are hidden costs that
people pay, such as in funding medicaid.
7. In addition, during a recession when people are spending less money generally the City of Tacoma
should not welcome a store that has been sued on several occasions for predatory pricing, meaning
pricing that is so low that it intends to or has the consequence of putting competitors out of business.
The City of Tacoma should show more support for its local businesses who can be harmed by predatory
pricing practices. Since profit margins are probably much smaller for local businesses due to the recession
a store like Walmart with its aggressive business plan can put local businesses that have contributed and
enhanced Tacoma out of business.
8. Since there are already a number of large stores in the same area - such as Target, Top Food and
Office Depot - and in view of the numbers of residential homes in the immediate vicinity west of the
proposed location and starting a few blocks north and east the time has come for the City of Tacoma to
reevaluate its zoning code, study these problems and change the code to not permit such a large retail
establishment at S 23rd and S Union.
Thank you for your consideration of my comments.
Susan Cruise
615 S. Madison St.
Tacoma, WA 98405

From: marshalm@q.com
Sent: Thursday, October 06, 2011 9:01 AM
To: lwung@cityoftacoma.org
Subject: Support for the moratorium on "big box" stores
Dear Sirs,
I unreservedly support and urge this Planning Commission and City Council to support the moratorium on
the building of large "big box" stores in Tacoma until such time as appropriate regulations for their
establishment can be created. These are large stores and their massive above ground parking lots must
be appropriately zoned and regulated.
Marshall McClintock
701 North J Street
Tacoma, WA 98403

From: Mitch Robinson [mailto:boonrob@msn.com]
Sent: Thursday, October 06, 2011 9:49 AM
To: lwung@cityoftacoma.org
Cc: Marty Campbell
Subject: Big Box Moritorium Comments
As a resident of the city of Tacoma, I ask that the council carefully weigh the pros and cons of a "big box
moratorium."
My overall concern is that we are in economic times where the city needs all the potential revenue
through sales tax it can get. As just one example that is of concern to many residents, we have
something like 100 years of deferred maintenance on our roads. The sales tax revenue derived from new
large businesses could go a long way towards paying for long-needed public works improvements.
My other concern is we can't really guess what a "good" or "bad" future big box store might look like--but
to put a ban in place might discourage a national retailer from even considering Tacoma. A few
possibilities:

•
•
•
•

Apple comes up with a new business model and starts stores similar to Best Buy versus their
current smaller mall locations. Would we be left out?
Large local employers like Fred Meyer or Best Buy want to add an additional Tacoma location.
A well thought of brand like Amazon or Microsoft goes into the large retail space--would they not
even consider Tacoma?
A local merchant find enormous success in Tacoma and wants to build a large box-type space.
How sad if they started that business in Tacoma but would not be able to carry there business
vision through in the town they started in.

I know city residents have concerns about wages paid by these large retailers along with traffic patterns,
congestion, etc. These same local residents also expect basic city services that are paid through sales
tax. Let's make sure our citizens understand that for every business we turn away--it could potentially
lead to a reduction in city services.
-Mitch Robinson
Tacoma, WA

To:

City of Tacoma- Planning Commission

From:

Central Neighborhood Council

Date:

October 7, 2011

Subject:

Planning Commission Public Comment – Ordinance No 28014

Dear Planning Commission Members:
Ordinance No. 28014 was adopted on August 30, 2011 which put in place an emergency
moratorium on the permitting of large scale retail establishments with a floor area greater than
65,000 square feet. The moratorium applies City-wide and was enacted for a duration of six
months (until February 28, 2012). As stated in the ordinance, the purpose of the moratorium is
to allow the City time to evaluate the impacts of these kinds of land uses and to consider
potential changes to applicable regulations and requirements.
The Central Neighborhood Council (CNC) agrees the emergency moratorium is necessary and
the moratorium should be in place at least six months or until the City evaluates the impacts of
big box stores and revises the maximum floor size and parking requirements in Commercial
Community Mixed-Use District (CCX) zoned areas. Our reasoning is discussed below.
Why is the moratorium necessary?
“Big Box” stores with floor area greater than 65,000 square feet are currently allowed in C2General Community Commercial, CCX – Community Commercial Mixed Use, UCX – Urban
Center Mixed Use, CIX – Commercial-Industrial Mixed Use, M1 – Light Industrial, and M2 Heavy Industrial Districts. It is our understanding the areas were zoned CCX during the
formation of Mixed-Use District and specific building design and parking requirements were not
thoroughly evaluated. There are seven CCX areas distributed throughout the city. The
moratorium is necessary to allow time to evaluate building requirements in CCX areas before
parcels within the CCX areas are developed or redeveloped with suburban style big box stores.
Why should CCX allowed uses be reevaluated?
The Tacoma Municipal Code (TMC 13.06.300) states one of the purposes of the Mixed-Use
Districts is to “increase the variety of development opportunities in Tacoma by encouraging
greater integration of land uses within specific districts in a manner consistent with the Growth
Management Act, the Regional Plan: Vision 2020, the County-Wide Planning Policies for Pierce
County, and the City’s Comprehensive Plan.” CCX areas are to “provide for commercial and
retail businesses intended to serve many nearby neighborhoods and draw people from throughout
the City. These areas are envisioned as evolving from traditional suburban development to
higher density urban districts. Walking and transit use are facilitated through designs which
decrease walking distances and increase pedestrian safety. Uses include shopping centers with a
wide variety of commercial establishments; commercial recreation; gas stations; and business,
personal, and financial services. Residential uses are encouraged in CCX Districts as integrated
development components.”
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There currently is no designated maximum floor area per story for a single business or a
minimum floor-area ratio (total building area divided by site size) within CCX areas based on the
City of Tacoma code. Therefore, a 150,000 square foot building serving one use with an
expansive surface parking lot and little to no interface with transit options is allowed by the City
code. This is the exact opposite of what the City of Tacoma’s Comprehensive Plan describes as
an urban style, pedestrian and transit friendly development that provides an environment for
building synergies between local businesses, entrepreneurial opportunities, workforce housing,
and living wage employment in designated Mixed-Use District.
The CNC recommends the Planning Commission retain the moratorium to allow for a thoughtful
evaluation of impacts of large scale retail operations on:
 existing land use plans;
 implementation of zoning and design regulations appropriate to recently-adopted
updates of Mixed-Use Districts;
 traffic congestion and patterns;
 pedestrian and bicycle travel; and
 investment in and support for locally-sustainable economic development.
Further, the CNC recommends the Planning Commission consider appropriate regulations for
large scale retail land uses, to include prohibition in Mixed-Use Districts, or at least restriction
of the suburban characteristics. Additional regulations may include:
 limitation on floor area per story per single use;
 limitation on vehicular access and parking (including deliveries);
 pedestrian and bicycle access and amenities;
 outdoor storage;
 landscaping; and
 location and size of signage.
The Comprehensive Plan sets policy to build up not out, especially in Mixed-Use Districts.
However the City of Tacoma code is not strict enough to implement that policy. The purpose of
the moratorium is to provide time to evaluate the code so development is in line with policy
before it is too late.

Tricia S. DeOme
Chair
Central Neighborhood Council

Justin D. Leighton
Corresponding Secretary
Central Neighborhood Council

www.cnc-tacoma.com

