
 
AGENDA 

City of Gig Harbor Hearing Examiner 
 Virtual Hearing of Thursday April 22, 2021 at 1:30 PM 

 
Due to public health concerns, this meeting will be accessible to listen by using the information below: 
link to join Webinar https://zoom.us/j/92967023528 
Call-in: (253) 215 8782 Meeting ID: 929 6702 3528 

 
To speak during the meeting, press the Raise Hand button near the bottom of your Zoom window  or  
press  *9  on your  phone.  Comments  are  only  allowed  during designated portions of the meeting. 
Please refrain from “raising your hand” until the Hearing Examiner  has  announced  that  he  has 
opened  the  public  comment  portion  of  the meeting.  Your name or the last four digits of your phone 
number will be called out when it is your turn to speak. When using your phone to call in you may need 
to press *6 to unmute yourself. All speakers will have up to three minutes to speak.  

 
If you wish to submit written public comment, please provide your comments to the Planning Division by 
Thursday, April 22, 2021 at 12:00 noon.   All  written comments  must  be  able  to  be  read  in  3 
minutes  or  less  to  be  included in  the  record  and  have the  title:  FOR  PUBLIC COMMENT  
included.  Send  comments  to: candrews@gigharborwa.gov. Written comments will be read during the 
appropriate agenda item.  

I. Open Public Meeting 

II. Public Hearing 
Items on this agenda will be reviewed according to the following format: 
1. Open public hearing 
2. Staff Report 
3. Applicant’s presentation 
4. Public Comment 
5. Close public hearing 

 
New Business  

 
1. RANDY CHOPP, 8725 RANDALL DRIVE, GIG HARBOR, WA 98332:  Skansie Ministorage: 

 (PL-SPR-19-0010, PL-CUP-19-0002, PL-SEPA-19-0014, PL-DR-19-0088) The proposal is for the 
development of a public mini storage complex totaling 78,375 gross square footage divided over three 
stories. The rentable square footage will be 56,040 divided into 509 units ranging in size. A Conditional 
Use Permit has been applied for to allow the site to be used for a ministorage development.  The site is 
located at 5116 89th Street, at the southwest corner of 89th St. and Skansie Ave., approximately 0.6 
miles north of the intersection of Rosedale Ave. and Skansie Ave. Assessor’s Parcel Number: 
0221066003. 

 
 
  III. Adjournment 
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Development Services 
 

COMMUNITY DEVELOPMENT DEPARTMENT 
PLANNING DIVISION 

STAFF REPORT 
 
 
TO:  Hearing Examiner 
FROM: Planning Staff 
DATE: April 15, 2021 
 
RE: PL-SPR-19-0010, PL-CUP-19-0002, PL-SEPA-19-0014, PL-DR-19-

0088, PL-ALP-20-0006 | Skansie Ministorage 
Public Hearing Date:  April 22, 2021 

________________________________________________________________ 
 
I. GENERAL INFORMATION 
 
 A. Owner/Applicant: Randy Chopp 

8725 Randall Dr. 
Gig Harbor, WA 98332 

 
B. Agent:  Christian Harkson 

8725 Randall Dr. 
Gig Harbor, WA 98332 

 
II. APPLICANT’S REQUEST 

 
The proposal is for the development of a public mini storage complex 
totaling 78,375 gross square feet divided over three stories. The rentable 
square footage will be 56,040 divided into 509 units ranging in size. A 
Conditional Use Permit has been applied for to allow the site to be used for 
a ministorage development.  
   
This request is encompassed in the site plan review (PL-SPR-19-0010), 
conditional use permit (PL-CUP-19-0002), design review (PL-DR-19-0088), 
and alternative landscape plan (PL-ALP-20-0006) applications. The 
Mitigated Determination of Nonsignificance (MDNS) issued in staff’s 
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processing of PL-SEPA-19-0014 has been included with this staff report as 
Exhibit M and is further described in Section VI of this report. The proposed 
site plan, architectural details, exterior elevations, and architectural 
renderings are included as Exhibit B to this staff report. A written statement 
of justification for granting the conditional use permit is included as Exhibit 
D to this report. 
 

III. SITE DESCRIPTION 
 
 A. Location:   5116 89th Street, the site is located at the southwest 

 corner of 89th St. and Skansie Ave., approximately 0.6 miles north 
 of the intersection of Rosedale Ave. and Skansie Ave.   

Assessor’s Parcel Number: 0221066003 
 

B. Site Area/Acreage: 2.18 acres  
       
 C. Existing Site Characteristics: 
 

1. Topography: The site slopes gently in a southwesterly 
direction, with slopes ranging from approximately 4-8%. 
   

2. Vegetation: The vacant site is vegetated with a variety of 
grasses and shrubs, as well as six (6) significant trees. 

 
3. Wetlands and Critical Areas: There are no wetlands or 

impacted critical areas on the site. A Category IV wetland 
exists on the parcel immediately south of the subject site 
whose 50-foot buffer extends over the southern parcel line 
and onto the subject site. Staff has issued a Mitigated 
Determination of Nonsignificance (MDNS) associated with 
permit file number PL-SEPA-19-0014 to address, in part, the 
potential impacts to the functions of the off-site Category IV 
wetland and its associated buffer. The MDNS is included with 
this staff report as Exhibit M. Please see related discussion in 
Sections VI and VIII of this staff report for analysis related to 
this critical area. 

 
 D. Zoning: 
 

1. Subject parcel: Employment District (ED) 
       
  2. Adjacent zoning and current use: 

a. North: Employment District (ED) – active permit 
submitted for industrial use 

 b. East: SR-16 
 c. South: Public-Institutional District (PI) – vacant 
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d. West: Employment District (ED) – governmental 
services 

 
E. Utilities / Road Access:  The parcel is accessed from 89th St., a 

private road. Water is provided by the City of Gig Harbor. A sewer 
exception for the subject site was issued via permit file number EN-
10-0007, which has been included with Exhibit M as Reference No. 
5. 

 
IV. APPLICABLE CODES AND POLICIES  
 

A. Comprehensive Plan: The site is designated as Employment Center 
(EC) by the City’s Land Use Map. This designation broadly defines an area 
that is intended to meet long-term employment needs of the community. 
Employment centers consist of: 1) Wholesale distribution facilities, 2) 
Manufacturing and assembly, 3) Warehousing/storage, 4) Business 
office/business complexes, 5) Medical facilities/hospitals, 6) 
Telecommunication services, 7) Transportation services and facilities, and 
8) Conditional allowances of commercial facilities which are subordinate to 
the support of employment activities. 
 
B. Gig Harbor Municipal Code: The subject parcel is zoned ED, 
Employment District. The following code chapters apply to this proposal: 

 a. 17.14 Land Use Matrix 
 b. 17.45 Employment District 
 c. 17.64 Conditional Uses 
 d. 17.72 Off-Street Parking and Loading Requirements 
 e. 17.78 Trees, Landscaping and Screening 
 f. 17.96 Site Plans 
 g. 17.98 and 17.99 Design Standards and Review and Design 

Manual 
 h. 18.04 Environmental Review (SEPA) 
 i. 18.08 Critical Areas  

   
V. BACKGROUND INFORMATION:  
 

The subject site is an undeveloped lot that was annexed into the City of Gig 
Harbor in 2004 via Ordinance 962. 
 
This project was preliminarily reviewed by staff during a pre-application 
meeting with the applicant on July 26, 2017. The applicant formally 
submitted for Site Plan, Conditional Use Permit, and Alternative Design 
Review on August 15, 2019. The applicant later applied for an Alternative 
Landscape Plan on December 18, 2020 to be included in the applicant’s 
consolidated permit review of the proposed development.  
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The applicant appeared before the Design Review Board (DRB) on May 14, 
2020 and February 11, 2021 to present alternative design proposals for the 
DRB’s recommendation to the Hearing Examiner. These requests are 
detailed in Section VIII of this staff report. The Notices of Recommendation 
are included with this staff report as Exhibit E. 
 

VI. ENVIRONMENTAL REVIEW: 
 
The City issued a Mitigated Determination of Non-Significance (MDNS) for 
the proposed action on March 25, 2021. The MDNS and its adopted 
reference documents are collectively attached to this staff report as Exhibit 
M. The legal notice of the MDNS was published in The News Tribune 
newspaper and mailed to all property owners within 300 feet of the subject 
site on March 25, 2021. Two comments were received by the Washington 
Department of Ecology and the Squaxin Island Tribe of Indians in response 
to the MDNS; these comments are collectively included as Exhibit F to this 
staff report. No appeals were timely filed on the threshold determination. 
The mitigation measures outlined in the MDNS have been recommended 
as conditions to the Hearing Examiner’s decision in Section X of this report. 
Staff has also recommended conditions related to the content of the 
comments submitted in response to the MDNS be adopted in the Hearing 
Examiner’s decision; these conditions are also detailed in Section X of this 
report. 

 
VII. PUBLIC NOTICE & INPUT: 
 

The legal notice of the proposed action and scheduled hearing (Notice of 
Public Hearing, “NOPH”) was published in The News Tribune, posted on 
the subject site, and mailed to all property owners within 300 feet of the 
subject site on April 8, 2021. As of the date of this report, no written 
comments have been received in response to the public notice. The 
Declarations of Mailing, Publishing, and Posting for the public hearing are 
attached to this staff report as Exhibit G. 
 
Notice of public meeting (NOPM) for the applicant’s participation in two 
meetings before the Design Review Board (DRB) were properly noticed to 
the public. The first NOPM was mailed to all owners of property within 300-
feet of the site and a notice board was posted on the site on April 30, 2020. 
Public notice was also published in the Peninsula Gateway Newspaper on 
May 7, 2020. Staff received no public comments in response to this public 
meeting notice. The applicant presented again before the DRB at their 
February 11, 2021 public meeting. The NOPM for this meeting was mailed 
to all owners of property within 300-feet of the site and a notice board was 
posted on the site on January 28, 2021. Public notice was also published in 
The News Tribune Newspaper on February 4, 2021. Staff received no public 
comments in response to this public meeting notice. The Declarations of 
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Mailing, Publishing, and Posting for these public meetings are attached to 
this staff report as Exhibit H. 
 
A Notice of Application (NOA) was published in the Peninsula Gateway and 
mailed to owners of property within 300 feet of the site on August 29, 2019. 
The NOA was also posted on the subject site on August 27, 2019. The City 
received one comment from the Washington Department of Ecology in 
response to the NOA which has been included with this staff report as 
Exhibit J. The Declarations of Mailing, Publishing, and Posting are included 
with this staff report as Exhibit I.  
 

VIII. STAFF ANALYSIS AND FINDINGS: 
 

A. Planning Staff   
 

1.  Comprehensive Plan: 
  
 See the Land Use Element of the Gig Harbor Comprehensive Plan: 

Pages 2-1 through 2-18. 
 
 The site is designated as Employment Center (EC) by the City’s Land 

Use Map. This designation broadly defines an area that is intended 
to meet long-term employment needs of the community. 
Employment centers consist of: 1) Wholesale distribution facilities, 2) 
Manufacturing and assembly, 3) Warehousing/storage, 4) Business 
office/business complexes, 5) Medical facilities/hospitals, 6) 
Telecommunication services, 7) Transportation services and 
facilities, and 8) Conditional allowances of commercial facilities 
which are subordinate to the support of employment activities. 

 
 The Community Design Element of the Gig Harbor Comprehensive 

Plan (Pages 4-1 through 4-19) describes various neighborhoods 
which, over time, have established their own design character that 
should be maintained to preserve the character of the City. The 
Bujacich Road/NW Industrial neighborhood design area includes the 
employment districts and public-institutional districts along Bujacich 
Road. The area is intended to meet the long-term employment needs 
of the community and provide areas for large-scale essential public 
facilities. Design standards should reflect the functional needs of 
these industrial and government uses 

 
 The proposed ministorage structure supports the intent of the EC 

land use designation, in that the proposal is for a storage use and a 
conditional use for a commercial facility to support employment 
activity. Additionally, as is discussed further in Section VIII of this 
report, the design of the structure and of the subject site reflect the 
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functional needs of the use, which has been reviewed by the DRB 
who have provided Notices of Recommendation for the Hearing 
Examiner’s consideration of the proposed design (see Exhibit E). 
Therefore, the proposal is generally consistent with the goals of the 
Plan. 

 
2.  Gig Harbor Municipal Code (GHMC): 
 

a. 17.14.020 Land Use Matrix: 
 
Consistent with the Land Use Matrix set forth in GHMC 17.14.020, 
“ministorage” is a conditionally permitted use in the subject site’s 
Employment District (ED) zone. As such, the applicant has submitted 
a Conditional Use Permit for the Hearing Examiner’s consideration 
to permit the proposed ministorage structure and associated site 
improvements. 
 
b. 17.45 Employment District (ED) Zoning District and 17.78 

Trees, Landscaping and Screening: 
 
The employment district is intended to enhance the city’s economic 
base by providing suitable areas to support the employment needs 
of the community. The employment district provides for the location 
of manufacturing, product processing, research and development 
facilities, assembly, warehousing, distribution, contractor’s yards, 
professional services, corporate headquarters, medical facilities and 
complementary educational and recreational uses which are not 
detrimental to the employment district. Limited retail, business and 
support services that serve the needs of the employment district 
tenants and patrons are allowed. The employment district is intended 
to have limited nuisance factors and hazards. 
 
The proposed ministorage conditional use is found by staff to 
introduce limited nuisance factors and hazards and is an expressed 
conditional use in the site’s ED zoning district. The proposal is 
therefore consistent with the stated intent of the ED zone. 
 
GHMC Subsection 17.45.040(C) requires compliance with the 
requirements of Chapter 17.78 GHMC, Trees, Landscaping and 
Screening. GHMC 17.78.070 requires, in part, that all significant 
trees within a parcel’s setbacks be retained. The applicant has 
submitted landscape plans and a report prepared by a qualified 
arborist (Exhibit K) which identify seven (7) existing significant trees 
within the site’s setbacks. The recommendation from the arborist is 
for the removal of all 7 trees, one (1) of which fell of natural causes 
in advance of the date of this staff report. The applicant has proposed 
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an Alternative Landscape Plan (ALP) to deviate from strict 
compliance with the requirement to retain all significant trees existing 
within the parcel’s setbacks. ALPs must be found consistent with one 
of the criteria set forth in GHMC 17.78.100. Those criteria are: 
 
A.  That the proposed landscaping represents a superior result than 
that which would be achieved by strictly following the requirements 
of this chapter; or, 
B.  Incorporates the increased retention of significant trees and 
naturally occurring undergrowth; or,  
C.  Incorporates unique, historic or architectural features such as 
fountains, sculptures, structures and the like; or, 
D.  The proposed landscaping provides additional waterview and/or 
harbor access opportunities in a waterfront commercial zone. 
 
The applicant is proposing an ALP to the strict application of the 
landscape requirements set forth in GHMC 17.78.070. The 
applicant’s ALP proposes a superior result than that which would be 
achieved by strictly following the requirements of GHMC Chapter 
17.78, consistent with the ALP criteria set forth in GHMC 
17.78.100(A); see Exhibit K which contains the applicant’s narrative 
addressing the superiority of the proposed ALP and the associated 
landscape plan. 
 
c. 17.64 Conditional Uses: 

 
Certain uses, because of their unusual size, infrequent occurrence, 
special requirements, possible safety hazards or detrimental effect 
on surrounding properties, are classified as conditional uses. These 
uses may be allowed in certain use districts by a conditional use 
permit granted by the hearing examiner, subject to the procedures 
established in Chapter 2.25 GHMC.  

 
In order for a conditional use permit to be granted, it must be found 
consistent with all criteria set forth in GHMC Subsection 17.64.040. 
The applicant has submitted an analysis of this criteria which has 
been included with this staff report as Exhibit D. The following is 
staff’s analysis of the proposed project’s consistency with the criteria: 

 
GHMC 17.64.040, Review criteria: 
 

1. That the use which the conditional use permit is applied for is 
specified by this title as being conditionally permitted within, 
and is consistent with the description and purpose of the zone 
district in which the property is located; 
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Staff Analysis:  
As is stated earlier in this staff report, the proposed 
ministorage use for the subject site is specified by Title 17, 
GHMC as being conditionally permitted with the site’s ED 
zoning district and is consistent with the description and 
purpose of the ED zone. 
 

2. That the granting of such conditional use permit will not be 
detrimental to the public health, safety, comfort, convenience 
and general welfare, will not adversely affect the established 
character of the surrounding neighborhood, and will not be 
injurious to the property or improvements in such vicinity 
and/or zone in which the property is located; 
 
Staff Analysis: 
If appropriately conditioned, the proposed development has 
been designed in a manner which is not detrimental to the 
public health, safety, comfort, convenience, or general 
welfare, as has been ensured through the project’s 
consistency with applicable Public Works Standards and Gig 
Harbor Municipal Code provisions, or has otherwise been 
mitigated via the Mitigated Determination of Nonsignificance 
issued on March 25, 2021 (see Exhibit M). As has been 
previously discussed in this staff report, the proposed 
ministorage complex is consistent with the established 
character of the surrounding neighborhood. Finally, the 
proposal is not injurious to property or improvements in the 
vicinity of the subject site; in particular, the Category IV 
wetland located south of the subject site whose 50-foot buffer 
extends over the shared property line onto the subject site will 
not be impacted by the proposed development based on the 
site’s design to avoid the wetland buffer and the MDNS 
mitigation measures in place to protect the functions of the 
buffer. 

 
3. That the proposed use is properly located in relation to the 

other land uses and to transportation and service facilities in 
the vicinity; and further, that the use can be adequately served 
by such public facilities and street capacities without placing 
an undue burden on such facilities and streets; 
 
Staff Analysis: 
 
If properly conditioned, the proposed development has been 
designed in a manner which is adequately served by public 
facilities and street capacities without placing an undue 
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burden on such facilities and streets, as has been ensured via 
the review of the proposal from the Gig Harbor Public Works 
Department. 

 
4. That the site is of sufficient size to accommodate the proposed 

use and all yards, open spaces, walls and fences, parking, 
loading, landscaping and other such features as are required 
by this title or as needed in the opinion of the examiner. 
 
Staff Analysis: 
 
The site is of sufficient size to accommodate the proposed use 
and all yards, open spaces, walls and fences, parking, 
loading, and other applicable features as required by GHMC, 
Title 17. As it relates to required landscaping, the applicant 
has proposed an Alternative Landscape Plan (ALP) to deviate 
from one required landscaping standard set forth in GHMC 
17.78.070; however, as is described earlier in this staff report, 
staff concurs that the proposed ALP is consistent with GHMC 
17.78.100(A) in that the ALP represents a superior result than 
that which would be achieved by strictly following the 
requirements of GHMC 17.78.070. As the ALP is the 
appropriate mechanism for providing relief from strict 
conformance with the standards set forth in GHMC Chapter 
17.78, the applicant has accommodated the site’s required 
landscaping. 
 

d. 17.72 Off-Street Parking and Loading Requirements 
 
“Off-street parking” is defined as parking on privately owned 
property. The number of off-street parking spaces required of a 
development proposal is use-dependent; applicants shall provide 
the number of off-street parking spaces required of their site’s use 
in a manner consistent with GHMC 17.72.030. 
 
As per GHMC 17.72.030, ministorage uses require “two off-street 
parking spaces located near the office. Parking for loading and 
unloading purposes is allowed in front of individual storage units 
unless prohibited by the fire marshal.” 
 
As per GHMC 17.72.050, which sets forth the City’s standards for 
off-street loading berths, industrial uses require “one berth…for 
each 10,000 square feet of gross floor space.” The applicant is 
proposing a ministorage structure of 78,375 gross square feet, 
necessitating eight (8) off-street loading berths to serve the site’s 
use. 
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The applicant proposes to include nine (9) off-street parking stalls 
and eight (8) off-street loading berths to serve the site’s 
ministorage use. Each parking stall and loading berth are 
designed consistent with the applicable provisions set forth in 
GHMC 17.72.020 and GHMC 17.72.040, respectively. Lastly, the 
required two (2) off-street parking stalls are located near the 
proposed structure’s office; please see Exhibit B which indicates 
the location of the office in close proximity to at least two (2) 
parking stalls. Therefore, the applicant’s proposed parking and 
loading is consistent with the standards codified in GHMC 
Chapter 17.72. 

 
e. 17.96 Site Plans 

 
GHMC 17.96.035 sets forth the criteria for approval of major site 
plan review applications. The criteria are as follows: 
 
A. The site plan is compatible with the surrounding uses; and 
B. The site plan is compliant with all relevant statutory codes, 
regulations, and ordinances. 
 
The subject site is bordered on the north and the west by the ED 
zone; the westerly parcel is developed with governmental 
services and the northerly parcel has an active land use permit 
on file with the City to industrially develop the site. State Route 
16 borders the site to the east, and a vacant parcel in the Public-
Institutional District (PI) borders the site to the south. The 
proposed use of the subject site for a ministorage structure 
conveys consistency with the site’s ED zoning district and 
compatibility with the site’s surrounding uses. 
 
If properly conditioned, the proposed project is generally 
compliant with all relevant statutory codes, regulations, and 
ordinances, to include the criteria for approval of the site plan 
review permit. 

 
f. 17.98 & 17.99 Design Standards and Review & Design 

Manual 
 
GHMC Chapter 17.98 sets forth the City Design Review process. 
Consistent with GHMC 17.98.055, an applicant may request 
review by the Design Review Board (DRB) of an application or 
portions thereof which do not strictly conform to the specific 
requirements of Chapter 17.99 GHMC, Design Manual. The 
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applicant has requested the DRB to review portions of its 
proposed design which do not strictly conform with GHMC 17.99. 
 
At public meetings held on February 11, 2021 and May 14, 2020, 
the applicant presented its alternative design of the site to the 
DRB. Having considered the proposed design and the criteria 
necessary to recommend approval of an alternative design, the 
DRB issued Notices of Recommendation on May 26, 2020 and 
February 12, 2021 recommending that the Hearing Examiner 
conditionally approve the proposed alternative design, provided 
that the applicant landscape the subject site in a manner 
consistent with the landscape plan depicted as Exhibit A to the 
February 12, 2021 DRB Notice of Recommendation. These 
Recommendations are included as Exhibit E to this staff report, 
to include the landscape plan which is the subject of the DRB’s 
aforementioned provisional recommendation. The applicant’s 
proposed design has been reviewed by staff and has been found 
consistent with the relevant provisions of GHMC 17.99, save 
those provisions which the applicant proposed alternative 
designs to before the DRB. 
 
If properly conditioned, the subject request is generally consistent 
with the specific requirements of GHMC 17.99, Design Manual.  

 
g. 18.08 Critical Areas 

 
GHMC 18.08.090 stipulates that a wetland analysis report shall 
be prepared by a qualified wetland specialist and submitted to the 
City of Gig Harbor as part of the SEPA review process 
established by the city of Gig Harbor environmental policy 
ordinance, Chapter 18.04 GHMC. The wetland analysis report 
shall be submitted to the department for review for any proposals 
that are within 300 feet of a wetland. The applicant submitted a 
wetland analysis and Wetland Buffer Establishment Program 
which classified the off-site Category IV wetland located on the 
parcel immediately south of the subject site and assigned a 50-
foot buffer to the wetland. The 50-foot buffer extends over the 
subject site’s southern property line; as such, a portion of the off-
site wetland’s buffer is located on the subject site. No alteration 
of the wetland’s buffer is proposed as an element of the proposed 
development. The applicant’s proposed mitigation to protect the 
functions of the wetland’s buffer, to include objectives, 
performance criteria, monitoring, maintenance, contingency, and 
bonding is described in its Wetland Buffer Establishment 
Program which has been reviewed by the City’s third-party 
environmental consultant, Grette Associates, LLC, for 
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conformance with those applicable provisions of GHMC Chapter 
18.08, Critical Areas. If developed consistent with the 
requirements of the Mitigated Determination of Nonsignificance 
issued by the City on March 25, 2021 (Exhibit M), the applicant 
has designed its proposed development consistent with the 
applicable criteria set forth in GHMC Chapter 18.08. The 
applicant’s Wetland Buffer Establishment Program is included in 
Exhibit M as Reference No. 2, and the associated review by 
Grette Associates, LLC is included in Exhibit M as Reference No. 
3. 

 
B. Operations and Engineering 

 
The Public Works Department has reviewed the subject request and 
has found the request to be generally consistent with the applicable 
provisions of the Code, provided that the following conditions are 
incorporated into the Hearing Examiner’s decision: 
 
1. An ADA compliant pedestrian crossing shall be constructed that 

crosses 89th Street at the intersection of 89th Street and Skansie 
Avenue. The crossing shall include ADA compliant pedestrian 
ramps both north and south of 89th Street and a City standard 
crosswalk. The proposed development shall not receive any 
certificate of occupancy until the above described improvement 
is constructed. 
 

2. The applicant’s engineer has certified sight distance for the 
project. However, an encroachment has been discovered when 
turning from 89th Street onto Skansie/Bujacich, looking north. 
Resolving this encroachment is not the responsibility of the City 
and shall be remedied prior to issuance of any certificate of 
occupancy for the proposed use. 

 
3. No landscaping shall be installed on the Skansie Avenue frontage 

that encroaches on the sight distance triangle. 
 

C. Fire Marshal/Building Official 
 

The Building Official has reviewed the subject request and has 
found the request to be generally consistent with the applicable 
provisions of the Code. The Building Official has no objections to 
the proposed conditional use permit. 

 
IX. CONCLUSIONS: 
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Based on the submitted information, site inspection and the analysis 
contained above, staff concludes the following:  
 
A. Conditional Use Permit:  
 

Based upon the findings of fact previously addressed in Section VIII of 
this staff report, the proposed use of the subject site is consistent with 
the criteria for approval set forth in GHMC 17.64.040, if appropriately 
conditioned. 

 
B. Site Plan Review: 
 

Based upon the findings of fact previously addressed in Section VIII of 
this staff report, the proposed site improvements are consistent with the 
criteria for site plan approval set forth in GHMC 17.96.035, if 
appropriately conditioned. 

 
C. Design Review: 
 

Based upon the findings of fact previously addressed in Section VIII of 
this staff report, and considering the proposal’s consistency with the 
Recommendation of Approval provided by the Design Review Board, the 
proposal is generally consistent with the applicable provisions of GHMC 
Chapter 17.99, Design Manual, if appropriately conditioned. 

 
D. Alternative Landscape Plan (ALP) Permit: 
 

Based upon the findings of fact previously addressed in Section VIII of 
this staff report, staff concludes that the proposed ALP represents a 
superior result than that which would be achieved by strictly following the 
landscaping requirements of Chapter 17.78; therefore, the ALP is 
consistent with GHMC 17.78.100(A), if appropriately conditioned. 
 

X. RECOMMENDATIONS: 
 

Should the requested Conditional Use Permit, Site Plan Review, Design 
Review, and Alternative Landscape Plan be approved, staff recommends 
the imposition of the following special conditions of approval: 
 
Land Use Special Conditions: 

 
1. The applicant shall obtain all necessary land use, civil, and building 

permits from the city prior to commencing construction on the site. 
 

2. The applicant shall develop the site consistent with the architectural 
site plan, architectural renderings, architectural details and exterior 
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elevations included with this staff report as Exhibit B, and also 
consistent with the civil site plan included as Exhibit C to this staff 
report. The applicant shall also design the site consistent with the 
Notices of Recommendation issued by the Design Review Board 
(DRB) jointly included with this staff report as Exhibit E. 

 
3. Prior to issuance of a building permit, the applicant shall indicate a 

roofing material for the subject ministorage structure that is 
consistent with the materials set forth in GHMC 17.99.430(A) in its 
building permit application materials (see Exhibit L). The color of 
the roofing material shall not be reflective. Consistency of the 
indicated roofing materials shall be confirmed by Planning Division 
staff. Any indicated roofing materials which does not strictly 
conform to the materials discussed in GHMC 17.99.430(A) may 
necessitate the applicant to submit an alternative design review 
permit with the Planning Division to be considered by the Design 
Review Board (DRB). 

 
4. Prior to issuance of a building permit, the applicant shall indicate in 

its building permit application materials the location of exterior 
mechanical devices and shall exhibit how these devices will be 
screened from view from all public rights-of-way. 

 
5. The applicant shall landscape the site consistent with the landscape 

plan included with this staff report as Exhibit K. All landscaping shall 
be installed prior to the issuance of certificate of occupancy or final 
inspection, unless the property owner submits a performance 
assurance equal to not less than 110 percent of a contractor’s bid 
and which commits to install the landscaping within one year. 

 
6. The applicant shall comply with the comments, as applicable, 

provided in response to the Notice of Mitigated Determination of 
Nonsignificance by the Department of Ecology and the Squaxin 
Island Tribe of Indians jointly included as Exhibit F to this decision. 

 
7. Should archeological materials or human remains be observed 

during project activities, all work in the immediate vicinity shall stop. 
The State Department of Archeology and Historic Preservation, the 
City of Gig Harbor Planning Division, any affected Tribe, and the 
local coroner (as applicable) shall be contacted immediately to help 
assess the findings and determine how to preserve the resource(s). 
Compliance with all applicable laws pertaining to archeological 
resources (RCW 27.53, RCW 27.44, and WAC 25-48) is required. 

 
Mitigation Measures – Mitigated Determination of Nonsignificance 
– File No. PL-SEPA-19-0014: 
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8. All requirements and conditions contained in any documents 

incorporated by reference herein, and included as Exhibit M to this 
staff report, shall be strictly adhered to. 

 
 

Project Planner:  Kimberly Mahoney, Associate Planner  
 
           

 
Date:     April 15, 2021   
 
cc: Planning File 
 
The following exhibits are included for your review of the development 
application: 

 
Exhibit A – Staff report, prepared by Kimberly Mahoney, Associate 

Planner, for the Skansie Ministorage proposal (PL-SPR-19-
0010 et al), dated April 15, 2021 

Exhibit B – Architectural Site Plan (sheet A0.10), prepared by Tahoma 
Design Group, revised July 1, 2020; Elevations (sheet A2.01), 
prepared by Tahoma Design Group, revised July 1, 2020; and, 
Site Details (sheet A0.20), prepared by Tahoma Design 
Group, revised May 26, 2020 

Exhibit C – Civil Plan Set, prepared by Development Engineering, 
PLLC, date stamped “received” on February 18, 2021 

Exhibit D – Applicant’s Justification for Conditional Use Permit 
Exhibit E – Notices of Recommendation, signed by Design Review 

Board (DRB) Chair on February 12, 2021 and May 26, 2020  
Exhibit F – MDNS Comment from the Department of Ecology dated 

April 8, 2021 and MDNS Comment from the Squaxin Island 
Tribe of Indians dated March 29, 2021  

Exhibit G – Declarations of Mailing, Publishing, and Posting, Notice of 
Public Hearing 

Exhibit H – Declarations of Mailing, Publishing, and Posting, Notices 
of Public Meeting 

Exhibit I – Declarations of Mailing, Publishing, and Posting, Notice of 
Application 

Exhibit J – NOA Comment from the Department of Ecology dated 
September 11, 2019 

Exhibit K – Landscape Plan Set, prepared by Nature by Design, 
revised February 12, 2021; Significant Tree Survey, prepared 
by Austin Gilmore, Arborist LLC, date stamped “received” on 
September 21, 2020; and, Arborist Recommendation prepared 
by Austin Gilmore, Arborist LLC, dated December 17, 2020 
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Exhibit L – Gig Harbor Municipal Code Subsection 17.99.430, Roofing 
Materials 

Exhibit M – Mitigation Determination of Nonsignificance (MDNS), 
issued on March 25, 2021 for PL-SEPA-19-0014 

 
Duration of Permit Approval: The permits included in this decision shall 
expire three (3) years from the date of approval, unless a complete 
application for subsequent building permit or civil permit has been 
submitted and remained active, pursuant to GHMC 19.02.008. Upon 
written request by the property owner, prior to the date of land use permit 
expiration, the director may grant an extension of time up to but not 
exceeding one (1) year pursuant to GHMC 19.02.008(F).  See GHMC 
19.02.008 for complete regulations on the duration of permit approvals 
and expiration of permits. 
 
Administrative Appeal: There is no administrative appeal for this decision. 
Any appeal of this decision shall be in accordance with RCW 36.70C. 
 
Property Tax Valuation: Affected property owners may request a change 
in property tax valuation notwithstanding any program of revaluation by 
contacting the Pierce County Assessor-Treasurer. 
 
Permit Documents: The complete project permit file, including official 
decision, findings, conclusions and conditions of approval, if any, is 
available for review at the City of Gig Harbor Community Development 
Department, 3510 Grandview Street, Gig Harbor, WA  98335, during 
normal business hours, Monday through Friday. Additional permit 
information can also be found at https://ci-gigharbor-
wa.smartgovcommunity.com/Parcels/ParcelHome by entering the above 
permit numbers. Questions regarding the above stated decision should be 
made to Kim Mahoney, Associate Planner at kmahoney@gigharborwa.gov 
or 253-851-6170. 



 
 

Community development department 
Planning division 

 
ADDENDUM 

 
April 21, 2021 
 
Office of the Hearing Examiner 
Attn: Stephen K. Causseaux, Jr. 
902 S. 10th Street 
Tacoma, WA 98405 
 
RE: Addendum to Staff Report, Skansie Ministorage (PL-SPR-19-0010, PL-CUP-
19-0002, PL-DR-19-0088, PL-ALP-20-0006, PL-SEPA-19-0014) 
 
Dear Mr. Causseaux, 
 
This addendum is being prepared to supplement an additional recommended condition 
as it relates to the above-mentioned permit applications currently under review at the 
City of Gig Harbor. Please consider the content of this addendum in addition to the 
recommendations made in the staff report dated April 15, 2021. This project is 
scheduled to be heard at the April 22, 2021 public hearing. 
 
Upon review of the staff report and the recommended conditions of approval therein, it 
has come to my attention that Section X, Recommendations, lacks any reference to the 
conditions of approval which were recommended by the City of Gig Harbor Public 
Works Department, captured in Section VIII (page 12) of the staff report. Public Works’ 
recommended conditions of approval are a critical component of their Department’s 
approval of the subject land use entitlements. 
 
Therefore, staff maintains its conclusion recommending conditional approval of the 
subject request made in its April 15, 2021 staff report, provided the following 
recommended condition of approval is incorporated in the Hearing Examiner’s decision: 
 

The applicant shall adhere to the conditions of approval described in Section 
VIII.B of the staff report. 

 
I am requesting that this addendum be incorporated as an exhibit to this project’s 
record. Please consider the content of this addendum and the proposed condition 



herein in addition to Conditions 1 through 8 included in staff’s April 15, 2021 staff report 
for PL-SPR-19-0010, PL-CUP-19-0002, PL-DR-19-0088, PL-ALP-20-0006, and PL-
SEPA-19-0014. 
 
 
Sincerely, 
 
 
 
Kim Mahoney, Associate Planner 
 
Cc: Cindy Andrews, Planning Technician 
 Planning file 
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