
whichever is earlier. If the structure is in the floodway, there shall be no change in 
the dimensions perpendicular to flow. 

3.  Activities with the sole purpose of creating, restoring or enhancing natural 
functions associated with floodplains, streams, lakes, estuaries, marine areas, habitat, 
and riparian areas that meet Federal and State standards, provided the activities do 

not include structures, grading, fill or impervious surfaces. 

4. Development of open space and recreational facilities, such as parks, trails 
and hunting grounds, that do not include structures, grading, fill, impervious surfaces 

or removal of more than 5% of the native vegetation on that portion of the property 
in the Regulatory Floodplain.   
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Table 1 – Residential Lighting Limits 
 

 Lighting Zone 1 

(One) 

Lighting Zone 2 

(Two) 

Lighting Zone 3 

(Three) 

Maximum lumens per 

fully shielded luminaire 

900 900 900 

Unshielded and 

decorative lighting 

One per 

residence not to 

exceed 300 

lumens 

Two per residence 

not to exceed 300 

lumens 

Three per residence 

not to exceed 600 

lumens 

Maximum mounting 

height above adjacent 

grade 

12 feet 12 feet 15 feet 

Landscape lighting Downlighting 

only not to 

exceed 300 

lumens 

Downlighting 

and/or shielded 

uplighting not to 

exceed 450 lumens 

per luminaire 

Downlight and/or 

shielded uplighting 

not to exceed 600 

lumens per 

luminaire 

Maximum landscape 

lighting lumens per acre 

6000 12000 18000 

Maximum allowable 

light trespass 

0.1 footcandle 

(1 lux) 

0.2 footcandle (2 

lux) 

0.5 footcandle (5 

lux) 

 

Table 2 – Non-Residential and Multi-family Residential Lighting Limits 
 

 Lighting Zone 1 

(One) 

Lighting Zone 2 

(Two) 

Lighting Zone 3 

(Three) 

Maximum lumens per 

fully shielded luminaire, 

if not having BUG 

rating 

2500 5000 15000 

Unshielded and 

decorative lighting 

None allowed Maximum 600 

lumens per 

luminaire not 

to exceed 12000 

lumens per 

acre. 

Maximum 900 

lumens per 

luminaire not to 

exceed 18000 

lumens per acre 

Maximum mounting 

height above adjacent 

grade 

20 feet 25 feet 35 feet 

Landscape lighting Downlighting 

only not to exceed 

450 lumens 

Downlighting 

and/or shielded 

uplighting not to 

exceed 600 

lumens per 

luminaire 

Downlighting and/or 

shielded uplighting 

not to exceed 900 

lumens per luminaire 

Maximum landscape 

lighting lumens per acre 

9000 12000 18000 
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Maximum allowable 

light trespass 

0.1 footcandle (1 

lux) 

0.2 footcandle 

(2 lux) 

0.5 footcandle (5 

lux) 

 
Table 3 – Street Lighting 

 

 Lighting Zone 1 

(One) 

Lighting Zone 2 

(Two) 

Lighting Zone 3 

(Three) 

Unshielded and 

ornamental 

decorative street 

lighting 

None allowed None allowed Shielded uplighting 

limit rating of U3 

Fully Shielded 

Street Lighting 

Allowed Allowed Allowed 

 

18A.60.100  Building Transition Area. 
 

A.  The Building transition area limits the bulk of the multi-family dwelling and non-
residential use type structures along property lines that abut the Residential (R1, R2, R3, 
R4) and Mixed Residential (MR1, MR2) zoning districts. 

 
B.  Buildings, or portions of buildings, located within a building transition area shall not 

exceed forty (40) feet in height. Buildings, or portions of buildings, that exceed forty (40) 
feet in height shall be setback twenty (20) feet from any property line abutting a R1, R2, R3, 

R4 zoning district, plus an additional foot of setback for each additional foot of building 
height. The maximum set back under this provision is thirty-five (35) feet.  See Figure 5 for 
reference. 

 

 
 

18A.60.110  Density Standards. 
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The permitted number of dwelling units or lots shall be determined as follows: 

 
A.  The maximum density of each zoning district shall be the maximum number of 

dwelling units allowed per gross area of an acre, excluding accessory dwelling units.  
Maximum density shall be expressed as a ratio, i.e., three (3) dwelling units per acre.  

 
B. The minimum lot size shall not determine maximum density.  Maximum density 
shall not be exceeded, except as allowed by the provisions of LMC Section 18A.10.060. 

 
C.  Gross area is the total sum area of the lot, including easements, and wetlands, 

streams, shorelines, and other critical areas.  The required critical area buffers and all legally 
recorded private access easements shall not be subtracted from the gross acre for the purpose 

of dwelling unit calculations.  See Figure 6 below for reference. 

 

 
 

D. Bonus density, where applicable, shall be computed by adding the bonus units 
authorized by LMC Section 18A.80.040 to the base units computed under this section. 

 
E. When calculations result in a fraction, the fraction shall be rounded down to the 

nearest whole number as follows: 
 

1.  Fractions of 0.50 or above shall be rounded down; and 

 

2.  Fractions below 0.50 shall be rounded down. 

 

Section 18A.60.120  Height Standards.   
 
A.  Height Measurement. The height of a structure is measured from the average 

elevation of the undisturbed natural topography or pre-existing grade on a site to the highest 
point of the structure.  See Figure 7 for reference.   The average elevation is determined by 

averaging the elevations of the undisturbed natural topography or the pre-existing grade at 
all corners or change in wall plane of the proposed structure.  An elevation benchmark shall 
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be set on the lot, outside of the construction area, where it will remain undisturbed to allow 
verification of vertical elevation.  See Figure 8 for reference.   

 

 
 

 
 

 
 
 

B.  Exceptions.   Height standards shall not apply to assembly spires, flagpoles, belfries, 
and domes; chimneys, household antennas, ventilation stacks, or similar appurtenances that 
are required to be placed above the roof level and not intended for human occupancy. 

 
C.  Fence Heights.   The height of a fence located on a rockery, retaining wall, or berm 

shall be measured from the top of the fence to the ground on the high side of the rockery, 
retaining wall, or berm.  Net fences, such as those used on golf courses and/or driving 

ranges shall not be higher than thirty-five (35) feet and shall meet the setbacks required for 
structures. 
 

D.  Flag Poles.  Flag poles shall not exceed the maximum height allowed by the zone in 
which it is located.  All such poles shall be placed so as to neither obstruct nor obscure 

adjacent property owners’ lines of vision. 
 

 

18A.60.130  Street Improvements.  
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A.  Purpose.  The purpose of this section is to provide standards for the minimum 

improvements to meet the goals of providing sidewalks and other means of non-motorized 
circulation, controlling vehicle access, protecting living areas from traffic, unhealthy 

conditions and incompatible uses, and to continue to remedy potential groundwater 
contamination. 

 
B.  Sidewalks.  Sidewalks shall be located along all arterial streets contiguous to the 
property line and shall serve to provide a pedestrian right-of-way and prevent interference or 

encroachment by fencing, walls, hedges, and other incompatible plantings and structures.  
Sidewalks of no less than five (5) feet in width shall be constructed with curb, gutter, and 

adjacent landscape strip, and shall meet the standards of LMC Title 12, Streets Sidewalks 
and Public Thoroughfares [verify cite]. 

 

1.  Sidewalks shall be constructed by the developer of any new industrial, 
commercial, and multifamily development; non-residential change of use, or major 

tenant improvement; commercial, non-residential or multi-family residential 
remodel; or residential subdivision, where the new development, change of use, or 

remodel will increase vehicular or pedestrian traffic to and from the site, or otherwise 
impact the local street system as determined by the City Engineer. 

 
2.  In all subdivisions, in addition to sidewalks along arterial streets, sidewalks 
shall be installed by the developer on all interior streets as follows: 

 
a.  For subdivisions with one to nine (1-9) dwelling units, sidewalks shall 

be required on one (1) side of the interior streets only. 
 

b.  For subdivisions of ten (10) or more dwelling units, sidewalks shall be 
required on both sides of the interior streets. 

 

C. Utilities.  Utilities shall be placed underground wherever possible, as determined by the 
City Engineer. 

 
D. Sanitary Sewers.  At the time of new development, expansion, or major tenant 

improvement which will increase the amount of wastewater generated, property owners are 
required to hook up to existing and available sewers lying within three hundred (300) feet of 
the property at the property owner’s expense. 

 
1.  If connecting to the existing sewer requires the property owner to obtain an 

easement across private property but the property owner is unable to do so, and can 
provide evidence that a reasonable attempt to obtain such easement was made, and 

providing further that hookup to any existing and available sewer requires the 
property owner to extend a line greater than one thousand (1,000) feet, a waiver from 
this requirement can be granted.  This waiver provision does not apply to new 

subdivisions of five (5) or more lots. 
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E.  Access.  Multifamily, commercial and industrial development shall have access 
located on arterial streets or have access to arterial streets.  All newly created residential lots 

shall access off internal plat roads, except as authorized by the City Engineer. 
 

F.  Lighting.  Street lighting shall be provided in conjunction with new industrial, 
commercial, and multifamily development, major tenant improvements, or subdivisions. 

Street lighting shall be provided along arterial streets in accordance with specification and 
standards included in LMC Chapter 18A.60.095 and as approved by the City Engineer. 
 

1.  In commercial and industrial developments, including major tenant 
improvements, lighting and glare shall be shielded or directed away from residential 

uses. New multi-unit developments shall provide shielding or direct lighting and 
glare away from all other residential uses. 

 

G.  Equipment and Outdoor Activities.  Mechanical equipment or outdoor activities 
such as but not limited to storage, loading, utilities, and waste disposal shall be integrated 

into the design of the building(s) or development and screened from view. 
 

H.  Street improvements shall be improved for all new developments as specified in this 
section, Chapter 12A.09, Transportation Facilities, Chapter 12A.10, Site Development 

Regulations [verify cites], LMC Section 18A.60.040, Community Design, LMC 
18A.60.150, Landscaping, Chapter 12.02 LMC, Streets Sidewalks and Public 
Thoroughfares, and Chapter 18A.70, Parking. [verify cites] 

 
I.  The City Engineer and the Director may modify the street improvements 

requirements of this section in accordance with LMC Sections 18A.60.120 and 18A.60.030 
[verify cites] and the following: 

 
1.  The City Engineer and the Director may permit modification of street 
improvement requirements and standards when development of the required 

improvement(s) is not, in the opinion of the City Engineer and the Director, practical 
due to physical limitations of the site which are no fault of the applicant. 

 
2.  The City Engineer and the Director may permit modification of street 

improvement standards where the required street improvement is not, in the opinion 
of the City Engineer and the Director, roughly proportionate to the impact, type, 
scale, and cost of the proposed development action. 

 
3.  The street design alternatives shall be documented as an administrative 

determination.  Mailing of notice to adjacent property owners potentially affected by 
the development regulation modifications is required.  

  

Section 18A.60.140  Concurrency. 
 
A.  All new development and improvements, expansion, or intensification of an existing 

use shall be connected, at applicant expense, to a public primary infrastructure system to 
support the use. 
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B.  If primary infrastructure is not available to the site or the existing infrastructure does 
not contain sufficient capacity to support the proposed development, the City may not: 

 
1. Issue development permits which would allow for an increase in the amount 

of infrastructure demand generated from the site. 
 

2.  Permit the division of the property that provides for increased potential for 
development or demand for infrastructure.  All new subdivisions, including short 
plats, preliminary/final plats, binding site plans and condominium conversions shall 

require connection to the public sewer system prior to recordation of the subdivision 
instrument. 

 
C.  Primary infrastructure includes, but is not limited to: 

 

1.  Sanitary sewer. 
 

2.  Water. 
 

3.  Transportation and transit facilities. 
 

4.  Stormwater. 
 
5.  Electrical. 

 
6.  Police, fire, and emergency medical. 

 
D.  The use of septic systems shall be limited to system replacement or as otherwise 

permitted by the Pierce County Health Department and approved by the City Engineer. 

 

Section 18A.60.150  Gated Residential Subdivisions.   

 
The street(s) within a residential subdivision may be allowed to be gated pursuant to the 

following: 
 

A.  Gated streets cannot adversely affect the automobile or pedestrian traffic of an 
existing or future neighborhood.  This will be determined by (1) the use of gated streets 

would not cause discontinuity in the existing or proposed public street system (i.e., street 
layout) including pedestrian traffic, (2) the use of gated streets cannot preclude public street 
access to other properties, and (3) the use of gated streets would not distribute an 

unacceptable amount of traffic through an existing or future neighborhood than would 
otherwise result if through public streets were used. 

 
B.  Gated residential subdivisions of more than four lots can only be permitted as part of 

the plat process.  Existing plats, proposed to be gated, must go through a plat alteration 
process as well as meeting all the requirements of this section. 
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C.  The gated streets are to be privately owned and maintained.  The private streets must 
however meet the same design, construction, and public facility extension standards 

required of public streets, including approval of the construction by the city.  
 

D.  A legally incorporated property owners’ association must be established and assume 
the responsibility and cost to repair and maintain the proposed private street(s) and gate(s).  

The property owners must also agree to maintain a policy of liability insurance in a 
minimum amount of $1,000,000 of which the city is named as insured to protect the city 
from any claims that may result from the property owners’ utilization of a gated roadway, 

including but not limited to malfunctions of the gate. 
 

If the association fails to maintain the street(s), the by-laws of the association must 
give the city the right to maintain the street(s) and charge the cost of the maintenance, 

including any administrative costs, to the association members. 

 
The by-laws establishing the association must state that if future owners should 

request the private street(s) be changed to public then the owners fully agree that, before the 
acceptance of such streets by the city, the owners will bear the full expense of reconstruction 

or any other action necessary to make the streets substantially consistent with the 
requirements of public streets, applicable at the time. 

 
If at any time the private streets are converted to public streets, then the gate(s) shall 

be removed at the expense of the association. 

 
E.  At the time of application for a preliminary plat or plat alteration the applicant shall 

address and provide evidence that those items as required in subsections A, B, C, D, and F 
of this section have been fulfilled.  A preliminary plat or plat alteration shall not be 

approved unless it is found to meet the requirements of this section. 
 
F.  Design standards for all entry gates to residential developments including residential 

subdivisions, apartment complexes, condominiums, and mobile home parks. 
 

1.  A vehicle turnaround, turnout or similar mechanism shall be provided in front 
of the gate.  The entrance to the proposed gate shall be designed and stamped by a 

professional civil engineer licensed in the state of Washington and shall allow for a 
safe turnaround for vehicles in front of the gate in cases where the vehicle is denied 
entry.  The design for the gated entrance shall consider the abutting public roadway 

alignment and grade, sight distance, posted speeds and other engineering criteria 
relevant to designing the particular gated entrance.  The proposal shall be reviewed 

for approval by the city engineer. 
 

2.  Gate construction shall be of wrought iron or similar material approved by 
the Director and be constructed in such a manner to allow for viewing of 
obstructions located within the swing path of the gate.  The swing path of the gate 

shall be away from or parallel with the vehicle approaching the gate.  The gate and 
accessory equipment shall be coated to prevent corrosion. 
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3.  If the entry gate(s) obstructs access to solid waste collection, public water, 
sewer, or storm water utilities, then a property owner or homeowners’ association 

will be required to meet all easement requirements and be responsible for assuring 
that 24-hour access is provided to the city.  The City Engineer shall determine a 

specified number of activation keys, activation devices or receive the access code to 
the gate which shall be distributed to the appropriate city departments.  If the access 

method to the gate is subsequently modified, then the property owner or 
homeowners’ association shall notify the City Engineer and again provide to the City 
Engineer a specified number of activation keys, activation devices or the access code 

to the gate which shall be distributed to the appropriate city departments. 
 

4.  Emergency Access Provisions.  Gates shall have rapid entry key capabilities 
as approved by the fire marshal.  The gate shall provide for 20 feet of clear passage 

for emergency access with a minimum clear height of not less than 16 feet six inches 

in accordance with WSDOT Design Manual Section 1120.04, “Bridge Site Design 
Elements,” paragraph 5(a)1. Electrically operated gates shall have the capability to 

automatically default to the unlocked (open) position in the event of a power outage. 

 

Section 18A.60.160   Outdoor Storage of Recreational, Utility and Sporting Vehicles 

Accessory to Residential Uses. 
 
The storage or parking of a recreational vehicle, utility vehicle or a sporting vehicle 

accessory to a residential use may be permitted subject to the following standards: 
 
A.  Recreational, utility and sporting vehicles shall not be stored on a lot where no 

residential use exists. 
 

B.  No more than one (1) recreational, utility and/or sporting vehicle as defined in LMC 
18A.10.180, Definitions, or equipment shall be stored outside of an enclosed building or 

structure on any residential property.  Multi-family residential complexes and zero lot line 
developments may allow the storage of additional recreational and sporting vehicles 
provided that the outdoor storage meets the requirements of LMC 18A.60.190, Outdoor 

Storage and Commercial Yard Surfacing Standards. 
 

C.  Recreational, utility and sporting vehicles and equipment placed for storage purposes 
on property upon which the owner resides, shall not be occupied for continuous periods, 

except for short-term, temporary purposes by a friend or relative for not more than twenty-
one (21) days in any ninety (90) day period, whether it be in storage by the property owner 
or brought to said property by the friend or relative.  Such temporary occupancy shall be 

permitted only with the prior written authorization of the Director for time periods as 
permitted in this section.  Occupancy of the recreational, utility or sporting vehicle outside 

of the specific time periods referenced in the Director’s written authorization shall constitute 
conclusive evidence of a violation of this section.  No electrical hookup shall be permitted to 

a vehicle other than during the time period said vehicle(s) are occupied or for humidity 
control purposes.  No other utility hook-ups shall be permitted at any time. 
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D.  Recreational, utility and sporting vehicles shall be stored on a parking pad or in the 
driveway of the residence.  No portion of the vehicle shall be stored within the public right-

of-way, even if a portion of the driveway extends into the public right-of-way. 
 

E.  The parking pad shall have an all-weather surface such as asphalt or concrete, paver 
stones, grasscrete or a minimum of three (3) inches gravel, which shall be maintained in 

such condition. 
 
F.  The parking pad shall be located at the side or rear of the dwelling, whenever 

feasible. 
 

G.  The parking pad shall be screened, to the maximum extent feasible, from the public 
street and neighboring properties by fencing and/or landscaping. 

  

18A.60.170  Parking of Commercial Vehicles Accessory to Residential Uses. 
 
A.  No more than one (1) commercial vehicle of a type commonly referred to as a utility 

van, step van, box van, flatbed pickup, tow truck, utility vehicle, emergency vehicle, semi-
truck cab, or other similar vehicle, may be parked on a residential lot or one (1) per dwelling 

unit on a multi-family property, as an residential accessory use.  If parked in accordance 
with the requirements of LMC Chapter 18A.70 and the following standards: 
 

1.  The commercial vehicle shall be stored on a parking pad or in the driveway of 
the residence.  No portion of the vehicle shall be parked within the public right-of-

way, even if a portion of the driveway extends into the public right-of-way. 
 

2.  The parking pad shall have an all-weather surface such as asphalt or concrete, 
paver stones, grasscrete or a minimum of three (3) inches gravel, which shall be 
maintained in such condition. 

 
3.  The parking pad shall be located at the side or rear of the dwelling, whenever 

feasible. 
 

B.  In residential zoning districts, the parking of buses, semi-truck trailer units attached 
to a semi-truck cab or detached, dump trucks, and other similar commercial vehicles or any 
commercial vehicles over ninety-six (96) inches in width or thirty (30) feet in length is 

prohibited as an accessory use.  Unloading of shipping containers and semi-truck trailers 
may occur in residential zoning districts for periods not to exceed seventy-two (72) hours. 

 

C.  Commercial vehicles shall not be parked on, adjacent to, or abutting property zoned 

OSR1 or OSR2.  
 

Section 18A.60.180  Vehicle Service and Repair Accessory to Residential Uses. 
 
The repair, service, restoration, modification, assembly, disassembly, construction, 
reconstruction, or other work on a motor vehicle, recreational vehicle or a sporting vehicle 

on any residential premises in any zone that allows residential uses shall be subject to the 
following standards: 
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A.  Work shall be limited to the non-commercial repair and maintenance of motor 

vehicles, recreational vehicles, sporting vehicles and vehicular equipment that is currently 
registered to a resident of the premises or a member of the residents’ family, which shall be 

limited to parents, grandparents, spouse, or children related by blood, marriage or adoption. 
 

B.  Such work is prohibited in multi-family residential complexes of three (3) or more 
dwelling units on a parcel, unless totally within an enclosed garage. 
 

C.  Such work shall be conducted on no more than one (1) vehicle at any one time. 
 

D.  Such work shall be conducted only between the hours of 7:00 AM and 10:00 PM on 
weekdays and 9:00 AM and 10:00 PM on weekends. 

 

E.  Assembly, disassembly or bodywork shall only be conducted within a fully enclosed 
garage or accessory building.  Minor service and repair work may only be performed in a 

fully enclosed building, an open accessory structure, on a parking pad or in the driveway 
directly adjacent to the garage or carport.  Such work shall not be performed in the public 

right-of-way nor shall vehicles be stored in the public right-of-way, even if a portion of the 
driveway extends into the public right-of-way.  Nor shall any vehicle be stored in violation 

of LMC 8.24.100, Storage of Certain Vehicles and Components Prohibited. 
 
F.  The parking pad shall be located at the side or front of the dwelling, whenever 

feasible and shall have an all-weather surface such as asphalt or concrete, paver stones, 
grasscrete or a minimum of three (3) inches gravel, which shall be maintained in such 

condition as to act as an impervious surface. 
 

G.  Parts, equipment, debris, excess materials or other supplies needed for the repair of a 
vehicle on the premises shall be stored within a fully enclosed structure such as a garage or 
accessory building. 

 
H.  The performance of such work shall not create a nuisance to the neighbors. 

 
I.  Upon completion of any work allowed by this section, the property shall be cleaned 

of all debris, oil, grease, gasoline, cloths or rags, and all other equipment or material used in 
the work, and the property shall be left in such a condition that no hazard to persons or 
property shall remain. 

 
J.  Storage, containment, and disposal of all hazardous materials shall be in accordance 

with state and local regulations. 
 

K.  Disposal of all waste products shall be in accordance with state and local regulations. 
 
L.  Painting of vehicles is prohibited.  

 

Section 18A.60.190  Outdoor Storage and Commercial Yard Surfacing Standards. 
 

A.  Outdoor storage areas and yards.  
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