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An amendment to the Comprehensive Plan and/or Future Land Use Map of the 

Comprehensive Plan is a proposed change or revision to the land use 

designation assigned to specific properties. Since most land use designations 

correspond to a distinct zone district, an amendment will typically require a 

concurrent change in zoning to maintain consistency between the Plan and the 

City’s development regulations. 

 

This application form is for making a citizen-initiated request to amend the 

Comprehensive Plan. The application is due by April 1, or the nearest business 

day thereafter. Applications shall be submitted to the Development Services Permit 

Center (address above) by 4:00 p.m. on the due date. Applications received after this 

date will not be considered until the following year’s annual comprehensive plan 
amendment process.  

 

Submittal Checklist 

  
 Application is signed and 

dated 

 

 5 Copies of completed 

application form 

 

 5 Copies of SEPA checklist 

 

 

 

 

 

 

 
 

 

Application Fees 
 Comp Plan Amendment: 

$1,080.00 

 

 Environmental Review: 

$250.00 

 

 

Per PMC 18.40.030, it is the 

responsibility of the applicant to 

bear the full cost of providing 
the required public notice. An 

invoice will be sent following 

the Planning Commission public 

hearing. 

 

 

Date 

Received:______________ 

 

 

Staff Initials:_______________ 

 

 
Comprehensive 

Plan Amendment 
 

City of Puyallup 

Development Services 

333 S. Meridian 

Puyallup, WA 98371 

Phone: 253-864-4165 

www.cityofpuyallup.org 

APPLICATION INFORMATION 
Site Information 

Parcel Number 

Street Address 

Applicant Information 

Name 

Street Address 

City State Zip 

Phone E-mail 

Owner Information 

Name 

Street Address 

City State Zip 

Phone E-mail 

Nature of Request (please be specific) 

           Map Amend                     Text Amend  Rezone 
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Complete all blanks in Sections 1, 2, and 3 of the application form. If a zone change is requested as a part of this 

comprehensive plan amendment, please also fill out Section 4. Applications affecting multiple parcels must submit a 

completed and signed Section 5 for each parcel affected by the proposal. A letter or report will not be accepted in lieu of 

this application. However, additional reports, photos, etc., may be submitted as supporting documentation. 
 

 

SITE SPECIFIC AMENDMENT PROPOSAL 

NOTE: If there are multiple property owners associated with this proposal, please submit a completed and 

signed copy of the last page of this application for each parcel affected. In order to be considered a complete 

application, both the property owner and the applicant (if not the property owner) must sign where indicated. 

Street Address of Site 

Legal Description of the Affected Parcel(s) 

 

Pierce County Tax Parcel Number(s) 

Total Acreage or Square Footage of Parcel(s) 

Current Use of the Property (describe what buildings/business are located on the site) 

 

Describe the Land Uses Surrounding the Site of the Proposed Amendment 

 

Current Comprehensive Plan designation(s) 

Desired Comprehensive Plan designation(s) 

Current Zoning of affected Parcel(s) 

Desired Zoning 

Attach a Map of the Site that Includes Adjacent Street Names 

 

(NOTE:  If a change in zoning is sought, an environmental checklist must be completed and turned in with this application 

--- $250.00 filing fee). 
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AVAILABILITY OF SERVICE 

The site is currently served by (check one)        sewer        septic 

The site is currently served by a (check one)        public water system        well 

Water Purveyor 

The site is located on a (check one)        public road        private road 

Name of road 

Fire District No Name 

 

CRITICAL AREA IDENTIFICATION 
The purpose of this section is to determine if a critical area report is required due to the development site being on or near any 
critical areas. All critical areas identified, and their associated buffers must be shown on the title and map.  
 

Based on the applicant’s knowledge and research of the project site, please select any of the critical areas listed 

below that are located on or within 300 feet of the property boundaries. 

        Wetlands         Wellhead Protection Area         Aquifer Recharge Area 

        Lakes/Ponds         Habitat Corridor         Flood Zone 

        Streams/Creeks         Habitat Conservation Area    Flood Classification: 

   

        Puyallup River Shoreline         Clarks Creek Shoreline       Geologic Hazard Areas 

      Shoreline Classification: Shoreline Classification:       Volcanic Hazard Areas 

           Conservancy      Conservancy            Slopes 0% - 15% 

           Rural      Rural            Slopes 16% – 39% 

           Urban      Urban            Slopes 40% or Greater 

 

Please describe the critical areas checked above and their location in relation to the proposed development. Please show their 

location on any plans to be submitted. 

 

 
Do you know of any present or past critical area studies that have been conducted for critical areas on-site or adjacent to the 

site? Please describe below; including their date, scope, conclusions, and parcels they included. 
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Do you know if any critical areas have been placed inside a tract or a protection easement that is recorded on the title or plat for 

this site or any adjacent site?  Please describe below, including name of tract or easement, location, and Puyallup permit number 

or recording number. 

 

 

PROPOSED AMENDMENT 

General description of proposal 

 

Description of the specific reason(s) for proposing this amendment 
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REVIEW CRITERIA – Comprehensive Plan Amendment 
 

The Puyallup Comprehensive Plan was developed and adopted after significant study and public participation and for this 

reason, the principles, goals, objectives and policies contained therein are granted substantial weight when considering any 

proposed amendment.  Therefore, as noted in PMC 18.40.071, the burden of proof for justifying a proposed amendment 

rests with the applicant.  The adopted Comprehensive Plan is available for review on the planning page of the City’s website 

(http://www.cityofpuyallup.org/). 

 

In order to support your request, please answer the following: 

a) Please describe how the proposed change will further, and be consistent with, the goals, objectives, and policies of 

the comprehensive plan. 

 

If the proposed amendment is to change the land use designation of a specific property on future land use map, the applicant 

must demonstrate either of the following (b or c) 

b) The current land use designation was 1) made in error or 2) due to an oversight. 

 

c) There has been a change in conditions since the current land use designation was established. 

 

 

  

http://www.cityofpuyallup.org/
http://www.cityofpuyallup.org/
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REVIEW CRITERIA – Associated Rezone Request 
 

NOTE:  If no zone change is sought, this section may be left blank. If a change in zoning is sought, an environmental checklist must 

be completed and turned in with this application -- $250.00 filing fee.   

As described by PMC 20.90, the zoning of properties proposed for annexation to the city and area-wide rezones 

considered as part of a city-initiated planning program are legislative actions and shall be considered by the city council 

following review and recommendation by the planning commission.  Each determination granting a rezone shall be 

supported by written findings and conclusions showing specifically wherein all of the following conditions exist 

a) How is the proposed zoning amendment to the zoning map consistent with the goals, objectives and 

policies of the comprehensive plan? 

 

b) How is the proposed zoning amendment to the zoning map consistent with the scope and purpose of the City 

zoning code (PMC 20.05.005) to protect, promote and enhance the public safety, healthy and general welfare, and 

the description and purpose of the zone classification applied for? 

 

c) How have conditions changed since the previous zoning became effective to warrant the proposed amendment to 

the zoning map? 

 

d) How is the proposed amendment to the zoning map in the interest of furtherance of the public health, safety, 

comfort, convenience and general welfare, and how will the proposed amendment to the zoning map not 

adversely affect the surrounding neighborhood, nor be injurious to other properties in the vicinity in which the 

subject property is located? 

 








	CPA and Rezone Application
	2022-02-25 11-31 12
	2022-02-25 11-31 13
	2022-02-25 11-31 14

	Check Box1: Off
	Check Box2: Off
	Check Box3: Off
	Check Box4: Off
	Check Box5: Off
	Parcel Number: 042020-4282, 042020-4069, and 042020-4263
	Street Address: Unaddressed River Rd, 8424 River Rd, and Unaddressed 13th Ave NW
	Name: Andrew Love
	Street Address_2: 1200 6th Ave, Ste 1620
	City: Seattle
	State: WA
	Zip: 98101
	Phone: 206-658-2677
	Email: alove@ahbl.com
	Name_2: RJ8424 LLC / RJ XX 13th LLC (Mr. Josh Larson)
	Street Address_3: 7815 South Tacoma Way
	City_2: Tacoma
	State_2: WA
	Zip_2: 98409
	Phone_2: 253-778-7027
	Email_2: joshlarson@looklarson.com
	Check Box34: Yes
	Check Box35: Off
	Check Box36: Yes
	Map Amend Text Amend RezoneRow1: The property owner seeks a Comprehensive Plan Amendment for tax parcels 042020-4282, 042020-4069, and 042020-4263. Parcels 4069 and 4263 are currently within the Moderate Density Residential (MDR) future land use area, and parcel 4282 is within both the MDR and Auto-Oriented Commercial (AOC) future land use areas. We request the future land use be changed to AOC for the entirety of the three parcels. We are also seeking to rezone the three parcels from a combination of Medium Density Multiple-Family Residential (RM-10) and General Commercial (CG) to all CG.
	Received: 
	Staff Initials: 
	Street Address of Site: Unaddressed River Rd, 8424 River Rd, and Unaddressed 13th Ave NW
	Legal Description of the Affected ParcelsRow1: 0420204282: Section 20 Township 20 Range 04 Quarter 41 : PARCEL "B" OF DBLR 95-02-09-0328 DESC AS FOLL BEG 362.98 FT N & 850 FT E OF SW COR OF GOVT LOT 13 TH N 00 DEG 53 MIN 20 SEC W 447.82 FT TH S 88 DEG 46 MIN 14 SEC E 121.5 FT TH S 00 DEG 53 MIN 20 SEC E 447.82 FT TH N 88 DEG 46 MIN 14 SEC W 121.5 FT TO POB OUT OF 4-063 & 4-052 SEG H-0326 JU 10/2/95JU0420204069: Section 20 Township 20 Range 04 Quarter 41 : BEG 365.1 FT N & 971.5 FT E OF SW COR GOVT LOT 13 TH N 258 FT TH E 120 FT TH S 258 FT TH W 120 FT TO BEG INC EASE0420204263: Section 20 Township 20 Range 04 Quarter 41 : BEG 365.1 FT N & 1091.5 FT E OF SW COR OF L 13 TH N 308 FT TH E 132 FT TH S 208 FT TH E 150 FT TH S 100 FT TH W 282 FT TO POB LESS S 100 FT OF E 150 FT THEREOF BEING A PARCEL 100 BY 150 FT TOG/W EASE OUT OF 4-000 SEG J-1228 GG
	Pierce County Tax Parcel Numbers: 042020-4282, 042020-4069, and 042020-4263
	Total Acreage or Square Footage of Parcels: 54,450 SF, 30,927 SF, and 40,946 SF
	Current Use of the Property describe what buildingsbusiness are located on the siteRow1: Parcels 042020-4282 and 042020-4069 have been used for car storage and sales for at least 20 years. Parcel 042020-4263 is currently vacant and was partially used as car storage in the past but not by the current owner.
	Describe the Land Uses Surrounding the Site of the Proposed AmendmentRow1: The future land use to the north and east is Auto-Oriented Commercial (AOC), the future land use to the south is Low Density Residential (LDR), and the future land use to the west is Moderate Density Residential (MDR). The adjacent properties are currently being used as follows:North and East: Car dealershipsSouth: Single-family housing subdivision, separated by fencingWest: Vacant land and multi-family housing, separated by fencing
	Current Comprehensive Plan designations: AOC and MDR
	Desired Comprehensive Plan designations: AOC
	Current Zoning of affected Parcels: CG and RM-10
	Desired Zoning: CG
	Check Box6: Yes
	Check Box7: Off
	Check Box8: Yes
	Check Box9: Off
	Water Purveyor: City of Puyallup
	Check Box10: Yes
	Check Box11: Off
	Name of road: River Rd and 13th Ave NW (although access is from River Rd and 59th St E)
	Fire District No: 6
	Name_3: Central Pierce
	Check Box12: Off
	Check Box13: Off
	Check Box14: Yes
	Check Box15: Off
	Check Box16: Off
	Check Box17: Yes
	Check Box18: Off
	Check Box19: Off
	Flood ClassificationRow1: Seclusion Area
	Check Box20: Yes
	Shoreline Classification: Puyallup River Urban Conservancy
	Check Box21: Yes
	Check Box22: Off
	Check Box23: Yes
	Check Box24: Off
	Text33: 
	Check Box25: Off
	Check Box26: Off
	Check Box27: Off
	Check Box28: Off
	Check Box29: Yes
	Check Box30: Yes
	Check Box31: Yes
	Check Box32: Yes
	Please describe the critical areas checked above and their location in relation to the proposed development Please show their location on any plans to be submittedRow1: All three parcels are within the following: floodplain seclusion area, volcanic hazard average 100-year frequency, aquifer recharge area/EPA sole source aquifer, and the Tacoma smelter plume footprint with under 20 ppm, all according to City of Puyallup and Pierce County mapping. One or more of the parcels are within 300 feet of the following: Puyallup River Urban Conservancy Shoreline, 100-year floodplain, moderate to high steep slopes potential, and shallow landslide susceptibility potential, all according to City of Puyallup and Pierce County mapping.
	Do you know of any present or past critical area studies that have been conducted for critical areas onsite or adjacent to the site Please describe below including their date scope conclusions and parcels they includedRow1: None are known.
	Do you know if any critical areas have been placed inside a tract or a protection easement that is recorded on the title or plat for this site or any adjacent site  Please describe below including name of tract or easement location and Puyallup permit number or recording numberRow1: None are known.
	General description of proposalRow1: The property owner seeks a Comprehensive Plan Amendment for parcels 042020-4282, 042020-4069, and 042020-4263. Parcels 4069 and 4263 are within the Moderate Density Residential (MDR) future land use area, and parcel 04282 is within both the MDR and Auto-Oriented Commercial (AOC) future land use areas. We request the future land use be changed to AOC for the entire three parcels. We are also seeking to rezone the three parcels from a combination of Medium Density Multiple-Family Residential (RM-10) and General Commercial (CG) to just CG.
	Description of the specific reasons for proposing this amendmentRow1: Part of parcel 4282 allows for auto-oriented uses and is currently being used by the Larson Automotive Group to store additional vehicle inventory for several of their dealerships. The specific reason for the proposal is to allow the use and the future land use/zoning designation of the parcels to match the surrounding auto-oriented designations and uses.
	a Please describe how the proposed change will further and be consistent with the goals objectives and policies of the comprehensive planRow1: The Comprehensive Plan fosters local businesses and economic development. The River Road corridor has served as a vital commercial district for the City for more than 50 years, and car dealerships play a significant role in both the City's history as a commercial center and the City's sale tax base, including the Larson Automotive Group. In fact, according to the Comprehensive Plan, "Tax revenue from vehicle sales represents more than a quarter of the City’s total sales tax revenue, with a significant portion of that revenue being generated by auto sales businesses located along this corridor." This number could be even higher, with an increased demand of vehicles seen during the COVID-19 pandemic.Part of the community-directed vision statement encourages "local economic development." In addition, the last framework goal of the plan (F-12) seeks to expand the employment and tax base, and to "create a business-friendly environment that supports small and local businesses." Since the framework goals "are intended to be used for the purpose of guiding growth in Puyallup,” local businesses and economic development are important factors in the Comprehensive Plan. Commercial land use objective 16.3 seeks to, “Recognize major economic contributors to the City (e.g. auto dealers […]) as special commercial functions important to the community for contribution to local tax base, employment and positive community identity.” In addition, the River Road Corridor Plan vision within the Comprehensive Plan specifies, “The portion of the River Road Corridor Planning Area south of River Road will remain auto-oriented commercial land for the foreseeable future.” While some areas of the corridor are being considered for mixed-use development, the first River Road land use goal seeks to balance this by preserving the livelihood of auto dealerships. Although this amendment and rezone request is strictly non-project, any future development would meet setback and buffer standards, which would minimize impacts between the commercial and residential areas. This adheres to the River Road objective 3.3.
	b The current land use designation was 1 made in error or 2 due to an oversightRow1: N/A
	c There has been a change in conditions since the current land use designation was establishedRow1: Car dealerships have been a historic economic driver for the City of Puyallup, and with supply chain issues related to the COVID-19 pandemic, there has been a recent increase in market demand for auto-oriented commercial uses. In addition, the City determined two of the three parcels (4282 and 4069) have a legal non-conforming use that is allowed due to the 20-year plus history of an auto-oriented use. These two parcels surround the third parcel (4263) with auto-oriented uses, leaving little potential for a viable moderate density residential use in the future; thereby justifying the appropriate land use and zoning change of this parcel to allow for auto-oriented use.
	a How is the proposed zoning amendment to the zoning map consistent with the goals objectives and policies of the comprehensive planRow1: The proposed zoning amendment to the zoning map is consistent with the goals, objectives, and policies of the comprehensive plan due to the plan’s commitment to local business, economic development, and compatibility between different zoning. The last framework goal of the plan (F-12) seeks to expand the employment and tax base, and to "create a business-friendly environment that supports small and local businesses." Commercial land use objective 16.3 seeks to, “Recognize major economic contributors to the City (e.g. auto dealers […]) as special commercial functions important to the community for contribution to local tax base, employment and positive community identity.” This applies to the expanding Larson Automotive Group business, which has a history dating back to 1953. The rezone would also align with the River Road Corridor Plan, which sets the framework for future development of the area. While a mixed-use center is planned to the north of River Road further east from the site, the area south of River Road “will remain auto-oriented commercial land for the foreseeable future.”
	b How is the proposed zoning amendment to the zoning map consistent with the scope and purpose of the City zoning code PMC 2005005 to protect promote and enhance the public safety healthy and general welfare and the description and purpose of the zone classification applied forRow1: The proposed zoning amendment to the zoning map protects and enhances the public’s safety, health, and general welfare by concentrating auto-oriented commercial where it makes sense, and providing stricter standards for buffering the commercial and residential areas, which are currently only separated by a fence. The General Commercial zone is intended for “commercial services that serve the large market area surrounding the Puyallup community,” which is the scope of the Larson Automotive Group business. Future development proposals would have to meet City and State requirements.
	c How have conditions changed since the previous zoning became effective to warrant the proposed amendment to the zoning mapRow1: Car dealerships have historically been an important economic driver for the City of Puyallup, and with supply chain issues related to the COVID-19 pandemic, there has been a recent increase in market demand for auto-oriented uses. The City determined two of the three parcels (4282 and 4069) have an allowed legal non-conforming use due to the 20-year plus history of serving the adjacent General Commercial zone. The third parcel (4263) is an undesirable location for Medium Density Multiple-Family Residential zoning since it would be surrounded by an auto-oriented General Commercial land use and zoning. In addition, there has been an increase in demand for car dealerships. The General Commercial zone would allow the property owner to meet the needs of Puyallup residents in addition to residents of the greater South Sound Region.
	d How is the proposed amendment to the zoning map in the interest of furtherance of the public health safety comfort convenience and general welfare and how will the proposed amendment to the zoning map not adversely affect the surrounding neighborhood nor be injurious to other properties in the vicinity in which the subject property is locatedRow1: This area has been used for car storage and sales for over 20 years, and while the auto-oriented use will remain the same, the proposed amendment would result in upgrades to the existing environment. This is because any future development of the site would meet all City code landscaping and design requirements, including the use of 30-foot landscape buffers and additional vegetation. Any future parking areas will be lit with downward directional lighting to provide safety to users while avoiding glare and light spill. Lastly, there would be upgrades to the stormwater system, which would include treating the water to an enhanced level prior to discharge. The improved conditions would increase the public health, safety, comfort, convenience, and general welfare of the surrounding neighborhood and entire community.


