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I. PROPOSED AMENDMENT: 

Refer to Attachment A for two (2) sets of application materials submitted by the Applicants, 

Baublits Memorial LLC and Jaegga LLC.  The applications have been consolidated for review, 

which propose to change the land use designation in the Comprehensive Plan for parcel 

numbers 0416145034 and 0416145038 from Multi-Family to Commercial. 
 

II. GENERAL DESCRIPTION: 

The project site is generally located north of Lynch Creek Road, South of unincorporated Pierce 

County lands, east of Eatonville High School and west of two Multifamily designated parcels 

containing two single-family residences. Multi-family is the current land use designation for both 

properties in the application, which are implemented with the MF-1 zone. The proposal requests to 

extend the existing southerly Commercial Land Use Designation to the north and adding 

approximately 8.13 acres to the Commercial designation. Both parcels front along Washington 

Avenue North (SR 161); with one of the parcels having a secondary frontage along Lynch Creek 

Road. The majority of the usable area of the 7.75 Acre parcel is located east of a north-south 

bisecting ravine, which is inaccessible from Washington Avenue. Consistent with the current 

Multi-family land use designation, both parcels are currently developed with multi-family 

residential developments; a triplex on one and a fiveplex on the other.  

 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

III. BACKGROUND: 
  
 Owners/Applicants: Jaegga LLC; David Baublits 

  35813 Mountain Highway East, Eatonville WA, 98328  
 
  Baublits Memorial LLC; David Baublits 
  35813 Mountain Highway East, Eatonville WA, 98328 
 
 Tax Parcel Numbers: 0416145034 and 0416145038 

 
 Existing Zoning:  Multi-Family 1 (MF-1) – as amended in 2011 (Ord. 2011-10) 
 

 
 

Aerial photo of the project site (outlined in red) and surrounding area 
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 Application Type:  Comprehensive Plan Land Use Designation Amendment 
(consolidated) 

 
Application Submittal:   December 31, 2020 
 
Application Complete:   February 12, 2021 

 
 Existing Land Use Designation:  Multi-family 
   
 Requested Land Use Designation: Commercial 

 

 
  

   
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Abutting Land Use Designations: North:  Pierce County R10 

     South: Commercial 

     East: Multi-family 

     West: School, Parks and Open Space 
 

Abutting Development: North:  Ag and Single Family Residential 

    South: Multi-family five-plex 

    East: 2 Single Family Residences   

    West: Park and High School 

 
Existing Site Conditions: Parcel 0416145034 is currently developed with an existing 
  Multi-family Tri-plex. 
 

  Parcel 0416145038 is currently developed with an existing 
  Multi-family Five-plex and a memorial. 
 
 

 
 

Eatonville Land Use Map  

SITE 
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IV.  PROJECT AREA VIEWS: 
 

 

Looking east from Washington Avenue (SR 161) at a portion of the proposal site, Parcel 

0416145038 – currently developed with an existing Multi-family Five-plex. 

 

 

Looking east from Washington Avenue (SR 161) at a portion of the proposal site, Parcel 

0416145034 – currently developed with an existing Multi-family Tri-plex. 
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Looking north along the frontage of Washington Avenue (SR 161) at a portion of the proposal site, 

Parcels 0416145034 and 0416145038 – with both existing Multi-family structure in view.  

 

 

From Washington Avenue (SR 161) looking east along Lynch Creek Road – the existing Multi-

family Tri-plex located on Parcel 0416145034 is on the left. 
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Looking south from the intersection Washington Avenue (SR 161) and Lynch Creek Road – view 

of southerly properties in the Commercial land use designation. 
 

 

Looking south along Washington Avenue (SR 161) along the westerly frontage of the proposal site 

– the existing Multifamily units within the proposal area on the left and a park is on the right. 
 

 

V. CRITICAL AREAS 

 

A small portion of the southeast corner of parcel 0416145034 is mapped as potentially 

containing a frequently flooded area. This parcel is currently developed with multi-family 

residential development and no new development is currently proposed as part of the requested 
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land use designation amendment proposal. Please see the attached Figure, Frequently Flooded 

Areas.  

 

A large area of parcel 0416145038 is mapped as containing landslide and erosion hazard areas 

(within the ravine). This parcel is currently developed with multi-family residential 

development and a memorial and no new development is currently proposed as part of the 

requested land use designation amendment proposal. Please see the attached Figure, Landslide 

and Erosion Hazard Areas. 

 

A large area of parcel 0416145038 is mapped as containing wetlands (within the ravine). This 

parcel is currently developed with multi-family residential development and a memorial and no 

new development is currently proposed as part of the requested land use designation 

amendment proposal. Please see the attached Figure, Wetland Inventory Map. 

 

VI. STATE ENVIRONMENTAL POLICY ACT (SEPA): 

 

Pursuant to WA 197-11-800, a SEPA threshold determination of non-significance (DNS) was 

made for the 2021 Comprehensive Plan amendments on February 24, 2021. 

 

VII. COMPREHENSIVE PLAN AMENDMENT PROCEDURES: 

 

5.3 PLAN AMENDMENT PROCESS 

The Growth Management Act allows municipalities and counties to update their 

Comprehensive Plans once every year, unless there exists an emergency. The following is an 

amendment process with specific timelines. Development regulations may be amended anytime 

as need arises.  

 

5.3.1 Comprehensive Plan Amendments.  

1. Urban Growth Area (UGA) amendments  

2. Text amendments  

3. Map amendments  

• Land use  

• Critical areas  

• Shorelines  

 

5.3.2 Timing  

1. Amendments can be filed with the Town Clerk anytime of the year  

2. Planning Commission commences the review of the amendments that are on file with 

the Town Clerk on 31 December every year.  

3. Urban Growth Area amendments also need to be approved by the Pierce County 

Council. Pierce County entertains Urban Growth Area amendment applications every 

other even numbered year. Applications can be obtained from the Pierce County 

Council offices.  

4. Only the Town Council can amend the Comprehensive Plan. Therefore, the Town 

Council approval is necessary before a Comprehensive Plan can be considered 

amended.  
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5.3.3 Standing  

The following persons, businesses, and organizations can file Comprehensive Plan amendments 

by filing an application and paying an application fee. Town government officials initiated 

applications are exempt from fee payment.  

1. Mayor and Town Councilpersons  

2. Planning Commissioners  

3. Town Attorney  

4. Businesses and organizations within the Town limits and the Urban Growth Area  

5. Residents within the Town Limits and the Urban Growth Area  

6. Residents within 1,000 feet outside the Urban Growth Area or those being provided 

municipal services  

7. Any other person, business or organization deemed eligible by the Planning 

Commission  

 

5.3.4 Planning Commission Review  

1. At the January meeting, the Planning Commission adopts a roster of amendment 

applications and submits them for Town Planner for written review and 

recommendation. The review includes a SEPA review  

2. The Town Planner files his/her report in March  

3. In March, the Planning Commission conducts a public hearing on the applications  

4. In May, the Planning Commission forwards its recommendation to the Town Council  

 

5.3.5 Town Council Action  

1. In July, the Town Council may act on the recommendation of the Planning 

Commission or may conduct a public hearing on their own on select or all proposed 

amendments  

2. In August, the Town Council takes final action on amending the Comprehensive Plan  

3. The Town Council approved Urban Growth Area amendments will proceed to be 

submitted to Pierce County as Town of Eatonville initiated Urban Growth Area 

amendments 

 

5.3.6 Evaluation Criteria  

1. Any proposed amendment shall seek to fulfill a goal or goals of the Growth 

Management Act  

2. Any proposed amendment shall not be detrimental to health, safety and general 

welfare of the citizens of Eatonville and its surrounding area  

3. Any proposed amendment shall seek to improve the quality of life of the citizens of 

Eatonville and its surrounding area  

4. Any proposed amendment shall not violate the laws of the Town of Eatonville, Pierce 

County, the State of Washington or the United States of America  

5. Any proposed amendment that has a probable significant adverse impact on the 

environment shall carry with it appropriate mitigating measures  

6. Any proposed amendment shall not have a negative fiscal impact on the citizens of 

the Town unless the applicant agrees to mitigate the impact  
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5.3.7 Application Fees and Forms  

The Town Council shall fix the fee of an application by adopting a fee resolution. The Town 

Planner shall prepare the appropriate application forms in accordance with the Planning 

Commission and Town Council adopted evaluation criteria and timing 

 

VIII. WASHINGTON STATE GROWTH MANAGEMENT ACT GOALS 

 

RCW 36.70A.020 

Planning goals. 

 

The following goals are adopted by the State of Washington to guide the development and 

adoption of comprehensive plans and development regulations for communities required to plan 

under RCW 36.70A.040. The following goals are not listed in order of priority and shall be used 

exclusively for the purpose of guiding the development of comprehensive plans and development 

regulations: 

 

(1) Urban growth. Encourage development in urban areas where adequate public facilities and 

services exist or can be provided in an efficient manner. 

 

(2) Reduce sprawl. Reduce the inappropriate conversion of undeveloped land into sprawling, low-

density development. 

 

(3) Transportation. Encourage efficient multimodal transportation systems that are based on 

regional priorities and coordinated with county and city comprehensive plans. 

 

(4) Housing. Encourage the availability of affordable housing to all economic segments of the 

population of this state, promote a variety of residential densities and housing types, and 

encourage preservation of existing housing stock. 

 

(5) Economic development. Encourage economic development throughout the state that is 

consistent with adopted comprehensive plans, promote economic opportunity for all citizens of 

this state, especially for unemployed and for disadvantaged persons, promote the retention and 

expansion of existing businesses and recruitment of new businesses, recognize regional 

differences impacting economic development opportunities, and encourage growth in areas 

experiencing insufficient economic growth, all within the capacities of the state's natural resources, 

public services, and public facilities. 

 

(6) Property rights. Private property shall not be taken for public use without just compensation 

having been made. The property rights of landowners shall be protected from arbitrary and 

discriminatory actions. 

 

(7) Permits. Applications for both state and local government permits should be processed in a 

timely and fair manner to ensure predictability. 
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(8) Natural resource industries. Maintain and enhance natural resource-based industries, including 

productive timber, agricultural, and fisheries industries. Encourage the conservation of productive 

forestlands and productive agricultural lands, and discourage incompatible uses. 

 

(9) Open space and recreation. Retain open space, enhance recreational opportunities, conserve 

fish and wildlife habitat, increase access to natural resource lands and water, and develop parks 

and recreation facilities. 

 

(10) Environment. Protect the environment and enhance the state's high quality of life, including 

air and water quality, and the availability of water. 

 

(11) Citizen participation and coordination. Encourage the involvement of citizens in the planning 

process and ensure coordination between communities and jurisdictions to reconcile conflicts. 

 

(12) Public facilities and services. Ensure that those public facilities and services necessary to 

support development shall be adequate to serve the development at the time the development is 

available for occupancy and use without decreasing current service levels below locally 

established minimum standards. 

 

(13) Historic preservation. Identify and encourage the preservation of lands, sites, and structures, 

that have historical or archaeological significance. 

 

IX. COUNTYWIDE PLANNING POLICIES 

 

For Planning Commission review and consideration, below are some of the Countywide Planning 

Policy excerpts: 

 

AH-5. Jurisdictions should plan to meet their affordable and moderate-income housing need’s goal 

by utilizing a range of strategies that will result in the preservation of existing, and production of 

new, affordable and moderate-income housing that is safe and healthy. 

 

Ec-1. The County, and each municipality in the County, will work to achieve a prospering and 

sustainable regional economy by supporting business and job creation, investing in all people, 

sustaining environmental quality, and creating great central places, diverse communities, and high 

quality of life. This will involve assuring consistency between economic development policies and 

adopted comprehensive plans by: 

 

1.3 designating and zoning large tracts of developable land equitably distributed 

throughout the various jurisdictions based on the related population, employment base and 

land areas of the jurisdiction for planned commercial and industrial centers, and local 

housing and employment targets; 

 

1.3.1. "Equitably" means with consideration for the population and its 

characteristics, including the skills of the current population; the current 

employment base and its characteristics (i.e., type of businesses and industries, 

permanency of the existing employment base, past trends and current projections); 
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the amount of land in the jurisdiction; the amount of vacant land in the jurisdiction 

appropriately zoned for economic development; the current unemployment rate; 

current commuting patterns; and other factors as appropriate. 

 

Ec-2. The County, and each municipality in the County, shall promote diverse economic 

opportunities for all citizens of the County, especially the unemployed, disadvantaged persons, 

minorities and small businesses. The following measures may be used in accomplishing this 

policy, where appropriate: 

 

2.4 encouraging redevelopment of underutilized commercial areas; 

 

X. EATONVILLE COMPREHENSIVE PLAN EXCERPTS: 

 

For Planning Commission review and consideration, below are some of the Eatonville 

Comprehensive Plan excerpts that may relate to this proposal: 

 

10.7.1 Goal LU-1: Support and improve a rural residential small town, residential community 

comprised largely of single-family neighborhoods together with a central commercial area and a 

broad range of other support services and businesses that occur in identified commercial areas. 

 

Policies 

1. Consider the following before decisions in land use are made: 

a. The need for the proposed use; 

b. Adequacy of and proximity to community facilities and utilities, roads, parks, 

recreation facilities and schools; 

c. Benefit to the neighborhood, Town or region; 

d. The amount of land zoned for that use; 

e. Projected population density in the area; and 

f. The effect of the proposed use on the small town image of Eatonville. 

 

Policy 1a: Ensure compatibility with adjacent land uses 

• The type of land use and the design of new development should be compatible 

with existing developments and land uses and should preserve Eatonville’s small 

town image; 

• Land uses which generate high traffic volumes should have access limited to 

collector or arterial streets; 

• Land uses along highways and major streets should consider noise, air quality, 

visual and other unique environmental conditions which occur in these areas; and 

• Development should be sensitive to the natural, historic, and archaeological 

features of the site. 

 

10.7.3 Goal LU-3: The Town shall provide adequate land use for diverse populations and 

activities. Land designations shall provide for an adequate supply of land to accommodate the 

housing needs and strategies outlined by the comprehensive plan. Implementation regulations shall 

provide a variety of residential opportunities to serve a full range of income levels. 
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Policy 3a: Provide different types of housing 

3. Provide Affordable Housing 

A. Seek opportunities in rezones or changes in development regulations to 

incorporate incentive programs for development of housing that is 

affordable for the longest term practical. 

 

Policy 3b: Encourage a diverse array of businesses. 

1. Encourage Commercial Development 

A. To better serve residents and visitors, encourage the strengthening of 

existing commercial centers rather than the aimless spread of new 

development. 

B. When consistent with the comprehensive plan, support commercial 

development that provides needed goods and services to residents and 

visitors and helps to diversify the area’s economy. 

 

10.7.4 Goal LU-4: Promote a pleasant, pedestrian-oriented town that serves residents and tourists 

while protecting the Town Center’s historic character. 

 

Policy 4d: Integrate Town Center development with transportation corridor development 

along Washington Avenue and Mashell Avenue, thus creating a compact rural Town 

Center serving the commercial, retail, and service needs of both local residents and visitors 

traveling through Eatonville. 

 

Policy 4e: Direct new retail and service commercial and office development to present 

Town Center area through zoning and permitting processes. Specifically, encourage new 

businesses to infill the rectangle formed by Mashell Avenue, Larson Street, Orchard 

Avenue, and Lynch Street. 

 

Policy 4j: Encourage infill development in the Town Center. 

 

10.7.6 Goal LU-6: The Town shall encourage efficient use of land, build community value, and 

limit urban sprawl. 

 

Policy 6a: Infill Development 

1. Ensure that infill construction and area redevelopment are done in a manner that 

reinforces the established neighborhood character and is architecturally compatible 

with the surrounding existing commercial and residential areas. 

2. Encourage new residential development in areas where community and human 

public services and facilities are available and in a manner that is compatible with 

other Comprehensive Plan elements. 

5. Direct new higher density residential uses to centers and corridors designated on 

the land use plan map. 

6. Ensure that infill and redevelopment projects are well‐designed and compatible 

with surrounding uses and building types. 
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10.7.7 Goal LU-7: Provide a basis for employment in the community without jeopardizing the 

natural environment. 

 

Policy 7c: Promote the development of clustered commercial facilities to accommodate 

high traffic-generating uses and restrict sprawl along highways. 

 

10.7.10 Goal LU-10: Land use decisions shall support and enhance the economic vitality of the 

Town by maintaining and increasing employment opportunities, professional and personal 

services, and retail sales within the Town boundaries. 

 

Policy 10b: The Town shall seek to have land available for business expansion and new 

businesses. 

 

10.7.10 Goal LU-10: Land use decisions shall support and enhance the economic vitality of the 

Town by maintaining and increasing employment opportunities, professional and personal 

services, and retail sales within the Town boundaries. 

 

Policy 10a: As far as possible, businesses should be protected from incompatible uses on 

adjacent properties. 

 

Policy 10b: The Town shall seek to have land available for business expansion and new 

businesses. 

 

10.7.11 Goal LU-11: Town land use decisions shall seek to direct development to areas that have 

existing adequate infrastructure. The Town infrastructure development shall meet short-term needs 

and the Town shall have infrastructure plans that will meet the needs of anticipated long-term 

growth. 

 

10.8.2 Residential Land 

The predominant land use in the Comprehensive Plan for Eatonville is single family residential as 

shown in Figure 10-3. This is natural, since Eatonville is a rural residential community. In addition 

to land designated for single-family residential development, additional lands have been 

designated for multifamily development. 

 

10.8.4 Commercial Land  

Commercial lands on the Draft Comprehensive Plan Update cover the existing commercial 

development, plus areas reserved for future commercial development expansion. Commercial 

development in Eatonville, in addition to the downtown core, are development in Eatonville, in 

addition to the downtown core, is along Washington and Mashell Avenues and along Center Street 

East. 

 

11.4.2 Goal H-1: Accommodate growth and maintain affordability. 

 

Objective 1a: Accommodate additional housing units in accordance with projected population 

increases over the next twenty years (needed additional units as calculated in Land Use, 

Chapter 10, Table 10-3). 
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• Coordinate planning efforts between Pierce County and the State of Washington as well as 

with neighboring communities. 

• Maintain a residential housing density that is consistent with the Pierce County 

Comprehensive Plan. 

 

11.4.3 Goal H-2: Encourage housing diversity and quality. 

 

Objective 2d: Preserve, protect, and strengthen the vitality and stability of existing 

neighborhoods. 

 

11.4.4 Goal H-3: Provide Affordable Housing to Low-Income Households. 

 

Objective 3c: Encourage and maintain safe, good-quality affordable-housing units. 

 

13.6.5 Infrastructure and Land Use. 

One of the purposes of this Comprehensive Plan is to ensure there is an adequate supply of land 

available for residential, commercial, and industrial development expansion. Chapter 10 lays out 

the provisions for accommodating the forecasted residential, commercial, and industrial growth 

and their respective land consumption demands. Therefore, there is adequate land to accommodate 

the forecasted land consumption needs. 

 

13.7.2 GOAL ED-2: Establish more-small scale businesses in Eatonville that provide a variety of 

goods to the Town’s residents, minimizing the need to leave Town to accomplish daily activities. 

 

Objective 2a: Encourage the role of the central business district as the location of retail 

services, personal and professional services, and public amenities. 

• Ensure that residents and locals are aware of the kinds of goods and services 

available in Town, through advertising, improved signage, or other strategies. 

• Direct commercial development to buildable lands located within the downtown 

commercial area. 

• Ensure that transportation facilities connect new and existing residential areas to 

retail. 

 

XI. COMMENTS: 

 

As of the date of Planning Commission Hearing, March 15, 2021, no written or oral department, 

agency or public general project comments were received; and no SEPA comments were received. 

  

 

XII. STAFF REVIEW & ANALYSIS: 

 

Staff does not oppose the proposal. The justification of this recommendation is as follows: 

• The proposal is not an isolated request for land use designation change to Commercial 

as it is abutting the Commercial land use designation to the south across Lynch Creek. 
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• Public facilities and services can be provided in an efficient manner to support 

development without decreasing the current service levels for either land use 

designation at this site; Multi-Family or Commercial. 

 

• The Commercial land use designation generally focuses on providing lands adequate for 

commercial activities. However, multi-family residential development is currently an 

allowed use in the Commercial-1 implementing regulations. As such, if ultimately 

approved the existing multi-family development would be considered a conforming use. 

 

• The ultimate approval of a Commercial land use designation and the existing code 

allowance to retain the existing multi-family development in the C-1 implementing 

regulations may be determined to promote a variety of residential densities and housing 

types, and encourage preservation of existing housing stock. 

  

• Both the existing residential (including multi-family) and commercial land use 

designation areas in the Town of Eatonville currently appear to exceed the projected 

need for the plan horizon. The reduction of the Multi-Family land use designation will 

not result in a reduction below the minimum area needed to support residential 

development for the plan horizon. 

 

• Increasing the area of the Commercial land use designation even though the current area 

appears to exceed the plan horizon need, the Planning Commission may find the 

proposal supports and enhances the economic vitality of the Town by increasing 

potential employment opportunities, professional and personal services, and retail sales 

within the Town boundaries. 

 

• The Planning Commission may find that the existing implementing regulations will 

adequately protect the existing on-site critical areas, which will enhance the ongoing 

high quality of life, including but not limited to air and water quality. 

 

• The Planning Commission may determine circumstances have substantially changed 

since the Baublits land use designation amendment and rezone completed in 2011 from 

SF-2 to MF-1. 

 

• The Planning Commission may determine the proposal to be consistent with the Growth 

Management Act (GMA). 

 

• The Planning Commission may determine the proposal to be consistent with the overall 

goals and policies of the Eatonville Comprehensive Plan. 

 

• If the proposal is approved, the Eatonville Comprehensive Plan Land Use Map will be 

amended. The next step would be the completion of a rezone initiated by the 

landowners from Multi-Family-1 to Commercial-1, followed by a zone map update. 

 

XIII. PLANNING COMMISSION FINDINGS OF FACT: 
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Town of Eatonville Annual 2021 Comprehensive Plan Amendment Proposals: 
 
1) Land Use Designation Amendment proposal from Multi-family to Commercial; .38 Acres; Parcel 0416145034; Jaegga LLC, 331 Washington Ave.  
2) Land Use Designation Amendment proposal from Multi-family to Commercial; 7.75 Acres; Parcel 0416145038; Baublits Memorial LLC, 333 Washington Ave 

 

 

AREA 2 
333 

AREA 1 
331 
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