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INTRODUCTION

Proposal Name: The Yard

Proposal Address: The project site is located within a portion of Section 17, Township 18N,
Range 1W. Assessor’s parcel numbers 84990000500, 84990000601& 84990000602. Property
is vacant, no addresses have been assigned.

Description of Proposal: MJR Development is requesting approval to construct a tap- room,
pickleball courts, a food truck pad area, and associated open-space, landscaping and
pedestrian walkways on three vacant parcels, totaling 1.62 acres, located in the Woodland
Square area near 7th & College Street.

File Number: 25-0170
Applicant: MJR Development / 6725 - 116" Avenue NE, Kirkland, Washington 98033
Planner: Sarah Bartz, Associate Planner

Applications Included: Woodland District Site Plan Review, Class IV Forest Practices/Land
Clearing Permit

Project Timeline:

Application Date: June 20, 2025

Notice of Application: October 3, 2025

Comment Period End Date: October 17, 2025

SEPA Determination: (DNS) issued November 5, 2025

SEPA Appeal Period End: November 19, 2025 without appeal.
Date of Site Plan Review Decision: November 26, 2025




Decision: The Lacey Site Plan Review Committee has approved the site plan and application
subject to the attached conditions and findings of fact.

Expiration Date of Approval: May 26, 2027. Approval of the site plan shall be effective for
18 months from the date of approval. A request for one six-month extension may be granted
if requested in writing 30 days prior to the original expiration date.

Appeal Deadline: December 10, 2025. The decision of the Committee is final unless a
written notice of appeal is filed with the Planning Department at Lacey City Hall prior to 5:00
p.m. on the above date. The applicant, public agencies and/or departments or persons of
record who believe they have been negatively impacted may make an appeal. The timely
filing of an appeal shall stay the effective date of the Committee’s decision until the appeal
is adjudicated by the Hearings Examiner.

Project Review Team:

Planning Department: Sarah Bartz (360) 491-5642
Public Works Department:  Joey Etter (360) 491-5600
Building Department: Terry McDaniel (360) 491-5642
Fire Codes: Asher Cabe (360) 491-5642

FINDINGS OF FACT

I. DESCRIPTION OF PROPOSAL

MJR Development proposes the construction of The Yard, an outdoor recreation and
gathering space featuring a taproom, pickleball courts, a food truck pad area, and associated
open space, landscaping, and pedestrian walkways. The project encompasses three vacant
parcels totaling approximately 1.62 acres, located in the Woodland Square area near the
intersection of 7th Avenue and College Street. The Yard will serve as an active outdoor
amenity within The Hub, a larger mixed-use development that includes residential, office,
retail, and restaurant land uses. The project is designed to complement existing uses and
enhance the experience for nearby residents, employees, and the broader Lacey community.
A planned roundabout at 7th Avenue and College Street will create an enhanced entryway
to The Yard, establishing it as a gateway feature for The Hub and the overall Woodland District.




. SITE DESCRIPTION, ZONING, LAND USE & SITE DESIGN

A. SITE DESCRIPTION

The 1.62-acre project site consists of three undeveloped tax parcels forming two separate
development areas divided by 7th Avenue SE. The northern portion of the site,
comprising parcels 84990000500 and 84990000601, totals approximately 1.2 acres and
will accommodate the taproom, food truck pad, cornhole area, and open yard space. The
southern portion, consisting of parcel 84990000602 and totaling approximately 0.5 acres,
will contain the pickleball courts and an associated kiosk structure. The majority of
existing trees are located on the north side of 7th Avenue SE, with a total of 49 trees
identified, while only one tree is located on the south side.

B. ZONING

The subject parcels are zoned Woodland District (WD), with an Urban Neighborhood 1-
Woodland Square designation. According to LMC 16.24.010, the Woodland District is
intended to foster a dense, mixed-use core that is pedestrian- and transit-oriented, offers
a diverse mix of uses and supports a variety of housing and employment opportunities.
Within the Woodland Square sub-district (Urban Neighborhood 1), the guiding goals



emphasize combining commercial and residential uses on a single site or in close
proximity, increasing development intensity along major streets without promoting strip-
commercial patterns, and orienting buildings toward sidewalks with through-block
connections in a pedestrian-scale grid.

The Woodland District also incorporates existing public open spaces and parks, which
serve as key organizing elements for urban design and community gathering. These
include Huntamer Park, West Plaza Park, South Plaza Park, the I-5 Park and Bikeway, and
the Civic Plaza. Collectively, these city-owned and managed facilities provide accessible
open space, visual relief within the urban core, and recreational amenities that support
the district's goals for livability, walkability, and civic engagement.

WOODLAND SQUARE LOOP SE




C. LAND USE

The Woodland District Land Use Section LMC 16.24.030(C)(1)(a) specifically states that
“Private open space and recreation associated with new residential or mixed-use development
shall comply with the design criteria of LMC 14.23.088, Open Space.”

The Yard is classified as a commercial recreation use within the larger mixed-use
development known as The Hub and has been designed to meet these requirements.
The site layout emphasizes safety, accessibility, and social interaction, aligning with the
overall intent of the Woodland District.

Consistent with LMC 14.23.088, the project ensures that open spaces are usable,
convenient, and well connected. Pathways and visual corridors link The Yard directly to
adjacent streets and pedestrian routes, reinforcing the walkable, integrated character of
the surrounding mixed-use area. With the future addition of the 7" Avenue & College
roundabout, St. Martins University campus will have a direct link to an attractive
recreational spot, further expanding the mid-town Lacey walkability.

The open space design is both inviting and functional, incorporating a range of active and
passive recreation amenities—including pickleball courts, a cornhole area, food truck
pad, picnic tables —supplemented by pedestrian-scale lighting, benches, and
landscaping that create a comfortable, human-scaled environment.

Together, these elements fulfill the intent of LMC 14.23.088 by providing accessible,
engaging, and well-designed outdoor spaces that complement nearby development and
enhance the pedestrian experience within the Woodland District. The Yard serves as a
valuable private open space amenity, contributing to and enhancing the existing network
of public parks and plazas that define the Woodland District's distinct and dense
character.

D. SITE DESIGN

Flexibility from certain form-based code standards, including build-to lines, building
height, and building form requirements outlined in LMC 16.24, is necessary due to the
site's classification as a Commercial Recreation land use. Overall, the site meets the intent
of the Woodland District, no formal variances have been requested.

a. WOODLAND FRONTAGE REQUIREMENTS

The applicant has selected low walls and landscaped setbacks as the site frontage
type, in compliance with the Woodland District's requirements. A combination of
low hedges and integrated signage elements will define the site’s west and south
edges, creating a streetscape that balances enclosure and visibility.



This framing of the southwest corner, the sites primary frontage, will fill in the
build-to lines not occupied by building. This approach ensures the frontage
remains active, even where open space and recreational uses replace traditional
building massing, as seen elsewhere in the Woodland District.

The taphouse building is intentionally set back from the frontage. This siting
approach also creates expanded outdoor gathering areas on both sides of the
structure, enhancing visibility and pedestrian engagement. The low hedges and
signage also preserve this desired openness, while still framing the corner of the
site. The building orientation maximizes opportunities for patrons to enjoy
sunsets from outdoor seating areas.

b. PARKING

District parking standards under LMC 16.72.030(D)(1) state that “Shared parking
agreements are encouraged if the physical relationship between the premises is within
convenient walking distance and makes such sharing possible.”

As previously noted, The Yard is designed as an open-space recreation amenity
associated with the larger mixed-use development known as The Hub. To meet
parking requirements, the applicant proposes that all required vehicle parking for
The Yard be provided on adjacent Hub property located within convenient walking
distance of the site. Accessible (ADA-compliant) pedestrian pathways will connect
the shared parking areas to The Yard, ensuring safe and convenient access. A
formal shared parking agreement will be executed to establish the legal right for
The Yard to utilize these parking spaces in compliance with LMC 16.72.030(D)(1).

c. FOOD TRUCKS

As shown on the Site Plan, a designated food truck pad is located along the west
boundary of the site, directly adjacent to the Woodland Square Loop SE frontage.
This area is designed to accommodate parking for up to four (4) food trucks.

Pursuant to Lacey Municipal Code (LMC) Chapter 16.70, Street Merchant Permits
are required for mobile vendors operating within the city. The provisions of this
chapter allow for consolidated review under the Site Plan Review (SPR) process
when the proposal involves multiple vendors or a larger site development scope
exceeding that of a single street merchant. As conditioned, the proposal will be
in accordance with the Street Merchant Ordinance.

d. TREES

A Tree Protection Plan prepared by Waxwing Tree Specialists, dated May 6, 2025,
documents the existing tree inventory. According to the plan, a total of 21 trees
are proposed for removal to accommodate the site design. Waxwing further
recommends removal of two (2) additional trees due to poor condition.



Given the site’s nearly 100% existing tree canopy coverage on the north side of 7%,
and the size and maturity of the trees proposed for removal, a board foot
assessment was required under the City of Lacey Forest Practices regulations
(LMC 14.32.055 and LMC 14.32.060). The arborist's estimate identifies
approximately 12,000 board feet of merchantable timber from 18 trees deemed
healthy enough for commercial harvest.

Because this estimate exceeds the threshold for a Class IV - General Forest
Practices Permit, such permit has been processed concurrently with this SPR
application, in accordance with LMC 14.32.048 and the Washington State Forest
Practices Act (RCW 76.09). The SEPA Checklist submitted with this application
includes disclosure of this board foot estimate.

Pursuantto LMC 14.32.064, all commercial development projects over one (1) acre
in size are required to designate a tree tract covering approximately five percent
(5%) or more of the total site area. This tree tract serves as the primary mechanism
for maintaining long-term tree canopy continuity within developed sites. The
subject property will be required to provide a tree tract totaling 3,528 square feet,
in order to meet the minimum requirement under LMC 14.32.064(A). Tree Tract
designation, tree retention and tree replacement will be met with conditions.

E. PUBLIC COMMENT

The Notice of Application and project materials were routed for review to internal and
external agencies for comment on October 3, 2025. Comments were received from
ORCAA and internal City staff. Public notice of the application was published in The
Olympian, also on October 3, 2025. Staff also received comments from one member of
the public regarding alcohol consumption onsite.

ADEQUACY OF INFRASTRUCTURE/PUBLIC SERVICES

A. WATER AND SEWER SERVICE

As conditioned, the proposed project will be serviced by adequate water and sewer
services. Water and sewer services will be provided by the City of Lacey. Exact service
alignment shall be established during civil construction review. Additional comments or
conditions may be applied at the time of civil application review.

B. FIRE PROTECTION

The Fire Marshal/Building Official reviewed the application and provided comments. The
site has been conditioned for fire flow and site access for development. The applicant will
be required to submit for a building permit review of building plans materials and
applicable conditions will be applied at time of building plan review. As conditioned the
project will have adequate police and fire protection.
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C. DRAINAGE

As proposed, the project will be serviced by adequate drainage. A preliminary drainage
report was submitted as part of the SPR application. This report has been reviewed by
staff and as conditioned the site will have adequate drainage.

D. STREETS AND TRAFFIC

Trip generation for the site was determined to be 48 peak PM hour trips, not crossing the
threshold for a TIA (50 peak PM Trips). The project will be conditioned to pay traffic
mitigation fees to the City of Lacey to mitigate offsite impacts. These fees are collected
according to LMC 14.21 under the authority of the Local Transportation Act (RCW 39.92).
The mitigation collected will fund designated transportation improvement projects. The
mitigation fee will be determined at the date of payment for issuance of the building
permit. An estimate of total mitigation fees was determined to be $35,198.82 as noted in
Chris Stolberg's comments. As conditioned, this proposal is consistent with LMC 14.21,
Traffic Mitigation.

E. SIDEWALKS AND FRONTAGE IMPROVEMENTS

Frontage improvements along 7th Avenue SE and Woodland Square Loop SE shall be
constructed in accordance with the Woodland Form-Based Code requirements identified
in the preceding sections. At a minimum, these improvements include half-street
construction consisting of a 10-foot drive lane, 8-foot bulb-out parking area, 6-foot
landscape planter strip, and 5-foot sidewalk. Frontage improvements along College
Street SE, an arterial roadway, require 49 feet of half-street right of way along with two
11-foot travel lanes, a 5-foot bike lane, a 7-foot landscape planter strip, an 8-foot sidewalk
and accommodations for or the construction of a 12-foot median.

For this development, a Deferral of Frontage Improvements will be authorized to allow
the required frontage work to be completed in coordination with the future 7th Avenue
SE and College Street SE roundabout project. The Preliminary Site Plan, included at the
beginning of this report, illustrates the planned roundabout configuration. The site and
proposed building layout have been designed to accommodate the future roundabout
and to facilitate completion of the frontage improvements concurrently with its
construction. As conditioned, the project provides adequate measures to ensure that
required public improvements will be installed consistent with the City of Lacey
Development Guidelines and Public Works Standards.



IV. APPLICABLE MUNICIPAL CODE STANDARDS

The following Table 2 depicts the applicable sections of the Lacey Municipal Code and if
the project complies with the standards or if the project complies with the standards
once staff conditions are imposed.

Table 2: Applicable Municipal Code Sections

Applicable Municipal Code Sections Project Project Will
Complies | Comply with
Staff
Conditions
Chapter 14.23 - Design Review
14.23.082 - Commercial Design Guidelines v
14.23.088 - Open Space v
Chapter 14.24 - Environmental Policy
14.24.035 - Compliance with Chapter 36.70B RCW v
14.24.105 - Optional DNS Process v
14.24.130 - Public notice v
Chapter 14.32 - Tree and Vegetation Protection & Preservation
14.32.045 - Class IV Forest Practices Application v
14.32.064 - Tree Tract Requirements v
14.32.065 - Tree Replacement in Tree Tracts v
14.32.066 - Tree replacement and establishment of new v

trees on lots

Chapter 16.24 - Woodland District

16.24.030 - Uses v

16.24.040 - General Standards for all Developments v

16.24.060 - Building, Form, Siting and Site Design v

16.24.070 - Building and Landscape Frontage v

16.24.090 - Form-based Code Review v

Chapter 16.70 - Street Merchants

16.70.030 - Licensing, review and approval of street v
merchant application required

16.70.050 - General Location Standards v

16.70.060 - Specific Location Standards v

Chapter 16.72 - Off-Street Parking and Loading

16.72.030 - District Parking Requirements v

16.72.050 - Development Standards v




V. COMMUNITY & ECONOMIC DEVELOPMENT DEPARTMENT ANALYSIS

Any code section that is in the second column “Project will comply with Staff Conditions”
has been addressed in detail below. The review criteria are quoted in italics below and
addressed in the following text.

14.23.082 - Commercial Design Guidelines:

Staff Response: The development is open space recreation and many of the commercial
design guidelines are not applicable due to the Open Space Design Criteria requirements.
However, there are some applicable criteria that will be addressed on the Design Review
plans that are submitted with the building permits. A condition is included to address
compliance.

14.32.064 - Tree Tract Requirements:

Staff Response: Based on project review, the submittal does not show a tree tract. Staff
recommends a condition to designate a tree tract that meets all the requirements from
the applicable code.

14.32.065 - Tree replacement in Tree Tracts:

Staff Response: Based on project review, the submittal does not show a tree tract location
or analyze if the location will meet tree volume requirements. Staff recommends a
condition to designate a tree tract that meets all the requirements from the applicable
code.

14.32.066 - Tree replacement and establishment of new trees on lots:

Staff Response: Based on project review, tree replacement has not been addressed. Staff
recommends a condition that will require updating of the landscaping plans and final
approval from the city contract arborist.

16.24.030 - Uses:

Staff Response: The project is open space recreation and many of the commercial design
guidelines are not applicable due to the Open Space Design Criteria requirements.
However, there are some applicable criteria and staff will review the Design Review plans
with the building permits submittal. A condition is included to address compliance.
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16.24.060 - Building, Form, Siting and Site Design:

Staff Response: Based on project review, the site is unable to meet all of the standard
building form and siting requirements of the Woodland District. The final design review
plans will include low walls and landscaped setbacks as the site frontage type, along with
other open space amenities. A condition is included to address compliance.

16.70.030 - Licensing, review and approval of street merchant application required:

Staff Response: Based on project review, individual food truck information has not been
provided for the food truck pad location. Staff recommends a condition to address
compliance.

16.72.030 - District Parking Requirements:

Staff Response: A shared parking agreement has not been provided to meet the district
parking requirements. Staff recommends a condition to address compliance.

STAFF RECOMMENDATIONS

Based upon the above analysis, city staff recommends approval of the Site Plan Review and
Class IV Forest Practices permit. The approval is subject to the Conditions of Approval
outlined in the following section, which are necessary to ensure the proposal remain
consistent with all applicable regulations and adequately addresses any identified impacts.

CONDITIONS OF APPROVAL - SITE SPECIFIC
PLANNING

1. The project shall develop in substantial conformance with the plans submitted on June
20, 2025, except as modified by the conditions below.

2. The exact location of a designated Tree Tract (3,528 SF) shall be noted on the final site
plans. The landscaping plans shall also detail the Tree Tract location, existing trees, and
any other requirements. Final approval from Waxwing Tree Specialist will be required
for assessment of tree canopy and any additional planting requirements within the tree
tract.
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3. Tree Protection Recommendations outline in the report dated May 6, 2025, from
Waxwing Tree Specialists shall be followed (see attached). This includes the proper
protection during construction as well as inspections by the Arborist before, during and
after the site work.

4. The final Design Review material shall be submitted with the building permits - this
includes final landscaping & irrigation plans, site lighting plans, parking and ADA
pathways from parking stalls, pickleball court screening details and proposed site
fencing. Planning Department approval will be required prior to Building Permit
issuance. Planning Department inspection will be required prior to issuance of Building
Occupancy.

5.  Any additional fencing or new design features proposed onsite, after the initial Design
Review approvals, shall be reviewed and approved by the Planning Department.

6. Each individual food truck will be required to obtain their own Street Merchant Permit.
Although the food truck pad location is approved, staff will still need to review each
trucks hours, menu, operations plan, electrical connection, etc. This is a Limited
Administrative process, with a current fee of $258.

7. A fully executed Shared Parking Agreement between the subject site and any parcels
involved in parking, shall be provided to the Planning Department prior to any building
permit issuance. The agreement shall detail the number of spaces, location, ADA, etc.
that are available to “The Yard".

8.  The applicant/property owner is responsible to obtain all permits and licenses from
outside agencies necessary for operation of the facility. This may include, but is not
limited to, permits required by the Thurston County Health Department and the State
Liquor and Cannabis Control Board.

PUBLIC WORKS

9. College Street SE is classified as an Arterial roadway. This section of roadway typically
requires 49 feet of half-street right-of-way along with the installation of the following
half-street frontage improvements: two (2) 11-foot travel lanes, a 5-foot bike lane, a 7-
foot landscape planter strip, an 8-foot sidewalk, and accommodations for or the
construction of a 12-foot median. Frontage improvements and right-of-way dedication
shall be deferred and completed in coordination with the future roundabout project at the
intersection of 7th Avenue SE and College Street SE.
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10.

11.

12.

7th Avenue SE is classified as a Collector roadway that requires half-street frontage
improvements in accordance with the Woodland Form-Based Code requirements. At a
minimum, the required frontage improvements shall include a 10-foot drive lane, an 8-
foot bulb-out parking area, a 6-foot landscape planter strip, and a 5-foot sidewalk.
Frontage improvements and right-of-way dedication shall be deferred and completed in
coordination with the future roundabout project at the intersection of 7th Avenue SE and
College Street SE.

Woodland Square Loop is a roadway that requires half-street frontage improvements
in accordance with the Woodland Form-Based Code requirements. At a minimum, the
required frontage improvements shall include a 10-foot drive lane, an 8-foot bulb-out
parking area, a 6-foot landscape planter strip, and a 5-foot sidewalk. If the existing
frontage improvements along Woodland Square Loop SE do not meet the Woodland
Form-Based Code requirements, then an Agreement for Deferral of Frontage
Improvements will be required. The installation of the required half-street frontage
improvements shall be deferred and completed in coordination with the future roundabout
project at the intersection of 7th Avenue SE and College Street SE. If the existing right-of-way
is not adequate to accommodate the required frontage improvements, then the necessary
additional right-of-way shall be dedicated prior to any building permits being issued for the
project.

Traffic Impact Fees shall be collected from the applicant prior to the issuance of any
building permits. An estimate of total mitigation fees was determined to be $35,198.82
(see attached).

CONDITIONS OF APPROVAL - GENERAL

In addition to the site-specific conditions outlined above, general requirements applicable to
all development projects are provided as staff comments in Exhibit 3, attached to this
decision. These include standard departmental comments, development standards, and
relevant regulatory requirements adopted by the City of Lacey. Copies of these materials are
attached as exhibits, labeled for reference and shall be considered an integral part of this
approval.

EXHIBITS

1.

Preliminary Site Plan dated June 20, 2025

2. Tree Protection Plan & Report from Waxwing dated May 6, 2025
3. Staff Comments

a. Terry McDaniel Building & Fire Comments dated October 3, 2025
b. Joey Etter PW Development Review Comments dated November 23, 2025
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SUPERVISOR SIGNATURE:

Should you have any further questions, please contact Sarah Bartz, Associate Planner
directly at (360) 486-8741 or Sarah.Bartz@cityoflacey.org.

Decision issued: November 26, 2025

Sarah Schelling, Current Planning and Economic Development Manager
Acting on behalf of Vanessa Dolbee, Responsible Official

420 College Street SE

Lacey, WA 98503

360-491-5642

Sarah.Schelling@cityoflacey.org
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