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   December 19, 2019 
 
 
 
 
 
Catholic Archdiocese of Seattle 
710-9th Avenue 
Seattle, WA 
 
RE: ST. ANDREW CATHOLIC CHURCH EXPANSION 

Conditional Use Permit:  PLN-2019-0016                   
Variance Permit:  PLN-2019-0107 
PRJ2019-0003 

  
Dear Applicant: 
 
Transmitted herewith is the Report and Decision of the City of Sumner Hearing Examiner 
relating to the above-entitled matter. 
 

Very truly yours, 
 
 
 
 

STEPHEN K. CAUSSEAUX, JR. 
Hearing Examiner 

 
SKC/jjp 
cc:   Parties of Record 
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OFFICE OF THE HEARING EXAMINER 
 

CITY OF SUMNER 
 

REPORT AND DECISION 
 
 
PROJECT NAME:  
 
 
PROJECT NUMBER: 

ST. ANDREW CATHOLIC CHURCH EXPANSION 
Conditional Use Permit:  PLN-2019-0016                   
Variance Permit:  PLN-2019-0107 
PRJ2019-0003 
 

APPLICANT: 
 

Catholic Archdiocese of Seattle 
710-9th Avenue 
Seattle, WA 
 

PROJECT 
REPRESENTATIVE:
   
 

RMC Architects 
Attn: Brad Cornwell 
1223 Railroad Avenue 
Bellingham, WA 98225 
 

STAFF 
REPRESENTATIVE: 

Ann Siegenthaler, Associate Planner 
 
 

  
SUMMARY OF REQUEST:   
 
Conditional use permit to construct a new 10,000 square foot assembly hall north of the 
existing church building, with new parking area, landscaping, stormwater facilities and 
utilities. Variance to reduce the number of onsite parking stalls from the required minimum 
of 96 stalls to 63 stalls.  The site is located at 1401 Valley Avenue, Sumner. 

 
SUMMARY OF DECISION:  Both requests granted, subject to conditions. 

 
PUBLIC HEARING: 
 
After reviewing Community Development Department Staff Report and examining available 
information on file with the application, the Examiner conducted a public hearing on the 
request as follows: 
 
The hearing was opened on December 12, 2019, at 9:00 a.m. 
 
Parties wishing to testify were sworn in by the Examiner. 
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The following exhibits were submitted and made a part of the record as follows: 
  
EXHIBIT "1" - Community Development Department Staff Report  
EXHIBIT “2” - Site Plan 
EXHIBIT “3” - Landscape Plan 
EXHIBIT “4” - Floor Plan 
EXHIBIT “5” - Chart of Events 
EXHIBIT “6” - Parish Shared Parking Letter 
EXHIBIT “7” - Cover Letter 
EXHIBI T “8” - Department of Ecology Comment Letter 

 
The Minutes of the Public Hearing set forth below are not the official record and are 
provided for the convenience of the parties.  The official record is the recording of 
the hearing that can be transcribed for purposes of appeal. 
 
ANN SIEGENTHALER appeared, presented the Community Development Department 
Staff Report, and testified that the main concerns of the conditional use permit include the 
church’s location in the LDR zone classification and traffic.  However, the church has 
shown that assembly hall events will not occur during mass times and thus the hall will not 
add traffic beyond what presently exists.  The 63 parking spaces is minimal compared to 
the present 126 spaces at the church.  Concerning lights and glare, the applicant will install 
landscaping around the parking lot and street trees along Valley Avenue.  They will also 
down shield the lights.  The request satisfies all conditional use criteria subject to 
compliance with a number of conditions.  She has discussed the conditions with the 
applicant and they accept all.  Concerning the variance to reduce the required number of 
parking stalls from 96 to 63, she finds that the request satisfies all criteria.  The proposed 
assembly hall use is very consistent with the area as other churches exist nearby.  The 
church use of the site is also consistent with nearby City parks and schools that stagger 
their events.  The number of parking spaces is sufficient to accommodate the demands of 
the assembly hall.  The scheduling will also ensure no overlap of church services and 
events at the hall. The applicant can deal with parking issues if any arise.  The variance will 
not detrimentally impact the public welfare and is consistent with the comprehensive plan.  
Concerning hardship, an additional 33 stalls would create a parking area that the church 
would not use.  The church also has future plans for its parcel, and unneeded parking 
spaces would prevent such from occurring.  Sixty-three stalls appear to be more than 
necessary to support uses at the hall, even though it represents a 33 percent reduction.  
The church has provided as many stalls as it can, and also has an additional 126 stalls 
around the church building. 
 
CHRISTINE TAPEC, church administrator, appeared and testified that she is passionate 
about the project.  They have had to use portables on the site for the past nine years.  
They are ready to move ahead.  The hall will provide a great place for children in the 
community.  Their original design included 30 parking stalls and the City asked for more.  
Sixty-three stalls will be more than adequate for all of their needs. 
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BRAD CORNWELL, RMC Architects, appeared and testified that he has worked with the 
church for several years.  They propose a permanent facility that will help keep the 
community together.  The hall project enhances the established church use.  He concurs 
with staff’s recommendation.  Concerning the variance, the Catholic Church places a 
premium on the mass.  No other events will occur on the site during mass.  Thus, the 
maximum occupancy will be during mass at church.  There could be an event in the hall as 
part of the mass, where attendees would move from one building to another.  The events in 
the hall will not occur at peak traffic periods, but will be during the evenings and on the 
weekends.  The church parcel abuts an elementary school to the north, a high school track 
to the west, and a large shopping center to the south.  The number of single-family 
dwellings abutting the church parcel is minimal and they are across Valley Avenue.  He 
supports the variance to 63 spaces as together with the 126 church spaces, they have 
more than adequate parking.  The new parking spaces will also better support the church 
and festivals that occur such as Christmas. 
 
CARL JONES appeared and testified that he is the chair of the building committee and 
also the long range planning committee.  He concurs with everything other speakers have 
said.  Only one single-family residence exists within 150 feet of the site.  The balance of 
the uses are non-residential.  The average attendance at mass is 250.  They have two 
masses on Saturday and three on Sunday. 
 
No one spoke further in this matter and so the Examiner took the request under 
advisement and the hearing was concluded at 9:24 a.m. 
 
NOTE: A complete record of this hearing is available in the office of the City of 

Sumner Community Development Department. 
 
FINDINGS, CONCLUSIONS, AND DECISION: 
 
FINDINGS: 
 
1. The Hearing Examiner has admitted documentary evidence into the record, 

previously viewed the property, heard testimony, and taken this matter under 
advisement. 

 
2. State Environmental Policy Act (SEPA) review for the project has been completed.  

A Mitigated Determination of Non-Significance (MDNS) was issued 11/4/19 and no 
appeals were filed.   

  
3. Public Notice: 

The proposed conditional use permit is classified as a Type V decision in 
accordance with Sumner Municipal Code (SMC) 18.56.030(H): 
• The Combined Notice of Application and Public Hearing was posted on site, 

posted at Sumner City Hall, mailed to property owners within 500 feet, and 
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published in the official city newspaper on November 26, 2019, in 
accordance with SMC 18.56.075 and 18.56.110(B). 

• The public comment period of 15 days closed at 5pm December 11, 2019 or 
at the time of the public hearing, as stated on the notice. 

 
4. The applicant, Catholic Archdiocese of Seattle, has a possessory ownership interest 

in an 11.48 acre, rectangular parcel located at the northeast quadrant of the 
intersection of Valley Avenue and Washington Street within the City of Sumner.  
The primary use of the site is St. Andrew Catholic Church.  Accessory uses include 
a rectory, three classroom/meeting buildings, one office building, storage sheds, 
and d126 parking spaces.   

 
5. The applicant and the church request a conditional use permit (CUP) to allow 

construction of a 10,000 square foot, assembly hall building in the northwest area of 
the site.  The applicant also desires to construct a new, 63 stall, paved, parking area 
on the north and west sides of the assembly hall.  A new, internal driveway will 
connect the new and existing parking lots, and a sidewalk will extend from the hall to 
the main church building.  The project includes landscaping, stormwater detention 
facilities, and utilities.  The general floor plan shows a 4,800 square foot, assembly 
room area; three, small, meeting rooms; and a kitchen.  The project proposes no 
changes to the existing church building or accessory structures.  The church parcel 
is located within the Low Density Residential (LDR) zone classification of the 
Sumner Municipal Code (SMC).  The LDR zone requires a CUP to expand a church. 

 
6. The applicant also requests a variance to reduce the required number of parking 

stalls for the new assembly hall from 96 to 63.  The applicant anticipates a 
maximum occupancy of 277 persons.  Section 18.42.040(D) SMC requires one 
parking stall per five occupants, or 96 stalls.  The applicant requests a variance to 
reduce the number of parking stalls to 63, a 34 percent reduction. 

 
CONDITIONAL USE PERMIT 

 
7. Abutting and adjacent uses include an elementary school and its playfields to the 

north; a City park/sports complex to the east; and the Fred Meyer Shopping Center 
across Washington Street to the south.  A church and single-family and duplex 
residential homes are located to the west across Valley Avenue.  Parcels to the 
north and northwest and the church parcel are zoned LDR.  The City park is zoned 
High Density Residential and the Fred Meyer Shopping Center is zoned General 
Commercial.  The applicant’s use of the site for a church and assembly hall fits well 
with abutting and nearby uses.   

 
8. At present, the primary vehicular and pedestrian access to the church is from 

Washington Street.  The site plan shows a new access provided onto Valley Avenue 
that will provide direct access into the new parking lot and to the main church 
parking lot as well.  Thus, persons utilizing the assembly hall may use not only the 
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63 spaces provided, but also the 126 church spaces to the south.   
 
9. Prior to obtaining CUP approval the applicant must show that the request satisfies 

the criteria set forth in SMC 18.48.050.  Findings on each criterion are hereby made 
as follows: 

 
A. The proposed assembly hall will not materially, detrimentally impact the 

public welfare, nor will it injure property or improvements in the vicinity.  As 
found above both the assembly hall and church uses fit well with the 
surrounding community and abutting uses.  The hall will not generate a 
significant increase in traffic as the applicant will not schedule events during 
mass times.  Events will not occur in late evening or early morning hours, but 
will generally be restricted to between 7:30 a.m. and 7:00 p.m.  Even so, the 
assembly hall will generate less traffic than presently exists at mass times.  
Landscaping around the parking lot and street trees will mitigate lighting, to 
include headlights of cars entering and leaving the site. 

 
B. The proposed assembly hall will meet or exceed performance standards of 

the LDR zone classification.  The building will meet all setback requirements 
and will extend no closer than 38 feet from the nearest property line (the 
north property line adjacent to the school).  The building height will not 
exceed the maximum allowed in the LDR zone, and the maximum lot 
coverage is well below the 35 percent maximum.  In accordance with the 
variance granted hereinafter, adequate parking is provided.  The project 
complies with all performance standards set forth in SMC Sections 
18.12.080, 18.40.030, and 18.42.040 as set forth on pages 8 and 9 of the 
Staff Report. 

 
C. As previously found the assembly hall is compatible generally with 

surrounding land uses in terms of traffic, pedestrian circulation, building 
design, and site design.  The project will provide bike parking due to the 
location of the Sumner Link Trail proposed in the adopted Sumner Parks and 
Trails Plan 2018 and because of an existing bike lane on Valley Avenue.  
The applicant must provide a pad and bike racks in a visible, lighted area of 
the site.  Pedestrian sidewalks and walkways provide safe access between 
the buildings and between the streets and buildings.  Conditions require a 
clearly delineated, pedestrian crossing of the new driveway.  The applicant 
proposes a single story structure in a scale compatible with both surrounding 
uses and uses allowed in the LDR zone.  The plans show a traditional gabled 
roof, typical in residential zones as well as lap siding.  The overall site plan 
functions well for both automobiles and pedestrians, and landscape buffering 
mitigates impacts on adjacent streets and neighboring uses.   

 
D. The proposed assembly hall is consistent with applicable goals and policies 

of the City of Sumner Comprehensive Plan. Staff sets forth numerous plan 
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policies with which the project complies on pages 10-11 of the Staff Report. 
 

E. The applicant has taken all reasonable measures necessary to minimize 
possible adverse impacts that the proposed assembly hall might have on the 
area.  Measures include locating the parking lot 80 feet from Valley Avenue 
and 35 feet from the north property line, and providing perimeter landscaping 
to include street trees along Valley Avenue.  Compliance with conditions of 
approval will assure mitigation and minimization of possible adverse impacts. 

 
VARIANCE 

 
10. Prior to obtaining a variance to reduce the SMC requirement of 96 parking stalls to 

63 stalls, the applicant must show that the request satisfies the criteria set forth in 
SMC 18.50.030.  Findings on each criterion are hereby made as follows: 

 
A. Granting of a variance to reduce the number of parking spaces does not 

constitute a grant of special privilege inconsistent with the limitation on uses 
of other properties in the vicinity and zone.  The applicant is a religious 
institution and will schedule its events such that the existing, 126 parking 
spaces serving the church will be available for the assembly hall.  Such 
constitutes an informal “shared parking” arrangement that benefits the users 
of both buildings.  In addition, events will occur during non-school hours and 
possibly during lighter use hours for commercial uses.  Should Easter or 
Christmas activities require more parking, the applicant could likely arrange 
to use some of the parking spaces at either the school or Fred Meyer.  
Furthermore, our Washington Supreme Court has held that municipalities 
should examine less restrictive alternatives for religious institutions than 
those required in a zoning code.  Our Supreme Court’s decision in The City 
of Sumner v. First Baptist Church of Sumner, 97 Wn. 2d 1 (1982), addresses 
the establishment of a religious school on a church site.  The court held: 

 
When the City, in the exercise of its police power, is confronted 
with rights protected by the First Amendment, it should not be 
uncompromising and rigid.  Rather, it should approach the 
problem with flexibility.  There should be some play in the joints 
of both the zoning ordinance and the building code.  An effort 
to accommodate the religious freedom of appellants while at 
the same time giving effect to the legitimate concerns of the 
City as expressed in its building code and zoning ordinance 
would seem to be in order.  The record does not disclose that 
such an effort was made by either the City or the trial court. 

 
The trial court should consider the practical effect 
uncompromising enforcement of the City’s building code and 
zoning ordinance will have on appellants First Amendment 
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rights.  It should “searchingly examine” the asserted interest of 
the City (Wisconsin v. Yoder, supra), and should consider the 
effect of allowing specific exemptions or deviations in this 
case.  It should determine whether there are less restrictive 
alternatives than strict enforcement of all the technical 
provisions of the code while still fulfilling the legitimate 
governmental interest of adequately protecting the 
children….In the final analysis accommodation between the 
competing interest must be the goal.  Only if such 
accommodation is not possible should one legitimate interest 
override another.  97 Wn. 2d 1 @ 9, 10 
 

In the present case it appears that staff has reviewed the church’s variance 
proposal in accordance with the interpretation set forth by the Washington 
Supreme Court. Staff has determined that the two principal uses on the site 
can share parking and that because of scheduling, a lesser number of 
parking spaces is required.  Such interpretation also complies with the 
“Religious Land Use and Institutional Persons Act of 2000” codified at 42 
USC 2000 cc that provides in part: 

 
   Section 2.  Protection of land use as religious exercise 
 
   (a). Substantial Burdens 
 

1. General Rule-No government shall impose or 
implement a land use regulation in a manner that 
imposes a substantial burden on the religious 
exercise of a person, including a religious 
assembly or institution, unless the government 
demonstrates that imposition of the burden on 
that person, assembly, or institution- 

 
(A) Is in furtherance of a compelling 

government interest; and  
 

(B) is the least restrictive means of furthering 
that compelling government interest. 

 
B. In consideration of the above, the special circumstances that staff should 

consider in evaluating the variance request include the use of the site for 
religious purposes.  For the reasons set forth above, 33 of the required 96 
parking stalls required for the assembly hall are not likely to be used.  
Furthermore, due to the scheduling of events at the hall, the 126 stalls 
adjacent to the church building are available for use by attendees. 
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C. Granting the variance will not materially, detrimentally impact the public 
welfare, nor will it injure property or improvements in the vicinity for the 
reasons set forth in the CUP findings above. 

 
D. Authorization of the variance will not adversely affect the implementation of 

the Sumner Comprehensive Plan and subsequent regulations. 
 
E. Literal interpretation and strict application of the parking requirements would 

cause undue and unnecessary hardship to the church and may violate 
decisions of the Washington Supreme Court and the USC.  The applicant 
has shown that 63 stalls are appropriate, especially considering the existing 
126 stall parking lot. 

 
F. The requested variance does not go beyond the minimum necessary to 

afford relief. 
 
CONCLUSIONS: 
 
1. The Hearing Examiner has jurisdiction to consider and decide the issues presented 

by this request. 
 
2. The applicant has shown that the request for a conditional use permit satisfies all 

criteria set forth in SMC 18.48.050 and therefore should be granted subject to the 
following conditions: 

 
A. All site and building lighting shall be designed to be down-shielded, and any 

lighting on the parking lot shall illuminate only the parking lot, and be 
designed to avoid undue glare or reflection on adjoining premises. 

 
B. The project shall provide screening landscaping around at least the north 

and west sides of the new parking lot, consisting of tall shrubs, primarily 
evergreen, and ornamental trees, generally as shown on the proposed 
landscape plan.   

 
C. Street trees shall be provided behind the sidewalk along Valley Avenue, 

generally as shown on the proposed landscape plan.   
 
D. Any above-ground utilities such as transformers and gas meters shall be 

visually screened from the street (e.g. with landscaping or minor architectural 
features on the building wall).  

 
E. Event parking, including parking for special events and temporary events, is 

not allowed in unpaved areas on-site or in off-site areas, unless approved by 
the City in a temporary use permit. 
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F. In the future, the applicant may request City approval of a grade/fill permit for 
a paved parking lot addition of up to 20 cars without the need to obtain an 
additional Conditional Use Permit, provided parking lot lighting is down-
shielded and lot is screened per SMC 18.42.030(K). 

 
G. Prior to issuance of site development permits, applicant shall first obtain a 

Variance approval for the reduced number of parking stalls. 
 
H. Site development permits shall show a clearly delineated pedestrian 

crossing, of contrasting material and color, across the driveway into the 
parking lot. There shall also be lighting at pedestrian crossings to enhance 
safe pedestrian crossing as vehicles enter/exit the parking lot.  

 
I. The project shall provide bicycle parking in a visible, lighted area, at the 

amount required by Sumner code, which is 10% of required auto stalls (96), 
or 10 stalls. 

 
3. The request for a variance to reduce the required number of parking stalls for 96 96 

to 63 satisfies all criteria set forth in SMC 18.50.030 and therefore should be 
approved subject to the following conditions: 
 
A. Events scheduling: 

(1) The Church shall generally follow the programming and building uses 
outlined in Exhibit 5 Chart of Events.   This Chart of events is adopted 
as a general agreement between St. Andrew Catholic Church and 
City of Sumner that events shall be scheduled and managed in a 
manner to avoid overlap of attendee arrivals/departures such that the 
main church parking lot and the assembly hall parking lot will provide 
sufficient capacity to accommodate parking for all events on the site.  
Any overlap in event scheduling shall not create significant spillover of 
parking or traffic queuing to adjacent properties or streets.  

(2) The Director may approve minor modifications to the Chart of Events 
that are determined to maintain or improve potential traffic or parking 
impacts of Church operations. 

 
B. Event parking, including parking for special events and temporary events, is 

not allowed in unpaved areas on-site or in off-site areas, unless approved by 
the City in a temporary use permit. 
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DECISION: 
 
The request for a conditional use permit to allow construction of a new, 10,000 square foot, 
assembly hall along with 63, paved, parking stalls on the St. Andrew Catholic Church 
parcel located at 1401 Valley Avenue, Sumner, is hereby granted subject to the conditions 
contained in Conclusion No. 2 above.  The request for a variance to allow reduction in the 
required minimum number of parking stalls from 96 to 63 to serve the St. Andrew Catholic 
Church assembly hall at its site located at 1401 Valley Avenue, Sumner, is hereby granted 
subject to the conditions contained in Conclusions No. 3 above. 

 
ORDERED this 19th day of December, 2019. 
 

_____________________________________ 
STEPHEN K. CAUSSEAUX, JR. 
Hearing Examiner 

 
TRANSMITTED this 19th day of December, 2019, to the following: 
 
APPLICANT: 
 

Catholic Archdiocese of Seattle 
710-9th Avenue 
Seattle, WA 
 

PROJECT 
REPRESENTATIVE:
   
 

RMC Architects 
Attn: Brad Cornwell 
1223 Railroad Avenue 
Bellingham, WA 98225 
 

OTHERS: 
 
Barbara Bitetto 
720 Thompson Street 
Sumner, WA 98390 

Christine Tapec 
1401 Valley Avenue East 
Sumner, WA 98390 
 

CITY OF SUMNER 
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 RECONSIDERATION AND APPEAL NOTICE 
 
 
 
Reconsideration and Appeal Rights are set forth in Chapter 18.56 of the Sumner Municipal 

Code. 

 
 
 
 


	STEPHEN K. CAUSSEAUX, JR.
	Hearing Examiner
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