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STAFF REPORT

TO: Clark County Planning Commission
FROM: Oliver Orjiako, Director
PREPARED BY: Jose Alvarez

DATE: May 24, 2013

SUBJECT: CPZ2013-00010 NE 99" St./SJO

PROPOSED ACTION:

The applicant is requesting to amend the Comprehensive Plan designation and zoning
from a Mixed Use comprehensive plan designation with MX zoning, to Urban Low-
Density (UL) and Urban Medium-Density (UM) plan designations with, respectively, R 1-
7.5 and R-18 zoning.

BACKGROUND:

The applicant is requesting to amend the Comprehensive Plan designation and zoning
for four parcels. The change would be from a Mixed Use comprehensive plan
designation with MX zoning, to Urban Low-Density (UL) and Urban Medium-Density
(UM) plan designations with, respectively, R 1-7.5 and R-18 zoning. The subject site is
88.5 acres and is located north of 99™ Street between NE 130" and NE 138™ Avenues.

The site was added to the Urban Growth Boundary through the 2007 Comprehensive
Plan update at the request of the then property owner for Mixed Use comprehensive
plan and MX zoning. The site is near the edge of the UGB and has several retail
commercial centers in close proximity in addition to a Business Park development along
NE 117" Ave. The development requirements for the MX zone to be split 80/20
between residential, commercial or employment. In this case it would require
approximately 17 acres to be devoted to non-residential uses. The applicant’s market
analysis indicates there is currently insufficient demand for that amount of commercial.
The site is currently vacant.

GENERAL INFORMATION:

Parcel Numbers: 200372000; 200373000; 200306000; 200312000
Location: NE 99" St between NE 130" and NE 138™ Ave

Area: 88.58 acres
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Owner: SJOLO90BLLC

Existing land use:
Site:  Vacant

North: Vacant, residential zoned R1-5.
South: Developed Single Family homes zoned R1-6 and R1-10
East: Single Family homes zoned R1-5 and R1-10.

West: Single family homes zoned R1-6.

SUMMARY OF COMMENTS RECEIVED

No comments have been received to date.

APPLICABLE CRITERIA, EVALUATION OF REQUEST AND FINDINGS

In order to comply with the Plan Amendment Procedures in the Clark County Unified
Development Code (CCC 40.560.010), requests to amend the Comprehensive Plan land use
map must meet all of the criteria in Section G, Criteria for all Map Changes. Requests to amend
the zoning map must meet similar criteria (CCC 40.560.020H). For clarity, Criteria A-E in the
following staff report summarizes all of the applicable criteria required for both plan and zoning
map amendments.

CRITERIA FOR ALL MAP CHANGES

A. The proponent shall demonstrate that the proposed amendment is
consistent with the Growth Management Act (GMA) and requirements, the
countywide planning policies, the Community Framework Plan, Clark
County 20-Year Comprehensive Plan, and other related plans. (See CCC
40.560.010G(1) and 40.560.020H(2).)

Growth Management Act (GMA) Goals. The GMA goals set the general direction for the
county in adopting its framework plan and comprehensive plan policies. The most pertinent
GMA goals that apply to this proposal are Goal 1, Goal 2, Goal 3, and Goal 4.

(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 underdeveloped land
into sprawling, low density development.

(3) Transportation. Encourage efficient, multi-modal transportation systems that are

based on regional priorities and coordinated with county and city comprehensive
plans.
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(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.

Finding: The proposed amendment is consistent with State GMA Goals 1, 2, 3, and 4. The
proposal would allow the equivalent level of density as the current designation (Goal 2). The
change to remove the MU designation and MX zone will allow a variety of residential uses and
densities (Goal 4). The re-designation of this land for intensive residential uses is consistent
with the type and intensity of uses expected in the Vancouver Urban Growth Area (Goal 1). The
proposed amendment to the comprehensive plan map would result in a decrease in trips (Goal
3).

Community Framework Plan and Countywide Planning Policies. The Community
Framework Plan encourages growth in centers, urban and rural, with each center separate and
distinct from the others. The centers are oriented and developed around neighborhoods to allow
residents to easily move through and to feel comfortable within areas that create a distinct
sense of place and community.

Policies applicable to this proposal include the following:

2.1.0 Communities, urban and rural, should contain a diversity of housing types
to enable citizens from a wide range of economic levels and age groups to live
within its boundaries and to ensure an adequate supply of affordable and
attainable housing.

2.1.2 Provide housing opportunities close to employment opportunities.

2.1.8 Housing strategies are to be coordinated with availability of public facilities
and services, including human services.

Finding: The proposal would provide for a variety of housing types, including multi-
family and single family. There is a nearby business park that may provide employment
opportunities.

1.1.2 Urban growth areas shall include areas and densities sufficient to
permit the urban growth that is projected to occur in Clark County for the
succeeding 20-year period.

1.1.3 Urban growth shall be located primarily in areas already
characterized by urban growth that have existing public facility and
service capacities to adequately serve such development, and second in
areas already characterized by urban growth that will be served by a
combination of both existing public facilities and services that are provided
by either public or private sources. Urban governmental services shall be
provided in urban areas. These services may also be provided in rural
areas, but only at levels appropriate to serve rural development.
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2.1.3 Link transportation and housing strategies to assure reasonable
access to multi-model transportation systems and to encourage housing
opportunities in locations that will support the development of public
transportation.

2.1.4 Link housing strategies with the locations of work sites and jobs.

2.1.5 Link housing strategies with the availability of public facilities and
public services.

Finding: The subject site is within the Vancouver UGA and located in an area of
existing urban development surrounded by residentially zoned and developed land.
The proposal is consistent with the County’s density goals.

Clark County 20 Year Comprehensive Plan. The Clark County Comprehensive Plan
contains many policies that guide urban form and efficient land use patterns. The most
relevant goals and policies applicable to this application are as follows:

Policy 1.3.1  Urban densities and uses may occur throughout the urban growth
area if it is provided with adequate services. Development and
redevelopment in the UGA should be strongly encouraged to
occur in greater intensity in major centers, transit routes and other
areas characterized by both existing higher density urban
development and existing urban services. Development and
redevelopment should be encouraged to occur with less intensity
in areas where urban development is of lower density or has not
yet occurred, or in areas where urban services do not yet exist.\

1.4.3 Promote the development of identifiable residential neighborhoods
and shopping districts through the encouragement of more
compact development patterns, and the use of shared design and
landscaping characteristics and the development of landmarks.

1.4.7 Higher intensity uses should be located on or near streets served
by transit.
1.4.8 Streets, pedestrian paths and bike paths should contribute to a

system of fully connected routes to all destinations.
1.4.9 Access to the transit system should be provided.

Finding: The re-designation of this land for more varied residential uses is consistent
with the type and intensity of uses expected in the Vancouver Urban Growth Area. The
location of multi-family housing proposed along NE 99" St, a major transit route for C-
Tran is also a benefit. Staff is proposing that a small amount of land be rezoned for
neighborhood commercial use along NE 99™ St.

Vancouver Urban Growth Area
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Policy 1.2.9 Concentrate development in areas already served by public
facilities and services. Use the provision or planned provision of
public services and facilities as a means of directing development
into desirable areas.

Finding: The applicants have stated that public water and sewer are available to serve
the site. City of Vancouver provides water service and Clark Regional Wastewater
provides sewer service. As discussed earlier in this report, the county’s transportation
impact analysis shows a decrease in trips as a result of this request and is not
anticipated to impact the transportation system.

Chapter 5 Transportation Element

Finding: Please refer to Transportation Impact Analysis, where transportation goals and
policies are addressed.

Conclusion: Approving the proposal to a mix of single family and multi-family
residential located along NE 99" St with a recommendation of neighborhood
commercial along NE 99" St within the City of Vancouver Urban Growth Area satisfies
the pertinent policies in the GMA and the Comprehensive Plan. Criteria A is met.

B. The proponent shall demonstrate that the designation is in
conformance with the appropriate locational criteria identified in the
Clark County Comprehensive Plan and the purpose statement of the
zoning district. (See CCC 40.560.010G(2)and CCC 40.560.020H(2).)

Urban Low

This designation provides for predominantly single-family residential development with
densities of between five and ten units per gross acre. Minimum densities will assure
that new development will occur in a manner which maximizes the efficiency of public
services. New development shall provide for connection to public sewer and water.
Duplex and attached single-family homes through infill provisions or approval of a
Planned Unit Development may be permitted. In addition, public facilities, churches,
institutions and other special uses may be allowed in this designation if certain
conditions are met. The base zones which implement this 20-Year Plan designation are
the R1-20, R1-10, R1-7.5, R1-6 and R1-5 zones. The zones may be applied in a manner
that provides for densities slightly higher than existing urban development, but the
density increase should continue to protect the character of the existing area.

A. Purpose.
1. The R1-20, R1-10 and R1-7.5 districts are intended to:

a. Recognize, maintain and protect established low-density residential areas.

b. Establish higher densities where a full range of community services and
facilities are present or will be present at the time of development.
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c. Provide for additional related uses such as schools, parks and utility uses
necessary to serve immediate residential areas.

Urban Medium

This designation provides land for single family attached housing, garden apartment,
and multi-family developments ranging from 10 to 22 adwelling units per gross acre.
Minimum densities assure that areas build out to the density planned, ensuring that the
urban areas accommodate anticipated residential needs. Areas planned for urban
medium residential use and assisted living facilities shall be located near commercial
uses and transportation facilities in order to efficiently provide these services. Public
facilities and institutions are allowed under certain conditions. The implementing base
zones in this designation are the R-12, R-18 and R-22 zones. Where Offices are
determined to be appropriate, the Office Residential OR-15, OR-18 and OR-22 zones can
be applied in this designation.

A. Purpose.

1. The residential (R-12, R-18, R-22, R-30 and R-43) districts are intended to
provide for medium and higher density residential development based upon
consistency with the comprehensive plan and compatibility with surrounding
land uses. The following factors will be considered in the application of one (1)
of these districts to a particular site:

a. Properties designated urban medium density residential on the comprehensive
plan should not exceed a density of R-22. Urban high density residential areas
are appropriate for densities in the R-30 and R-43 districts.

b.  Proximity to major streets and the available capacity of these streets, adequacy
of public water and sewer, vehicular and pedestrian traffic circulation in the
area, proximity to commercial services and proximity to public open space and
recreation opportunities. Development within these districts will be reviewed to
ensure compatibility with adjacent uses including such considerations as
privacy, noise, lighting and design.

Finding:

The site is approximately 88 acres and is located along a minor arterial (NE 99" St).
The proposal will create a variety of housing types. The multi-family zoning is being
proposed along NE 99" St which will buffer the single family detached homes. Staff is
also rt?é:ommending a small amount of neighborhood commercial be maintained along
NE 99" St.

The applicant has submitted a market analysis as part of the re-zone request. The
market analysis submitted provided indicates that the proximity of the Heritage Market
Center on NE 162" Ave and the concentration of commercial at NE 117" Ave and NE
76" St and the Albertson’s Padden Market Center will shrink the property’s trade area in
all directions.

Conclusion: The proposal meets all of the locational criteria. Criterion B is met.
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C. The map amendment or site is suitable for the proposed designation
and there is a lack of appropriately designated alternative sites
within the vicinity. (See CCC 40.560.010G(3).)

Finding: See discussion above of commercial demand analysis.

Conclusion: The amendment is suitable for the proposed designation. There are
substantial urban services nearby to support the proposed development. Criterion C has
been met.

D. The plan map amendment either; (a) responds to a substantial
change in conditions applicable to the area within which the subject
property lies; (b) better implements applicable comprehensive plan
policies than the current map designation; or (c) corrects an
obvious mapping error. (See CCC 40.560.010G(4)and CCC
40.560.020H(3).)

Finding: The applicants address this requirement in their narrative by stating that this
request better implements applicable comprehensive plan policies than the current map
designation due to the retention of a mix of housing types and the market study
indicates there is little market for additional commercial users at this site. Staff is also
recommending the retention of neighborhood commercial along NE 99" St.

Conclusion: Criterion D has been met.

E. Where applicable, the proponent shall demonstrate that the full
range of urban public facilities and services can be adequately
provided in an efficient and timely manner to serve the proposed
designation. Such services may include water, sewage, storm
drainage, transportation, fire protection and schools. Adequacy of
services applies only to the specific change site. (See CCC
40.560.010G(5)and CCC 40.560.020H(4).)

Finding: The applicants have stated that there is adequate public water and sewer
capacity to serve the subject property and the site is located within the Vancouver
Urban Growth Area where more intensive development is anticipated to occur. As
indicated in the county’s transportation impact analysis, the proposed change in land
use designation will result in a decrease in trips for the current designation.

Conclusion: Criterion E has been met.
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RECOMMENDATION AND CONCLUSIONS

Based upon the information provided by the applicants and the findings presented in
this report, staff recommends that the Planning Commission forward a recommendation
of Approval to the Board of Commissioners to modify the Comprehensive Plan and
Zoning Maps from a Mixed Use designation with MX zoning to an Urban Low (UL),
Urban Medium (UM) and Neighborhood Commercial designation with R1-7.5, R-18 and
C-2 zoning respectively. Staff is proposing that a small area (approximately .5 acre)
along NE 99" St be retained as neighborhood commercial as it would likely be more
viable to serve the development area.

RECOMMENDATION SUMMARY

The following table lists the applicable criteria and summarizes the findings of the staff
report for Annual Review Case CPZ2013-00010. The Planning Commission findings
will be added to the table after public deliberation at the Planning Commission hearing
scheduled for this application.

COMPLIANCE WITH APPLICABLE CRITERIA
Criteria Met?
Staff Report Planning
Commission
Findings
Criteria for All Map Changes
A. Consistency with GMA & Countywide Policies Yes
B. Conformance with Location Criteria Yes
C. Site Suitability and Lack of Appropriately Yes
Designated Alternative Sites
D. Amendment Responds to Substantial Change in Yes
Conditions, Better Implements Policy, or Corrects
Mapping Error
E. Adequacy/Timeliness of Public Facilities and Yes
Services
Recommendation: Approval
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Transportation Impact Analysis

Annual Review Case: CPZ2013-00010 SJO/99" Street
Introduction

This report provides a transportation analysis of the proposed comprehensive plan amendment
and zone change. The report identifies the likely localized and general transportation impacts
and shows how applicable adopted transportation policies have or have not been met by the
applicant’s proposal. Subsequent development will need to comply with applicable county
development regulations, including standards governing the design of access and those that
ensure transportation system concurrency.

Requested Amendment

The applicant is requesting to amend the Comprehensive Plan designation and zoning for four
parcels numbers 200372-000, 200373-000, 200306-000, and 200312-000. The change would
be from a Mixed Use comprehensive plan designation with MX zoning, to Urban Low-Density
(UL) and Urban Medium-Density (UM) plan designations with, respectively, R 1-7.5 and R-18
zoning. The subject site is 88.5 acres and is located north of 99" Street between NE 130" and
NE 138" Avenues. The site is currently vacant.

Summary of Transportation Impact Findings

The transportation analysis demonstrates that the proposed land use change would not
significantly impact the transportation system. Staff recommends approval of the proposed
comprehensive plan amendment and rezone of the subject parcel.

The following analysis shows that:

e Under the current MX zoning, the subject parcel would generate approximately 8,794
trips per day. The proposed zoning of R 1-7.5 and R-18 would generate 3,179 trips per
day, or the proposed zoning would result in a net decrease in trips by 5,615.

e The proposed trip generation would be a significant net decrease in trips and therefore
staff determines that this proposed comprehensive plan amendment and rezone would
have no significant negative impact on the transportation system.

Public Comment

e The following comment was received from the County Public Works Department:

o0 Although a traffic profile or traffic study for specific site development uses is not
required to change site zoning, a Traffic Study may be required at the time of
Preliminary Site Plan/Land Division Review. Furthermore, any potential on-
site/off-site mitigations will be assessed at the time of Preliminary Site Plan/Land
Division Review.
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Compliance with Clark County Transportation Policy

The transportation analysis demonstrates that application CPZ2013-00010 is consistent with all
applicable Clark County transportation policies.

The following Framework Plan transportation policies (from the 20-Year Comprehensive Growth
Management Plan 2004-2024) are relevant to this application:

1.1 County-Wide Planning Policies

1.1.2 Urban growth areas shall include areas and densities sufficient to
permit the urban growth that is projected to occur in Clark County for the
succeeding 20-year period.

1.1.3 Urban growth shall be located primarily in areas already
characterized by urban growth that have existing public facility and
service capacities to adequately serve such development, and second in
areas already characterized by urban growth that will be served by a
combination of both existing public facilities and services that are
provided by either public or private sources. Urban governmental
services shall be provided in urban areas. These services may also be
provided in rural areas, but only at levels appropriate to serve rural
development.

Urban governmental services include those services historically and
typically delivered by cities or special districts, and include storm and
sanitary sewer systems, domestic water systems, street cleaning
services, fire and police protection, public transit services, and other
public utilities not normally associated with non-urban areas.

1.1.13 Urban Growth Area Centers (UGA) have a full range of urban
levels of services and can be divided into three main categories in the
following density tiers:

e Vancouver Urban Growth Area is now or will be a major
urban area activity centers will a full range of residential,
commercial, and industrial uses, high-capacity transit
corridors, schools, major cultural and public facilities.
Major urban area centers, have or will have, urban
densities of development of at least 8 units per net
residential acre (6 gross units per acre as an overall
average. Areas along high capacity transit corridors and
priority public transit corridors may have higher than
average densities while other areas would have lower
densities  (e.g.  established neighborhoods and
neighborhoods on the fringes of the urban area). Regional
institutions and services (government, museums, etc.)
should be located in the urban core.
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Finding: The subject site is located in the urban area. The subject site appears to have urban
services available such as, roads, sewer, and utilities. Staff therefore concludes that
the above urban growth policies have been met.

GOAL:Develop a multi-modal transportation system.
5.2 Multi-modal System Policies

5.2.2 Transit related options, including high capacity transit, shall be encouraged in
order to reduce congestion and to improve and maintain air quality

5.2.3 The regional public transportation system shall serve the needs of those with
transportation disadvantages in accordance with adopted service standards.
The county, C-TRAN and local agencies shall maintain specialized
transportation services and facilities to meet the requirements of the
Americans with Disabilities Act.

5.2.7 A safe and secure walkway network shall be established within urban areas
and rural centers.

Finding: C-Tran runs the #72 Orchards bus line by the subject site. The County has
recently completed a road project on NE 99" Street where ADA compliant sidewalk
was constructed along the subject site’s frontage. With the availability of the transit
to the subject parcel and newly improved sidewalk along the subject site frontage,
staff concludes the above multi-modal policies have been met. Staff concludes
that the above stated policies have been met.

GOAL:Optimize and preserve the investment in the transportation system.
5.3 System Preservation Policies

5.3.1 Development projects shall adhere to minimum access spacing standards
along arterial and collector streets to preserve the capacity of the
transportation system. The county shall also work with the state to ensure
that minimum access spacing standards for state highways are maintained.

Finding: Per comments from concurrency staff (Attachment A), no direct access is permitted to
NE 99th Street. During the development review process, the applicant will work with
County Development Engineering Department to determine the appropriate access
scheme for the subject site.

5.3.2 The efficiency of the county’s transportation system shall be optimized through
the use of Transportation System Management strategies such as signal
interconnection systems, signal coordination, and synchronization, and other
signal improvements where appropriate.

Finding:

5.35 The local street system shall be interconnected to eliminate the need to use
collector or arterial streets for internal local trips.
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Finding: If the property owner redevelops the site in the future, the existing driveways may be
reviewed and possibly consolidated during the site development review process.

GOAL:Ensure mobility throughout the transportation system.
54 System Mobility Policies
5.4.3 The Concurrency Management System shall be structured to support
growth in areas where transit and alternative travel modes are available
and to support the county’s economic development strategy.

Finding: When development occurs, the applicant will be required to work with the County
Development Engineering Department to ensure that improvements are made in
compliance with the Title 40 Community Development Code. No direct access will be
allowed NE 99" Street.

Analysis of Trip Generation

e Under the current MX zoning, the subject parcel would generate approximately 8,794
trips per day. The proposed zoning of R 1-7.5 and R-18 would generate 3,179 trips per
day, or the proposed zoning would result in a net decrease in trips by 5,615.
Site Specific Impacts
No site specific impacts are likely to result from approval of this proposal.

System Impacts

No significant impacts to the transportation system are likely to result from approval of this
proposal.

Report Prepared By: Laurie Lebowsky, Clark County

Date: May 10™, 2013

Disclaimer: The trip generation and system analysis in this report provides a gross
estimate of the likely impacts that will result from the action of approving this Annual
Review request. The assessment of transportation impacts from subsequent
development of the site occurs with a specific development proposal and the testing of
that proposal under the County’s Transportation Concurrency Management ordinance.
Approval of this Annual Review request does not ensure that the transportation system
will be concurrent at the time a specific development application is submitted.
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Randall B. Printz i
805 Broadway Street T: (360) 816-2524

LANDERHOLM o T! (503] 263939
. PO Box 1086 F: (360) 816-2529
Lega] adv&sors. TFUSTed advocates' vancouver, WA 98666 i Errandy.printz@landerholm.com

December 4, 2012

Oliver Orjiako

Community Planning Director
Clark County

PO Box 9810

Vancouver, WA 98660-9810

Re: Comprehensive Plan Amendment and Rezone for 99" Street Property
Parcels 200372000, 200373-000, 200306-000 and 200312-000 (Austin Heritage)

Dear Oliver:

The Applicant requests Clark County to amend the Zoning and Comprehensive Plan Desi gnation
for Parcels 200372-000, 200373-000, 200306-000 and 200312-000 located in the Southwest
quarter of Section 35, Township 3 North, Range 2 East, Willamette Meridian, Clark County,
Washington. The current Comprehensive Plan designation is Mixed Use (MU) with the
underlying zoning designation of Mixed Use District (MX). The Applicant requests the
Comprehensive Plan designation be amended to Urban Low (UL) and Urban Medium (UM) with
implementing zoning designations of both R-7.5 and R-18. The Applicant is proposing to locate
some multi-family zoned property along 99" Street where it would be buffered from the
surrounding neighborhood by the proposed R1-7.5. After further vetting with the County
through the annual review process to determine the location and size of the multi family area, the
parcels will be proposed for boundary line adjustment to reflect the new zoning boundaries.

The Applicant’s property, (“the Property”) is comprised of approximately 88.5 acres located
north of NE 99th Street, east of NE 130" Avenue and west of 138" Avenue. IfNE 137" Avenue
was extended north of 99" Street, it would bisect the property.

Properties to the west, south and east are developed as single family residential subdivisions,
Less dense large lot residential exists to the north and one parcel to the east. Falcon’s Nest, a
199 lot sub division is under construction to the east, Several other constructed subdivisions
exist on the eastern boundary. Rancho Acres is on the sites western boundary.

The applicant wishes to pursue this amendment because the proposed rezone better implements
applicable Comprehensive Plan policies than the current map designation of Mixed Use. There
is substantial land zoned Commercial, Mixed Use or BP (which allows many commercial uses)
nearby and to the west, all the way to 117", Much of that property is either not developed or
underdeveloped. There is a very large area of property to the east, zoned Office Campus, which
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also allows significant commercial uses. It is completely undeveloped. Winco recently finished
construction on a new supermarket at the corner of 117" Avenue and 119" Street which has a
host of supporting commercial users including subway, a hair salon, bank, and a tanning salon.

The long standing Yearout Business Park is also located nearby on 99" Street and 117" Avenue.
It contains a variety of general office/small commercial users including: insurance companies,
banks, industrial/warehouse and a multitude of small business owners. Other commercial
businesses to the south include the Goodwill, gas stations, a car wash, and other small
commercial activities.

Because of these nearby utilized, under-utilized and vacant commercial opportunity properties,
there is little market for more commercial uses at the location of the Applicant’s property. This
is particularly true where 99" Street, in the Jocation of the Applicant’s property, has far fewer
trips than the 117" corridor. Commercial uses on this property would arguably detract from the
ability of the existing vacant and underutilized commercial and mixed use zoned properties to
develop.

Annual Reviews are subject to the County's Type IV land use application process. Type IV
applications are heard by the Planning Commission, which then makes recommendations to the
Board of County Commissioners. In order for the Planning Commission to render a
recommendation of approval to the Board of County Commissioners for the proposed
Comprehensive Plan change, the criteria as set forth in CCC 40.560.010(G) must be met,
Following is a preliminary discussion of how the proposal can comply with the current "20-Year
Comprehensive Plan for Clark County", the Growth Management Act and other requirements of
Clark County.

The criteria to be analyzed for Comprehensive Plan Amendment applications are found at CCC
40.560.010. These criteria include the following:

Criteria for Al Map Changes (CCC) 40.560.010 (G)

(1) The proponent shall demonstrate that the proposed amendment is consistent with the
Growth Management Act and requirements, the county wide planning policies, the
community framework plan, comprehensive plan, city comprehensive plans, applicable
capital facilities plans and official population growth forecasts.

Growth Management Act

Several of the GMA goals are relevant to this request. The Urban Growth Element of the GMA
(Goal One) encourages development within existing urban areas where adequate public facilities
and services exist, or can be provided in an efficient manner. In this case, a change is being
proposed within the UGA and in a location where a full range of urban services are currently
available. If the multi family component of the request is approved, the overall density of the
project would likely increase.
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Goal Two encourages the reduction of inappropriate conversion of undeveloped land into
sprawling, low density development. Changing the zoning of this property from mixed use to
single and multi family residential uses will further this goal, because the property will still be
densely developed.

Goal Three encourages efficient, multi-modal transportation systems based on regional priorities
and coordinated with County and City comprehensive plans. This area is served by transit and is
located on an arterial and is very near the 117" corridor.

Goal Four seeks to encourage a variety of housing types and an adequate supply of housing. The
Applicant’s proposal expressly provides for a variety of housing types including multi-family
and single family residential. Within the R1-7.5 district, attached single family homes are also
allowed.

Goal Five encourages economic development throughout the State that is consistent with adopted
Comprehensive Plans in the area. While it could be argued that because there is a twenty percent
mandatory commercial component in the mixed use zone, going away from mixed use does not
encourage economic development; however, the Applicant believes that due to the substantial
amount of under-utilized and vacant land in the nearby area whose zoning allows commercial
uses, creating more residential density and less potentially competing commercial land is a
positive step toward supporting the nearby areas that allow commercial uses.

Goal six seeks to protect private property rights. While in most cases, a property owner does not
have a right to a particular zoning designation. However, allowing a property owner, consistent
with the goals and policies of the Comprehensive Plan, to change its property’s zoning in a
manner that the property owner believes will create a more beneficial use, certainly furthers this
goal.

This application presents no implications or effects upon Permit Processing (goal seven),

Resource Lands (goal eight), Open Space and Recreation (Goal nine), the Environment (goal
Ten) or any of the remaining goals of the GMA.

Clark County Comprehensive Plan Criteria

Community Framework Plan Policies

2.1.0  Communities, urban and rural, should contain a diversity of housing types to
enable citizens from a wide range of economic levels and age groups to live within its
boundaries and to ensure an adequate supply of affordable and attainable housing.

2.1.2 Provide housing opportunities close to employment opportunities.

2.1.4 All cities, towns, and the county share the responsibility for achieving a rational
and equitable distribution of affordable housing.
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2.1.8 Housing strategies are to be coordinated with availability of public facilities and
services, including human services.

The Applicant’s proposal seeks to create an environment that provides for a variety of housing
types, including multi-family and single family. There are substantial employment opportunities
nearby at the large Yearout business park. There are commercial and industrial uses along 117"
Avenue and the large office campus zoned area to the east. This request does not upset or alter
the Vancouver urban growth area’s responsibility for accommodating the region’s affordable
housing supply. In fact, with the multi-family component, the request furthers this goal. There
are a wide of array of existing public facilities to serve this area.

County-wide Planning Policies

1.1.2 Urban growth areas shall include areas and densities sufficient to permit the urban
growth that is projected to occur in Clark County for the succeeding 20-year period.

1.1.3  Urban growth shall be located primarily in areas already characterized by urban
growth that have existing public facility and service capacities to adequately serve such
development, and second in areas already characterized by urban growth that will be
served by a combination of both existing public facilities and services that are provided
by either public or private sources. Urban governmental services shall be provided in
urban areas. These services may also be provided in rural areas, but only at levels
appropriate to serve rural development.

Urban governmental services include those services historically and typically delivered
by cities or special purpose districts, and include storm and sanitary sewer systems,
domestic water systems, street cleaning services, fire and police protection, public transit
services, and other public utilities not normally associated with non-urban areas.

2.1.3 Link transportation and housing strategies to assure reasonable access to multi-
model transportation systems and to encourage housing opportunities in locations that
will support the development of public transportation.

2.1.4 Link housing strategies with the locations of work sites and jobs.

2.1.5 Link housing strategies with the availability of public facilities and public
services.

The Applicant’s proposal is consistent with and furthers the County’s density goals and
goals of achieving its Office of Financial Management (OFM) population projection
within the existing Urban Growth Boundaries. The Applicant’s property is located in an
area of existing urban development surrounded by residentially zoned and developed
land, with a wide array of substantial and diverse commercial service and employment
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opportunities. There are substantial urban services available to the area, including
transportation infrastructure, mass transit, sewer, water, and fire and police protection.

County 20-year Planning Policies

1.3.1  Urban densities and uses may occur throughout the urban growth area if it is
provided with adequate services. Development and redevelopment in the UGA should be
strongly encouraged to occur in greater intensity in major centers transit routes and other
areas characterized by both existing higher density urban development and existing urban
services. Development and redevelopment should be encouraged to occur with less
intensity in areas where urban development is of lower density or has not yet occurred, or
in areas where urban services do not yet exist.

1.4.3  Promote the development of identifiable residential neighborhoods and shopping
districts through the encouragement of more compact development patterns, and the use
of shared design and landscaping characteristics and the development of landmarks.

1.4.7 Higher intensity uses should be located on or near streets served by transit.

1.4.8  Streets, pedestrian paths and bike paths should contribute to a system of fully
connected routes to all destinations.

1.4.9  Access to the transit system should be provided.‘

The Applicant’s proposal given the variety of housing proposed and the location of the multi-
family component proposed along 99" Street, a major transit route for C-Tran, furthers these
policies. The internal streets, pedestrian paths and landscape elements can provide for a fully
integrated site intemally and to the adjoining developments.

(2) The proponent shall demonstrate that the designation is in conformance with the
appropriate locational criteria identified in the plan.

While the properties reflect some of the locational criteria for Mixed Use in their location, the
locational criteria for Urban Low and Urban Medium is also met.

Locational Criteria for Urban Lands

The comprehensive Plan provides express locational criteria for R-.7.5 and R-18 zoning. That
criterion provides:

Urban Low Density Residential (UL)

This designation provides for predominantly single-family residential development with
densities of between five and ten units per gross acre. Minimum densities will assure that
new development will occur in a manner which maximizes the efficiency of public
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services. New development shall provide for connection to public sewer and water.
Duplex and attached single-family homes through infill provisions or approval of a
Planned Unit Development may be permitted. In addition, public facilities, churches,
institutions and other special uses may be allowed in this designation if certain
conditions are met. The base zones which implement this 20-Year Plan designation are
the R1-20, R1-10, R1-7.5, RI-6 and RI-5 zones. The zones may be applied in a manner
that provides for densities slightly higher than existing urban development, but the
density increase should continue to protect the character of the existing area.

Urban Medium Density Residential (UM)

This designation provides land for single family attached housing, garden apartment, and
multi-family developments ranging from 10 to 22 dwelling units per gross acre. Minimum
densities assure that areas build out to the density planned, ensuring that the urban areas
accommodate anticipated residential needs. Areas planned for urban medium residential
use and assisted living facilities shall be located near commercial uses and
ransportation facilities in order to efficiently provide these services. Public Jacilities and
institutions are allowed under certain conditions. The implementing base zones in this
designation are the R-12, R-18 and R- 22 zones. Where Offices are determined to be
appropriate, the Office Residential OR-15, OR-18 and OR-22 zones can be applied in
this designation.

The Applicant’s proposal will create a variety of housing types. The multi-family zoning is being
proposed along NE 99 Street, an arterial, which will buffer the single family detached homes
with outdoor living spaces, from the traffic and noise on 99" Street. As indicated, there is a wide
array of commercial services and employment opportunities nearby.

(3) The map amendment or site is suitable for the proposed designation and there is a lack
of appropriately designated alternative sites within the vicinity.

The Applicant’s proposal seeks to create a development that offers a variety of housing including
multi-family and single family. The site is suitable for these designations, because they are
compatible with the surrounding land uses, the size of the site is sufficient to accommodate the
proposed uses and there are substantial urban services nearby to support the future development
of the proposed uses. The criterion of “lack of appropriately designated alternative sites” is not
applicable to the Applicant’s proposal, because the manner in which the Applicant is proposing
to amend the Comprehensive Plan designation will not create a greater number of residential
units than the current Comprehensive Plan designation of Mixed Use.

(4) The plan map amendment either: a) responds to a substantial change in conditions
applicable to the area within which the subject property lies; b) better implements
applicable comprehensive plan policies than the current map designation; or c)
corrects an obvious mapping error.

As indicated above, there are a variety of Comprehensive Plan policies that are furthered by
granting the Applicant’s request. The proposed zoning will function in many ways like the



Re:  Austin Heritage Annual Review Request
December 4, 2012
Page 7

current zoning. The proposal will include a mix of uses and more likely more variation in
housing type. While not having a commercial component, the opportunities for functional
integration of the uses is still very present. The Applicant’s proposal presents many
opportunities for transportation and pedestrian integration between uses, as well as an integrated
approach to providing utilities, particularly storm water management. Because of these nearby
utilized, under-utilized and vacant commercial properties, there is little market for additional
commercial users at this site. Commercial users on this land could impair or delay the nearby
existing commercial uses from being successful.

(5)  Where applicable, the proponent shall demonstrate that the full range of urban public
Jacilities and services can be adequately provided in an efficient and timely manner to
serve the proposed designation. Such services may include water, sewage, storm
drainage, transportation, fire protection and schools. Adequacy of services applies
only to the specific change site.

The site is located within the existing Vancouver UGB. There are a full array of urban services
and utilities in the areas surrounding the site.

Rezone Criteria (CCC 40.560.020 (G)

The proponent must also comply with the requirements of CCC 40.560 (Plan and Code
Amendments) and case law in order to be granted a request for rezone that accompanies the
Comprehensive Plan Amendment application. Following is a brief discussion of proposal's
compliance with the cited code section and case law. CCC 40.560.020.G sets specific criteria
that must be met in order to approve a zone change as follows.

(1) Requested rezone is consistent with the Comprehensive Plan designation.

The proposal is not consistent with the current Comprehensive Plan designation; and therefore, a
Comprehensive Plan Amendment has been proposed and is discussed in detail in this document.
Approval of the Comprehensive Plan Amendment to Urban Low (UL) and Urban Medium (UM)
designation would allow the proposed rezone of R-7.5 and R-18 to be consistent with the Plan
designation.

(2) The request zone change is consistent with the plan policies and locational criteria,
and the purpose statement of the zoning district.

The request for R-7.5 and R-18 zoning is consistent with many of the plan policies and locational
criteria (referenced in the earlier potion of this narrative) and is consistent with the purpose
statement of the zoning districts that follows:

40.220.010 Single-Family Residential Districts (R1-20, R1-10, R1-7.5, R1-6 and R1-5)
1. The R1-20, R1-10 and R1-7.5 districts are intended to:
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a.  Recognize, maintain and protect established low-density residential areas.

b.  Establish higher densities where a Jull range of community services and Jacilities are
present or will be present at the time of development.

¢ Provide for additional related uses such as schools, parks and utility uses necessary to
serve immediate residential areas.

40.220.020 Residential and Office Residential Districts (R, OR)

1. The residential (R-12, R-18, R-22, R-30 and R-43) districts are intended to provide for
medium and higher density residential development based upon consistency with the
comprehensive plan and compatibility with surrounding land uses. The following
Jactors will be considered in the application of one (1) of these districts to a particular
site:

a.  Properties designated urban medium density residential on the comprehensive plan
should not exceed a density of R-22. Urban high density residential areas are
appropriate for densities in the R-30 and R-43 districts.

b. Proximity 10 major streets and the available capacity of these streets, adequacy of
public water and sewer, vehicular and pedestrian traffic circulation in the areq,
proximily to commercial services and proximity to public open space and recreation
opportunities. Development within these districts will be reviewed to ensure
compatibility with adjacent uses including such considerations as privacy, noise,
lighting and design.

These provisions make clear that the County strongly desires to create development that is
compatible with adjacent development, particularly where that development is residential.
Development of this property with similar urban low and urban medium designations is
consistent with the majority of the surrounding properties which are all zoned residential (R1-5
and R1-6). If the Applicant were to develop the property as a mixed use development, increased
traffic, noise, lighting and loading and unloading could adversely affect the adjacent
developments. Because this is a suburban environment on the edge of the UGB, if any mixed
use project were to be developed upon this property, it would be highly unlikely that the
commercial uses would be integrated into residential structures.  Most, if not all of the
commercial uses would be stand alone uses in separate buildings. Such uses have the potential
to adversely impact adjacent residential neighbors more than an urban core vertically integrated
mixed use building.

(3) The zone change either: a. Responds to a substantial change in conditions applicable
to the area within which the subject property lies; b. Better implements applicable
comprehensive plan policies than the current map designation; or c. Corrects an
obvious mapping error.
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As indicated above, there are a variety of Comprehensive Plan policies that are furthered by
granting the Applicant’s request. The proposed zoning will function in many ways like the
current zoning. The proposal will include a mix of uses and more likely more variation in
housing type. While not having a commercial component, the opportunities for functional
integration of the uses is still very present. The Applicant’s proposal presents many
opportunities for transportation and pedestrian integration between uses, as well as an integrated
approach to providing utilities, particularly storm water management. A large amount of
commercial property sits vacant or undeveloped that are in more marketable locations such as
117" Avenue. The Applicant’s request to rezone would still provide a mixed use residential
product, but one that would be more compatible with the surrounding uses. A. This criteria and
how the proposal complies is discussed earlier in this narrative.

(4) There are adequate public facilities and services to serve the requested zone change.

There are a full range of urban services and public facilities adjacent to the site.

Conclusion

As demonstrated throughout this narrative, the requested amendment to the Comprehensive Plan
and Zoning designations for the property furthers the goals and policies of the County's
Comprehensive Plan, complies with the applicable zoning ordinance locational criteria and
purpose statements, capital facility elements and population forecasts.

Very truly yours,

RS?ALL B. PRINTZ
RBP/ss

Enclosure
SHIS06-000001 - 626149 .doc



Supplemental Narrative for Comprehensive Plan Amendment and Rezone
99" Street — SJO Property - PAC2012-00065

BACKGROUND

The Applicant submitted a Pre-application request to amend the current Comprehensive Plan
designation of Mixed Use (MU) and the Zoning designation of Mixed Use (MX) to Urban Low
(UL) and Urban Medium (UM) with implementing zoning designations of both R1-7.5 and R-18.
The Pre-application included a detailed narrative addressing the Comprehensive Plan’s goals
and policies, the Countywide Planning Policies, the Community Framework plan, the County’s
Capital Facilities Plans, Clark County’s applicable code provisions, the official population growth
forecasts and how the proposed amendment complied with the Growth Management Act’s
goals and policies. The following italicized issues were identified by County staff in the
preapplication conference notes. The Applicant’s responses are in bold below.

RESPONSE TO PRE-APPLICATION COMMENTS

Land Use:

A. Staff stated that the assumption is that the current comprehensive plan and zone
designation Mixed Use (MX) was still applicable to this area and that the applicant will
need to demonstrate that a change to low and medium density residential is appropriate
and consistent with the County’s Growth Management Plan and Unified Development
Code. Staff said that the proposal to change the designation will need to be consistent
with the Growth Management Act and the county wide planning policies. Staff
proceeded to discuss with the applicant the Comprehensive Plan Designation Map
Change Criteria that he applicant will need to address in an application.

The Applicant previously submitted a detailed narrative demonstrating how and why
the proposed Comprehensive Plan and zoning amendment is consistent with and
furthers the goals and policies of the County’s Comprehensive Plan, including its
County Wide Planning Policies, Community Framework Plan, Capital Facilities Plan,
locational criteria and the goals of the Growth Management Act.

B. The applicant has not determined how many acres will be distributed to each plan
designation. Staff inquired as to the perceived challenges of developing the property
under the existing designation. The applicant’s representative indicated the existence of
commercial in close proximity to the site would present a challenge. Staff asked the
applicant if they would consider developing the property under the planned unit
development (PUD) standards, if approved. The applicant’s representative affirmed that
they would consider developing under the PUD standards.

Supplemental Narrative - 1
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Due to its location, lack of high number of trips on 99" street and competition from
nearby, better located, developed and undeveloped commercial properties there are
significant challenges to developing this property as it is currently zoned. In an effort
to better analyze and quantify those challenges, the Applicant retained the very well
respected land use economists, Johnson Reid. The Applicant request Johnson Reid to
evaluate the Applicant’s property, in light of all surrounding physical and market
factors and determine if this property were likely to commercially develop within the
foreseeable future. While they find from a purely physical perspective, the site is
large enough and flat enough to accommodate both commercial retail and office uses,
they also find from a locational perspective, the site is lacking in many areas which
may considerably prohibit commercial development viability.

With respect to commercial retail, NE 99th Street is not necessarily a commercial
corridor. With the exception of commercial uses at Eastridge Business Park, which has
frontage along a regional arterial (NE 117th Avenue), they find there are no other
commercial uses along NE 99th Street. Based upon estimated traffic counts from the
Southwest Washington Regional Transportation Council, they find the trips along NE
99th Street are not characteristic of those supporting a neighborhood scaled retail
center.

For example the daily traffic counts from arterial intersections in the vicinity like the
intersection of the Padden Parkway and 137" Ave is approximately 50,000. For the
intersection of 4™ Plain and 137™ Ave. the number of daily trips is approximately
74,000. 117" Avenue’s intersection with 99th Street generates approximately 70,000
trips per day. The intersection of 99" Street and 137" only generates about 11,000
trips per day. Averaging only a fraction of trips that other commercial nodes in the
immediate vicinity experience, they conclude that such a development would face a
noteworthy disadvantage in the competitive marketplace.

Based upon a variety of factors discussed in their report, Johnson Reid ultimately
determined that, the most limiting locational characteristic is the property’s position
in relation to it prospective household base and competitive developments. They
specifically note that households east of NE 152nd Avenue are likely to gravitate to
the Safeway anchored Heritage Market Center on NE 162" Avenue. Similarly, they
find households west of 130th likely gravitate to the Safeway, Fred Meyer, Lowe’s
anchored commercial concentration at NE 117th Avenue and NE 76th Street. And
finally, they determined that households in the immediate vicinity are already served
by the Albertson’s anchored Padden Market Center just a half-mile south of the
subject site. In other words, from a retail perspective, a diverse range of tenants
truncate the subject’s trade area in all directions.

When they looked at commercial office uses, they found the site does not have the
regional accessibility to be supportive of most pure professional services type office
uses. They note that regional connectivity is an essential factor for employment in the
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area, because better than 60% of all employees in the immediate vicinity commute
from greater than 15-minutes away. They further note that office uses on the scale of
9+ acres are not generally cohesive with the residential character of the immediate
vicinity. For office uses, they conclude that the property’s lack of arterial frontage and
concentration of an agglomeration of like adjacent uses would preclude serious
consideration from medical office and financial activity types of uses.

Another criterion that Johnson Reid looked at was the site’s connectivity to mass
transit. They noted that due to the property’s limited public transportation
connectivity, the site was further hampered in the context of commercial office
marketability.

C. Staff also noted that the minimum density of the new proposed designation should
achieve a density equivalent to the minimum density of the current zone. In the case of
the mixed use 80% of the site is assumed to be built as residential and the minimum
density is 12 dwelling units per acre. Therefore, the minimum density of the proposed
designation should average 9.6 dwelling units per acre for the site.

The number of dwelling units that would likely be developed under the existing and
proposed zoning, using comparable assumptions is very similar. Both scenarios would
generate approximately 400 dwelling units with the MX generating slightly more.
Because of the size of the site, the County’s MX code requires four different housing
types to be developed. The MX code also requires a minimum density of 12 units per
acre.

Because of the suburban nature of the area, the following assumptions were utilized:
single family, 110 units; cottage, 110 units; low rise multifamily, 91 units and medium
rise multifamily, 91 units. Because the MX zone allows such a broad mix of uses, wide
range of minimum and maximum densities, and wide range of residential versus non
residential use mix, one could calculate a much higher or much lower number of
residential units under the MX scenario.

There is no question that the density of residential development under the MX
scenario would likely be far greater regardless of the assumptions, due to the
minimum density requirement in the MX zone of 12 units per acre and a density
ceiling of 30 units per acre. In light of all of the possibilities, the Applicant had to
utilize some assumptions for its analysis. Those assumptions were based upon
direction from Staff (use an 80% residential assumption for the MX), and the market
analysis from Johnson Reid (poor commercial viability). The Applicant also
intentionally tried to match its proposed zoning, with the density and likely number of
units that would occur under the most likely development scenario of the MX in order
to minimize any material increase or decrease in residential units. Attached is a
summary table of the assumptions used for the comparative unit analysis.
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Natural Resources:
D. The northern half of the properties identified are likely to contain numerous wetlands
and may also contain some Oregon White oak Woodlands. The proposed Comprehensive
Plan Designation and Zone Change does not affect the applicability of standards that will
be applied to future development of these parcels under CCC 40.440 and 40.450.

There are critical areas on a portion of this property; most notably in the north. This
area is already inside the Urban Growth Boundary and slated for urban development.
In fact, under maximum allowed development intensities, the MX zone would cause
far more intense development and much more impervious surface than would
development under the Applicant’s proposed zoning. Under a maximum
development scenario under the MX zoning, approximately 80-85 percent of the
developable area would be impervious surface. The percentage would be far less
under the Applicant’s proposed zoning. Even under an 80% residential assumption
scenario, the MX, due to the multi family and commercial components required in the
MX zone, would materially increase the amount of impervious surface as compared to
the Applicant’s proposal. Due to the presence of the critical areas and the proposed
mix of densities, the Applicant will consider at the time of development utilization of
the County’s PUD ordinance for development of this site.

Transportation:
E. No direct access is permitted to NE 99" Street. Provide a site plan showing where access
will be provided, and also provide a plat map showing access is allowed.

Included with this application is a conceptual plan identifying planning pods of various
densities, locations of critical areas, surrounding development patterns and circulation
plan for pedestrian and vehicular traffic. It specifically includes an access point to 9ot
Street.

F. The applicant will provide a traffic study that evaluates the traffic impacts of the
proposed comprehensive plan and zone change on the surrounding transportation
system. It would compare the trip generation between the existing and proposed
comprehensive plan designation. The traffic study would assume full build-out of the
area under the existing comprehensive plan designation and zoning.

Hann Lee and Associates has analyzed the comparative trip generation characteristics
of likely trip generation scenarios under the MX and proposed zoning. The report is
included in this application. Using very conservative development assumptions; for
the MX (80% residential at minimum allowed density); and a more optimum
development assumption for the proposed zoning, (trying to achieve a reasonable
worst case for trip generation); the analysis still finds that transportation impacts
would be reduced by over 500 PM peak hour trips under the proposed zoning.
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CONCLUSION

Based upon the market analysis, there appears to be little or no commercial viability with this
site for the reasonably foreseeable future. Under virtually any assumed development
scenario, amending the Comprehensive Plan and zoning as requested by the Applicant, will
reduce storm water and transportation impacts. While higher density development with
smaller lots and more multi family living units could occur with the MX zoning, the proposed
zoning is designed to try and achieve a similar amount of residential units. For these and
many other reasons as articulated in this application and the pre application narrative,
amending the Comprehensive Plan and zoning as requested by the Applicant better
implements the goals and policies of the Comprehensive Plan and the Growth Management
Act.
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99TH STREET PROPERTY

Residential Zoning:

Gross |ROW & Storm| Net Area | Min Density | Max Density
Pod Zone |Area (AC)| Area (AC) (AC) (D.U) (D.U)
A R1-7.5 6.17 2.16 4.01 16 29
B R1-7.5 5.55 1.94 3.61 14 26
C R1-7.5 5.03 1.76 3.27 13 23
D R1-7.5 8.12 1.62 6.50 26 47
E R-18 11.06 0.00 11.06 132 199
F R1-7.5 12.13 2.43 9.70 39 70
Total: 394 DU

Maximum Site Density with proposed zoning meets or exceeds
minimum MX zone residential
Block E (Multifamily) Zone Determination:

Net Area R1-7.5 27.09 AC
Net Area Total Res 38.15 AC
MX Zone Min Density (12 du/ac) 457 DU (per preapplication comments)
Max Density (R1-7.5) 157 DU
Max Density (R1-7.5->R1-6) 197 DU (assume density transfer)
Max Density 300 DU 27.1 du/ac
Min Density 260 DU 23.5 du/ac
R-30 Zone (18-30du/ac)
Minimum multifamily zone to match minimum MX density for site
MX ZONE (20% RES):
Net Area 47.83 AC
Commercial 38.27 AC
Residential 9.57 AC assume 60% single family and 20% of single family is used for storm and ROW (based on development of south portion of site)
Residential Breakdown:

2.30 AC 27 Single Family (20% devoted to storm and ROW)

2.30 AC 27 Cottage (20% devoted to storm and ROW)

1.91 AC 22 Low Rise

191 AC 22 Med Rise

Min Res Density: 98 DU

Based on minimum density of 12 du/ac and 20% of net site area
developed as residential

MX ZONE (80% RES):

Net Area 47.83 AC
Commercial 9.57 AC
Residential 38.27 AC assume 60% single family and 20% of single family is used for storm and ROW (based on development of south portion of site)
Residential Breakdown:
9.18 AC 110 Single Family (20% devoted to storm and ROW)
9.18 AC 110 Cottage (20% devoted to storm and ROW)
7.65 AC 91 Low Rise
7.65 AC 91 Med Rise

Min Res Density: 402 DU

Based on minimum density of 12 du/ac and 80% of net site area
developed as residential
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