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CPZ2013-00013 NE 50th Ave UH 

 Clark County Planning Commission 
 

Staff Report 
 
Date issued:  May 2, 2013 
 
Proposal:  CPZ2013-00013 Amend the Comprehensive Plan and Zoning map through the 
removal of the Urban Holding Overlay designation on an area, approximately 100 acres, north 
of NE 159th Street and along NE 50th Avenue.  
 
Recommendation:  Staff recommends approval of the proposal. 

Background: The area affected by this proposal was brought into the urban growth boundary as 
part of the 1994 Comprehensive Plan. The underlying designation at that time was Office 
Campus. Effective January 1, 2013 the underlying zoning in this area changed to Business 
Park. The area is part of the Three Creeks Planning Area. While the removal of Urban Holding 
is a county initiated process, the impetus for Urban Holding removal in this area is the relocation 
and expansion of a local business, Smith-Root. They produce a full-line of electrofishing, fish 
guidance, and electroanesthesia equipment to aid in fish restoration and recovery operations in 
various aquatic settings. 
 
The major issues are whether the area can be adequately served by the full range of public 
facilities in an efficient and timely manner. The area is served by public water and public sewer 
is available approximately 2,000 ft. south along NE 50th Avenue. Transportation in the general 
area is constrained and not completely built out. Staff excluded two large properties to the north 
that were also in Urban Holding and designated Business Park in order to meet the bare 
minimum standards for adequate transportation. Even with that exclusion there is the potential 
for significant degradation to concurrency corridors in the vicinity in the short term (5 years). 
While the potential exists for development from these areas to overwhelm the transportation 
system it would require a concentration of redevelopment from residential to industrial 
development that has no precedent in the county. 
  
General information regarding subject property:  Urban Holding removal would apply to the 
following parcels: 
181683000; 195925000; 195924000; 195945000;195945005; 195964000; 195929000; 
195969000; 195994000; 195995000; 195923000 
  
  
Existing land uses offsite:     

 
North:  BP and UH-20 zoning; large lot single family residential; 
 
South: UR-10 and U; Large lot single family residential and WSU campus 
 
East: UR-10; Large lot single family residential 
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West: R1-20; Large lot single family residential 
 
APPLICABLE CRITERIA, EVALUATION OF REQUEST AND FINDINGS 
 
 
CRITERIA FOR ALL MAP CHANGES 
 
In order to comply with the Plan Amendment Procedures in the Clark County Unified 
Development Code (UDC 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 (UDC 40.560.020G).  For clarity, Criteria A-E, 
following, summarize all of the applicable criteria required for both plan and zoning map 
amendments.   
 

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 
40.560.010G(1) and 40.560.020G(2).)   

 
Growth Management Act (GMA).   
 
 1.  GMA Goals. 
 
The GMA goals set the general direction for the county in adopting its framework plan and 
comprehensive plan policies. The GMA goals that are most pertinent to this proposal are Goals 
1 and 5.   
 

(1)  Urban growth. Encourage development in urban areas where adequate public 
facilities and services exist or can be provided in an efficient manner. 

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

that is consistent with adopted comprehensive plans, promote economic 
opportunity for all citizens of this state, especially for unemployed and for 
disadvantaged persons, promote the retention and expansion of existing 
businesses and recruitment of new businesses, recognize regional differences 
impacting economic development opportunities, and encourage growth in areas 
experiencing insufficient economic growth, all within the capacities of the state's 
natural resources, public services, and public facilities. 

 
Finding:  The proposal is consistent with State GMA Goals 1 and 5. The proposal would allow 
for urban development to occur in the unincorporated area of the Vancouver UGA to be served 
by Clark Regional Wastewater District for sewer and Clark Public Utilities for water. The area 
has been in the Urban Growth Area since 1994. One of the parcels will be used to relocate and 
expand an existing business. The proposal complies with the GMA Goals. 
 
Community Framework Plan and Countywide Planning Policies.   
 
The Countywide Planning policies most applicable to this proposal are set forth in 9.0 Economic 
Development Element.   

 
9.1.1 Encourage industrial uses in major urban centers, small towns and 
community centers. 
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9.1.3 Encourage businesses which pay a family wage to locate in Clark County. 
 

Finding:  The area has been identified for employment since 1994. The proximity to 
WSU is an important factor for the business relocation and is consistent with the 
objectives of the Clark County Economic Development Plan.  
 

Chapter 13   Special Implementation Procedures 
 
 The comprehensive plan map contemplates one land use method 

to assure the adequacy of public facilities needed to support urban 
development within urban growth areas. That method is to apply 
an Urban Holding District combined with urban zoning.  

 
Finding: The NE 50th area has adequate public facilities to support urban development 
or can be served in a timely manner. The area will be served by Clark Public Utilities for 
water and Clark Regional Wastewater District for sewer. The nearest sewer line is 
approximately 2000 ft. south of the Urban Holding area. There are concerns with the 
adequacy of the transportation network in the area beyond the five year term, particularly 
if redevelopment of the Urban Holding area occurs concurrently with the anticipated 
development at WSU and surrounding areas. (See Transportation Analysis) 

 
Clark County 20 Year Comprehensive Plan.   
 
The policies most applicable to this proposal are set forth in 9.0 Economic Development 
Element. 
    

9.1.2 The county and cities will demonstrate their commitment to the retention 
of those enterprises, which have created the economic base of the county, and 
promote their continued growth in a predictable environment, which encourages 
investment and job growth. 
 
9.1.3 The county and cities will encourage long-term growth of businesses of all 
sizes because economic diversification and stratification are important factors in 
overall job growth for the county and cities. 
 
9.1.6 The county and cities may give priority assistance to employers who will 
increase the standard of living in the community. 

 
Findings:   The relocation and expansion of an existing business that has wages in the 
top 25th percentile of the county is consistent with the Economic Development Element. 
The proximity to WSU is an important factor for the business relocation and is consistent 
with the objectives of the Clark County Economic Development Plan.  
 
Conclusion:  This proposal complies with criterion A. 

 
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 40.560.010G(2)and 40.560.020G(2).)   
Employment Districts (IL, IH, IR, BP) 
 
A. Purpose. The purpose of this section is to provide for a wide range of 
noncommercial economic development and employment opportunities 
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that limit residential, institutional, commercial, office and other 
nonindustrial uses to those necessary for the convenience and support of 
such development and opportunities. 
 
Business Park (BP) 
 
The Business Park district provides for the development of uses including 
limited light manufacturing and wholesale trade, light warehousing, 
business and professional services, research, business, and corporate 
offices, and other similar compatible or supporting enterprises not 
oriented to the general public. 

 
  

Finding:    There is no proposed change to the Comprehensive plan designation or zoning other 
than the removal of urban holding. The proposal satisfies the locational criteria and purpose 
statement, and satisfies Criterion B. 
  

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 40.560.010G(3).)   
 

Finding:  There is no proposed change to the Comprehensive plan designation or zoning 
other than the removal of urban holding. The site was designated for urban development 
through the adoption of the 1994 comprehensive plan and re-affirmed with the adoption 
of the 2004 and 2007 comprehensive plan(s). The proposal satisfies this criterion. 
 

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 40.560.010G(4)and 40.560.020G(3).)   

   
Finding:   The proposal better implements applicable comprehensive plan policies than the 
current map designation since the criteria for Urban Holding removal have been met. Criterion D 
is satisfied. 
 

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 
40.560.010G(5)and 40.560.020G(4).)   
 

Finding:   The area is within the Clark Regional Wastewater District (CRWWD) service area for 
sewer and Clark Public Utilities water district. The area is also served by Fire District 11 and the 
Battle Ground School District. The area can be adequately served by Transportation in the short 
run but the road network in the area is in a very precarious state and has the potential to be 
overwhelmed if not addressed in the near future. (See Transportation Analysis) 
 
RECOMMENDATION AND CONCLUSIONS  
 
Staff recommends that the Planning Commission recommend Approval of this proposal to the 
Board of County Commissioners.     
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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 
Designated Alternative Sites 

 

Yes  

D.  Amendment Responds to Substantial Change 
in Conditions, Better Implements Policy, or 
Corrects Mapping Error 

 

Yes  

E.  Adequacy/Timeliness of Public Facilities and 
Services 

Yes  

   
Recommendation: Approval  
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