
CPZ2020-00010 Promenade North

Applicant’s Submittal
Click on the text to quickly access that section of the document. Please note that 

there is no back button in the PDF to return to this page. You will need to scroll 

back to return or hit the Home button on your keyboard.

TABLE OF CONTENTS 

03 Application Form 

05 Submittal Checklist 

07 Purchase and Sale Agreement 

23 Legal Description and Current Deed 

27  Title Report 

41  Deed History 

69 Pre-Application Conference Report 

75 Developer’s GIS Packet 

93 SEPA 

114 Annual Review Narrative 

184 Market Analysis 

195 Trip Impact Analysis Waiver Request 

200 Trip Impact Analysis Waiver 

203 Letter from Washington Department of Transportation 

212 Neighborhood Association Letter 



CLARK COUNTY 

COMPREHENSIVE PLAN AND ZONE CHANGE ANNUAL

REVIEW  

PROMENADE NORTH 

BILL MAITLAND 

JANUARY 2020 

PRINCIPAL-IN-CHARGE: 
KURT STONEX 

PROJECT MANAGER: 
MIKE ODREN 

1



3



4



5



6



7



8



9



10



11



12



13



14



15



16



17



18



19



20



21



22



23



24



25



26



 

 

 
COMMITMENT FOR TITLE INSURANCE 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
404 E. 15TH ST., STE. 12 
Vancouver, WA  98663 
Phone:   360-695-1301  Fax:  360-695-2358 
 
 

27



 

 

  
COMMITMENT FOR TITLE INSURANCE 

Issued by 
TITLE RESOURCES GUARANTY COMPANY 

 

NOTICE 
 
IMPORTANT—READ CAREFULLY: THIS COMMITMENT IS AN OFFER TO ISSUE ONE OR MORE TITLE 
INSURANCE POLICIES. ALL CLAIMS OR REMEDIES SOUGHT AGAINST THE COMPANY INVOLVING THE 
CONTENT OF THIS COMMITMENT OR THE POLICY MUST BE BASED SOLELY IN CONTRACT. 
 
THIS COMMITMENT IS NOT AN ABSTRACT OF TITLE, REPORT OF THE CONDITION OF TITLE, LEGAL OPINION, 
OPINION OF TITLE, OR OTHER REPRESENTATION OF THE STATUS OF TITLE. THE PROCEDURES USED BY THE 
COMPANY TO DETERMINE INSURABILITY OF THE TITLE, INCLUDING ANY SEARCH AND EXAMINATION, ARE 
PROPRIETARY TO THE COMPANY, WERE PERFORMED SOLELY FOR THE BENEFIT OF THE COMPANY, AND 
CREATE NO EXTRACONTRACTUAL LIABILITY TO ANY PERSON, INCLUDING A PROPOSED INSURED.  
 
THE COMPANY’S OBLIGATION UNDER THIS COMMITMENT IS TO ISSUE A POLICY TO A PROPOSED INSURED 
IDENTIFIED IN SCHEDULE A IN ACCORDANCE WITH THE TERMS AND PROVISIONS OF THIS COMMITMENT. THE 
COMPANY HAS NO LIABILITY OR OBLIGATION INVOLVING THE CONTENT OF THIS COMMITMENT TO ANY 
OTHER PERSON.  
 
 
COMMITMENT TO ISSUE POLICY 
 
Subject to the Notice; Schedule B, Part I—Requirements; Schedule B, Part II—Exceptions; and the Commitment 
Conditions, TITLE RESOURCES GUARANTY COMPANY, a Texas corporation (the “Company”), commits to issue the 
Policy according to the terms and provisions of this Commitment. This Commitment is effective as of the Commitment 
Date shown in Schedule A for each Policy described in Schedule A, only when the Company has entered in Schedule A 
both the specified dollar amount as the Proposed Policy Amount and the name of the Proposed Insured.  
 
If all of the Schedule B, Part I—Requirements have not been met within 180 days after the Commitment Date, this 
Commitment terminates and the Company’s liability and obligation end. 
 
 
 

 
 

 
 
 
 
 
 

_______________________________________ 
An Authorized Signature 

 

 

 

This page is only a part of a 2016 ALTA® Commitment for Title Insurance issued by Title Resources Guaranty Company. This Commitment is not valid 
without the Notice; the Commitment to Issue Policy; the Commitment Conditions; Schedule A; Schedule B, Part I—Requirements; and Schedule B, Part 
II—Exceptions; and a counter-signature by the Company or its issuing agent that may be in electronic form. 
 
 
TRGC Form: Comm16 ALTA Commitment Form Adopted 6-17-2006 Revised 08-01-2016 WA Modified 

Copyright 2006-2016 American Land Title Association. All rights reserved.  
The use of this Form (or any derivative thereof) is restricted to ALTA licensees and ALTA members 
in good standing as of the date of use. All other uses are prohibited.  
Reprinted under license from the American Land Title Association 
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COMMITMENT CONDITIONS 
 

1. DEFINITIONS 
(a) “Knowledge” or “Known”: Actual or imputed knowledge, but not constructive notice imparted by the Public 

Records.  
(b) “Land”: The land described in Schedule A and affixed improvements that by law constitute real property. 

The term “Land” does not include any property beyond the lines of the area described in Schedule A, nor 
any right, title, interest, estate, or easement in abutting streets, roads, avenues, alleys, lanes, ways, or 
waterways, but this does not modify or limit the extent that a right of access to and from the Land is to be 
insured by the Policy.   

(c) “Mortgage”: A mortgage, deed of trust, or other security instrument, including one evidenced by electronic 
means authorized by law. 

(d) “Policy”: Each contract of title insurance, in a form adopted by the American Land Title Association, 
issued or to be issued by the Company pursuant to this Commitment.  

(e) “Proposed Insured”: Each person identified in Schedule A as the Proposed Insured of each Policy to be 
issued pursuant to this Commitment. 

(f) “Proposed Policy Amount”: Each dollar amount specified in Schedule A as the Proposed Policy Amount 
of each Policy to be issued pursuant to this Commitment. 

(g) “Public Records”: Records established under state statutes at the Commitment Date for the purpose of 
imparting constructive notice of matters relating to real property to purchasers for value and without 
Knowledge.  

(h) “Title”: The estate or interest described in Schedule A.  
 

2. If all of the Schedule B, Part I—Requirements have not been met within the time period specified in the 
Commitment to Issue Policy, this Commitment terminates and the Company’s liability and obligation end.  

 
3. The Company’s liability and obligation is limited by and this Commitment is not valid without: 

(a) the Notice;  
(b) the Commitment to Issue Policy; 
(c) the Commitment Conditions; 
(d) Schedule A;  
(e) Schedule B, Part I—Requirements; and 
(f) Schedule B, Part II—Exceptions; and  
(g) a counter-signature by the Company or its issuing agent that may be in electronic form. 

 
4. COMPANY’S RIGHT TO AMEND 

The Company may amend this Commitment at any time. If the Company amends this Commitment to add a 
defect, lien, encumbrance, adverse claim, or other matter recorded in the Public Records prior to the Commitment 
Date, any liability of the Company is limited by Commitment Condition 5. The Company shall not be liable for any 
other amendment to this Commitment.  
 

5. LIMITATIONS OF LIABILITY 
(a) The Company’s liability under Commitment Condition 4 is limited to the Proposed Insured’s actual 

expense incurred in the interval between the Company’s delivery to the Proposed Insured of the 
Commitment and the delivery of the amended Commitment, resulting from the Proposed Insured’s good 
faith reliance to:  
(i) comply with the Schedule B, Part I—Requirements;  
(ii) eliminate, with the Company’s written consent, any Schedule B, Part II—Exceptions; or 
(iii) acquire the Title or create the Mortgage covered by this Commitment. 

(b) The Company shall not be liable under Commitment Condition 5(a) if the Proposed Insured requested the 
amendment or had Knowledge of the matter and did not notify the Company about it in writing. 

 
This page is only a part of a 2016 ALTA® Commitment for Title Insurance issued by Title Resources Guaranty Company. This Commitment is not valid 
without the Notice; the Commitment to Issue Policy; the Commitment Conditions; Schedule A; Schedule B, Part I—Requirements; and Schedule B, Part 
II—Exceptions; and a counter-signature by the Company or its issuing agent that may be in electronic form. 
 
 
TRGC Form: Comm16 ALTA Commitment Form Adopted 6-17-2006 Revised 08-01-2016 WA Modified 
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(c) The Company will only have liability under Commitment Condition 4 if the Proposed Insured would not 

have incurred the expense had the Commitment included the added matter when the Commitment was 
first delivered to the Proposed Insured.   

(d) The Company’s liability shall not exceed the lesser of the Proposed Insured’s actual expense incurred in 
good faith and described in Commitment Conditions 5(a)(i) through 5(a)(iii) or the Proposed Policy 
Amount. 

(e)  The Company shall not be liable for the content of the Transaction Identification Data, if any. 
(f) In no event shall the Company be obligated to issue the Policy referred to in this Commitment unless all 

of the Schedule B, Part I—Requirements have been met to the satisfaction of the Company.  
(g) In any event, the Company’s liability is limited by the terms and provisions of the Policy.  
 

6.   LIABILITY OF THE COMPANY MUST BE BASED ON THIS COMMITMENT 
(a) Only a Proposed Insured identified in Schedule A, and no other person, may make a claim under this 

Commitment. 
(b) Any claim must be based in contract and must be restricted solely to the terms and provisions of this 

Commitment. 
(c) Until the Policy is issued, this Commitment, as last revised, is the exclusive and entire agreement 

between the parties with respect to the subject matter of this Commitment and supersedes all prior 
commitment negotiations, representations, and proposals of any kind, whether written or oral, express or 
implied, relating to the subject matter of this Commitment. 

(d) The deletion or modification of any Schedule B, Part II—Exception does not constitute an agreement or 
obligation to provide coverage beyond the terms and provisions of this Commitment or the Policy. 

(e) Any amendment or endorsement to this Commitment must be in writing and authenticated by a person 
authorized by the Company. 

(f) When the Policy is issued, all liability and obligation under this Commitment will end and the Company’s 
only liability will be under the Policy. 

 
7.   IF THIS COMMITMENT HAS BEEN ISSUED BY AN ISSUING AGENT 

The issuing agent is the Company’s agent only for the limited purpose of issuing title insurance commitments and 
policies. The issuing agent is not the Company’s agent for the purpose of providing closing or settlement services.  
 

8. PRO-FORMA POLICY 
The Company may provide, at the request of a Proposed Insured, a pro-forma policy illustrating the coverage that 
the Company may provide. A pro-forma policy neither reflects the status of Title at the time that the pro-forma 
policy is delivered to a Proposed Insured, nor is it a commitment to insure. 
 

 
 
 
 
 
 
 
This page is only a part of a 2016 ALTA® Commitment for Title Insurance issued by Title Resources Guaranty Company. This Commitment is not valid 
without the Notice; the Commitment to Issue Policy; the Commitment Conditions; Schedule A; Schedule B, Part I—Requirements; and Schedule B, Part 
II—Exceptions; and a counter-signature by the Company or its issuing agent that may be in electronic form. 
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404 E. 15TH ST., STE. 12, VANCOUVER, WA  98663 

PHONE:   360-695-1301  FAX:  360-695-2358 
 

AGENT FOR 
TITLE RESOURCES GUARANTY COMPANY 

ALTA COMMITMENT 
 
 

SCHEDULE A 
TITLE OFFICER:  ERIC ZILM 

ESCROW OFFICER:  TRACEY L. HENDRICKSON 

REF:  KLAVANO/ 

ORDER NO.:  CTV9434 
 

 
1. EFFECTIVE DATE: JANUARY 02, 2020 AT 8:00 A.M. 
 
2. POLICY OR POLICIES TO BE ISSUED: 
 
A.  

PROPOSED INSURED: 
 

 

AMOUNT  

B. 
PROPOSED INSURED: 
 

 

AMOUNT  

C.   
 PROPOSED INSURED:   

AMOUNT  

 

 PREMIUM INFORMATION: 

A.    TAX:    TOTAL:   
B.   TAX:   TOTAL:   
C:    TAX:   TOTAL:   

 
3. THE ESTATE OR INTEREST IN THE LAND DESCRIBED HEREIN AND WHICH IS COVERED BY 

THIS COMMITMENT IS: 
FEE SIMPLE 

 

4. THE ESTATE OR INTEREST REFERRED TO HEREIN IS AT DATE OF COMMITMENT VESTED 
IN: 

 
JOHN C. KLAVANO AND SANDRA K. KLAVANO, HUSBAND AND WIFE 

 

5. THE LAND REFERRED TO IN THIS COMMITMENT IS SITUATED IN THE COUNTY OF CLARK, 
STATE OF WASHINGTON AND IS MORE FULLY DESCRIBED AS FOLLOWS: 

 
SEE ATTACHED EXHIBIT "A" 
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SCHEDULE B - SECTION I 

REQUIREMENTS: 

1. INSTRUMENTS CREATING THE ESTATE OR INTEREST TO BE INSURED MUST BE APPROVED 
AND FILED OF RECORD. 

2. PAYMENT OF CANCELLATION FEE IN ACCORDANCE WITH OUR FILED RATE SCHEDULE, TO 
BE IMPOSED IF THIS TRANSACTION IS CANCELED FOR ANY REASON. 

3. THIS COMMITMENT SHALL NOT OBLIGATE THE COMPANY TO ISSUE ANY ENDORSEMENT. 
ALL ENDORSEMENTS TO BE ISSUED MUST BE AGREED TO BY THE COMPANY AND 
APPROPRIATE FOR THE ESTATE INSURED. 

4. ANY SKETCH OR MAP ENCLOSED AS AN ATTACHMENT HEREWITH IS FURNISHED FOR 
INFORMATION PURPOSES ONLY TO ASSIST IN PROPERTY LOCATION WITH REFERENCE TO 
STREETS AND OTHER PARCELS. NO REPRESENTATION IS MADE AS TO ACCURACY AND 
THE COMPANY ASSUMES NO LIABILITY FOR ANY LOSS OCCURRING BY REASON OF 
RELIANCE THEREON. 
 

 

END OF SCHEDULE B - SECTION I REQUIREMENTS 
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SCHEDULE B - SECTION II 

SCHEDULE B OF THE POLICY OR POLICIES TO BE ISSUED WILL CONTAIN EXCEPTIONS TO THE 
FOLLOWING MATTERS UNLESS THE SAME ARE DISPOSED OF TO THE SATISFACTION OF THE 
COMPANY. 
 
 
GENERAL EXCEPTIONS: 

A. RIGHTS OR CLAIMS DISCLOSED ONLY BY POSSESSION, OR CLAIMED POSSESSION, OF THE 
PREMISES. 

B. ENCROACHMENTS, OVERLAPS, BOUNDARY LINE DISPUTES WHICH WOULD BE DISCLOSED 
BY AN ACCURATE SURVEY OR INSPECTION OF THE PREMISES. 

C. EASEMENTS, PRESCRIPTIVE RIGHTS, RIGHTS-OF-WAY, STREETS, ROADS, ALLEYS OR 
HIGHWAYS NOT DISCLOSED BY THE PUBLIC RECORDS. 

D. ANY LIEN, OR RIGHT TO A LIEN, FOR CONTRIBUTIONS TO EMPLOYEES BENEFIT FUNDS, OR 
FOR STATE WORKERS' COMPENSATION, OR FOR SERVICES, LABOR OR MATERIAL 
HERETOFORE OR HEREAFTER FURNISHED, ALL AS IMPOSED BY LAW AND NOT SHOWN BY 
THE PUBLIC RECORDS. 

E. UNDERGROUND EASEMENTS, SERVITUDES OR INSTALLATIONS OF WHICH NO NOTICE IS 
OF RECORD. 

F. GENERAL TAXES NOT NOW PAYABLE; MATTERS RELATING TO SPECIAL ASSESSMENTS 
AND SPECIAL LEVIES, IF ANY, PRECEDING THE SAME BECOMING A LIEN. 

G. ANY SERVICE, INSTALLATION, CONNECTION, MAINTENANCE, OR CONSTRUCTION 
CHARGES FOR SEWER, WATER, ELECTRICITY, NATURAL GAS OR OTHER UTILITIES OR 
GARBAGE COLLECTION AND DISPOSAL. 

H. RESERVATIONS OR EXCEPTIONS IN UNITED STATES PATENTS OR IN ACTS AUTHORIZING 
THE ISSUANCE THEREOF. 

I. INDIAN TRIBAL CODES OR REGULATIONS, INDIAN TREATY OR ABORIGINAL RIGHTS, 
INCLUDING EASEMENTS OR EQUITABLE SERVITUDES. 

J. WATER RIGHTS, CLAIMS OR TITLE TO WATER. 

K. DEFECTS, LIENS ENCUMBRANCES, ADVERSE CLAIMS OR OTHER MATTERS, IF ANY, 
CREATED, FIRST APPEARING IN THE PUBLIC RECORDS OR ATTACHING SUBSEQUENT TO 
THE EFFECTIVE DATE HEREOF BUT PRIOR TO THE DATE THE PROPOSED INSURED 
ACQUIRES FOR VALUE OF RECORD THE ESTATE OR INTEREST OR MORTGAGE THEREON 
COVERED BY THIS COMMITMENT 

END OF SCHEDULE B SECTION II GENERAL EXCEPTIONS
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SPECIAL EXCEPTIONS: 
 
1. LIEN OF EXCISE TAX, IF UNPAID. 

 
EFFECTIVE JANUARY 1, 2020, EXCISE TAX RATE IS A GRADUATED, MARGINAL RATE 
BASED ON SALES PRICE (PLUS $5.00 STATE TECHNOLOGY FEE): 
 
$500,000 OR LESS  1.60% 
 
$500,000.01 - $1,500,000.00 1.78% 
 
$1,500,000.01 - $3,000.000.00 3.25% 
 
$3,000,000.01 OR MORE 3.50% 
 
CALCULATION IS MARGINAL (FIRST $500,000.00 IS AT LOWER RATE, PLUS AMOUNT OF 
PRICE ABOVE $500,000.00 AT HIGHER RATE).  EXAMPLE $600,000.00 SALES PRICE: 
$500,000.00 AT 1.6% PLUS $100,000.00 AT 1.78% = $9,780.00 PLUS $5.00 AFFIDAVIT 
PROCESSING FEE = $9,785.00. 
 
EXCEPTIONS TO ABOVE RATES: 
 

 YACOLT SCHOOL DISTRICT NOS. 119050 AND 119051: 
  
$500,000.00 OR LESS 1.35% 
  
$500,000.01 - $1,500,000.00 1.53% 
  
$1,500,000.01 - $3,000,000.00 3.00% 
  
$3,000,000.01 OR MORE 3.25% 

 

 AGRICULTURAL LAND/TIMBERLAND EXCISE TAX IS 1.78% REGARDLESS OF SALES 
PRICE. 

 
2. GENERAL TAXES FOR 2020, PAYABLE FEBRUARY 15, 2020, THE AMOUNT OF WHICH IS NOT 

NOW ASCERTAINABLE.  TAX ACCOUNT NO. 200200-000.  (AREA CODE 119085) FIRST 
HALF TAXES ARE DELINQUENT MAY 1. LAST HALF TAXES ARE DELINQUENT NOVEMBER 1. 
 
NOTE:  GENERAL TAXES FOR 2019 IN THE SUM OF $3,437.56 ARE PAID IN FULL. 
 

3. LIABILITY FOR FUTURE ASSESSMENTS FOR IMPROVEMENTS LOCATED ON SAID LAND 
WHICH MAY BE ASSESSED FOR THE YEAR 2020. 
 

4. ANY UNPAID ASSESSMENTS OR CHARGES, AND LIABILITY FOR FURTHER ASSESSMENTS 
OR CHARGES BY CLARK REGIONAL WASTEWATER DISTRICT. 
 

5. MATTERS SET FORTH BY SURVEY: 
BOOK/PAGE OF 
SURVEYS: 

67 / 180 

 
6. ORDINANCE 2019-02-02 AND THE TERMS AND CONDITIONS THEREOF: 

RECORDED: FEBRUARY 20, 2019 
AUDITOR'S FILE NO.: 5586050 
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7. AGREEMENT AND THE TERMS AND CONDITIONS THEREOF: 
REGARDING: LATECOMER REIMBURSEMENT AGREEMENT 
RECORDED: AUGUST 09, 2019 
AUDITOR'S FILE NO.: 5635175 
 

8. EASEMENT AND THE TERMS AND CONDITIONS THEREOF: 
GRANTEE: PACIFIC NORTHWEST BELL TELEPHONE COMPANY 
PURPOSE: UNDERGROUND COMMUNICATION LINES 
RECORDED: AUGUST 14, 1974 
AUDITOR'S FILE NO.: G 670438 
AREA AFFECTED: SAID PREMISES 
 

9. AGREEMENT AND THE TERMS AND CONDITIONS THEREOF: 
REGARDING: JOINT USE 
RECORDED: JULY 10, 1981 
AUDITOR'S FILE NO.: 8107100105 
 

10. EASEMENT AND THE TERMS AND CONDITIONS THEREOF: 
PURPOSE: INGRESS, EGRESS AND UTILITIES 
RECORDED: JANUARY 12, 1984 
AUDITOR'S FILE NO.: 8401120104 
AREA AFFECTED: A PORTION OF SAID PREMISES 
 

11. EASEMENT AND THE TERMS AND CONDITIONS THEREOF: 
GRANTEE: PUBLIC UTILITY DISTRICT NO. 1 OF CLARK COUNTY, INCLUDING 

JOINT USERS 
PURPOSE: ELECTRIC TRANSMISSION AND DISTRIBUTION 
AREA AFFECTED: SAID PREMISES 
RECORDED: FEBRUARY 15, 1984 
AUDITOR'S FILE NO.: 8402150103 
 

12. EASEMENT DELINEATED ON THE FACE OF THE PLAT OF SAID SUBDIVISION; FOR 
INGRESS, EGRESS AND UTILITIES.  (AFFECTS SAID PREMISES) 
 

13. EASEMENT AND THE TERMS AND CONDITIONS THEREOF: 
PURPOSE: RIGHT TO ENTER UPON THE GRANTORS REMAINING LANDS 

WHERE NECESSARY TO RECONSTRUCT APPROACH 
RECORDED: OCTOBER 19, 1987 
AUDITOR'S FILE NO.: 8710190133 
AREA AFFECTED: SAID PREMISES 
 

14. RESOLUTION 2008-07-14 AND THE TERMS AND CONDITIONS THEREOF: 
AUDITOR'S FILE NO.: 4479917 
 

 

 

END OF SCHEDULE B- SECTION II SPECIAL EXCEPTIONS 
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NOTES: 
 
a. THE ADDRESS OF THE SUBJECT PROPERTY IS: 

 
VACANT LAND 
VANCOUVER, WA  98662 
 

b. ACCORDING TO THE RECORDS OF CLARK COUNTY ASSESSOR, THE CURRENT VALUE OF 
SAID PREMISES IS AS FOLLOWS: 
 
TAX ACCOUNT NO.: 200200-000 
LAND:  $394,790.00 
IMPROVEMENTS:  $0.00 
TOTAL:  $394,790.00 

c. THE FOLLOWING ABBREVIATED LEGAL DESCRIPTION IS PROVIDED AS A COURTESY TO 
ENABLE THE DOCUMENT PREPARER TO CONFORM WITH THE REQUIREMENTS OF  
RCW 65.04.045, PERTAINING TO STANDARDIZATION OF RECORDED DOCUMENTS. 

  
ABBREVIATED LEGAL DESCRIPTION: 

  
#144 SEC 34 T3N R2E WM 

 
d. THERE ARE NO CONVEYANCES AFFECTING SAID PREMISES RECORDED WITHIN THE LAST 

24 MONTHS. 
 

e. THE COMPANY FINDS NO PERTINENT MATTERS OF RECORD AGAINST JOHN C. KLAVANO 
AND SANDRA K. KLAVANO, EXCEPT AS NOTED IN SCHEDULE B. 
 

f. TITLE IS TO VEST IN PERSON OR PERSONS NOT DISCLOSED AND WHEN SO VESTED WILL 
BE SUBJECT TO MATTERS DISCLOSED BY A SEARCH OF THE RECORDS AGAINST HIS, HER 
OR THEIR NAMES. 
 

 
 

END OF SCHEDULE B- SECTION II NOTES 
 
 
 

 
AUTHORIZED SIGNATURE 
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EXHIBIT "A" 
 

THAT PORTION OF THE NORTHEAST QUARTER OF THE NORTHWEST QUARTER OF SECTION 34, 
TOWNSHIP 3 NORTH, RANGE 2 EAST OF THE WILLAMETTE MERIDIAN, CLARK COUNTY, 
WASHINGTON DESCRIBED AS FOLLOWS: 
 
BEGINNING AT A POINT ON THE WEST LINE OF SAID NORTHEAST QUARTER OF THE 
NORTHWEST QUARTER THAT IS 464.64 FEET SOUTH OF THE NORTHWEST CORNER THEREOF; 
THENCE EAST PARALLEL WITH THE NORTH LINE OF SAID SECTION 238.71 FEET TO THE TRUE 
POINT OF BEGINNING OF THE FOLLOWING DESCRIBED TRACT; THENCE EAST PARALLEL WITH 
THE NORTH LINE OF SAID SECTION 34, 523 FEET, MORE OR LESS, TO THE NORTHWEST 
CORNER OF THE TRACT OF LAND CONVEYED TO KENNETH V. STOREY PER DOCUMENT 
RECORDED UNDER AUDITOR'S FILE NO. 7910170043, SAID POINT BEING 565 FEET WEST OF THE 
EAST LINE OF SAID NORTHWEST QUARTER; THENCE SOUTH ALONG THE WEST LINE OF SAID 
STOREY TRACT 400 FEET, MORE OR LESS, TO THE SOUTHWEST CORNER THEREOF; THENCE 
WEST PARALLEL WITH THE NORTH LINE OF SAID SECTION TO THE EAST LINE OF N.E. 117TH 
AVE, THENCE NORTH ALONG SAID EAST LINE 180 FEET, MORE OR LESS, TO THE SOUTHWEST 
CORNER OF THAT TRACT OF LAND CONVEYED TO LESTER W. KNOPP PER DOCUMENT 
RECORDED UNDER AUDITOR'S FILE NO. G 766160; THENCE EAST ALONG SOUTH LINE OF THE 
KNOPP TRACT 208.71 FEET TO THE SOUTHEAST CORNER THEREOF; THENCE NORTH 208.71 
FEET TO THE POINT OF BEGINNING. 
 
EXCEPT ANY PORTION THEREOF CONVEYED TO THE STATE OF WASHINGTON FOR HIGHWAY 
PURPOSES BY DEED RECORDED UNDER AUDITOR'S FILE NO. 8709090055 AND RE-RECORDED 
UNDER AUDITOR'S FILE NO. 8710190133. 
 
ALSO EXCEPT THAT PORTION OF THE NORTHEAST QUARTER OF THE NORTHWEST QUARTER 
OF SECTION 34, TOWNSHIP 3 NORTH, RANGE 2 EAST OF THE WILLAMETTE MERIDIAN, 
DESCRIBED AS FOLLOWS:  
 
BEGINNING AT A FOUND 1/2" IRON ROD WITH PLASTIC CAP STAMPED "TANDY 21581" AT THE 
NORTHWEST CORNER OF THE TRACT OF LAND CONVEYED TO KENNETH V. STOREY PER 
STATUTORY WARRANTY DEED RECORDED UNDER AUDITOR'S FILE NO. 7910170043; THENCE 
SOUTH 01°41'33" WEST, ALONG THE WEST LINE OF SAID STOREY TRACT, FOR A DISTANCE OF 
403.43 FEET TO A FOUND 1/2" IRON ROD WITH PLASTIC CAP STAMPED "TANDY 21581" AT THE 
SOUTHWEST CORNER THEREOF; THENCE NORTH 89°47'51" WEST, PARALLEL WITH THE NORTH 
LINE OF SAID SECTION FOR A DISTANCE OF 245.72 FEET; THENCE NORTH 01°43'15" EAST, FOR 
A DISTANCE OF 403.44 FEET TO THE NORTH LINE OF THAT CERTAIN TRACT OF LAND 
CONVEYED TO JOHN C. KLAVANO AND SANDRA K. KLAVANO PER STATUTORY WARRANTY 
DEED RECORDED UNDER AUDITOR'S FILE NO. 7910170043; THENCE SOUTH 89°47'51" EAST, 
ALONG THE NORTH LINE OF SAID KLAVANO TRACT, BEING PARALLEL TO THE NORTH LINE OF 
SAID SECTION, FOR A DISTANCE OF 245.52 FEET TO THE POINT OF BEGINNING. 
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      Rev. 10-23-2017 

FACTS WHAT DOES TITLE RESOURCES GUARANTY COMPANY DO WITH YOUR 

PERSONAL INFORMATION? 

Why? Financial companies choose how they share your personal information.  Federal law 

gives consumers the right to limit some but not all sharing.  Federal law also requires 

us to tell you how we collect, share, and protect your personal information.  Please read 

this notice carefully to understand what we do. 

What? The types of personal information we collect and share depend on the product or service 

you have with us.  This information can include: 

 Social Security number and account balances 

 Payment history and credit card or other debt 
 Checking account information and wire transfer instructions 

 

When you are no longer our customer, we continue to share your information as 

described in this notice. 

 

How? All financial companies need to share customers’ personal information to run their 

everyday business.  In the section below, we list the reasons financial companies can 

share their customers’ personal information; the reasons TITLE RESOURCES 

GUARANTY COMPANY chooses to share; and whether you can limit this sharing. 

Reasons we can share your personal 

information 

Does TITLE 

RESOURCES 

GUARANTY 

COMPANY 

share? 

Can you limit this 

sharing? 

For our everyday business purposes – such as to 

process your transactions, maintain your account(s), 

respond to court orders and legal investigations, or 

report to credit bureaus 

 

Yes 

 

No 

For our marketing purposes- to offer our products 

and services to you 

No We don’t share 

For joint marketing with other financial companies No We don’t share 

For our affiliates’ everyday business purposes- 

information about your transactions and 

experiences 

Yes No 

For our affiliates’ everyday business purposes- 

information about your creditworthiness 

No We don’t share 

For our affiliates to market to you No We don’t share 

For nonaffiliates to market to you No We don’t share 

Questions? www.titleresources.com 
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Who we are 

Who is providing this notice? TITLE RESOURCES GUARANTY COMPANY 

What we do 

How does TITLE RESOURCES 

GUARANTY COMPANY  

protect my personal information? 

To protect your personal information from unauthorized access and 

use, we use security measures that comply with federal law.  These 

measures include computer safeguards and secured files and buildings. 

How does TITLE RESOURCES 

GUARANTY COMPANY  

collect my personal information? 

We collect your personal information, for example, when you 

 Apply for insurance or pay insurance premiums 

 Provide your mortgage information or show your driver’s license 

 Give us your contact information 

We also collect your personal information from others, such as credit 

bureaus, affiliates, or other companies. 

Why can’t I limit all sharing? Federal law gives you the right to limit only 

 Sharing for affiliates’ everyday business purposes –information 

about your creditworthiness 

 Affiliates from using your information to market to you 

 Sharing for nonaffiliates to market to you 

State laws and individual companies may give you additional rights to 

limit sharing.  

Definitions 

Affiliates Companies related by common ownership or control. They can be 

financial and nonfinancial companies. 

 Our affiliates include companies that are owned in whole or in 

part by Realogy Holdings Corp., such as Better Homes and 

Gardens® Real Estate, CENTURY 21®, Coldwell Banker®, 

Coldwell Banker Commercial®, The Corcoran Group®, 

ERA®, Sotheby's International Realty®, ZipRealty®, NRT 

LLC, Cartus and Title Resource Group.  

Nonaffiliates Companies not related by common ownership or control. They can be 

financial and nonfinancial companies. 

 TITLE RESOURCES GUARANTY COMPANY does not 

share with nonaffiliates so they can market to you. 

Joint Marketing A formal agreement between nonaffiliated financial companies that 

together market financial products or service to you. 

 TITLE RESOURCES GUARANTY COMPANY does not 

share with nonaffiliated financial companies for joint 

marketing purposes. 
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Pre-Application  
Conference 

FINAL Report 
 
 

Project Name:  Promenade North 

Case Number: PAC2019-00031 

Location: NE 116th Street and SR 503 

Parcel Number(s): 200200-000 

Site Size: 3.45 acres 

Request: 
 

A request to amend the Comprehensive Plan and Zoning Maps from 
Commercial (Community Commercial) to Urban High Density 
Residential (R-30). 

Applicant: 
 

Bill Maitland 
13511 SE Rivercrest Dr, Vancouver, WA 
micheleme@comcast.net 
360-609-1110 

Contact Person: Mike Odren, Olsen Engineering 
mikeo@olsonengr.com 
360-695-1385 

Property Owner: John and Sandra Klavano 

 
DATE OF CONFERENCE:   December 18, 2019 
 
STAFF CONTACT:    Sharon Lumbantobing, Clark County Annual Review Coordinator 

(564) 397-4909  Sharon.Lumbantobing@clark.wa.gov 
 
PRESENT AT CONFERENCE: 

Name Contact Information 

Sharon 
Lumbantobing 

Clark County Community Planning (see above) 

Gary Albrecht Clark County Community Planning, (564) 397- 4318 

Mike Odren Olsen Engineering, 360-695-1385  
 

Jeff Barsness WSDOT, 11018 NE 51st Cr, Vancouver, WA, 98684, barsnes@wsdot.wa.gov 

Bob Larsen  pseinc@gmail.com  

Frank 
Charbonneau 

Frankatch@bonneauengeer.com  

Wayne Maitland micheleme@comcast.net, 13511 SE Rivercrest Dr, Vancouver, WA 98683  

 
Disclaimer:  The following is a brief summary of issues and requirements that were identified at the pre-application conference 
based on the information provided by the applicant.  This summary may contain supplemental information which was not 
discussed in the conference and is intended to aid the applicant in preparing a complete Annual Review application and/or to 
provide the applicant with additional information regarding the subject site.  Staff responses and information contained in this 
pre-application report are preliminary in nature, and do not constitute an approval or denial.  The determinations contained in 
this report were based upon information submitted by the applicant, and may be subject to change upon further examination or 
in light of new or revised information contained in the formal application.   

 
 
 
APPLICATIONS REQUIRED 
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The requested Comprehensive Plan map and concurrent zone map amendments require an 
Annual Review/Zone Change Application to be completed.  The application will be processed 
through the Type IV Review process.  A SEPA checklist is required to be completed as a part of 
the Annual Review application. 
   
Estimated fees:* 
Combined Annual Review/Rezone………………………………….$8,113.00 
Issuance Fee…………………………………………………………..$94.00 
 
Environmental Checklist Review (SEPA)………………………… $1,987.00  
Issuance Fee…………………………………………………………..$53.00 
 
*Fees cited are estimated and based upon the fee schedule in effect at the time of pre-
application conference and are subject to change. 
 
APPLICABLE POLICIES, CODES and CRITERIA  
 
The following list is not exhaustive of all county, state or federal regulations that may govern 
development of the site, but is inclusive of those addressed by the county in this comprehensive 
plan/zone amendment review process. 
 

• WAC 365-196-300 
 

• Clark County 20 Year Comprehensive Growth Management Plan Policies 
 
 

o Chapter 1 – Land Use Element 
o Chapter 2 – Housing 
o Chapter 9 – Economic Development 

 

• Clark County Unified Development Code 
 

o Title 40: 

▪ Section 40.220 (Urban Residential Districts) 

▪ Section 40.500.010 (Procedures) 

▪ Section 40.560.010 (Plan Amendment Procedures) 

▪ Section 40.570 (SEPA) 
 

Clark County Criteria for Map Changes (found within the text of this report) 
 

▪ Section 40.560.010G (Criteria for all Map Changes) 

▪ Section 40.560.020 (Changes to Districts, Amendments, and Alterations) 

▪ Section 40.560.020G (Approval Criteria) 
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Comprehensive Plan Designation Map Change Criteria 
 
Comprehensive plan designation changes may only be approved if all the following criteria are 
met (40.560.010G): 
 
1. The proponent shall demonstrate that the proposed amendment is consistent with the 

Growth Management Act and requirements, the Countywide Planning Policies, the 
Community Framework Plan, the Comprehensive Growth Management Plan, applicable city 
comprehensive Plans, and including applicable capital facilities plans and official population 
growth forecasts; and 

2. The proponent shall demonstrate that the designation is in conformance with the appropriate 
location criteria identified in the plan; and 

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; and 

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; and 

5. 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. 

 
 
Zone Change Criteria  
 
The concurrent zone change may only be approved if all the following criteria are met 
(40.560.020G): 
 
1.  Requested zone change is consistent with the comprehensive plan map designation. 
 
2.  The requested zone change is consistent with the plan policies and location criteria and the 

 purpose statement of the zoning district. 
 
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. 
 
4. There are adequate public facilities and services to serve the requested zone change. 
 
 
SUBMITTED MATERIALS REVIEWED 
 
The following materials were provided by the applicant and were reviewed by Clark County staff 
in advance of the pre-application conference: 
 

• Application forms 

• Narrative  

• GIS Packet  
BACKGROUND 
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The applicant proposes to amend the Comprehensive Plan and Zoning Maps from  
Commercial (Community Commercial) to Urban High Density Residential (R-30) on a parcel that 
is split zoned with both Community Commercial and Urban High Density Residential (R-30). 
 
SUMMARY 
 
The following comments and issues were discussed or identified during the pre-application 
meeting held on December 18, 2019.   
 
Land Use 
 

Comments provided by Clark County Long Range Planning, Sharon 
Lumbantobing: 

 
Staff provided the applicant with a brief overview of how the pre-application conference 
would be conducted, including a summary of what information would be covered. Staff 
stated that a final staff report will be sent to the applicant within a week following the pre-
app meeting. Staff stated that January 31 is the deadline to submit an annual review 
application. 
 
CCC 40.560.040(B)  Pre-application Review states: 
 
1.  The purposes of pre-application review are:  

a.    To acquaint county staff with a sufficient level of detail about the proposed 
development to enable staff to advise the applicant accordingly; 
 
b.    To acquaint the applicant with the applicable requirements of this code and other 
law. However, the pre-application conference is not intended to provide an exhaustive 
review of all the potential issues that a given application could raise. The pre-
application review does not prevent the county from applying all relevant laws to the 
application; and 
 
c.    To provide an opportunity for other agency staff and the public to be acquainted 
with the proposed application and applicable law. Although members of the public may 
attend a pre-application conference, it is not a public hearing, and there is no obligation 
to receive public testimony or evidence. 

 
Staff provided information regarding Clark County’s obligation to plan under the State’s 
Growth Management Act and the long-range, comprehensive planning exercise that 
concluded in 1994 with the adoption of the 20-Year Comprehensive Growth 
Management Plan and corresponding zone map.  In 2016, the County adopted an 
updated 20-Year Comprehensive Plan and zone map.   
 
Comp Plan Criteria 1: Staff said that the proposal to change the designation will need 
to be consistent with the Growth Management Act and specific county-wide planning 
policies. Staff proceeded to discuss with the applicant the Comprehensive Plan 
Designation Map Change Criteria that the applicant will need to address in an 
application. 
 
Specific to this application, staff stated that the assumption is that the current 
comprehensive plan and zoning designation is still applicable to this area and that the 
applicant will need to demonstrate that a change to Urban High Density Residential (R-
30) is appropriate and consistent with the County’s Growth Management Plan and 
Unified Development Code, and how the proposed change is compatible with the 
neighborhood and surrounding area.  
 
This parcel was split zoned during a boundary line adjustment in 2017 (BLA2017-
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00014).  
 
Comp Plan Criteria 2: The proponent shall demonstrate that the designation is in 
conformance with the appropriate location criteria identified in the plan.   
 
Comp Plan Criteria 3:  The applicant needs to demonstrate a lack of appropriately 
designated Urban High Density Residential (R-30) within the vicinity, and demonstrate 
how a change to Urban High Density Residential (R-30) better implements applicable 
Comprehensive Plan policies than the current map designation. 
 
A market analysis is required for amendments to add or remove land with a commercial 
designation (CCC 40.560.040(2)(c)(5). The applicant’s narrative needs to address 
whether there is sufficient commercially zoned property in the vicinity and whether there 
is a need for more UH in the vicinity. 
 
Comp Plan Criteria 4: The applicant needs to demonstrate how the plan map 
amendment either (a) responds to a substantial change in conditions or (b) better 
implements applicable comp plan policies. 
 
The applicant’s narrative sites a substantial change in conditions based on two WSDOT 
letters dated 2008. The applicant should include more recent letters to demonstrate a 
change in conditions or demonstrate how the amendment better implements applicable 
comp plan policies. Since the parcel was purchased in 2016, the 2008 WSDOT letter 
does not demonstrate a change in conditions since the parcel was purchased. 
 
The applicant’s narrative needs to describe the history of access rights to this property 
from SR-503, as recorded in the deed(s) or plat. 
 
Staff stated that the applicant should confer with the neighborhood association.  
 

 
Transportation 
 

Comments provided by Clark County Public Works Transportation Planning, Gary 
Albrecht: 

 
NE 117th Avenue is a State Route, SR 503.  NE 116th Street is classified as a commercial 

industrial road.  

Staff reviewed the 2019-2024 Transportation Improvement Program, and found no existing 

projects that would impact the area immediately around the site of the proposed comprehensive 

plan amendment and zone change.  

Annual review transportation analysis criteria 

Transportation analysis 

CCC 40.560.040 (A)(2)(c)(6) requires a transportation analysis.  
“A Transportation Analysis. A transportation analysis may be waived by the Public Works 
Director as provided by Section 40.350.020(D)(8); and” 

 
The applicant shall demonstrate the adequacy of transportation services to the specific site 
change.    
 

CCC 40.100.070 (Definitions) defines a transportation analysis as a study done by a licensed 
engineer that compares a build-out scenario under the existing and proposed designations 
analyzing trip generation, modal split and distribution for a current Comprehensive Planning 
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twenty (20) year horizon. The applicant must show the Level-of-Service standards, per CCC 
40.350.020.G.1.a-d, under the existing and proposed land use designations for both current and 
projected 20 years out.  

 

The applicant needs to justify the number of trips associated with this annual review request to 
change a comprehensive plan designation of Commercial (C) with zoning Community 
Commercial (CC) to a plan designation of Urban High Density Residential (UH) with residential 
(R-30) zoning. Upon receipt of the number of trips, staff will work with the applicant to indicate 
which intersections and segments needs to be evaluated by the applicant for their transportation 
analysis.  

 

Access  

The applicant needs to demonstrate access to the site.   

 
WSDOT:  When the parcel is being developed, the applicant should consider fencing across the 
property or installing a flashing rapid beacon system to deter pedestrians from crossing SR-503 
in front of the property. 
 
 
NEIGHBORHOOD ASSOCIATION CONTACT 
 
While not required of a complete application for a comprehensive plan amendment, staff 
recommended that the applicant talk to the neighborhood association chair for their area.  The 
Greater Brush Prairie Neighborhood Association President is Rick DeNise. Contact at 
greaterbrushprairie@gmail.com or (530) 219-8419; Staff also encouraged the applicant to 
discuss the proposed land use designation change with neighbors.   
 
TIME FRAMES 
 
January 1 through January 31 - Submit Final Annual Review Application  
 
February 1 through to April 1 – Clark County staff will review and prepare a recommendation to 
the Planning Commission (this period may be extended depending on staff work load) 
 
Fourth Quarter or sooner - Planning Commission will approve or deny request. Staff forwards all 
recommendations to the county council for final resolution of the requests. 
 
 
ADDITIONAL MATERIALS 
 
A complete list of required documents is contained in the Annual Review application packet.  A 
Completed SEPA checklist is required for the final application.  NOTE:  Submit a copy of this 
summary with your final application. 
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DEVELOPER'SPACKET
Clark County Geographic Information System (GIS)

For:
Olson Engineering Inc.

Subject Property Account Number(s):
200200000

 
 
 

Produced By:

Expires: November 21, 2020
Printed: November 22, 2019

PDF # 237460
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Developer's Packet: Page 1 of 16
Information shown on this map was collected from
several sources. Clark County accepts no responsibility
for any inaccuracies that may be present.

General Location
200200000
KLAVANO JOHN & KLAVANO SANDRA
7305 NE 154TH ST                                            
VANCOUVER, WA 98662

Account:
Owner:
Address:
C/S/Z:

! Location of Subject Property(s)
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Property Information Fact Sheet

Mailing Information:
Account No.: 200200000
Owner: KLAVANO JOHN & KLAVANO SANDRA
Address: 7305 NE 154TH ST                                            
C/S/Z: VANCOUVER, WA 98662

Assessed Parcel Size: 3.45 Ac
Property Type: UNUSED OR VACANT LAND - NO IMPROVEMENTS

PARCEL LOCATION FINDINGS:

Quarter Section(s): NW 1/4,S34,T3N,R2E
Municipal Jurisdiction: Clark County
Urban Growth Area: Vancouver
Zoning: CC, R-30
Zoning Overlay: No Mapping Indicators
Comprehensive Plan Designation: UH, 

C
Columbia River Gorge NSA: No Mapping Indicators
Late-Comer Area: No Mapping Indicators
Trans. Impact Fee Area: Orchards: Current, 

North Orchards: End Date Dec. 31, 2016
Park Impact Fee District: 6   

Neighborhood Association: Greater Brush Prairie
School District: Battle Ground

Elementary School: Glenwood Heights
Junior High School: Laurin
Senior High School: Prairie

Fire District: FD 3                
Sewer District: ClarkRegional
Water District: Clark Public Utilities
Wildland: No Mapping Indicators

ENVIRONMENTAL CONSTRAINTS:

Soil Type(s): HlA, 100.0% of parcel
Hydric Soils: Non-Hydric, 100.0% of parcel
Flood Zone Designation: Outside Flood Area
CARA: Category 1 Recharge Areas
Forest Moratorium Area: No Mapping Indicators
Liquefaction Susceptibility: Very Low to Low
NEHRP: D
Slope: 0 - 5 percent, 100.0% of parcel
Landslide Hazards: No Mapping Indicators
Slope Stability: No Mapping Indicators
Habitat and Species Resources:

Habitat and Species Impacts: No Mapping Indicators
Cultural Resources:

Archeological Predictive: High, 76.0% of parcel
Moderate-High, 24.0%

Archeological Site Buffers: No Mapping Indicators
Historic Sites: No Mapping Indicators

Information shown on this page was collected from
several sources. Clark County accepts no responsibility
for any inaccuracies that may be present. Developers Packet, Page 2 of 16Printed: November 22, 2019
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Information shown on this map was collected from
several sources. Clark County accepts no responsibility
for any inaccuracies that may be present.

Elevation Contours
200200000
KLAVANO JOHN & KLAVANO SANDRA
7305 NE 154TH ST                                            
VANCOUVER, WA 98662

Account:
Owner:
Address:
C/S/Z:

Printed on: November 22, 2019

Subject Property(s)
Public Road
Transportation or Major Utility Easement
10' Elevation Contours
2' Elevation Contours 79
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2018 Aerial Photography
200200000
KLAVANO JOHN & KLAVANO SANDRA
7305 NE 154TH ST                                            
VANCOUVER, WA 98662

Account:
Owner:
Address:
C/S/Z:

Printed on: November 22, 2019

Subject Property(s)
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2018 Aerial Photography with Elevation Contours
200200000
KLAVANO JOHN & KLAVANO SANDRA
7305 NE 154TH ST                                            
VANCOUVER, WA 98662

Account:
Owner:
Address:
C/S/Z:

Printed on: November 22, 2019

Subject Property(s)
2' Elevation Contours
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Printed on: November 22, 2019

Developer's Packet Page 6 of 16
Information shown on this map was collected from
several sources. Clark County accepts no responsibility
for any inaccuracies that may be present.

Zoning Designations
200200000
KLAVANO JOHN & KLAVANO SANDRA
7305 NE 154TH ST                                            
VANCOUVER, WA 98662

Account:
Owner:
Address:
C/S/Z:

Subject Property(s)
Public Road
Transportation or Major Utility Easement
Zoning Boundary

Urban Holding - 10 (UH-10)
Urban Holding - 20 (UH-20)
Urban Holding - 40 (UH-40)
Surface Mining Overlay District
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Information shown on this map was collected from
several sources. Clark County accepts no responsibility
for any inaccuracies that may be present.

Comprehensive Plan Designations
200200000
KLAVANO JOHN & KLAVANO SANDRA
7305 NE 154TH ST                                            
VANCOUVER, WA 98662

Account:
Owner:
Address:
C/S/Z:

Subject Property(s)
Public Road
Transportation or Major Utility Easement
Comprehensive Plan Boundary
Urban Reserve

Industrial Reserve
Railroad Industrial Reserve
Mining
Rural Center Mixed Use
Columbia River Gorge Scenic Area
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Arterials, C-Tran Bus Routes, Parks & Trails
200200000
KLAVANO JOHN & KLAVANO SANDRA
7305 NE 154TH ST                                            
VANCOUVER, WA 98662

Account:
Owner:
Address:
C/S/Z:

Subject Property(s)
Public Road
Transportation or Major Utility Easement
Parks
Trail
C-Tran Route

Principal Arterial
Minor Arterial
Collector
Rural Major Collector

Rural Minor Collector
State Route
Other
Proposed Arterial
Scenic Highway
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Printed on: November 22, 2019

Developer's Packet Page 9 of 16
Information shown on this map was collected from
several sources. Clark County accepts no responsibility
for any inaccuracies that may be present.

Water, Sewer, and Storm Systems
200200000
KLAVANO JOHN & KLAVANO SANDRA
7305 NE 154TH ST                                            
VANCOUVER, WA 98662

Account:
Owner:
Address:
C/S/Z:

Subject Property(s)
Public Road
Transportation or Major Utility Easement
Water Lines
Sewer Lines

Storm Water Lines
1-year Wellhead ZOC
5-year Wellhead ZOC
10-year Wellhead ZOC

" Hydrants
85
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several sources. Clark County accepts no responsibility
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Water Systems
200200000
KLAVANO JOHN & KLAVANO SANDRA
7305 NE 154TH ST                                            
VANCOUVER, WA 98662

Account:
Owner:
Address:
C/S/Z:

Subject Property(s)
Public Road
Water District Boundary
Unknown Size Water Line
< 10" Water LIne

10-20" Water Line
> 20" Water Line

" No Flow Data Hydrant
" 0 - 499 GPM at 20 PSI
" 500 - 999 GPM at 20 PSI

" > 1000 - 1749 GPM at 20 PSI
" > 1750 GPM at 20 PSI
" Hydrant > 500' from parcel(s)
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Hydrant Fire Flow Details
Account No.: 200200000
Owner: KLAVANO JOHN & KLAVANO SANDRA
Address: 7305 NE 154TH ST                                            
C/S/Z: VANCOUVER, WA 98662

Water District(s) Hydrant Data Update Project Site Provider

Clark Public Utilities January 1, 2017 Service Provider

HYDRANT INFORMATION:

Hydrant ID Hydrant Owner Main Diameter Flow at 20 PSI Test Date Distance to site

FH-7446 Unknown 0.0" No Data None 85 ft
FH-7514 Clark Public Utilities 8.0" No Data None 115 ft
FH-7407 Unknown 0.0" No Data None 146 ft
FH-7408 Unknown 0.0" No Data None 146 ft
FH-1297 Clark Public Utilities 8.0" No Data None 154 ft
FH-7445 Unknown 0.0" No Data None 185 ft
FH-1254 Clark Public Utilities 10.0" No Data None 258 ft
FH-7409 Unknown 0.0" No Data None 331 ft
FH-7406 Clark Public Utilities 0.0" No Data None 368 ft
FH-7403 Unknown 0.0" No Data None 378 ft
FH-7444 Clark Public Utilities 0.0" No Data None 385 ft
FH-7443 Unknown 0.0" No Data None 406 ft
Unknown Private 6.0" No Data None 436 ft
FH-6740 Clark Public Utilities 12.0" No Data None 462 ft

Information shown on this page was collected from
several sources. Clark County accepts no responsibility
for any inaccuracies that may be present. Developers Packet, Page 11 of 16Printed: November 22, 2019
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Information shown on this map was collected from
several sources. Clark County accepts no responsibility
for any inaccuracies that may be present.

November 22, 2019Printed on:Soil Types
200200000
KLAVANO JOHN & KLAVANO SANDRA
7305 NE 154TH ST                                            
VANCOUVER, WA 98662

Account:
Owner:
Address:
C/S/Z:

Subject Property(s)
Public Road
Transportation or Major Utility Easement
Soil Type Boundary
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November 22, 2019Printed on:Environmental Constraints I
200200000
KLAVANO JOHN & KLAVANO SANDRA
7305 NE 154TH ST                                            
VANCOUVER, WA 98662

Account:
Owner:
Address:
C/S/Z:

Subject Property(s)
Public Road
Transportation or Major Utility Easement
Hydric Soils
Wetland Inventory
CARA Category 1

Riparian Habitat or Species Area
Non-Riparian Habitat or Species Area
100 year Floodplains
Floodway
Shorelines
Stream 89
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Environmental Constraints II
200200000
KLAVANO JOHN & KLAVANO SANDRA
7305 NE 154TH ST                                            
VANCOUVER, WA 98662

Account:
Owner:
Address:
C/S/Z:

0 200 400
Feet

Subject Property(s)
Public Road
Transportation or Major Utility Easement
Slopes > 15%

! ! !

! ! ! Potentially Unstable Slope
Historic or Active Landslide

Severe Erosion Hazard Area

k k k

k k k Forest Moratorium Area

_̂ CCHR Historic Site
") NRHP Historic Site
#* INV Historic Site
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C90FT234
FREESTANDING SIGN

SPR92073
CASH & SAVE OIL CO

SPR92073
CASH & SAVE OIL CO

SP970026
119TH ST SHORT PLAT

SPR97011
117TH AVE RV STORAGE

PLD2005-00077
FALCONS LANDING

CUP99001
LDS PRAIRIE SEMINARY

CUP92003
PRAIRIE SHELL & MART

PLD2017-00020
ORCHARDS ESTATES

PSR2008-00043
BOWYER MARKETPLACE

PSR2007-00020
ROCK CREEK VILLAGE

FSR2008-00031
ROCK CREEK VILLAGE

PLD2007-00040
ROCK CREEK VILLAGE

PSR2008-00043
BOWYER MARKETPLACE

PSR2003-00066
BRATTON MASONRY INC

PSR2008-00054
PROMENADE APARTMENTS

FSR2016-00025
PROMENADE APARTMENTS

PSR2018-00009
RRC GROUP APARTMENTS
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PRAIRIE SHELL & MART SIGN
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SUTHERLAND SUBDIVISION

C91SR044
RECYCLING & TRANSFER STATION
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RECYCLING & TRANSFER STATION

FSR2018-00019
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Adjacent Development
200200000
KLAVANO JOHN & KLAVANO SANDRA
7305 NE 154TH ST                                            
VANCOUVER, WA 98662

Account:
Owner:
Address:
C/S/Z:

Subject Property(s)
Public Road
Transportation or Major Utility Easement

! Adjacent Development
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PROMENADE NORTH 

COMPREHENSIVE PLAN ZONE CHANGE ANNUAL REVIEW 
Narrative 

 
Project Details 
 
The subject parcel is split zoned.  The Applicant proposes a Comprehensive Plan and Zone Change 
Annual Review on the portion of the subject parcel with a Commercial Comprehensive Plan designation 
and Community Commercial zoning, which consists of the western approximately 4/5th of the site, to 
Urban High Density Residential and R-30 zoning to match that of the eastern portion of the site.    
 

Project Location 
 
The project site is located on the north side of NE 116th Street and the east side of SR 503 (NE 117th 
Avenue), Vancouver, Washington and is described as Tax Lot 144, tax assessor’s serial number 
200200-000, located in the Northwest ¼ of Section 34, T3N, R2E, W.M.   
 
Site Characteristics 
 
The subject parcel is currently vacant and unused and is approximately 3.45 acres in size according to 
Clark County GIS.  The site is split zoned with Community Commercial zoning on the western 
approximately 4/5th of the site (with a Commercial Comprehensive Plan designation) with the balance 
zoned R-30 (with an Urban High Density Residential Comprehensive Plan designation).  Adjacent 
property uses and zoning are as follows: 

 North – Single-family residential uses on Community Commercial zoned properties. 
 South (across NE 116th Avenue) – Multi-family residential uses on R-30 zoned property and 

preliminarily approved (yet to be constructed) self-storage use on Community Commercial zoned 
property. 

 East – Multi-family residential uses on R-30 zoned property. 
 West (across SR 503) – Prairie High School on Public Facility zoned property and commercial 

uses on Community Commercial zoned properties. 
 Refer to the Developer’s GIS Packet for more information. 
 
According to Clark County GIS, there are no environmental factors affecting the site.  However, it is 
located within a Critical Aquifer Recharge Area (CARA) Category 1. 
 
 

Previous Permit and Zoning Activity 
 
The Pre-Application Conference Final Report indicates, “The parcel was split zoned during a boundary 
line adjustment in 2017 (BLA2017-00014).”  However, it should be noted that a review of the Clark 
County Comprehensive Zoning Map in 1994 indicates the subject parcel is zoned Commercial in the 
western approximately 4/5th of the site, with the eastern approximately 1/5th of the site outside of the 
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Urban Growth Boundary.  The eastern portion of the site was zoned Residential with the 2003 
Comprehensive Plan review that was finalized in 2007, with the Urban Holding designation lifted in 2008.  
The Boundary Line Adjustment staff refers to did not adjust lot lines of the subject parcel but those of the 
parcels to the east and northeast.  A copy of the Boundary Line Adjustment approval has been included 
in this application.  
 
While Clark County GIS has flagged the parcel as having previous permit activity, the listed permits are 
associated with Brush Prairie Apartments, PSR2016-00003, located to the east and do not affect the 
subject parcel. 
 
A letter has been submitted from Washington State Department of Transportation (WSDOT) indicating 
vehicular access limitations to NE 116th Street that borders the subject parcel along the south as part of 
The Promenade apartment project to the south.  WSDOT has indicated that only emergency access will 
be allowed onto and off NE 116th Street; that no direct vehicular access will be allowed onto or off of NE 
116th Street because of right-of-way limitations and the presence of a cemetery to the south in order to 
construct a right-turn deceleration lane onto NE 116th Street.  Direct access to the subject parcel from SR 
503 is further prohibited because of an existing C-Tran transit stop adjacent to the subject parcel’s right-
of-way with SR 503 as well as WSDOT's access limitations from state routes.  The Pre-Application 
Conference Final Report indicates that this letter no longer qualifies as a substantial change in conditions 
because the parcel was purchased in 2016.  It further mentions that a purchase of the subject parcel in 
May 2016 saw the current owner sell the subject parcel, along with then-parcel 200192-000 (later 
determined to be one legal lot combined with the subject parcel [parcel 200200-000]) to Highland 
Crossing, LLC, and Highland Crossing, LLC selling the subject parcel back to the current over in August 
2016, invalidating this letter as a significant change in conditions in order to meet that Comprehensive 
Plan's criterion.  Staff has not provided any evidence as to why the sale of the subject parcel invalidates 
the WSDOT letter indicating vehicular access limitations to NE 116th Street as a substantial change in 
conditions.  However, as the property is currently owned by the same owner that purchased the property 
back in August 1990 (prior to GMA), the WSDOT letter continues serve as a substantial change in 
conditions (please refer to the deed history provided in this application for more information).  While the 
Applicant’s consultant has contacted WSDOT for an updated letter or response to their original letter, the 
substantial change in conditions is that public access by WSDOT was prohibited after the Commercial 
zoning designation of the subject parcel was established. 
 
Applicant’s Interest in the Property 
 
The Applicant, Bill Maitland, is considering purchase of the subject parcel and has entered into a 
Purchase and Sale Agreement with the property owners. 
 
Applicable Review Criteria (Applicant’s responses are shown in bold text) 
 

WAC 365-196-300 
 
Urban density. 
 
(1) The role of urban areas in the act. The act requires counties and cities to direct new growth to urban 

areas to allow for more efficient and predictable provision of adequate public facilities, to promote an 
orderly transition of governance for urban areas, to reduce development pressure on rural and 
resource lands, and to encourage redevelopment of existing urban areas. 

 
The subject site is located within the Vancouver Urban Growth Area (UGA) and 
surrounded by urban development. Public facilities, such as sanitary sewer and public 
water, are currently available to the subject parcel. 
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(2) How the urban density requirements in the act are interrelated. The act involves a consideration of 

density in three contexts: 
 

(a) Allowed densities: The density, expressed in dwelling units per acre, allowed under a county's 
or city's development regulations when considering the combined effects of all applicable 
development regulations. 
 

(b) Assumed densities: The density at which future development is expected to occur as 
specified in the land capacity analysis or the future land use element.  Assumed densities are 
also referred to in RCW 36.70A.110 as densities sufficient to permit the urban growth that is 
projected to occur. 

 
(c) Achieved density: The density at which new development occurred in the period preceding 

the analysis required in either RCW 36.70A.130(3) or 36.70A.215. 
 

The subject site will be able to meet the density requirements of Clark County Code 
(CCC) Chapter 40.220.020 Residential and Office Residential Districts. According to 
the Clark County Buildable Lands Report (June 2015 Amended) there is an overall 
density of 5.7 residential units per acre for both single- and multi-family residential 
development. Rezoning the commercially zoned portion of the subject parcel to R-
30 will move the county closer to their goal of 8 dwelling units per acre.   
 

 
(3) Determining the appropriate range of urban densities. Within urban growth areas, counties and cities 

must permit urban densities and provide sufficient land capacity suitable for development. The 
requirements of RCW 36.70A.110 and 36.70A.115 apply to the densities assumed in the 
comprehensive plan and the densities allowed in the implementing development regulations. 

 
(a) Comprehensive plans. Under RCW 36.70A.070(1) and in RCW 36.70A.110(2), the act 

requires that the land use element identify areas and assumed densities sufficient to 
accommodate the twenty-year population allocation. The land use element should clearly 
identify the densities, or range of densities, assumed for each land use designation as shown 
on the future land use map.  When reviewing the urban growth area, the assumed densities 
in the land capacity analysis must be urban densities 
 

(b) Development regulations. Counties and cities must provide sufficient capacity of land suitable 
for development. 
 

(i) Development regulations must allow development at the densities assumed in the 
comprehensive plan. 

 
(ii) Counties and cities need not force redevelopment in urban areas not currently 

developed at urban densities, but the development regulations must allow, and 
should not discourage redevelopment at urban densities. If development patterns 
are not occurring at urban densities, counties and cities should review 
development regulations for potential barriers or disincentives to development at 
urban densities. Counties and cities should revise regulations to remove any 
identified barriers and disincentives to urban densities, and may include incentives. 

 
The proposed zone change to R-30 will allow for a development that 
will help Clark County achieve its residential density goals stated in 
the Comprehensive Plan. 
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(4) Factors to consider for establishing urban densities. The act does not establish a uniform standard for 

minimum urban density. Counties and cities may establish a specified minimum density in county-
wide or multicounty planning policies. Counties and cities should consider the following factors when 
determining an appropriate range of urban densities: 

 
(a) An urban density is a density for which cost-effective urban services can be provided. Higher 

densities generally lower the per capita cost to provide urban governmental services. 
 

The subject parcel currently has urban services available. Surrounding properties 
are zoned to allow for an urban density, however, not all properties in the area are 
developed to this density. The proposed zone change would allow development of 
the subject site to the allowed urban density.  It is assumed that adjacent developed 
properties were constructed within the densities established through Clark County 
Code. 

 
(b) Densities should be higher in areas with a high local transit level of service.  Generally, a 

minimum of seven to eight dwelling units per acre is necessary to support local urban transit 
service. Higher densities are preferred around high capacity transit stations. 

 
The subject site is located in an area with two transit routes serving the site.  The 
location of the subject parcel along a high-capacity transit route, with a C-Tran bus 
stop located along the subject parcel’s frontage with SR 503, lends itself to higher 
density residential development. According to the Clark County Buildable Lands 
Report (June 2015 Amended) there is an overall density of 5.7 residential units per 
acre for both single- and multi-family residential development. Rezoning the 
commercially zoned portion of the subject parcel to R-30 will move the county 
closer to their goal of 8 dwelling units per acre to help support urban transit 
services.  As such, this policy is met. 

 
(c) The areas and densities within an urban growth area must be sufficient to accommodate the 

portion of the twenty-year population that is allocated to the urban area. Urban densities 
should allow accommodation of the population allocated within the area that can be provided 
with adequate public facilities during the planning period. 

 
There are some properties that are adjacent to the subject parcel that are 
underdeveloped, yet they can be serviced by public facilities because of their 
proximity to the high-capacity transit corridor along SR 503. The proposed 
Comprehensive Plan Zone Change for the site would further move the County in 
achieving proper density goals for the area. 

 
(d) Counties and cities should establish significantly higher densities within regional growth 

centers designated in RCW 47.80.030; in growth and transportation efficiency centers 
designated under RCW 70.94.528; and around high capacity transit stations in accordance 
with RCW 47.80.026.  Cities may also designate new or existing downtown centers, 
neighborhood centers, or identified transit corridors as focus areas for infill and 
redevelopment at higher densities. 

 
The subject site is not located within a regional growth center. The proposed 
Comprehensive Plan and Zone Change Annual Review is consistent with the 
existing zoning surrounding the site, particularly zoning located to the east of the 
subject parcel. 
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(e) Densities should allow counties and cities to accommodate new growth predominantly in 
existing urban areas and reduce reliance on either continued expansion of the urban growth 
area, or directing significant amounts of new growth to rural areas. 

 
The proposed zone change will allow the development of multi-family residences, 
providing low- and medium-income housing for new growth within the current 
Urban Growth Boundary. The subject site is surrounded by existing multi-family 
residential to the east and south, and there are existing public facilities to 
accommodate the future growth. 

 
(f) The densities chosen should accommodate a variety of housing types and sizes to meet the 

needs of all economic segments of the community. The amount and type of housing 
accommodated at each density and in each land use designation should be consistent with 
the need for various housing types identified in the housing element of the comprehensive 
plan. 

 
While the final housing product that will result from the proposed annual review 
and zone change is undetermined, according to CCC Table 40.220.020-1, a variety 
of housing types and sizes are permitted, including duplex dwellings, multi-family 
dwellings, adult family homes, assisted living facilities, and townhouses are 
allowed in the proposed R-30 zone.  Additionally, residential care home and 
facilities, and staffed residential homes are allowed as conditional uses (CCC Table 
40.220.020-1).  As such, this policy is met. 
 

 
(g) Counties and cities may designate some urban areas at less than urban densities to protect a 

network of critical areas, to avoid further development in frequently flooded areas, or to 
prevent further development in geologically hazardous areas. Counties or cities should show 
that the critical areas are present in the area so designated and that area designated is 
limited to the area necessary to achieve these purposes. 

 
The proposed R-30 zone will further move Clark County to meet urban densities 
within the urban area.  There are no critical areas on or near the site that would 
cause a need to reduce the proposed urban density in this area.  Allowing the 
proposed R-30 zoning designation would further reduce critical area impacts 
through the development on land not encumbered by critical areas. 

 
(5) Addressing development patterns that occurred prior to the act. 
 

(a) Prior to the passage of the act, many areas within the state developed at densities that are 
neither urban nor rural. Inside the urban growth area, local comprehensive plans should allow 
appropriate redevelopment of these areas. Newly developed areas inside the urban growth 
area should be developed at urban densities. 

 
The proposed application is for a Comprehensive Plan and Zone Change for a 
portion of the site from a Commercial Comprehensive Zone designation and 
Community Commercial zone to an Urban High Density Residential Comprehensive 
Plan designation and R-30 zoning. According to the 1994 Clark County Zoning Map, 
the subject site has been zoned commercial since 1994 and has remained 
undeveloped, The Applicant proposes to develop the site with in-demand 
residential.  This policy does not apply. 
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(b) Local capital facilities plans should include plans to provide existing urban areas with 
adequate public facilities during the planning period so that available infrastructure does not 
serve as a limiting factor to redevelopment at urban densities. 

 
Adequate public facilities exist at the subject site.  Sanitary sewer and public water 
are available to the site within NE 116th Street that borders the subject parcel to the 
south.  Other utilities, including communication, gas, electrical, etc. are available in 
the vicinity of the subject parcel. 

 
 
 

CLARK COUNTY COMPREHENSIVE PLAN POLICIES (Applicant’s responses are 
shown in bold text) 
 
Chapter 1 – Land Use Element 
 
Goals and Policies 
 
Land Use Element policies 
 
The Land Use Element for 20-year comprehensive plans determines the general distribution and location 
and extent of the uses of land, where appropriate, for agriculture, timber production, housing, commerce, 
industry, recreation, open spaces, public utilities, public facilities and other uses. The Land Use Element 
includes population densities, building intensities and estimates of future population growth. The land 
use element is to provide for protection of groundwater resources and where applicable, address 
drainage, flooding and runoff problems and provide for coordinated solutions. The following policies are 
to coordinate the efforts of Clark County and cities in designating land uses, densities and intensities to 
achieve the pattern described above in their respective Comprehensive Growth Management Plans. 
 

This application is for a Comprehensive Plan and Zone Change Annual Review to change the 
land use designation of a portion of a parcel of property in Clark County. Therefore, the goals 
and policies of the Land Use Element of the Comprehensive Plan apply. 

 
1.1 Countywide Planning Policies 

 
1.1.1 Clark County, municipalities and special districts will work together to establish urban growth 

areas within which urban growth shall be encouraged and outside of which growth may occur 
only if it is not urban in nature. Each municipality within Clark County shall be included within 
an urban growth area. An urban growth area may include territory located outside of a city if 
such territory is characterized by urban growth or is adjacent to areas characterized by urban 
growth. 
 

As the Applicant is proposing an urban zoning designation concurrent with other 
adjacent zoning, the subject parcel is located within unincorporated Clark County, 
as well as within the Urban Growth Boundary, this policy is met. 

 
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. 
 

The Applicant is proposing to change the portion of the subject parcel that 
currently has a Comprehensive Plan designation of Commercial and zoning of 
Community Commercial to an Urban High Density Residential Comprehensive Plan 
designation and R-30 zoning to match that of the eastern approximately 1/5 of the 
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site, which will provide a density consistent with the surrounding area and allow for 
the creation of in-demand housing to support the growth in Clark County. As such, 
this policy is met. 
 

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. 

 
The subject site is currently located within the Urban Growth Boundary and is 
surrounded by existing residential development.  Public facilities are currently 
available to the site including sanitary sewer, public water, fire and police 
protection services, and public transit services.  As such, this policy is met. 

 
1.1.9 Clark County and municipalities shall use the results of the Buildable Lands Capacity 
Report to determine the most appropriate means to address inconsistencies between land 
capacity and needs. In addressing these inconsistencies, Clark County and municipalities shall 
identify reasonable measures, other than adjusting urban growth areas that will be taken to 
comply with the requirements of Chapter 36.70A.  

 
While the proposed Comprehensive Plan and Zone Change Annual Review will 
remove commercially zoned land and add high-density residential land, the 
percentage of change will be a de minimis amount (approximately 2.52 acres) within 
the whole county and will allow the current balance to be maintained. The subject 
property has been zoned Commercial since 1994 and has remained undeveloped. 
As such, this policy is met. 

 
 
County 20-Year Planning Policies 
 
Goal: Adopt Urban Growth Area (UGA) boundaries to efficiently accommodate residential and 
employment increases projected within the boundaries over the next 20 years. 
 
1.2 Policies 
 

1.2.1 The UGAs shall be consistent with the following general goals: 
 

 reduce the inappropriate conversion of undeveloped land into sprawling, low-density 
development; 

 
The proposal is to change the Comprehensive Plan designation from 
Commercial and zoning from Community Commercial to an Urban High 
Density Residential Comprehensive Plan designation and R-30 zoning of the 
western approximately 4/5th of the site. As such, this goal is met. 
 

 provide for the efficient provision of public services; 
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Public services, including sanitary sewer and public water, are immediately 
available to the site from within NE 116th Street. Emergency services and 
public transportation are also available at the site. As such, this goal is met. 

 
 protect natural resource, environmentally sensitive and rural areas; 

 
There are no natural resources, environmentally sensitive areas, or rural 
areas on or within the vicinity of the site. As such, this goal is met. 
 

 encourage a clear distinction between urban and rural areas; 
 

The proposed Comprehensive Plan and Zone Change would allow for an 
urban high-density residential development within the urban growth 
boundary with other similar high-density residential development in the 
immediate vicinity. As the subject parcel is located within the urban growth 
boundary, there is no impact on rural areas.  As such, this goal is met. 
 

 maintain densities which support a multi-modal transportation system; 
 

The proposed R-30 zone will provide a density that is consistent with the 
surrounding zoning, which will help to maintain support for the existing 
multi-modal transportation system serving the site, including vehicular, 
pedestrian, bicycles, and public transportation. Additionally, the location 
criteria for high-density residential development along transit routes is 
supported by the presence of an existing C-Tran bus stop along the subject 
parcel’s frontage with SR 503.  As such, this goal is met. 
 

 support variety, choice and balance in living and working environments; 
 

The proposed zone change will allow for development of a vacant property 
with multi-family residential development that will be adjacent to public 
transit and other major travel ways, while still being within an area 
developed with other high-density residential. Additionally, commercial uses 
in the area, such as Bowyer Marketplace located approximately 800 feet to 
the northwest, provides for a variety of commercial services and 
employment opportunities within walking or biking distance. This provides a 
balance of living in a residential neighborhood while still being able to 
commute to work via public transportation, bicycle, vehicle, or as a 
pedestrian. As such, this goal is met.   
 

 promote a variety of residential densities; and, 
 

The proposed R-30 zone in consistent with the surrounding densities, 
maintaining the overall variety of residential densities within the county and 
moving the county toward their overall residential density goals. As such, 
this goal is met. 

 
 include sufficient vacant and buildable land. 

 
The subject site contains approximately 3.45 acres of vacant buildable land. 
This will allow for a development that meets the density and dimensional 
requirements of the proposed R-30 zone. As such, this goal is met. 
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1.2.2 The UGAs shall be consistent with the following more specific criteria: 
 

 Each UGA shall provide sufficient urban land to accommodate future 
population/employment projections through the designated planning period. 
 

The proposed change to R-30 will allow for the development of in-demand 
multi-family residential product to accommodate the expected population 
growth, as well as to provide housing for a variety of income levels. 
Additionally, the access limitations to the subject parcel imposed by 
Washington State Department of Transportation (WSDOT) no longer makes 
the subject parcel a viable site for commercial development.  Therefore, the 
zone change would not have a significant effect on supplying employment 
for the proposed growth but can accommodate the future population’s 
housing needs upon approval. As such, this criterion is met. 

 
 Cities shall be located within UGAs. Urban services shall be provided within those areas. 

Urban services should generally not be provided outside UGAs.  (See Chapter 6, Capital 
Facilities and Utilities for urban and rural services.) 
 

Public services, including sanitary sewer and public water, are immediately 
available to the site from within NE 116th Street. Emergency services and 
public transportation are also available at the site. As such, this criterion is 
met. 

 
 Lands included within UGAs shall either be already characterized by urban growth or 

adjacent to such lands. 
 

The subject parcel is surrounded by other urban development, including a 
public high school and commercial uses to the west and high-density 
residential uses to the south and east. As such, this criterion is met. 

 
 Existing urban land uses and densities should be included within UGAs. 

 
The subject site is located within the urban growth area boundary. As such, 
this criterion is met. 
 

 Land within the UGA shall not contain areas designated for long-term agriculture or 
forestry resource use. 
 

The subject site does not contain, nor is it in the vicinity of, areas designated 
for long-term agricultural or forest use. As such, this criterion is met. 
 

 UGAs shall provide a balance of industrial, commercial and residential lands. 
 

While the proposed Comprehensive Plan and Zone Change Annual Review 
will replace commercially zoned land with high-density residential land, the 
percentage of change will be de minimis amount within the whole county 
and will allow the current balance to be maintained. As such, this criterion is 
met. 
 

 The UGAs should utilize natural features (such as drainage ways, steep slopes, open 
space and riparian corridors) to define the boundaries. 
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The subject site has been located within the UGA since 1994 and is 
surrounded by lands developed with urban uses. As such, this criterion is 
met. 
 

 No UGA expansion into the 100-year floodplain of a river segment that is located west of 
the Cascade crest and when the river has a mean annual flow of 1,000 or more cubic feet 
per second per RCW36.70A.110(8). 
 

The proposal does not expand into any 100-year flood plain. As such, this 
criterion is met. 
 

 Each UGA shall have the anticipated financial capability to provide infrastructure/services 
needed in the area over the planning period under adopted concurrency standards. 
 

Infrastructure and public services currently exist to and around the subject 
parcel. The expansion and extension of utilities will occur with future 
development of the site, and any future development will pay appropriate 
impact fees and system development charges for services. Proposed 
Average Daily and PM peak vehicular trips will be reduced with the zone 
change, thereby reducing the demand on the local transportation system.  
Please refer to Trip Generation Assessment, as provided by Charbonneau 
Engineering, LLC, dated January 15, 2020, for more information.  As such, 
this criterion is met. 
 

Vancouver Urban Growth Area 
 

1.2.3 Ensure coordination of environmental protection, preservation and enhancement programs 
and regulations. 

 
There are no environmentally sensitive or habitat areas on or within the vicinity of 
the site. As such, this policy does not apply. 

 
1.2.5 Restrict amendments to the urban growth boundary to encourage infill development. 
 

The subject parcel is located within with urban growth boundary and will not 
require amendments to the urban growth boundary. 
 

1.2.6 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. 
 

Public services, including sanitary sewer and public water, are immediately 
available to the site from within NE 116th Street. Emergency services and public 
transportation are also available at the site. As such, this policy is met. 
 

1.2.7 Water service should be extended throughout the Vancouver urban area in accordance with 
the timing and phasing established in the Vancouver six-year capital facilities plan. Extension of 
public water service should not be permitted outside the Vancouver urban area. 
 

Water service exists at the site within NE 116th Street, with Clark Public Utilities 
serving as the purveyor. Water service will be extended through the site with any 
future development. As such, this policy is met. 
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1.2.8 Encourage retrofitting areas with sewer and prohibit new development on septic tanks in the 
urban growth area. 
 

There are no existing septic tanks on site. Public sewer exists at the site within NE 
116th Street, with Clark Regional Wastewater District serving as the purveyor. Sewer 
service will be extended through the site with any future development. As such, this 
policy is met. 
 

Goal: Encourage more compact and efficiently served urban forms and reduce the inappropriate 
conversion of land to sprawling, low-density development. 
 
1.3 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. 
 

The site has frontage along two public streets: SR 503 to the west and NE 116th 
Street to the south.  Public sidewalks existing along SR 503, and future 
development of the subject parcel will provide for additional pedestrian circulation 
with connections to the existing sidewalks along NE 116th Street to the east. 
 
Sanitary sewer and water are both available within NE 116th Street along the subject 
parcel’s frontage. 
 
The site is located approximately 800 feet south of Bowyer Marketplace, located at 
the northwest corner of the intersection of NE 119th Street and SR 503, which 
provides for a variety of commercial uses and employment opportunities.  A Shell 
station and convenience store is located approximately 600 feet to the north at the 
southeast corner of the intersection of NE 119th Street and SR 503. 
 
High density residential development is supported by the C-Tran transit stop along 
the subject parcel’s frontage with SR 503. 
 
Adjacent property uses and zoning are as follows: 

 North – Single-family residential uses on Community Commercial zoned 
properties. 

 South (across NE 116th Avenue) – Multi-family residential uses on R-30 
zoned property and preliminarily approved (but yet to be constructed) self-
storage use on Community Commercial zoned property. 

 East – Multi-family residential uses on R-30 zoned property. 
 West (across SR 503) – Prairie High School on Public Facility zoned property 

and commercial uses on Community Commercial zoned properties. 
 

Based on the above, the policy of encouraging higher density residential 
development in an area where urban services exist, that is near an urban 
center (Bowyer Marketplace), along a transit route, and provided in an area 
characterized by other higher density development has been met. 
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1.3.4 Zoning ordinances and other implementing measures shall specify maximum and minimum 
residential densities with the residential zoning districts. 
 

The subject site is approximately 3.45 acres in size. The site will be able meet the 
residential densities and minimum lot dimensions (if applicable) as required by 
section 40.220.020 of the Clark County Code. As such, this policy is met. 
 

Goal: Integrate land uses to reduce sprawl, promote physical activity through active transportation and 
foster neighborhood and community identity. 
 
1.4 Policies 
 

1.4.1 Interrelated uses should generally be encouraged to locate in close proximity of each other: 
 Frequently used commercial activities and the residential areas they serve should be 

allowed and encouraged to locate near to one another. 
 

 Schools or other frequently used public facilities and the residential areas they serve 
should be allowed and encouraged to locate near to one another. 

 
 Commercial, industrial or other employers and the residential areas they serve should be 

allowed and encouraged to locate near to one another, as long as negative impacts from 
non-residential uses on the residential areas are mitigated. 

 
According to the 1994 Clark County Zoning Map, the existing site has had 
the opportunity to develop in a commercial use, and to this point has not.  
There are existing commercial uses and employment opportunities in the 
immediate area to the north, such as Bowyer Marketplace.  Prairie High 
School is located directly across SR 503 from the subject parcel.  As such, 
this policy is met. 
 

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. 
 

The subject site will be able to be developed as part of an identifiable neighborhood 
connecting to the existing neighborhood to the east and south. As such, this policy 
is met. 
 

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

The proposal is to change the Comprehensive Plan designation from Commercial 
and zoning from Community Commercial to an Urban High Density Residential 
Comprehensive Plan designation and R-30 zoning.  As there is a C-Tran transit stop 
directly adjacent to the subject site’s frontage with SR 503, this policy is met. 
 

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

The site has frontage along two public streets: SR 503 to the west and NE 116th 
Street to the south.  Public sidewalks existing along SR 503, and future 
development of the subject parcel will provide for additional pedestrian circulation 
by connecting to the existing sidewalks along NE 116th Street to the east.  NE 116th 
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Street also provides direct pedestrian access to SR 503.  As such, this policy is 
met. 

 
1.4.9 Access to the transit system should be provided. 
 

 Transit stations should be located at major activity centers and along transit streets and 
nodes. 
 

 Neighborhoods and commercial nodes should have access to the public transportation 
system. 

 
 Transit stops should be located within convenient walking distance of residential and 

employment populations. 
 

 Transit shelters should be provided where appropriate. 
 

 Bicycle parking should be included in commercial, industrial and public facility sites. 
 

C-Tran provides transit service to the area with Routes 7 and 47 with a 
transit stop adjacent to the subject parcel’s frontage with SR 503.  As the 
proposal is to rezone the subject to residential zoning, no shelter or bike 
parking are provided. As such, this policy is met. 

 
Chapter 2 – Housing Element 
 
Goals and Policies 
 
Clark County has developed general goals and policies it will use to direct housing 
development. The Clark County Housing policies are as follows: 
 
2.1 Countywide Planning Policies 
 

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

The subject parcel is currently served by multimodal transportation. C-Tran 
provides service to the site and has a bus stop immediately adjacent subject 
parcel’s frontage with SR 503. Sidewalks exist along SR 503 and along NE 116th 
Street east of the site that will be connected to upon site development.  As such, 
this policy is met. 
 

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

Bowyer Marketplace and other commercial uses are located to the north and west 
of the subject parcel providing employment opportunities.  As such, this policy is 
met. 
 

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

The subject parcel has immediate access to public water and sanitary sewer (both 
located within NE 116th Street), stormwater will be infiltrated (based on soils in the 
area and the Applicant’s consultant’s familiarity with other projects in the 
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immediate vicinity), transportation (the site will be accessed from NE 119th Street 
via NE 122nd Avenue to NE 116th Street, fire protection (based on other projects in 
the area there is sufficient fire flow), and schools (children will attend Glenwood 
Heights Elementary, Laurin Middle and Prairie High Schools).  Police and fire 
service are also currently available and the site.  As such, this policy is met. 
 

County 20-Year Planning Policies 
 
Goal: Provide for diversity in the type, density, location and affordability of housing throughout the county 
and its cities. Encourage and support equal access to housing for rental and homeowners and protect 
public health and safety. 
 
2.2 Policies 
 

2.2.1 Ensure that implementation measures recognize variety of family structure. 
 

While the final housing product that will result from the proposed Comprehensive 
Plan and Zone Change is undetermined, the proposed R-30 zoning will allow for 
multi-family residential units such as apartments, townhomes and duplexes. As 
such, this policy is met. 
 

2.2.2 Encourage a variety of housing types and densities, including mixed-use centers, services 
and amenities. 
 

While the final housing product that will result from the proposed Comprehensive 
Plan and Zone Change is undetermined, the proposed R-30 zoning would match the 
adjacent zoning to the east and southeast and would allow for multi-family 
residential units such as apartments, townhomes and duplexes. As such, this 
policy is met. 
 

2.2.4 Develop a fair share housing allocation that provides low and moderate income housing 
targets for cities and urban growth areas. The program should include a housing inventory, 
incentives and financing mechanisms. 
 

The proposed Comprehensive Plan and Zone Change would allow for high-density 
residential development.  This will provide for low- and medium-income multi-family 
housing.  As such, this policy is met. 
 

2.2.5 Preserve the character of stable residential neighborhoods through selective and innovative 
zoning techniques. 
 

The proposed zone change to residential would preserve the character of the 
established residential neighborhood that is immediately adjacent to the site. 
Commercial development as permitted under the current Community Commercial 
zone would significantly change the character of the surrounding neighborhood, 
particularly with added vehicular trips associated with the circuitous route to 
access the subject parcel along local access and neighborhood circulator 
roadways through residential neighborhoods.  As such, this policy is met. 
 

2.2.6 Encourage a variety of housing types and densities in residential neighborhoods. 
 

While the final housing product that will result from the proposed annual review 
and zone change is undetermined, according to CCC Table 40.220.020-1, a variety 
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of housing types, sizes and densities are permitted, including duplex dwellings, 
multi-family dwellings, adult family homes, assisted living facilities, and 
townhouses are allowed in the proposed R-30 zone.  Additionally, residential care 
home and facilities, and staffed residential homes are allowed as conditional uses 
(CCC Table 40.220.020-1).  Residential densities in the R-30 zone range from 18-30 
residential units per acre.  As such, this policy is met. 
 

2.2.8 Assure that policies, codes and ordinances promote neighborhood designs that are 
pedestrian and transit friendly and discourage reliance upon the automobile. 
 

Public sidewalks existing along SR 503, and future development of the subject 
parcel will provide for additional pedestrian circulation by connecting to existing 
sidewalks to the east.  Additionally, a C-Tran transit stop is located along the 
subject parcel’s frontage with SR 503.  The methods of public transit, pedestrian, 
and cycling options create an ease of use for transportation options that do not rely 
on the automobile. As such, this policy is met. 
 

Goal: Support diversity in the mix of housing types in the community, while improving home 
ownership tenure. 
 
2.7 Policies 
 

2.7.1 Provide opportunities for new development to occur. There shall be no more than 75 
percent of any single product type of housing in any jurisdiction (e.g., single-family detached 
residential). Strategies to achieve these opportunities include but are not limited to: 

 Minimum density for single family. These should average: eight dwelling units per acre 
within the Vancouver urban growth area, six units per acre with the Battle Ground, 
Camas, Ridgefield and Washougal urban growth area and four units per acre within the 
La Center urban growth area. 
 

According to the Clark County Buildable Lands Report (June 2015 Amended) 
between the years of 2006 and 2014 the unincorporated portion of the 
Vancouver Urban Growth Area achieved a 79% single-family and 21% multi-
family residential split which exceeds the County-wide planning policy of no 
more than 75% of the new housing stock of a single product type.  Rezoning 
the commercially zoned portion of the subject parcel to R-30 will move the 
county closer to their policy of increasing multi-family residential 
development to bring the 75% policy closer to fruition.  
 
According to the Clark County Buildable Lands Report (June 2015 Amended) 
there is an overall density of 5.7 residential units per acre for both single- 
and multi-family residential development. Rezoning the commercially zoned 
portion of the subject parcel to R-30 will move the county closer to their goal 
of 8 dwelling units per acre.  As such, this policy is met. 
 

 Provisions for Accessory Dwelling Units. 
 

According to CCC 40.260.020(B)(1), accessory dwelling units are only 
allowed within multi-family zoned parcels with an existing single-family 
dwelling.  As there are no existing single-family dwellings on the subject 
parcel, this policy does not apply. 
 

 Provision for duplexes in single family. 
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The proposed Comprehensive Plan and Zone Change Annual Review is for a 
change from Commercial to Urban High Density Residential.    As such, this 
policy does not apply. 
 

 Provisions for townhouses/row houses. 
 

While the final housing product that will result from the proposed annual 
review and zone change is undetermined, according to CCC Table 
40.220.020-1, townhouses are allowed in the proposed R-30 zone.  As such, 
this policy is met. 
 

 Allowance of manufactured home parks. 
 

While the final housing product that will result from the proposed annual 
review and zone change is undetermined, according to CCC Table 
40.220.020-1, manufactured home parks are allowed in the proposed R-30 
zone.  As such, this policy is met. 

  
 Provision for diversified housing types allowed as part of a Planned Unit Development. 

 
Planned Unit Developments are allowed in the proposed R-30 zone, allowing 
for a diversity of housing types. As such, this policy is met. 
 

 Recognition of the flexibility allowed in housing types as part of a Mixed Use 
Development (e.g. living units above commercial areas). 

 
The proposed zone change is from Commercial to Urban High Density 
Residential. As such, his policy does not apply. 
 

 Recognition of Assisted Living Units as a housing type. 
 

While the final housing product that will result from the proposed annual 
review and zone change is undetermined, according to CCC Table 
40.220.020-1, assisted living facilities are allowed in the proposed R-30 zone.  
As such, this policy is met. 
 

 Provision for diversified housing types allowed as part of a mixed use development. 
 

The proposed zone change is from Commercial to Urban High Density 
Residential.   As such, this policy does not apply. 
 

 Recognition of Senior Housing Units as a housing type. 
 

While the final housing product that will result from the proposed annual 
review and zone change is undetermined, according to CCC Table 
40.220.020-1, senior housing units, such as residential care homes and 
facilities, family day care centers, adult family homes, assisted living 
facilities and staffed residential homes are permitted or Conditional Uses in 
the proposed R-30 zone.  As such, this policy is met. 
 

2.7.3 Encourage housing that is created using the principles of Universal Design. 
 

129



  Page 17 of 35 

Any housing development that results from the approval of this annual review and 
zone change will have housing built that meets the requirements of Clark County 
Code. This policy is met. 
 

Chapter 9 – Economic Development Element 
 
Goals and Policies 
 
9.0 Clark County Economic Development Vision Statement: 
“Clark County will grow as a high-wage economy that creates jobs at a rate in excess of population 
growth and an increasing percentage of the population will both live and work in Clark County. There will 
be an emphasis on emerging clusters that have a significant knowledge-based component. 
 
9.1 Countywide Planning Policies 
 

9.1.1 The county and cities will demonstrate their commitment to long-term economic growth by 
promoting a diverse economic base, providing opportunity for all residents, including unemployed 
and disadvantaged persons. Growth which helps to measurably raise the average annual wage 
rate of community residents and preserves the environmental quality and livability of our 
community, is viable growth and will improve the lifestyle of Clark County residents. 
 

While the proposed Comprehensive Plan and Zone Change Annual Review will 
change the commercially zoned portion of the subject parcel to high-density 
residential, it is not likely to have an impact on the long-term economic growth in 
the County. Without housing, it is potentially more difficult to attract a labor force. 
Providing more affordable multi-family housing will improve opportunities for 
added employment in Clark County by better providing workforce housing 
opportunities.  Please refer to the Market Analysis for Proposed Promenade North 
Land Use Re-designation memorandum, as provided by E.D. Hovee & Company, 
LLC, included in this application.  As such, this policy is met. 
 

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. 
 

While the proposed Comprehensive Plan and Zone Change Annual Review will 
change the commercially zoned portion of the subject parcel to high-density 
residential, it is not likely to have an impact on the long-term economic growth in 
the County. Without housing, it is potentially more difficult to attract a labor force. 
Providing more affordable multi-family housing will improve opportunities for 
added employment in Clark County by better providing workforce housing 
opportunities.  Employers are more likely to expand to areas that have adequate 
and appropriately priced housing.  Please refer to the Market Analysis for Proposed 
Promenade North Land Use Re-designation memorandum, as provided by E.D. 
Hovee & Company, LLC, included in this application.  As such, this policy is met. 
 

9.1.7 The county and cities will plan for long-term economic growth, which enhances the capacity 
of existing air shed for job-generating activities. 
 

While the proposed Comprehensive Plan and Zone Change Annual Review will 
change the commercially zoned portion of the subject parcel to high-density 
residential, it is not likely to have an impact on the long-term economic growth in 
the County. Without housing, it is potentially more difficult to attract a labor force. 
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Providing more affordable multi-family housing will improve opportunities for 
added employment in Clark County by better providing workforce housing 
opportunities.  Employers are more likely to expand to areas that have adequate 
and appropriately priced housing.  Please refer to the Market Analysis for Proposed 
Promenade North Land Use Re-designation memorandum, as provided by E.D. 
Hovee & Company, LLC, included in this application.  As such, this policy is met. 
 

9.1.8 The county and cities will provide for orderly long-term commercial and industrial growth 
and an adequate supply of land suitable for compatible commercial and industrial development. 
 

While the proposed Comprehensive Plan and Zone Change Annual Review will 
change the commercially zoned portion of the subject parcel to high-density 
residential, the subject site can be considered a secondary or tertiary site for 
commercial development due to the lack of direct vehicular access to SR 503 and 
the circuitous route through residential neighborhoods required to access the site. 
The subject parcel has also remained undeveloped since 1994.  It is unlikely that 
the proposed zone change will impact the long-term supply of suitable commercial 
land.  As such, this policy is met. 
 

9.1.9 The county and cities will encourage the recruitment of new business employers to absorb 
the increasing labor force and to supply long-term employment opportunities for county's 
residents who are currently employed outside of the State. 
 

While the proposed Comprehensive Plan and Zone Change Annual Review will 
change the commercially zoned portion of the subject parcel to high-density 
residential, employers wanting to expand or relocate are looking for areas that have 
adequate and appropriately priced housing. The subject parcel is not a viable site 
for commercial development because of the lack of vehicular access directly off of 
SR 503 and/or direct access from SR 503 to NE 116th Street.  As such, this policy is 
met. 
 

9.1.12 Encourage use of a multi-modal transportation system that facilitates the reduction of 
travel times and reduces the need for additional road construction within the region. 
 

The subject parcel is along a C-Tran transit route, Routes 7 and 47, and has a C-
Tran bus stop adjacent to the subject parcel’s frontage along SR 503.  Additionally, 
sidewalks exist along SR 503 and the east side of NE 116th Street that future 
development on the site would connect to.  As such, this policy is met. 
 

County 20-Year Planning Policies 
Unincorporated County 
 
The following goals and policies are not countywide and apply only to the unincorporated 
areas. 
 
Goal: Provide commercial and industrial employment opportunities to meet the needs of Clark 
County citizens. 
 
9.2 Policies 
 

9.2.1 Encourage long-term business investments that generate net fiscal benefits to the region, 
protect environmental quality and are consistent with the objective of higher wage jobs for Clark 
County residents. 
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The subject parcel is not a viable site for commercial development because of the 
lack of vehicular access directly off SR 503 and/or direct access from SR 503 to NE 
116th Street, as well as a circuitous route to access the site through residential 
neighborhoods.  Please refer to the Market Analysis for Proposed Promenade North 
Land Use Re-designation memorandum, as provided by E.D. Hovee & Company, 
LLC, included in this application.  As such, this policy does not apply. 
 

9.2.3 Promote a diverse economic base, providing economic opportunity for all residents. 
 

According to the 1994 Clark County Zoning Map, the site has remained vacant since 
being zoned Community Commercial in 1994.  The subject parcel is not a viable site 
for commercial development because of the lack of vehicular access directly off SR 
503 and/or direct access from SR 503 to NE 116th Street, as well as a circuitous 
route to access the site through residential neighborhoods.  As such, this policy 
does not apply. 
 
 

Goal: Provide contextually-appropriate commercial sites adequate to meet a diversity of needs for retail, 
service and institutional development in Clark County. 
 
9.4 Policies 
 

9.4.1 In cooperation with local jurisdictions, maintain an adequate supply of commercial lands 
within designated urban growth areas, based on average absorption rates of the last five years 
plus an appropriate market factor. 

 
 Designate sufficient commercial land for the 20-year planning period, located within 

designated urban growth areas; 
 

 Discourage removal of commercial land from the inventory that results in a less than 
10-year supply of commercial sites; 

 
 Update inventories of commercial lands at least every ten years; and, 

 
 Encourage infill and redevelopment of underutilized commercial sites. 

 
According to the 1994 Clark County Zoning Map, the site has remained 
vacant since being zoned Community Commercial in 1994.  The subject 
parcel is not a viable site for commercial development because of the lack of 
vehicular access directly off SR 503 and/or direct access from SR 503 to NE 
116th Street, as well as a circuitous route to access the site through 
residential neighborhoods.  Conversion from a commercial zone to a 
residential zone will not affect the 10-year supply of suitable commercial 
sites in Clark County.  As such, this policy does not apply. 
 

9.4.2 Locate convenience-oriented retail and service developments adjacent to residential 
neighborhoods; encourage small-scale neighborhood commercial uses directly within residential 
areas. 
 

According to the 1994 Clark County Zoning Map, the site has remained vacant since 
being zoned Community Commercial in 1994.  The subject parcel is not a viable site 
for commercial development because of the lack of vehicular access directly off SR 
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503 and/or direct access from SR 503 to NE 116th Street, as well as a circuitous 
route to access the site through residential neighborhoods.  Conversion from a 
commercial zone to a residential zone will not affect the 10-year supply of suitable 
commercial sites in Clark County.  As such, this policy does not apply. 
 

9.4.3 Encourage commercial and mixed-use developments located on current or planned transit 
corridors; encourage transit-oriented site planning and design. 
 

According to the 1994 Clark County Zoning Map, the site has remained vacant since 
being zoned Community Commercial in 1994.  While it is located along a transit 
corridor and has a C-Tran transit stop adjacent to its frontage with SR 503, WSDOT 
has indicated that direct vehicular access is prohibited from SR 503 and that direct 
vehicular access is prohibited to NE 116th Street.  As such, the subject parcel is not 
a viable site for commercial development because of the lack of vehicular access 
directly off SR 503 and/or direct access from SR 503 to NE 116th Street, as well as a 
circuitous route to access the site through residential neighborhoods.  Conversion 
from a commercial zone to a residential zone will not affect the 10-year supply of 
suitable commercial sites in Clark County.  As such, this policy does not apply. 
 

Chapter 10 – School Element 
 
Goals and Policies 
 
10.1 Countywide Planning Policies 
 

10.1.1 The county and each city shall give full consideration to the importance of school facilities 
and encourage development of sustainable learning environments through the adoption and 
implementation of county and city comprehensive land use plan policies and development 
regulations. 
 

There is an existing public high school located directly across SR 502 from the 
subject parcel.   The proposed Comprehensive Plan and Zone Change Annual 
Review will allow for a development more suited to being adjacent to a high school. 
School impact fees will be paid with future development to help offset the impact of 
additional students added to the school system. 
 

10.1.4 Large residential development should confer with school districts on school impacts. 
 

While the final housing product that will result from the proposed annual review 
and zone change is undetermined, once the number of proposed residential units is 
known, the Battle Ground School District will be notified of the development to 
ensure students have safe access to schools.  Additionally, school impact fees will 
be paid with future development to help offset the impact of additional students 
added to the school system.  As such, this policy will be met upon future 
development. 
 

County 20-Year Planning Policies 
 
Goal: Support co-locating facilities where co-location is feasible and provides more efficient use of public 
facilities. 
 
10.3 Policies 
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10.3.3 Develop pedestrian and bicycle corridors between schools and housing, within 
neighborhoods and rural centers. 
 

While RCW 58.17 requires residential subdivisions to provide safe walking routes to 
schools for children that will walk to school (typically within a 1-mile radius of the 
school), future multi-family residential development will also provide for safe 
walking routes to schools. Pedestrian facilities will be constructed with a new 
residential development that will allow the connection from the subject parcel to the 
sidewalk along SR 503 to provide a safe walking route up to NE 119th Street to 
access Prairie High School across the street if permitted by the Battle Ground 
School District.  If children choose to ride bicycles, they can use the same 
sidewalks to get to the high school if permitted by the Battle Ground School 
District. As Glenwood Heights Elementary and Lauren Intermediate Schools are 
more than 1 mile away from the subject parcel, students would be bussed.  As 
such, this policy is met. 
 

Goal: Require new development that places added demands on school facilities to pay a portion 
of the cost for school facilities through impact fees or other alternative mechanisms authorized 
by State Law. 
 
10.5 Policies 
 

10.5.1 Provide for the use of School Impact Fees as a funding source for school capital facilities. 
 

A residential development that will result from the proposed zone change will 
provide school impact fees to the school district. As such, his policy is met. 

 
 
 
 
CLARK COUNTY UNIFIED DEVELOPMENT CODE (Applicant’s responses are shown 
in bold text) 
 
Title 40 – Clark County, Washington, Unified Development Code 
 
SUBTITLE 40.2 LAND USE DISTRICTS 
 
Chapter 40.220 Urban Residential Districts 
 
40.220.020 Residential and Office Residential Districts (R, OR) 

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. 
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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. 

The site has frontage along two public streets: SR 503 to the west and NE 
116th Street to the south.  While direct vehicular access is prohibited from SR 
503 by WSDOT because of an existing C-Tran bus top along the subject 
parcel’s frontage, as well as to NE 116th Street from SR 503, vehicular access 
is provided via NE 119th Street to southbound NE 122nd Avenue to 
westbound NE 116th Street.  Public sidewalks existing along SR 503, and 
future development of the subject parcel will provide for additional 
pedestrian circulation by connecting to existing sidewalks along NE 116th 
Street to the east. 
 
Sanitary sewer and water are both available within NE 116th Street along the 
site’s frontage. 
 
The site is located approximately 800 feet south of Bowyer Marketplace, 
located at the northwest corner of the intersection of NE 119th Street and SR 
503, which provides for a variety of commercial uses.  A Shell station and 
convenience store is located approximately 600 feet to the north at the 
southeast corner of the intersection of NE 119th Street and SR 503. 
 
The site is split zoned with Community Commercial zoning on the western 
approximately 4/5th of the site (with a Commercial Comprehensive Plan 
designation) with the balance zoned R-30 (with an Urban High Density 
Residential Comprehensive Plan designation).  Adjacent property zoning 
and uses are as follows: 

 North – Single-family residential uses on Community Commercial 
zoned properties. 

 South (across NE 116th Avenue) – Multi-family residential uses on R-
30 zoned property and preliminarily approved (but yet to be 
constructed) self-storage use on Community Commercial zoned 
property. 

 East – Multi-family residential uses on R-30 zoned property. 
 West (across SR 503) – Prairie High School on Public Facility zoned 

property and commercial uses on Community Commercial zoned 
properties. 

 
Based on the above, this standard is met. 

 
C. Development Standards. 
 

1. New lots and structures and additions to structures subject to this chapter shall comply with 
the applicable standards for lots, building height and setbacks in Tables 40.220.010-2 and 
40.220.010-3, subject to the provisions of Chapter 40.200 and Section 40.550.020. 

 
Table 40.220.020-2. Lot Requirements for Multifamily and Office Residential 

Developments 
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Zoning District 
Min. – Max. 

Residential Density 
(d.u./acre) 

Minimum Lot 
Area (sq. ft.) 

Minimum Lot 
Width (feet) 

Minimum Lot 
Depth (feet) 

R-12 8 – 12 4,000 40 80 

R-18 12 – 18 4,000 40 80 

R-22 15 – 22 4,000 40 80 

R-30 18 – 30 4,000 40 80 

R-43 20 – 43 4,000 40 80 

OR-15 8 – 15 10,000 50 90 

OR-18 12 – 18 10,000 50 90 

OR-22 15 – 22 10,000 50 90 

OR-30 18 – 30 10,000 50 90 

OR-43 22 – 43 10,000 50 90 
 
 

Table 40.220.020-3. Setbacks, Lot Coverage and Building Height for Multifamily and 
Office Residential Developments 

Zoning 
District 

Minimum Setbacks1,5 

Max. Lot 
Coverage 

Max. 
Bldg. 

Height 
(feet) 

Front2 (feet) 

Side3,4 

Rear3,4 (feet) 

Between 
Bldgs. 
on Site 
(feet) 

Street 
(feet) 

Interior (feet) 

Multifamily Duplex 

R-12, R-
18, R-22, 
R-30, R-
43 

18 to garage 
front, 10 to 
living space 

10 10 5 20 8 50% 50 

OR-15, 
OR-18, 
OR-22, 
OR-30, 
OR-43 

18 to garage 
front, 10 to 
living space 

10 10 10 15 8 50% 50 

 
The subject site is approximately 3.45 acres in gross area. Based on the gross area, the R-
30 density range would provide for a range of 63 to 103 multi-family residential units.  As 
single-family detached residential uses are not permitted in the R-30 zone, any proposed 
single-family attached dwellings, multi-family dwellings or duplex dwellings will be 
required to meet these standards and density. As such, his standard is met. 

 
SUBTITLE 40.5 PROCEDURES 
 
Chapter 40.500 Overview of Procedures 
 

The Applicant proposes a Comprehensive Plan and Zone Change on the portion of the 
parcel with a Commercial Comprehensive Plan designation (and Community Commercial 
zoning) to Urban High Density Residential (and R-30 zoning) to match that of the eastern 
portion of the site.  The Annual Review and Zone Change process requires a Type IV 
decision-making procedure and public notice of the application. 
 

Chapter 40.560 Plan and Code Amendments 
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40.560.10 an Amendment Procedures 
 

B.  Overall Method of Review.  
 
Proposed plan amendments that are submitted for review shall be subject to the applicable 
criteria of this section. The review shall be processed by Type IV procedures in Section 
40.510.040. Applications for plan map amendments are generally processed in conjunction 
with concurrent rezone requests. Zoning map amendments must be to a zone corresponding 
to the requested comprehensive plan map designation. Concurrent zoning map amendments 
must meet all the approval criteria of this chapter and zone changes consistent with the 
comprehensive plan map shall be considered subject to the approval criteria of Section 
40.560.020. 

 
This narrative is part of a Type IV application for a Comprehensive Plan and Zone 
Change Annual Review. All materials required by code, and as required in the pre-
application conference report, are included. As such, this standard is met. 

 
C. Applicability. 

 
The criteria and requirements of this section shall apply to all applications or proposals for 
changes to the comprehensive plan text, policies, map designations, zoning map or 
supporting documents. For the purposes of establishing review procedures, criteria and 
timelines, amendments shall be distinguished as follows: 
 
2.  Comprehensive plan map changes not involving a change to UGA boundaries; 
 

This application is for an Annual Review with associated Zone Change and 
does not involve changes to the UGA boundaries. As such, this standard is 
met. 

 
D. Plan Map Changes – Procedure. 

 
2. Site-specific plan map amendments (annual reviews) requested by private parties shall be 

considered legislative actions, subject to Type IV procedures of Section 40.510.040. 
 

This narrative is part of a Type IV application for Comprehensive Plan and 
Zone Change Annual Review requested by a private party. All materials 
required by code, and as required in the preapplication conference report, 
are included. As such, this standard is met. 
 

3. Submittal Requirements and Timelines of the Annual Review. All applications for site-
specific plan map amendments not involving a change to UGA boundaries requested by 
parties other than the county shall be submitted as follows: 
 

a. Between October 1st and November 30th, applicants shall submit a pre-
application form containing all of the following information: 
 

(1) The pre-application fee, as specified in county fee ordinance; 
(2) Application form signed by the owner(s) of record; 
(3) Description of request; 
(4) GIS packet; 
(5) Related or previous permit activity; and 
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(6) A statement on how the plan/zone change request is consistent 
with all of the applicable policies and criteria in the comprehensive 
plan and this chapter. 

 
b. Between October 15th and December 31st, county staff and applicants shall 

complete pre-application meetings. 
 

The Applicant submitted a pre-application to the County on November 
26, 2019 and a preapplication conference was held on December 18, 
2019.  As such, this standard is met. 
 

c. Between January 1st and January 31st, applicant shall submit an application form 
containing all of the following, including the information required by Section 
40.510.030(C)(3): 
 

(1) The applicable comprehensive plan and rezone application fees; 
(2) SEPA checklist and applicable fee; 
(3) Copy of deed, real estate contract or earnest money agreement; 
(4) A full analysis of how the plan/zone change request is consistent 

with the applicable policies and criteria in the comprehensive plan 
and this chapter; 

(5) A market analysis and a transportation analysis; and 
(6) Any additional information the applicant believes is necessary to 

justify the amendment. 
 

This narrative is part of a Type IV application for Comprehensive Plan 
and  Zone Change Annual Review and has been submitted by January 
31st, 2020. All materials required by code, and as required in the pre-
application conference report, are included. As such, this standard is 
met. 
 

4. Annual review applications will not be accepted for properties within an urban growth 
boundary which are in the process of being annexed. 
 

The subject site is not currently in the process of being annexed. As such, 
this standard is met. 
 

G. Criteria for All Map Changes. 
 

Map changes may only be approved if all of the following are met: 
 
1. The proponent shall demonstrate that the proposed amendment is consistent with the 

Growth Management Act and requirements, the countywide planning policies, the 
community framework plan, comprehensive plan, city comprehensive plans, 
applicable capital facilities plans and official population growth forecasts; and 
 

Clark County Comprehensive Plan 
 

The plan map change is consistent with the Growth Management Act 
because it will encourage development in an urban area where public 
facilities exist; it will help reduce urban sprawl by developing high density 
residential uses in a location immediately adjacent to other high density 
residential; and it will allow the Applicant to provide in-demand housing for 

138



  Page 26 of 35 

low- and middle-class wage earners. The plan map change is consistent with 
the Community Framework Plan and Comprehensive Plan because it is 
consistent with the size and character of neighboring parcels in this region 
(particularly those located to the east and southeast); will acknowledge the 
existing residential character of the surrounding community; help to meet 
the density goals of Clark County; provide in-demand housing for low—and 
middle-income wage earners; provide for an adequate supply of affordable 
and attainable housing; provide said housing in areas close to places of 
employment; provide housing along public transit routes; and provide 
housing designed to meet the needs of people with special needs by 
providing accessible multi-family dwelling units. The plan map change is 
consistent with the capital facilities plan because all capital facilities and 
utilities are currently available at the site and can be expanded to meet the 
needs of a high-density residential zone. The plan map change is consistent 
with the official population growth because the Comprehensive Plan states 
Clark County is anticipated to need an additional 48,340 households by the 
year 2035 and this plan change will help meet the needs of the growing 
County by increasing the number of available housing units.  Therefore, this 
criterion is met. 

 
City Comprehensive Plan 
 
While the subject parcel is located within the Vancouver Urban Growth 
Boundary, there are no applicable city comprehensive plans as the site is 
located outside of any city boundaries. 
 
Capital Facilities Plan  
 
The application is consistent with applicable capital facilities plans because 
urban services, including public water and sanitary sewer, are immediately 
available to the subject parcel.   
 
Population Growth Forecasts 
 
Clark County has seen a steady increase in population growth over the past 
20 years, with current trends anticipated to continue.  As such, high density 
residential housing needs will continue to increase.  This application 
contemplates this continued need for affordable housing for an ever-
increasing county population and in order to meet Clark County’s residential 
density goals. 
 

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

Urban High Density Residential locational criteria per the Clark County 
Comprehensive Plan is as follows: 

 
Urban High Density Residential (UH)  
These areas provide for the highest density housing in the urban area with 43 units 
per gross acre. Minimum densities assure that these areas build out to the density 
planned, ensuring that the urban areas accommodate anticipated residential 
needs including assisted living facilities. Areas with this designation shall be 
located in transit corridors and near commercial and employment centers to 
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provide demand for commercial and transportation services while providing easy 
access to employment. Institutions and public facilities are allowed in this zone 
under certain conditions. Base zones in this designation are the R-30 and R-43. 
Where Offices are determined to be appropriate, Office Residential OR-30 and 
OR-43 zones can be applied in this designation. 

 
The application is consistent with the location criteria for Urban High 
Density Residential as found in Chapter 1 of the Clark County 
Comprehensive Plan.  The site is located along a transit corridor (SR 
503 with a C-Tran bus stop immediately adjacent to the subject 
parcel’s frontage) and is near commercially-zone parcels and a 
commercial center (Bowyer Marketplace located at the northwest 
corner of the intersection of NE 119th Street and SR 503).  While 
vehicular access would not be provided directly from SR 503, 
vehicular access would be provided from NE 119th Street to NE 122nd 
Avenue, then south to NE 116th Street. 

 
Community Commercial locational criteria per the Clark County Comprehensive 
Plan is as follows: 

 
Community Commercial (CC)  
A commercial center area provides services to several neighborhoods in urban 
areas of Clark County and is implemented with the Community Commercial zone. 
New community commercial areas should generally be between five and 20 acres 
in size, spaced two to four miles from similar uses or zones, serve a population of 
10,000 to 20,000, locate at minor or major arterial crossroads and serve a primary 
trade area between 2 to 4 miles. 

 
The current Comprehensive Plan designation of the majority of the 
subject parcel of Commercial and zoning of Community Commercial 
does not meet the locational criteria with regard to site access.  The 
subject parcel is not located along a minor or major arterial.  While 
the site is located along SR 503 (a State Route), recent access 
limitations associated with an adjacent project imposed by 
Washington State Department of Transportation (WSDOT) does not 
allow direct vehicular access onto NE 116th Street from SR 503, or 
access from NE 116th Street onto SR 503 (refer to Washington State 
Department of Transportation memorandum dated December 31, 
2008), which would provide direct vehicular access to any commercial 
development.  Direct driveway vehicular access onto SR 503 runs 
contrary to WSDOT’s limited access policy.  Additionally, a C-Tran 
bus stop directly abuts the site along SR 503, preventing direct 
driveway access off of SR 503.  As such, re-zoning the subject parcel 
to be wholly contained within the Urban High Density Residential 
designation better meets the locational criteria. 

 
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; and 
 

The site is not only suitable for the proposed designation as it meets the 
locational criteria above, but it is also located adjacent to other R-30 zoned 
properties.  A review of the subarea surrounding the intersection of NE 119th 
Street and SR 503 shows the majority of residential zoning in the area as 
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single-family residential zoning designations or Mixed Use (in addition to the 
block of R-30 zoned parcels from the subject parcel to NE 128th Avenue, and 
from NE 119th Street do NE 114th Street).  Other zoning designations in the 
area consist of Community Commercial, Light Industrial, Public Facilities 
(Prairie High School) or properties contained with an Urban Reserve Overlay.  
Therefore, there is a lack of Urban High-Density Residential parcels within 
the vicinity. 
 

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; and 
 

The proposed plan map amendment responds to a substantial change in 
conditions applicable to the area within which the subject property lies.  As 
part of a recent project located to the south of the subject parcel 
(Promenade), WSDOT has indicated that they will not allow vehicular traffic 
to access NE 116th Street except for emergency vehicles (refer to 
Washington State Department of Transportation memorandum dated 
December 31, 2008).  This access is shown as a proposed arterial on the 
Clark County Arterial Atlas.  However, because of WSDOT’s limited access 
policy, they have indicated that NE 116th Avenue will never be allowed as a 
full vehicular access.  As such, the direct vehicular access to the subject 
parcel from SR 503 necessary to support any commercial uses is prohibited.  
Circuitous routes to access commercial uses, such as would be necessary 
to access this parcel, runs contrary to the county’s policy of providing 
reduced vehicular trips or distance traveled to access commercial uses. 
 
The plan map amendment also better implements applicable comprehensive 
plan policies than the current map designation for the majority of the subject 
parcel as it will allow for high density residential housing needs.  This 
implements the Comprehensive Plan goal of encouraging more compact and 
efficiently served urban forms, reduces the amount of land to low-density 
development, and moved the county closer to its residential density goals. 
 

5. 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. 
 

The subject parcel has immediate access to public water and sanitary sewer 
(both located within NE 116th Street), stormwater will be infiltrated (based on 
soils in the area and the Applicant’s consultant’s familiarity with other 
projects in the immediate vicinity), transportation (the site will be accessed 
from NE 119th Street via NE 122nd Avenue to NE 116th Street, fire protection 
(based on other projects in the area there is sufficient fire flow), and schools 
(children will attend Glenwood Heights Elementary, Laurin Middle and Prairie 
High Schools).   
 

H. Additional Criteria for Commercial Map Changes. 
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Amendments to the plan map for designation of additional commercial land or for changing the 
zoning from one commercial district to another shall meet the following additional requirements: 
 

The proposed plan map change is from commercial to residential. As such, this 
criterion does not apply. 
 

I. Additional Criteria for Rural Map Changes. 
 

The proposed plan map change is within the urban growth area. As such, this 
criterion does not apply. 
 

J. Additional Criteria for Rural Major Industrial Map Changes. 
 

The proposed plan map change is from commercial to residential, within the urban 
growth area.  As such, this criterion does not apply. 
 

K. Rezones/Zone Changes. Rezone applications considered with a plan map amendment 
request shall be reviewed consistent with the plan matrix table and according to the 
procedures and timing specifications for plan map amendment specified in this section and 
shall comply with Section 40.560.020 and Chapter 40.510. Rezone applications proposing a 
change from urban holding to an urban zoning district that is consistent with the 
comprehensive plan map designation shall be processed through a Type IV process initiated 
by the county and consistent with the procedures and criteria identified in the special 
implementation procedures section in Chapter 13 of the comprehensive plan. See also 
Section 40.560.020(G). 
 

This narrative is part of a Type IV application for a Comprehensive Plan and Zone 
Change Annual Review. All materials required by code, and as required in the pre-
application conference report are included. As such, this criterion is met. 
 

L. Mixed Use Designation Zone Change Requests 
 

The proposed zone change is from commercial to residential. As such, this 
criterion does not apply. 
 

M. Additional Required Criteria Specific to Urban Growth Area (UGA) Boundary Map Changes. 
 

The proposed plan map change is from commercial to residential within the UGA. 
As such, this criterion does not apply. 
 
 

T.   Cumulative Impact. 
 
In reviewing all prospective comprehensive plan changes, the county shall analyze and assess 
the following to the extent possible: 
 

1. The cumulative impacts of all plan map changes on the overall adopted plan, plan 
map and relevant implementing measures, and adopted environmental policies; 
 

As previously discussed, the proposed zone change from CC to R-30 will 
have minimal impact on the overall adopted plan. The zone change will help 
the county reach the overall residential density goal for the county, while 
providing the multi-family housing employers look for. There are no 
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environmentally sensitive areas on or adjacent to the site, therefore there 
will be no impact to adopted environmental policies. 
 

2. The cumulative land use environmental impacts of all applications on the applicable 
local geographic area and adopted capital facilities plans; and 
 

There are no environmentally sensitive areas on or adjacent to the site. As 
such, there will be no impact to adopted environmental policies. All required 
capital facilities currently exist at the site, therefore there will be minimal 
impact on the capital facilities plan. 
 

3. Where adverse impacts are identified, the county may require mitigation. Conditions 
which assure that identified impacts are adequately mitigated may be proposed by the 
applicant and, if determined to be adequate, imposed by the county as a part of the 
approval action. 
 

No adverse impacts are anticipated to occur from the approval of this 
Comprehensive Plan and Zone Change Annual Review application. 
 

U.   Fees. 
 

All applicable fees have been, or will be, paid by the Applicant. This standard is  
met. 
 

40.560.020 Changes to Districts, Amendments, Alterations 
 

A. Procedure, General. The UDC may be amended in any of the following ways: 
 

2.   By changing the boundaries of districts through a Type IV comprehensive plan map  
and zoning map amendment pursuant to Section 40.560.010; or 

 
The proposed application is for a Comprehensive Plan and Zone Change 
Annual Review. This narrative is part of a Type IV application submitted for 
this purpose. The Applicant proposes a Comprehensive Plan and Zone 
Change on the portion of the parcel with a Commercial Comprehensive Plan 
designation (and Community Commercial zoning) to Urban High Density 
Residential (and R-30 zoning) to match that of the eastern portion of the site.   
As such, this standard is met. 
 

B. Application. 
 

2.   An application for amendment by a property owner or his authorized agent shall  
be filed with the responsible official. The application shall be made on forms provided 
by the county, accompanied by a site plan drawn to scale showing the property 
involved and adjacent land. A fee shall be paid to the county at the time of filing the 
application in accordance with the provisions of the county fee schedule. 

 
The Applicant has submitted a Type IV application with the appropriate fees 
paid to the County. As such, this standard is met. 
 

C.    Public Hearings.  
 

2.  Type IV Text Amendments. 
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a.  Before taking final action on a proposed amendment, the planning  

commission shall hold a public hearing thereon. After receipt of the report 
on the amendment from the planning commission, the board shall hold a 
public hearing on the amendment. Public hearings by the planning 
commission shall be held in accordance with the provisions of Section 
40.510.040. 
 

A public hearing will be held for this Annual Review and Zone  
Change application. As such, this standard is met. 

 
E.    Rezone Agreements. 
 

2.    Concomitant Rezone Agreements. 
 

b. Applicability. This agreement process will not generally be used for rezones 
to R1-6, R1-7.5, R1-10 or R1-20. It may, however, be used for any situation 
where extraordinary potential adverse impacts from a proposed rezone 
may be neutralized by the agreement. The agreement process may be 
employed for rezones in sensitive geographic areas such as critical 
transportation corridors. The agreement process will generally be used for 
rezones to commercial, industrial, and non-single-family residential not 
specifically identified by the comprehensive plan map. Airport zoning shall 
also generally be by concomitant rezone agreement. The intent is that 
concomitant rezone agreements shall only be used when normal review 
and approval procedures are not adequate to resolve the specific issues 
involved in the rezone proposal. 

 
A concomitant rezone agreement is not requested. 

 
G.    Approval Criteria. 
 
Zone changes may be approved only when all of the following are met: 
 

1. Requested zone change is consistent with the comprehensive plan map designation. 
 

This application is for a Comprehensive Plan and Zone Change Annual 
Review. When approved, the annual review will change the comprehensive 
plan map designation on the Commercial Comprehensive Plan designated 
portion of the site to Urban High Density Residential. This will make the zone 
change consistent with the comprehensive plan map designation.  This 
standard is met. 
 

2. The requested zone change is consistent with the plan policies and locational criteria 
and the purpose statement of the zoning district. 

 
Urban High Density Residential locational criteria is as follows: 

 
Urban High Density Residential (UH)  
These areas provide for the highest density housing in the urban area with 43 units 
per gross acre. Minimum densities assure that these areas build out to the density 
planned, ensuring that the urban areas accommodate anticipated residential 
needs including assisted living facilities. Areas with this designation shall be 
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located in transit corridors and near commercial and employment centers to 
provide demand for commercial and transportation services while providing easy 
access to employment. Institutions and public facilities are allowed in this zone 
under certain conditions. Base zones in this designation are the R-30 and R-43. 
Where Offices are determined to be appropriate, Office Residential OR-30 and 
OR-43 zones can be applied in this designation. 

 
The application is consistent with the location criteria for Urban High 
Density Residential as found in Chapter 1 of the Clark County 
Comprehensive Plan.  The site is located along a transit corridor (SR 
503 with a C-Tran bus stop immediately adjacent to the subject 
parcel’s frontage) and is near commercially-zone parcels and a 
commercial center (Bowyer Marketplace located at the northwest 
corner of the intersection of NE 119th Street and SR 503).  While 
vehicular access would not be provided directly from SR 503, 
vehicular access would be provided from NE 119th Street to NE 122nd 
Avenue, then south to NE 116th Street. 

 
   Community Commercial locational criteria is as follows: 
 

Community Commercial (CC)  
A commercial center area provides services to several neighborhoods in urban 
areas of Clark County and is implemented with the Community Commercial zone. 
New community commercial areas should generally be between five and 20 acres 
in size, spaced two to four miles from similar uses or zones, serve a population of 
10,000 to 20,000, locate at minor or major arterial crossroads and serve a primary 
trade area between 2 to 4 miles. 

 
The current Comprehensive Plan designation of the majority of the 
subject parcel of Commercial and zoning of Community Commercial 
does not meet the locational criteria with regard to site access.  The 
subject parcel is not located along a minor or major arterial.  While 
the site is located along SR 503 (a State Route), recent access 
limitations associated with an adjacent project imposed by 
Washington State Department of Transportation (WSDOT) does not 
allow direct vehicular access onto NE 116th Street from SR 503, or 
access from NE 116th Street onto SR 503 (refer to Washington State 
Department of Transportation memorandum dated December 31, 
2008), which would provide direct vehicular access to any commercial 
development.  Direct driveway vehicular access onto SR 503 runs 
contrary to WSDOT’s limited access policy.  Additionally, a C-Tran 
bus stop directly abuts the site along SR 503, preventing direct 
driveway access off of SR 503.  As such, re-zoning the subject parcel 
to be wholly contained within the Urban High-Density Residential 
designation better meets the locational criteria.  As such, this 
standard is met. 

 
3. The zone change either: 

 
a. Responds to a substantial change in conditions  applicable to the area within 

which the subject property lies; 
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b. Better implements applicable comprehensive plan policies than the current 
map designation; or 

 
c. Corrects an obvious mapping error. 

 
The proposed plan map amendment responds to a substantial change 
in conditions applicable to the area within which the subject property 
lies.  As part of a recent project located to the south of the subject 
parcel (Promenade), WSDOT has indicated that they will not allow 
vehicular traffic to access NE 116th Street except for emergency 
vehicles (refer to Washington State Department of Transportation 
memorandum dated December 31, 2008).  This access is shown as a 
proposed arterial on the Clark County Arterial Atlas.  However, 
because of WSDOT’s limited access policy, they have indicated that 
NE 116th Avenue will never be allowed as a full vehicular access.  As 
such, the direct vehicular access to the subject parcel from SR 503 
necessary to support any commercial uses is prohibited.  Circuitous 
routes to access commercial uses, such as would be necessary to 
access this parcel, runs contrary to the county’s policy of providing 
reduced vehicular trips or distance traveled to access commercial 
uses. The substantial change in conditions is that public access by 
WSDOT was prohibited after the Commercial zoning designation of 
the subject parcel was established. 
 
The plan map amendment also better implements applicable 
comprehensive plan policies than the current map designation for the 
majority of the subject parcel as it will allow for high density 
residential housing needs.  This implements the Comprehensive Plan 
goal of encouraging more compact and efficiently served urban 
forms, reduces the amount of land to low-density development, and 
moved the county closer to its residential density goals.  This 
standard is met. 

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

 
The subject parcel has immediate access to public water and sanitary sewer 
(both located within NE 116th Street), stormwater will be infiltrated (based on 
soils in the area and the Applicant’s consultant’s familiarity with other 
projects in the immediate vicinity), transportation (the site will be accessed 
from NE 119th Street via NE 122nd Avenue to NE 116th Street, fire protection 
(based on other projects in the area there is sufficient fire flow), and schools 
(children will attend Glenwood Heights Elementary, Laurin Middle and Prairie 
High Schools).  Police and fire service are also currently available and the 
site.  This standard is met. 
 

Chapter 40.570 State Environmental Policy Act (SEPA) 
 

This application is subject to a SEPA checklist per Washington Administrative Code 
(WAC) 197-11. A SEPA Checklist accompanies this application. This standard is met. 
 

40.570.080 SEPA and County Decisions 
C. SEPA Policies. 
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3. The county designates the following policies applicable to the major elements and 
selected sub-elements of the environment as defined by WAC 197-11-444, and 
incorporates by reference the policies in the cited county codes, ordinances, 
resolutions and plans, and all amendments to them in effect prior to the date of 
application of any building permit or preliminary plat, or prior to issuance of a DNS or 
DEIS for any other action: 

 
k.   Historic and Cultural Preservation. 
 

An Archaeological Predetermination is not required for this 
application per Table 40.570.080-1 as there are no direct site impacts 
associated with this proposal. Upon development of the subject 
parcel, an archaeological predetermination will be required to be 
completed. This standard is met. 
 

SUBTITLE 40.6 DEVELOPMENT IMPACT FEES 
 
Chapter 40.610 Development Impact Fees – General Provisions 
 
40.610.040 Imposition of Impact Fee 
 

Future development of the site will require payment of impact fees. This standard will be  
met. 

   

Conclusion 
 
The Applicant has provided findings of fact that the proposed Comprehensive Plan Zone Change Annual 
Review is consistent with the elements of the Growth Management Act, requirements of the Countywide 
Planning Policies, the Community Framework Plan, the Comprehensive Growth Management Plan, and 
applicable county zoning requirements.  The portion of the subject property that currently has a 
Commercial Comprehensive Plan designation and Community Commercial zoning is more suitable for 
an Urban High Density Residential Comprehensive Plan designation with an R-30 Zoning Designation 
under the above-referenced criteria because of the following: 

 The subject parcel is split zoned with a portion of the site zoned R-30 and is located adjacent to 
other R-30 zoned parcels. 

 The subject parcel does not currently and will not have direct vehicular access to SR 503 
because of WSDOT limited access standards and the presence of an existing C-Tran bus stop 
along the site’s frontage with SR 503.  Any commercial development of the site would require a 
circuitous route along local access and neighborhood circulator roads through residential 
neighborhoods for vehicles to access the site. 

 Vehicular access to the site is more closely reminiscent of access to other residentially zoned 
parcels in the area off local access and neighborhood circulator roadways. 

 The substantial change in conditions is that public access by WSDOT was prohibited after the 
Commercial zoning designation of the subject parcel was established. 

 The subject parcel better meets the locational criteria for an Urban High Density Residential 
zoning designation rather than Community Commercial zoning designation. 

 The zone change would be consistent with the character of the surrounding area. 
 The subject parcel is served by public roads and utilities, as well as C-Tran and Battle Ground 

Public Schools. 
This will allow the Applicant to provide high-density multi-family housing that will help meet the growth 
projections of the Clark County Comprehensive Plan.  As a Pre-Application Conference was submitted in 
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a timely manner and as the applicable policies and criteria have been addressed, it is respectfully 
requested that this Comprehensive Plan Zone Change Annual Review be approved. 
 
 
 

148



 

 
PROMENADE NORTH 

COMPREHENSIVE PLAN ZONE CHANGE ANNUAL REVIEW 
Narrative 

 
Project Details 
 
The subject parcel is split zoned.  The Applicant proposes a Comprehensive Plan and Zone Change 
Annual Review on the portion of the subject parcel with a Commercial Comprehensive Plan designation 
and Community Commercial zoning, which consists of the western approximately 4/5th of the site, to 
Urban High Density Residential and R-30 zoning to match that of the eastern portion of the site.    
 

Project Location 
 
The project site is located on the north side of NE 116th Street and the east side of SR 503 (NE 117th 
Avenue), Vancouver, Washington and is described as Tax Lot 144, tax assessor’s serial number 
200200-000, located in the Northwest ¼ of Section 34, T3N, R2E, W.M.   
 
Site Characteristics 
 
The subject parcel is currently vacant and unused and is approximately 3.45 acres in size according to 
Clark County GIS.  The site is split zoned with Community Commercial zoning on the western 
approximately 4/5th of the site (with a Commercial Comprehensive Plan designation) with the balance 
zoned R-30 (with an Urban High Density Residential Comprehensive Plan designation).  Adjacent 
property uses and zoning are as follows: 

 North – Single-family residential uses on Community Commercial zoned properties. 
 South (across NE 116th Avenue) – Multi-family residential uses on R-30 zoned property and 

preliminarily approved (yet to be constructed) self-storage use on Community Commercial zoned 
property. 

 East – Multi-family residential uses on R-30 zoned property. 
 West (across SR 503) – Prairie High School on Public Facility zoned property and commercial 

uses on Community Commercial zoned properties. 
 Refer to the Developer’s GIS Packet for more information. 
 
According to Clark County GIS, there are no environmental factors affecting the site.  However, it is 
located within a Critical Aquifer Recharge Area (CARA) Category 1. 
 
 

Previous Permit and Zoning Activity 
 
The Pre-Application Conference Final Report indicates, “The parcel was split zoned during a boundary 
line adjustment in 2017 (BLA2017-00014).”  However, it should be noted that a review of the Clark 
County Comprehensive Zoning Map in 1994 indicates the subject parcel is zoned Commercial in the 
western approximately 4/5th of the site, with the eastern approximately 1/5th of the site outside of the 
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Urban Growth Boundary.  The eastern portion of the site was zoned Residential with the 2003 
Comprehensive Plan review that was finalized in 2007, with the Urban Holding designation lifted in 2008.  
The Boundary Line Adjustment staff refers to did not adjust lot lines of the subject parcel but those of the 
parcels to the east and northeast.  A copy of the Boundary Line Adjustment approval has been included 
in this application.  
 
While Clark County GIS has flagged the parcel as having previous permit activity, the listed permits are 
associated with Brush Prairie Apartments, PSR2016-00003, located to the east and do not affect the 
subject parcel. 
 
A letter has been submitted from Washington State Department of Transportation (WSDOT) indicating 
vehicular access limitations to NE 116th Street that borders the subject parcel along the south as part of 
The Promenade apartment project to the south.  WSDOT has indicated that only emergency access will 
be allowed onto and off NE 116th Street; that no direct vehicular access will be allowed onto or off of NE 
116th Street because of right-of-way limitations and the presence of a cemetery to the south in order to 
construct a right-turn deceleration lane onto NE 116th Street.  Direct access to the subject parcel from SR 
503 is further prohibited because of an existing C-Tran transit stop adjacent to the subject parcel’s right-
of-way with SR 503 as well as WSDOT's access limitations from state routes.  The Pre-Application 
Conference Final Report indicates that this letter no longer qualifies as a substantial change in conditions 
because the parcel was purchased in 2016.  It further mentions that a purchase of the subject parcel in 
May 2016 saw the current owner sell the subject parcel, along with then-parcel 200192-000 (later 
determined to be one legal lot combined with the subject parcel [parcel 200200-000]) to Highland 
Crossing, LLC, and Highland Crossing, LLC selling the subject parcel back to the current over in August 
2016, invalidating this letter as a significant change in conditions in order to meet that Comprehensive 
Plan's criterion.  Staff has not provided any evidence as to why the sale of the subject parcel invalidates 
the WSDOT letter indicating vehicular access limitations to NE 116th Street as a substantial change in 
conditions.  However, as the property is currently owned by the same owner that purchased the property 
back in August 1990 (prior to GMA), the WSDOT letter continues serve as a substantial change in 
conditions (please refer to the deed history provided in this application for more information).  While the 
Applicant’s consultant has contacted WSDOT for an updated letter or response to their original letter, the 
substantial change in conditions is that public access by WSDOT was prohibited after the Commercial 
zoning designation of the subject parcel was established. 
 
Applicant’s Interest in the Property 
 
The Applicant, Bill Maitland, is considering purchase of the subject parcel and has entered into a 
Purchase and Sale Agreement with the property owners. 
 
Applicable Review Criteria (Applicant’s responses are shown in bold text) 
 

WAC 365-196-300 
 
Urban density. 
 
(1) The role of urban areas in the act. The act requires counties and cities to direct new growth to urban 

areas to allow for more efficient and predictable provision of adequate public facilities, to promote an 
orderly transition of governance for urban areas, to reduce development pressure on rural and 
resource lands, and to encourage redevelopment of existing urban areas. 

 
The subject site is located within the Vancouver Urban Growth Area (UGA) and 
surrounded by urban development. Public facilities, such as sanitary sewer and public 
water, are currently available to the subject parcel. 
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(2) How the urban density requirements in the act are interrelated. The act involves a consideration of 

density in three contexts: 
 

(a) Allowed densities: The density, expressed in dwelling units per acre, allowed under a county's 
or city's development regulations when considering the combined effects of all applicable 
development regulations. 
 

(b) Assumed densities: The density at which future development is expected to occur as 
specified in the land capacity analysis or the future land use element.  Assumed densities are 
also referred to in RCW 36.70A.110 as densities sufficient to permit the urban growth that is 
projected to occur. 

 
(c) Achieved density: The density at which new development occurred in the period preceding 

the analysis required in either RCW 36.70A.130(3) or 36.70A.215. 
 

The subject site will be able to meet the density requirements of Clark County Code 
(CCC) Chapter 40.220.020 Residential and Office Residential Districts. According to 
the Clark County Buildable Lands Report (June 2015 Amended) there is an overall 
density of 5.7 residential units per acre for both single- and multi-family residential 
development. Rezoning the commercially zoned portion of the subject parcel to R-
30 will move the county closer to their goal of 8 dwelling units per acre.   
 

 
(3) Determining the appropriate range of urban densities. Within urban growth areas, counties and cities 

must permit urban densities and provide sufficient land capacity suitable for development. The 
requirements of RCW 36.70A.110 and 36.70A.115 apply to the densities assumed in the 
comprehensive plan and the densities allowed in the implementing development regulations. 

 
(a) Comprehensive plans. Under RCW 36.70A.070(1) and in RCW 36.70A.110(2), the act 

requires that the land use element identify areas and assumed densities sufficient to 
accommodate the twenty-year population allocation. The land use element should clearly 
identify the densities, or range of densities, assumed for each land use designation as shown 
on the future land use map.  When reviewing the urban growth area, the assumed densities 
in the land capacity analysis must be urban densities 
 

(b) Development regulations. Counties and cities must provide sufficient capacity of land suitable 
for development. 
 

(i) Development regulations must allow development at the densities assumed in the 
comprehensive plan. 

 
(ii) Counties and cities need not force redevelopment in urban areas not currently 

developed at urban densities, but the development regulations must allow, and 
should not discourage redevelopment at urban densities. If development patterns 
are not occurring at urban densities, counties and cities should review 
development regulations for potential barriers or disincentives to development at 
urban densities. Counties and cities should revise regulations to remove any 
identified barriers and disincentives to urban densities, and may include incentives. 

 
The proposed zone change to R-30 will allow for a development that 
will help Clark County achieve its residential density goals stated in 
the Comprehensive Plan. 
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(4) Factors to consider for establishing urban densities. The act does not establish a uniform standard for 

minimum urban density. Counties and cities may establish a specified minimum density in county-
wide or multicounty planning policies. Counties and cities should consider the following factors when 
determining an appropriate range of urban densities: 

 
(a) An urban density is a density for which cost-effective urban services can be provided. Higher 

densities generally lower the per capita cost to provide urban governmental services. 
 

The subject parcel currently has urban services available. Surrounding properties 
are zoned to allow for an urban density, however, not all properties in the area are 
developed to this density. The proposed zone change would allow development of 
the subject site to the allowed urban density.  It is assumed that adjacent developed 
properties were constructed within the densities established through Clark County 
Code. 

 
(b) Densities should be higher in areas with a high local transit level of service.  Generally, a 

minimum of seven to eight dwelling units per acre is necessary to support local urban transit 
service. Higher densities are preferred around high capacity transit stations. 

 
The subject site is located in an area with two transit routes serving the site.  The 
location of the subject parcel along a high-capacity transit route, with a C-Tran bus 
stop located along the subject parcel’s frontage with SR 503, lends itself to higher 
density residential development. According to the Clark County Buildable Lands 
Report (June 2015 Amended) there is an overall density of 5.7 residential units per 
acre for both single- and multi-family residential development. Rezoning the 
commercially zoned portion of the subject parcel to R-30 will move the county 
closer to their goal of 8 dwelling units per acre to help support urban transit 
services.  As such, this policy is met. 

 
(c) The areas and densities within an urban growth area must be sufficient to accommodate the 

portion of the twenty-year population that is allocated to the urban area. Urban densities 
should allow accommodation of the population allocated within the area that can be provided 
with adequate public facilities during the planning period. 

 
There are some properties that are adjacent to the subject parcel that are 
underdeveloped, yet they can be serviced by public facilities because of their 
proximity to the high-capacity transit corridor along SR 503. The proposed 
Comprehensive Plan Zone Change for the site would further move the County in 
achieving proper density goals for the area. 

 
(d) Counties and cities should establish significantly higher densities within regional growth 

centers designated in RCW 47.80.030; in growth and transportation efficiency centers 
designated under RCW 70.94.528; and around high capacity transit stations in accordance 
with RCW 47.80.026.  Cities may also designate new or existing downtown centers, 
neighborhood centers, or identified transit corridors as focus areas for infill and 
redevelopment at higher densities. 

 
The subject site is not located within a regional growth center. The proposed 
Comprehensive Plan and Zone Change Annual Review is consistent with the 
existing zoning surrounding the site, particularly zoning located to the east of the 
subject parcel. 
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(e) Densities should allow counties and cities to accommodate new growth predominantly in 
existing urban areas and reduce reliance on either continued expansion of the urban growth 
area, or directing significant amounts of new growth to rural areas. 

 
The proposed zone change will allow the development of multi-family residences, 
providing low- and medium-income housing for new growth within the current 
Urban Growth Boundary. The subject site is surrounded by existing multi-family 
residential to the east and south, and there are existing public facilities to 
accommodate the future growth. 

 
(f) The densities chosen should accommodate a variety of housing types and sizes to meet the 

needs of all economic segments of the community. The amount and type of housing 
accommodated at each density and in each land use designation should be consistent with 
the need for various housing types identified in the housing element of the comprehensive 
plan. 

 
While the final housing product that will result from the proposed annual review 
and zone change is undetermined, according to CCC Table 40.220.020-1, a variety 
of housing types and sizes are permitted, including duplex dwellings, multi-family 
dwellings, adult family homes, assisted living facilities, and townhouses are 
allowed in the proposed R-30 zone.  Additionally, residential care home and 
facilities, and staffed residential homes are allowed as conditional uses (CCC Table 
40.220.020-1).  As such, this policy is met. 
 

 
(g) Counties and cities may designate some urban areas at less than urban densities to protect a 

network of critical areas, to avoid further development in frequently flooded areas, or to 
prevent further development in geologically hazardous areas. Counties or cities should show 
that the critical areas are present in the area so designated and that area designated is 
limited to the area necessary to achieve these purposes. 

 
The proposed R-30 zone will further move Clark County to meet urban densities 
within the urban area.  There are no critical areas on or near the site that would 
cause a need to reduce the proposed urban density in this area.  Allowing the 
proposed R-30 zoning designation would further reduce critical area impacts 
through the development on land not encumbered by critical areas. 

 
(5) Addressing development patterns that occurred prior to the act. 
 

(a) Prior to the passage of the act, many areas within the state developed at densities that are 
neither urban nor rural. Inside the urban growth area, local comprehensive plans should allow 
appropriate redevelopment of these areas. Newly developed areas inside the urban growth 
area should be developed at urban densities. 

 
The proposed application is for a Comprehensive Plan and Zone Change for a 
portion of the site from a Commercial Comprehensive Zone designation and 
Community Commercial zone to an Urban High Density Residential Comprehensive 
Plan designation and R-30 zoning. According to the 1994 Clark County Zoning Map, 
the subject site has been zoned commercial since 1994 and has remained 
undeveloped, The Applicant proposes to develop the site with in-demand 
residential.  This policy does not apply. 
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(b) Local capital facilities plans should include plans to provide existing urban areas with 
adequate public facilities during the planning period so that available infrastructure does not 
serve as a limiting factor to redevelopment at urban densities. 

 
Adequate public facilities exist at the subject site.  Sanitary sewer and public water 
are available to the site within NE 116th Street that borders the subject parcel to the 
south.  Other utilities, including communication, gas, electrical, etc. are available in 
the vicinity of the subject parcel. 

 
 
 

CLARK COUNTY COMPREHENSIVE PLAN POLICIES (Applicant’s responses are 
shown in bold text) 
 
Chapter 1 – Land Use Element 
 
Goals and Policies 
 
Land Use Element policies 
 
The Land Use Element for 20-year comprehensive plans determines the general distribution and location 
and extent of the uses of land, where appropriate, for agriculture, timber production, housing, commerce, 
industry, recreation, open spaces, public utilities, public facilities and other uses. The Land Use Element 
includes population densities, building intensities and estimates of future population growth. The land 
use element is to provide for protection of groundwater resources and where applicable, address 
drainage, flooding and runoff problems and provide for coordinated solutions. The following policies are 
to coordinate the efforts of Clark County and cities in designating land uses, densities and intensities to 
achieve the pattern described above in their respective Comprehensive Growth Management Plans. 
 

This application is for a Comprehensive Plan and Zone Change Annual Review to change the 
land use designation of a portion of a parcel of property in Clark County. Therefore, the goals 
and policies of the Land Use Element of the Comprehensive Plan apply. 

 
1.1 Countywide Planning Policies 

 
1.1.1 Clark County, municipalities and special districts will work together to establish urban growth 

areas within which urban growth shall be encouraged and outside of which growth may occur 
only if it is not urban in nature. Each municipality within Clark County shall be included within 
an urban growth area. An urban growth area may include territory located outside of a city if 
such territory is characterized by urban growth or is adjacent to areas characterized by urban 
growth. 
 

As the Applicant is proposing an urban zoning designation concurrent with other 
adjacent zoning, the subject parcel is located within unincorporated Clark County, 
as well as within the Urban Growth Boundary, this policy is met. 

 
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. 
 

The Applicant is proposing to change the portion of the subject parcel that 
currently has a Comprehensive Plan designation of Commercial and zoning of 
Community Commercial to an Urban High Density Residential Comprehensive Plan 
designation and R-30 zoning to match that of the eastern approximately 1/5 of the 
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site, which will provide a density consistent with the surrounding area and allow for 
the creation of in-demand housing to support the growth in Clark County. As such, 
this policy is met. 
 

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. 

 
The subject site is currently located within the Urban Growth Boundary and is 
surrounded by existing residential development.  Public facilities are currently 
available to the site including sanitary sewer, public water, fire and police 
protection services, and public transit services.  As such, this policy is met. 

 
1.1.9 Clark County and municipalities shall use the results of the Buildable Lands Capacity 
Report to determine the most appropriate means to address inconsistencies between land 
capacity and needs. In addressing these inconsistencies, Clark County and municipalities shall 
identify reasonable measures, other than adjusting urban growth areas that will be taken to 
comply with the requirements of Chapter 36.70A.  

 
While the proposed Comprehensive Plan and Zone Change Annual Review will 
remove commercially zoned land and add high-density residential land, the 
percentage of change will be a de minimis amount (approximately 2.52 acres) within 
the whole county and will allow the current balance to be maintained. The subject 
property has been zoned Commercial since 1994 and has remained undeveloped. 
As such, this policy is met. 

 
 
County 20-Year Planning Policies 
 
Goal: Adopt Urban Growth Area (UGA) boundaries to efficiently accommodate residential and 
employment increases projected within the boundaries over the next 20 years. 
 
1.2 Policies 
 

1.2.1 The UGAs shall be consistent with the following general goals: 
 

 reduce the inappropriate conversion of undeveloped land into sprawling, low-density 
development; 

 
The proposal is to change the Comprehensive Plan designation from 
Commercial and zoning from Community Commercial to an Urban High 
Density Residential Comprehensive Plan designation and R-30 zoning of the 
western approximately 4/5th of the site. As such, this goal is met. 
 

 provide for the efficient provision of public services; 
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Public services, including sanitary sewer and public water, are immediately 
available to the site from within NE 116th Street. Emergency services and 
public transportation are also available at the site. As such, this goal is met. 

 
 protect natural resource, environmentally sensitive and rural areas; 

 
There are no natural resources, environmentally sensitive areas, or rural 
areas on or within the vicinity of the site. As such, this goal is met. 
 

 encourage a clear distinction between urban and rural areas; 
 

The proposed Comprehensive Plan and Zone Change would allow for an 
urban high-density residential development within the urban growth 
boundary with other similar high-density residential development in the 
immediate vicinity. As the subject parcel is located within the urban growth 
boundary, there is no impact on rural areas.  As such, this goal is met. 
 

 maintain densities which support a multi-modal transportation system; 
 

The proposed R-30 zone will provide a density that is consistent with the 
surrounding zoning, which will help to maintain support for the existing 
multi-modal transportation system serving the site, including vehicular, 
pedestrian, bicycles, and public transportation. Additionally, the location 
criteria for high-density residential development along transit routes is 
supported by the presence of an existing C-Tran bus stop along the subject 
parcel’s frontage with SR 503.  As such, this goal is met. 
 

 support variety, choice and balance in living and working environments; 
 

The proposed zone change will allow for development of a vacant property 
with multi-family residential development that will be adjacent to public 
transit and other major travel ways, while still being within an area 
developed with other high-density residential. Additionally, commercial uses 
in the area, such as Bowyer Marketplace located approximately 800 feet to 
the northwest, provides for a variety of commercial services and 
employment opportunities within walking or biking distance. This provides a 
balance of living in a residential neighborhood while still being able to 
commute to work via public transportation, bicycle, vehicle, or as a 
pedestrian. As such, this goal is met.   
 

 promote a variety of residential densities; and, 
 

The proposed R-30 zone in consistent with the surrounding densities, 
maintaining the overall variety of residential densities within the county and 
moving the county toward their overall residential density goals. As such, 
this goal is met. 

 
 include sufficient vacant and buildable land. 

 
The subject site contains approximately 3.45 acres of vacant buildable land. 
This will allow for a development that meets the density and dimensional 
requirements of the proposed R-30 zone. As such, this goal is met. 
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1.2.2 The UGAs shall be consistent with the following more specific criteria: 
 

 Each UGA shall provide sufficient urban land to accommodate future 
population/employment projections through the designated planning period. 
 

The proposed change to R-30 will allow for the development of in-demand 
multi-family residential product to accommodate the expected population 
growth, as well as to provide housing for a variety of income levels. 
Additionally, the access limitations to the subject parcel imposed by 
Washington State Department of Transportation (WSDOT) no longer makes 
the subject parcel a viable site for commercial development.  Therefore, the 
zone change would not have a significant effect on supplying employment 
for the proposed growth but can accommodate the future population’s 
housing needs upon approval. As such, this criterion is met. 

 
 Cities shall be located within UGAs. Urban services shall be provided within those areas. 

Urban services should generally not be provided outside UGAs.  (See Chapter 6, Capital 
Facilities and Utilities for urban and rural services.) 
 

Public services, including sanitary sewer and public water, are immediately 
available to the site from within NE 116th Street. Emergency services and 
public transportation are also available at the site. As such, this criterion is 
met. 

 
 Lands included within UGAs shall either be already characterized by urban growth or 

adjacent to such lands. 
 

The subject parcel is surrounded by other urban development, including a 
public high school and commercial uses to the west and high-density 
residential uses to the south and east. As such, this criterion is met. 

 
 Existing urban land uses and densities should be included within UGAs. 

 
The subject site is located within the urban growth area boundary. As such, 
this criterion is met. 
 

 Land within the UGA shall not contain areas designated for long-term agriculture or 
forestry resource use. 
 

The subject site does not contain, nor is it in the vicinity of, areas designated 
for long-term agricultural or forest use. As such, this criterion is met. 
 

 UGAs shall provide a balance of industrial, commercial and residential lands. 
 

While the proposed Comprehensive Plan and Zone Change Annual Review 
will replace commercially zoned land with high-density residential land, the 
percentage of change will be de minimis amount within the whole county 
and will allow the current balance to be maintained. As such, this criterion is 
met. 
 

 The UGAs should utilize natural features (such as drainage ways, steep slopes, open 
space and riparian corridors) to define the boundaries. 
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The subject site has been located within the UGA since 1994 and is 
surrounded by lands developed with urban uses. As such, this criterion is 
met. 
 

 No UGA expansion into the 100-year floodplain of a river segment that is located west of 
the Cascade crest and when the river has a mean annual flow of 1,000 or more cubic feet 
per second per RCW36.70A.110(8). 
 

The proposal does not expand into any 100-year flood plain. As such, this 
criterion is met. 
 

 Each UGA shall have the anticipated financial capability to provide infrastructure/services 
needed in the area over the planning period under adopted concurrency standards. 
 

Infrastructure and public services currently exist to and around the subject 
parcel. The expansion and extension of utilities will occur with future 
development of the site, and any future development will pay appropriate 
impact fees and system development charges for services. Proposed 
Average Daily and PM peak vehicular trips will be reduced with the zone 
change, thereby reducing the demand on the local transportation system.  
Please refer to Trip Generation Assessment, as provided by Charbonneau 
Engineering, LLC, dated January 15, 2020, for more information.  As such, 
this criterion is met. 
 

Vancouver Urban Growth Area 
 

1.2.3 Ensure coordination of environmental protection, preservation and enhancement programs 
and regulations. 

 
There are no environmentally sensitive or habitat areas on or within the vicinity of 
the site. As such, this policy does not apply. 

 
1.2.5 Restrict amendments to the urban growth boundary to encourage infill development. 
 

The subject parcel is located within with urban growth boundary and will not 
require amendments to the urban growth boundary. 
 

1.2.6 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. 
 

Public services, including sanitary sewer and public water, are immediately 
available to the site from within NE 116th Street. Emergency services and public 
transportation are also available at the site. As such, this policy is met. 
 

1.2.7 Water service should be extended throughout the Vancouver urban area in accordance with 
the timing and phasing established in the Vancouver six-year capital facilities plan. Extension of 
public water service should not be permitted outside the Vancouver urban area. 
 

Water service exists at the site within NE 116th Street, with Clark Public Utilities 
serving as the purveyor. Water service will be extended through the site with any 
future development. As such, this policy is met. 
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1.2.8 Encourage retrofitting areas with sewer and prohibit new development on septic tanks in the 
urban growth area. 
 

There are no existing septic tanks on site. Public sewer exists at the site within NE 
116th Street, with Clark Regional Wastewater District serving as the purveyor. Sewer 
service will be extended through the site with any future development. As such, this 
policy is met. 
 

Goal: Encourage more compact and efficiently served urban forms and reduce the inappropriate 
conversion of land to sprawling, low-density development. 
 
1.3 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. 
 

The site has frontage along two public streets: SR 503 to the west and NE 116th 
Street to the south.  Public sidewalks existing along SR 503, and future 
development of the subject parcel will provide for additional pedestrian circulation 
with connections to the existing sidewalks along NE 116th Street to the east. 
 
Sanitary sewer and water are both available within NE 116th Street along the subject 
parcel’s frontage. 
 
The site is located approximately 800 feet south of Bowyer Marketplace, located at 
the northwest corner of the intersection of NE 119th Street and SR 503, which 
provides for a variety of commercial uses and employment opportunities.  A Shell 
station and convenience store is located approximately 600 feet to the north at the 
southeast corner of the intersection of NE 119th Street and SR 503. 
 
High density residential development is supported by the C-Tran transit stop along 
the subject parcel’s frontage with SR 503. 
 
Adjacent property uses and zoning are as follows: 

 North – Single-family residential uses on Community Commercial zoned 
properties. 

 South (across NE 116th Avenue) – Multi-family residential uses on R-30 
zoned property and preliminarily approved (but yet to be constructed) self-
storage use on Community Commercial zoned property. 

 East – Multi-family residential uses on R-30 zoned property. 
 West (across SR 503) – Prairie High School on Public Facility zoned property 

and commercial uses on Community Commercial zoned properties. 
 

Based on the above, the policy of encouraging higher density residential 
development in an area where urban services exist, that is near an urban 
center (Bowyer Marketplace), along a transit route, and provided in an area 
characterized by other higher density development has been met. 
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1.3.4 Zoning ordinances and other implementing measures shall specify maximum and minimum 
residential densities with the residential zoning districts. 
 

The subject site is approximately 3.45 acres in size. The site will be able meet the 
residential densities and minimum lot dimensions (if applicable) as required by 
section 40.220.020 of the Clark County Code. As such, this policy is met. 
 

Goal: Integrate land uses to reduce sprawl, promote physical activity through active transportation and 
foster neighborhood and community identity. 
 
1.4 Policies 
 

1.4.1 Interrelated uses should generally be encouraged to locate in close proximity of each other: 
 Frequently used commercial activities and the residential areas they serve should be 

allowed and encouraged to locate near to one another. 
 

 Schools or other frequently used public facilities and the residential areas they serve 
should be allowed and encouraged to locate near to one another. 

 
 Commercial, industrial or other employers and the residential areas they serve should be 

allowed and encouraged to locate near to one another, as long as negative impacts from 
non-residential uses on the residential areas are mitigated. 

 
According to the 1994 Clark County Zoning Map, the existing site has had 
the opportunity to develop in a commercial use, and to this point has not.  
There are existing commercial uses and employment opportunities in the 
immediate area to the north, such as Bowyer Marketplace.  Prairie High 
School is located directly across SR 503 from the subject parcel.  As such, 
this policy is met. 
 

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. 
 

The subject site will be able to be developed as part of an identifiable neighborhood 
connecting to the existing neighborhood to the east and south. As such, this policy 
is met. 
 

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

The proposal is to change the Comprehensive Plan designation from Commercial 
and zoning from Community Commercial to an Urban High Density Residential 
Comprehensive Plan designation and R-30 zoning.  As there is a C-Tran transit stop 
directly adjacent to the subject site’s frontage with SR 503, this policy is met. 
 

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

The site has frontage along two public streets: SR 503 to the west and NE 116th 
Street to the south.  Public sidewalks existing along SR 503, and future 
development of the subject parcel will provide for additional pedestrian circulation 
by connecting to the existing sidewalks along NE 116th Street to the east.  NE 116th 
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Street also provides direct pedestrian access to SR 503.  As such, this policy is 
met. 

 
1.4.9 Access to the transit system should be provided. 
 

 Transit stations should be located at major activity centers and along transit streets and 
nodes. 
 

 Neighborhoods and commercial nodes should have access to the public transportation 
system. 

 
 Transit stops should be located within convenient walking distance of residential and 

employment populations. 
 

 Transit shelters should be provided where appropriate. 
 

 Bicycle parking should be included in commercial, industrial and public facility sites. 
 

C-Tran provides transit service to the area with Routes 7 and 47 with a 
transit stop adjacent to the subject parcel’s frontage with SR 503.  As the 
proposal is to rezone the subject to residential zoning, no shelter or bike 
parking are provided. As such, this policy is met. 

 
Chapter 2 – Housing Element 
 
Goals and Policies 
 
Clark County has developed general goals and policies it will use to direct housing 
development. The Clark County Housing policies are as follows: 
 
2.1 Countywide Planning Policies 
 

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

The subject parcel is currently served by multimodal transportation. C-Tran 
provides service to the site and has a bus stop immediately adjacent subject 
parcel’s frontage with SR 503. Sidewalks exist along SR 503 and along NE 116th 
Street east of the site that will be connected to upon site development.  As such, 
this policy is met. 
 

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

Bowyer Marketplace and other commercial uses are located to the north and west 
of the subject parcel providing employment opportunities.  As such, this policy is 
met. 
 

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

The subject parcel has immediate access to public water and sanitary sewer (both 
located within NE 116th Street), stormwater will be infiltrated (based on soils in the 
area and the Applicant’s consultant’s familiarity with other projects in the 
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immediate vicinity), transportation (the site will be accessed from NE 119th Street 
via NE 122nd Avenue to NE 116th Street, fire protection (based on other projects in 
the area there is sufficient fire flow), and schools (children will attend Glenwood 
Heights Elementary, Laurin Middle and Prairie High Schools).  Police and fire 
service are also currently available and the site.  As such, this policy is met. 
 

County 20-Year Planning Policies 
 
Goal: Provide for diversity in the type, density, location and affordability of housing throughout the county 
and its cities. Encourage and support equal access to housing for rental and homeowners and protect 
public health and safety. 
 
2.2 Policies 
 

2.2.1 Ensure that implementation measures recognize variety of family structure. 
 

While the final housing product that will result from the proposed Comprehensive 
Plan and Zone Change is undetermined, the proposed R-30 zoning will allow for 
multi-family residential units such as apartments, townhomes and duplexes. As 
such, this policy is met. 
 

2.2.2 Encourage a variety of housing types and densities, including mixed-use centers, services 
and amenities. 
 

While the final housing product that will result from the proposed Comprehensive 
Plan and Zone Change is undetermined, the proposed R-30 zoning would match the 
adjacent zoning to the east and southeast and would allow for multi-family 
residential units such as apartments, townhomes and duplexes. As such, this 
policy is met. 
 

2.2.4 Develop a fair share housing allocation that provides low and moderate income housing 
targets for cities and urban growth areas. The program should include a housing inventory, 
incentives and financing mechanisms. 
 

The proposed Comprehensive Plan and Zone Change would allow for high-density 
residential development.  This will provide for low- and medium-income multi-family 
housing.  As such, this policy is met. 
 

2.2.5 Preserve the character of stable residential neighborhoods through selective and innovative 
zoning techniques. 
 

The proposed zone change to residential would preserve the character of the 
established residential neighborhood that is immediately adjacent to the site. 
Commercial development as permitted under the current Community Commercial 
zone would significantly change the character of the surrounding neighborhood, 
particularly with added vehicular trips associated with the circuitous route to 
access the subject parcel along local access and neighborhood circulator 
roadways through residential neighborhoods.  As such, this policy is met. 
 

2.2.6 Encourage a variety of housing types and densities in residential neighborhoods. 
 

While the final housing product that will result from the proposed annual review 
and zone change is undetermined, according to CCC Table 40.220.020-1, a variety 
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of housing types, sizes and densities are permitted, including duplex dwellings, 
multi-family dwellings, adult family homes, assisted living facilities, and 
townhouses are allowed in the proposed R-30 zone.  Additionally, residential care 
home and facilities, and staffed residential homes are allowed as conditional uses 
(CCC Table 40.220.020-1).  Residential densities in the R-30 zone range from 18-30 
residential units per acre.  As such, this policy is met. 
 

2.2.8 Assure that policies, codes and ordinances promote neighborhood designs that are 
pedestrian and transit friendly and discourage reliance upon the automobile. 
 

Public sidewalks existing along SR 503, and future development of the subject 
parcel will provide for additional pedestrian circulation by connecting to existing 
sidewalks to the east.  Additionally, a C-Tran transit stop is located along the 
subject parcel’s frontage with SR 503.  The methods of public transit, pedestrian, 
and cycling options create an ease of use for transportation options that do not rely 
on the automobile. As such, this policy is met. 
 

Goal: Support diversity in the mix of housing types in the community, while improving home 
ownership tenure. 
 
2.7 Policies 
 

2.7.1 Provide opportunities for new development to occur. There shall be no more than 75 
percent of any single product type of housing in any jurisdiction (e.g., single-family detached 
residential). Strategies to achieve these opportunities include but are not limited to: 

 Minimum density for single family. These should average: eight dwelling units per acre 
within the Vancouver urban growth area, six units per acre with the Battle Ground, 
Camas, Ridgefield and Washougal urban growth area and four units per acre within the 
La Center urban growth area. 
 

According to the Clark County Buildable Lands Report (June 2015 Amended) 
between the years of 2006 and 2014 the unincorporated portion of the 
Vancouver Urban Growth Area achieved a 79% single-family and 21% multi-
family residential split which exceeds the County-wide planning policy of no 
more than 75% of the new housing stock of a single product type.  Rezoning 
the commercially zoned portion of the subject parcel to R-30 will move the 
county closer to their policy of increasing multi-family residential 
development to bring the 75% policy closer to fruition.  
 
According to the Clark County Buildable Lands Report (June 2015 Amended) 
there is an overall density of 5.7 residential units per acre for both single- 
and multi-family residential development. Rezoning the commercially zoned 
portion of the subject parcel to R-30 will move the county closer to their goal 
of 8 dwelling units per acre.  As such, this policy is met. 
 

 Provisions for Accessory Dwelling Units. 
 

According to CCC 40.260.020(B)(1), accessory dwelling units are only 
allowed within multi-family zoned parcels with an existing single-family 
dwelling.  As there are no existing single-family dwellings on the subject 
parcel, this policy does not apply. 
 

 Provision for duplexes in single family. 
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The proposed Comprehensive Plan and Zone Change Annual Review is for a 
change from Commercial to Urban High Density Residential.    As such, this 
policy does not apply. 
 

 Provisions for townhouses/row houses. 
 

While the final housing product that will result from the proposed annual 
review and zone change is undetermined, according to CCC Table 
40.220.020-1, townhouses are allowed in the proposed R-30 zone.  As such, 
this policy is met. 
 

 Allowance of manufactured home parks. 
 

While the final housing product that will result from the proposed annual 
review and zone change is undetermined, according to CCC Table 
40.220.020-1, manufactured home parks are allowed in the proposed R-30 
zone.  As such, this policy is met. 

  
 Provision for diversified housing types allowed as part of a Planned Unit Development. 

 
Planned Unit Developments are allowed in the proposed R-30 zone, allowing 
for a diversity of housing types. As such, this policy is met. 
 

 Recognition of the flexibility allowed in housing types as part of a Mixed Use 
Development (e.g. living units above commercial areas). 

 
The proposed zone change is from Commercial to Urban High Density 
Residential. As such, his policy does not apply. 
 

 Recognition of Assisted Living Units as a housing type. 
 

While the final housing product that will result from the proposed annual 
review and zone change is undetermined, according to CCC Table 
40.220.020-1, assisted living facilities are allowed in the proposed R-30 zone.  
As such, this policy is met. 
 

 Provision for diversified housing types allowed as part of a mixed use development. 
 

The proposed zone change is from Commercial to Urban High Density 
Residential.   As such, this policy does not apply. 
 

 Recognition of Senior Housing Units as a housing type. 
 

While the final housing product that will result from the proposed annual 
review and zone change is undetermined, according to CCC Table 
40.220.020-1, senior housing units, such as residential care homes and 
facilities, family day care centers, adult family homes, assisted living 
facilities and staffed residential homes are permitted or Conditional Uses in 
the proposed R-30 zone.  As such, this policy is met. 
 

2.7.3 Encourage housing that is created using the principles of Universal Design. 
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Any housing development that results from the approval of this annual review and 
zone change will have housing built that meets the requirements of Clark County 
Code. This policy is met. 
 

Chapter 9 – Economic Development Element 
 
Goals and Policies 
 
9.0 Clark County Economic Development Vision Statement: 
“Clark County will grow as a high-wage economy that creates jobs at a rate in excess of population 
growth and an increasing percentage of the population will both live and work in Clark County. There will 
be an emphasis on emerging clusters that have a significant knowledge-based component. 
 
9.1 Countywide Planning Policies 
 

9.1.1 The county and cities will demonstrate their commitment to long-term economic growth by 
promoting a diverse economic base, providing opportunity for all residents, including unemployed 
and disadvantaged persons. Growth which helps to measurably raise the average annual wage 
rate of community residents and preserves the environmental quality and livability of our 
community, is viable growth and will improve the lifestyle of Clark County residents. 
 

While the proposed Comprehensive Plan and Zone Change Annual Review will 
change the commercially zoned portion of the subject parcel to high-density 
residential, it is not likely to have an impact on the long-term economic growth in 
the County. Without housing, it is potentially more difficult to attract a labor force. 
Providing more affordable multi-family housing will improve opportunities for 
added employment in Clark County by better providing workforce housing 
opportunities.  Please refer to the Market Analysis for Proposed Promenade North 
Land Use Re-designation memorandum, as provided by E.D. Hovee & Company, 
LLC, included in this application.  As such, this policy is met. 
 

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. 
 

While the proposed Comprehensive Plan and Zone Change Annual Review will 
change the commercially zoned portion of the subject parcel to high-density 
residential, it is not likely to have an impact on the long-term economic growth in 
the County. Without housing, it is potentially more difficult to attract a labor force. 
Providing more affordable multi-family housing will improve opportunities for 
added employment in Clark County by better providing workforce housing 
opportunities.  Employers are more likely to expand to areas that have adequate 
and appropriately priced housing.  Please refer to the Market Analysis for Proposed 
Promenade North Land Use Re-designation memorandum, as provided by E.D. 
Hovee & Company, LLC, included in this application.  As such, this policy is met. 
 

9.1.7 The county and cities will plan for long-term economic growth, which enhances the capacity 
of existing air shed for job-generating activities. 
 

While the proposed Comprehensive Plan and Zone Change Annual Review will 
change the commercially zoned portion of the subject parcel to high-density 
residential, it is not likely to have an impact on the long-term economic growth in 
the County. Without housing, it is potentially more difficult to attract a labor force. 
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Providing more affordable multi-family housing will improve opportunities for 
added employment in Clark County by better providing workforce housing 
opportunities.  Employers are more likely to expand to areas that have adequate 
and appropriately priced housing.  Please refer to the Market Analysis for Proposed 
Promenade North Land Use Re-designation memorandum, as provided by E.D. 
Hovee & Company, LLC, included in this application.  As such, this policy is met. 
 

9.1.8 The county and cities will provide for orderly long-term commercial and industrial growth 
and an adequate supply of land suitable for compatible commercial and industrial development. 
 

While the proposed Comprehensive Plan and Zone Change Annual Review will 
change the commercially zoned portion of the subject parcel to high-density 
residential, the subject site can be considered a secondary or tertiary site for 
commercial development due to the lack of direct vehicular access to SR 503 and 
the circuitous route through residential neighborhoods required to access the site. 
The subject parcel has also remained undeveloped since 1994.  It is unlikely that 
the proposed zone change will impact the long-term supply of suitable commercial 
land.  As such, this policy is met. 
 

9.1.9 The county and cities will encourage the recruitment of new business employers to absorb 
the increasing labor force and to supply long-term employment opportunities for county's 
residents who are currently employed outside of the State. 
 

While the proposed Comprehensive Plan and Zone Change Annual Review will 
change the commercially zoned portion of the subject parcel to high-density 
residential, employers wanting to expand or relocate are looking for areas that have 
adequate and appropriately priced housing. The subject parcel is not a viable site 
for commercial development because of the lack of vehicular access directly off of 
SR 503 and/or direct access from SR 503 to NE 116th Street.  As such, this policy is 
met. 
 

9.1.12 Encourage use of a multi-modal transportation system that facilitates the reduction of 
travel times and reduces the need for additional road construction within the region. 
 

The subject parcel is along a C-Tran transit route, Routes 7 and 47, and has a C-
Tran bus stop adjacent to the subject parcel’s frontage along SR 503.  Additionally, 
sidewalks exist along SR 503 and the east side of NE 116th Street that future 
development on the site would connect to.  As such, this policy is met. 
 

County 20-Year Planning Policies 
Unincorporated County 
 
The following goals and policies are not countywide and apply only to the unincorporated 
areas. 
 
Goal: Provide commercial and industrial employment opportunities to meet the needs of Clark 
County citizens. 
 
9.2 Policies 
 

9.2.1 Encourage long-term business investments that generate net fiscal benefits to the region, 
protect environmental quality and are consistent with the objective of higher wage jobs for Clark 
County residents. 
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The subject parcel is not a viable site for commercial development because of the 
lack of vehicular access directly off SR 503 and/or direct access from SR 503 to NE 
116th Street, as well as a circuitous route to access the site through residential 
neighborhoods.  Please refer to the Market Analysis for Proposed Promenade North 
Land Use Re-designation memorandum, as provided by E.D. Hovee & Company, 
LLC, included in this application.  As such, this policy does not apply. 
 

9.2.3 Promote a diverse economic base, providing economic opportunity for all residents. 
 

According to the 1994 Clark County Zoning Map, the site has remained vacant since 
being zoned Community Commercial in 1994.  The subject parcel is not a viable site 
for commercial development because of the lack of vehicular access directly off SR 
503 and/or direct access from SR 503 to NE 116th Street, as well as a circuitous 
route to access the site through residential neighborhoods.  As such, this policy 
does not apply. 
 
 

Goal: Provide contextually-appropriate commercial sites adequate to meet a diversity of needs for retail, 
service and institutional development in Clark County. 
 
9.4 Policies 
 

9.4.1 In cooperation with local jurisdictions, maintain an adequate supply of commercial lands 
within designated urban growth areas, based on average absorption rates of the last five years 
plus an appropriate market factor. 

 
 Designate sufficient commercial land for the 20-year planning period, located within 

designated urban growth areas; 
 

 Discourage removal of commercial land from the inventory that results in a less than 
10-year supply of commercial sites; 

 
 Update inventories of commercial lands at least every ten years; and, 

 
 Encourage infill and redevelopment of underutilized commercial sites. 

 
According to the 1994 Clark County Zoning Map, the site has remained 
vacant since being zoned Community Commercial in 1994.  The subject 
parcel is not a viable site for commercial development because of the lack of 
vehicular access directly off SR 503 and/or direct access from SR 503 to NE 
116th Street, as well as a circuitous route to access the site through 
residential neighborhoods.  Conversion from a commercial zone to a 
residential zone will not affect the 10-year supply of suitable commercial 
sites in Clark County.  As such, this policy does not apply. 
 

9.4.2 Locate convenience-oriented retail and service developments adjacent to residential 
neighborhoods; encourage small-scale neighborhood commercial uses directly within residential 
areas. 
 

According to the 1994 Clark County Zoning Map, the site has remained vacant since 
being zoned Community Commercial in 1994.  The subject parcel is not a viable site 
for commercial development because of the lack of vehicular access directly off SR 
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503 and/or direct access from SR 503 to NE 116th Street, as well as a circuitous 
route to access the site through residential neighborhoods.  Conversion from a 
commercial zone to a residential zone will not affect the 10-year supply of suitable 
commercial sites in Clark County.  As such, this policy does not apply. 
 

9.4.3 Encourage commercial and mixed-use developments located on current or planned transit 
corridors; encourage transit-oriented site planning and design. 
 

According to the 1994 Clark County Zoning Map, the site has remained vacant since 
being zoned Community Commercial in 1994.  While it is located along a transit 
corridor and has a C-Tran transit stop adjacent to its frontage with SR 503, WSDOT 
has indicated that direct vehicular access is prohibited from SR 503 and that direct 
vehicular access is prohibited to NE 116th Street.  As such, the subject parcel is not 
a viable site for commercial development because of the lack of vehicular access 
directly off SR 503 and/or direct access from SR 503 to NE 116th Street, as well as a 
circuitous route to access the site through residential neighborhoods.  Conversion 
from a commercial zone to a residential zone will not affect the 10-year supply of 
suitable commercial sites in Clark County.  As such, this policy does not apply. 
 

Chapter 10 – School Element 
 
Goals and Policies 
 
10.1 Countywide Planning Policies 
 

10.1.1 The county and each city shall give full consideration to the importance of school facilities 
and encourage development of sustainable learning environments through the adoption and 
implementation of county and city comprehensive land use plan policies and development 
regulations. 
 

There is an existing public high school located directly across SR 502 from the 
subject parcel.   The proposed Comprehensive Plan and Zone Change Annual 
Review will allow for a development more suited to being adjacent to a high school. 
School impact fees will be paid with future development to help offset the impact of 
additional students added to the school system. 
 

10.1.4 Large residential development should confer with school districts on school impacts. 
 

While the final housing product that will result from the proposed annual review 
and zone change is undetermined, once the number of proposed residential units is 
known, the Battle Ground School District will be notified of the development to 
ensure students have safe access to schools.  Additionally, school impact fees will 
be paid with future development to help offset the impact of additional students 
added to the school system.  As such, this policy will be met upon future 
development. 
 

County 20-Year Planning Policies 
 
Goal: Support co-locating facilities where co-location is feasible and provides more efficient use of public 
facilities. 
 
10.3 Policies 
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10.3.3 Develop pedestrian and bicycle corridors between schools and housing, within 
neighborhoods and rural centers. 
 

While RCW 58.17 requires residential subdivisions to provide safe walking routes to 
schools for children that will walk to school (typically within a 1-mile radius of the 
school), future multi-family residential development will also provide for safe 
walking routes to schools. Pedestrian facilities will be constructed with a new 
residential development that will allow the connection from the subject parcel to the 
sidewalk along SR 503 to provide a safe walking route up to NE 119th Street to 
access Prairie High School across the street if permitted by the Battle Ground 
School District.  If children choose to ride bicycles, they can use the same 
sidewalks to get to the high school if permitted by the Battle Ground School 
District. As Glenwood Heights Elementary and Lauren Intermediate Schools are 
more than 1 mile away from the subject parcel, students would be bussed.  As 
such, this policy is met. 
 

Goal: Require new development that places added demands on school facilities to pay a portion 
of the cost for school facilities through impact fees or other alternative mechanisms authorized 
by State Law. 
 
10.5 Policies 
 

10.5.1 Provide for the use of School Impact Fees as a funding source for school capital facilities. 
 

A residential development that will result from the proposed zone change will 
provide school impact fees to the school district. As such, his policy is met. 

 
 
 
 
CLARK COUNTY UNIFIED DEVELOPMENT CODE (Applicant’s responses are shown 
in bold text) 
 
Title 40 – Clark County, Washington, Unified Development Code 
 
SUBTITLE 40.2 LAND USE DISTRICTS 
 
Chapter 40.220 Urban Residential Districts 
 
40.220.020 Residential and Office Residential Districts (R, OR) 

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. 
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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. 

The site has frontage along two public streets: SR 503 to the west and NE 
116th Street to the south.  While direct vehicular access is prohibited from SR 
503 by WSDOT because of an existing C-Tran bus top along the subject 
parcel’s frontage, as well as to NE 116th Street from SR 503, vehicular access 
is provided via NE 119th Street to southbound NE 122nd Avenue to 
westbound NE 116th Street.  Public sidewalks existing along SR 503, and 
future development of the subject parcel will provide for additional 
pedestrian circulation by connecting to existing sidewalks along NE 116th 
Street to the east. 
 
Sanitary sewer and water are both available within NE 116th Street along the 
site’s frontage. 
 
The site is located approximately 800 feet south of Bowyer Marketplace, 
located at the northwest corner of the intersection of NE 119th Street and SR 
503, which provides for a variety of commercial uses.  A Shell station and 
convenience store is located approximately 600 feet to the north at the 
southeast corner of the intersection of NE 119th Street and SR 503. 
 
The site is split zoned with Community Commercial zoning on the western 
approximately 4/5th of the site (with a Commercial Comprehensive Plan 
designation) with the balance zoned R-30 (with an Urban High Density 
Residential Comprehensive Plan designation).  Adjacent property zoning 
and uses are as follows: 

 North – Single-family residential uses on Community Commercial 
zoned properties. 

 South (across NE 116th Avenue) – Multi-family residential uses on R-
30 zoned property and preliminarily approved (but yet to be 
constructed) self-storage use on Community Commercial zoned 
property. 

 East – Multi-family residential uses on R-30 zoned property. 
 West (across SR 503) – Prairie High School on Public Facility zoned 

property and commercial uses on Community Commercial zoned 
properties. 

 
Based on the above, this standard is met. 

 
C. Development Standards. 
 

1. New lots and structures and additions to structures subject to this chapter shall comply with 
the applicable standards for lots, building height and setbacks in Tables 40.220.010-2 and 
40.220.010-3, subject to the provisions of Chapter 40.200 and Section 40.550.020. 

 
Table 40.220.020-2. Lot Requirements for Multifamily and Office Residential 

Developments 
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Zoning District 
Min. – Max. 

Residential Density 
(d.u./acre) 

Minimum Lot 
Area (sq. ft.) 

Minimum Lot 
Width (feet) 

Minimum Lot 
Depth (feet) 

R-12 8 – 12 4,000 40 80 

R-18 12 – 18 4,000 40 80 

R-22 15 – 22 4,000 40 80 

R-30 18 – 30 4,000 40 80 

R-43 20 – 43 4,000 40 80 

OR-15 8 – 15 10,000 50 90 

OR-18 12 – 18 10,000 50 90 

OR-22 15 – 22 10,000 50 90 

OR-30 18 – 30 10,000 50 90 

OR-43 22 – 43 10,000 50 90 
 
 

Table 40.220.020-3. Setbacks, Lot Coverage and Building Height for Multifamily and 
Office Residential Developments 

Zoning 
District 

Minimum Setbacks1,5 

Max. Lot 
Coverage 

Max. 
Bldg. 

Height 
(feet) 

Front2 (feet) 

Side3,4 

Rear3,4 (feet) 

Between 
Bldgs. 
on Site 
(feet) 

Street 
(feet) 

Interior (feet) 

Multifamily Duplex 

R-12, R-
18, R-22, 
R-30, R-
43 

18 to garage 
front, 10 to 
living space 

10 10 5 20 8 50% 50 

OR-15, 
OR-18, 
OR-22, 
OR-30, 
OR-43 

18 to garage 
front, 10 to 
living space 

10 10 10 15 8 50% 50 

 
The subject site is approximately 3.45 acres in gross area. Based on the gross area, the R-
30 density range would provide for a range of 63 to 103 multi-family residential units.  As 
single-family detached residential uses are not permitted in the R-30 zone, any proposed 
single-family attached dwellings, multi-family dwellings or duplex dwellings will be 
required to meet these standards and density. As such, his standard is met. 

 
SUBTITLE 40.5 PROCEDURES 
 
Chapter 40.500 Overview of Procedures 
 

The Applicant proposes a Comprehensive Plan and Zone Change on the portion of the 
parcel with a Commercial Comprehensive Plan designation (and Community Commercial 
zoning) to Urban High Density Residential (and R-30 zoning) to match that of the eastern 
portion of the site.  The Annual Review and Zone Change process requires a Type IV 
decision-making procedure and public notice of the application. 
 

Chapter 40.560 Plan and Code Amendments 
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40.560.10 an Amendment Procedures 
 

B.  Overall Method of Review.  
 
Proposed plan amendments that are submitted for review shall be subject to the applicable 
criteria of this section. The review shall be processed by Type IV procedures in Section 
40.510.040. Applications for plan map amendments are generally processed in conjunction 
with concurrent rezone requests. Zoning map amendments must be to a zone corresponding 
to the requested comprehensive plan map designation. Concurrent zoning map amendments 
must meet all the approval criteria of this chapter and zone changes consistent with the 
comprehensive plan map shall be considered subject to the approval criteria of Section 
40.560.020. 

 
This narrative is part of a Type IV application for a Comprehensive Plan and Zone 
Change Annual Review. All materials required by code, and as required in the pre-
application conference report, are included. As such, this standard is met. 

 
C. Applicability. 

 
The criteria and requirements of this section shall apply to all applications or proposals for 
changes to the comprehensive plan text, policies, map designations, zoning map or 
supporting documents. For the purposes of establishing review procedures, criteria and 
timelines, amendments shall be distinguished as follows: 
 
2.  Comprehensive plan map changes not involving a change to UGA boundaries; 
 

This application is for an Annual Review with associated Zone Change and 
does not involve changes to the UGA boundaries. As such, this standard is 
met. 

 
D. Plan Map Changes – Procedure. 

 
2. Site-specific plan map amendments (annual reviews) requested by private parties shall be 

considered legislative actions, subject to Type IV procedures of Section 40.510.040. 
 

This narrative is part of a Type IV application for Comprehensive Plan and 
Zone Change Annual Review requested by a private party. All materials 
required by code, and as required in the preapplication conference report, 
are included. As such, this standard is met. 
 

3. Submittal Requirements and Timelines of the Annual Review. All applications for site-
specific plan map amendments not involving a change to UGA boundaries requested by 
parties other than the county shall be submitted as follows: 
 

a. Between October 1st and November 30th, applicants shall submit a pre-
application form containing all of the following information: 
 

(1) The pre-application fee, as specified in county fee ordinance; 
(2) Application form signed by the owner(s) of record; 
(3) Description of request; 
(4) GIS packet; 
(5) Related or previous permit activity; and 
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(6) A statement on how the plan/zone change request is consistent 
with all of the applicable policies and criteria in the comprehensive 
plan and this chapter. 

 
b. Between October 15th and December 31st, county staff and applicants shall 

complete pre-application meetings. 
 

The Applicant submitted a pre-application to the County on November 
26, 2019 and a preapplication conference was held on December 18, 
2019.  As such, this standard is met. 
 

c. Between January 1st and January 31st, applicant shall submit an application form 
containing all of the following, including the information required by Section 
40.510.030(C)(3): 
 

(1) The applicable comprehensive plan and rezone application fees; 
(2) SEPA checklist and applicable fee; 
(3) Copy of deed, real estate contract or earnest money agreement; 
(4) A full analysis of how the plan/zone change request is consistent 

with the applicable policies and criteria in the comprehensive plan 
and this chapter; 

(5) A market analysis and a transportation analysis; and 
(6) Any additional information the applicant believes is necessary to 

justify the amendment. 
 

This narrative is part of a Type IV application for Comprehensive Plan 
and  Zone Change Annual Review and has been submitted by January 
31st, 2020. All materials required by code, and as required in the pre-
application conference report, are included. As such, this standard is 
met. 
 

4. Annual review applications will not be accepted for properties within an urban growth 
boundary which are in the process of being annexed. 
 

The subject site is not currently in the process of being annexed. As such, 
this standard is met. 
 

G. Criteria for All Map Changes. 
 

Map changes may only be approved if all of the following are met: 
 
1. The proponent shall demonstrate that the proposed amendment is consistent with the 

Growth Management Act and requirements, the countywide planning policies, the 
community framework plan, comprehensive plan, city comprehensive plans, 
applicable capital facilities plans and official population growth forecasts; and 
 

Clark County Comprehensive Plan 
 

The plan map change is consistent with the Growth Management Act 
because it will encourage development in an urban area where public 
facilities exist; it will help reduce urban sprawl by developing high density 
residential uses in a location immediately adjacent to other high density 
residential; and it will allow the Applicant to provide in-demand housing for 
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low- and middle-class wage earners. The plan map change is consistent with 
the Community Framework Plan and Comprehensive Plan because it is 
consistent with the size and character of neighboring parcels in this region 
(particularly those located to the east and southeast); will acknowledge the 
existing residential character of the surrounding community; help to meet 
the density goals of Clark County; provide in-demand housing for low—and 
middle-income wage earners; provide for an adequate supply of affordable 
and attainable housing; provide said housing in areas close to places of 
employment; provide housing along public transit routes; and provide 
housing designed to meet the needs of people with special needs by 
providing accessible multi-family dwelling units. The plan map change is 
consistent with the capital facilities plan because all capital facilities and 
utilities are currently available at the site and can be expanded to meet the 
needs of a high-density residential zone. The plan map change is consistent 
with the official population growth because the Comprehensive Plan states 
Clark County is anticipated to need an additional 48,340 households by the 
year 2035 and this plan change will help meet the needs of the growing 
County by increasing the number of available housing units.  Therefore, this 
criterion is met. 

 
City Comprehensive Plan 
 
While the subject parcel is located within the Vancouver Urban Growth 
Boundary, there are no applicable city comprehensive plans as the site is 
located outside of any city boundaries. 
 
Capital Facilities Plan  
 
The application is consistent with applicable capital facilities plans because 
urban services, including public water and sanitary sewer, are immediately 
available to the subject parcel.   
 
Population Growth Forecasts 
 
Clark County has seen a steady increase in population growth over the past 
20 years, with current trends anticipated to continue.  As such, high density 
residential housing needs will continue to increase.  This application 
contemplates this continued need for affordable housing for an ever-
increasing county population and in order to meet Clark County’s residential 
density goals. 
 

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

Urban High Density Residential locational criteria per the Clark County 
Comprehensive Plan is as follows: 

 
Urban High Density Residential (UH)  
These areas provide for the highest density housing in the urban area with 43 units 
per gross acre. Minimum densities assure that these areas build out to the density 
planned, ensuring that the urban areas accommodate anticipated residential 
needs including assisted living facilities. Areas with this designation shall be 
located in transit corridors and near commercial and employment centers to 
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provide demand for commercial and transportation services while providing easy 
access to employment. Institutions and public facilities are allowed in this zone 
under certain conditions. Base zones in this designation are the R-30 and R-43. 
Where Offices are determined to be appropriate, Office Residential OR-30 and 
OR-43 zones can be applied in this designation. 

 
The application is consistent with the location criteria for Urban High 
Density Residential as found in Chapter 1 of the Clark County 
Comprehensive Plan.  The site is located along a transit corridor (SR 
503 with a C-Tran bus stop immediately adjacent to the subject 
parcel’s frontage) and is near commercially-zone parcels and a 
commercial center (Bowyer Marketplace located at the northwest 
corner of the intersection of NE 119th Street and SR 503).  While 
vehicular access would not be provided directly from SR 503, 
vehicular access would be provided from NE 119th Street to NE 122nd 
Avenue, then south to NE 116th Street. 

 
Community Commercial locational criteria per the Clark County Comprehensive 
Plan is as follows: 

 
Community Commercial (CC)  
A commercial center area provides services to several neighborhoods in urban 
areas of Clark County and is implemented with the Community Commercial zone. 
New community commercial areas should generally be between five and 20 acres 
in size, spaced two to four miles from similar uses or zones, serve a population of 
10,000 to 20,000, locate at minor or major arterial crossroads and serve a primary 
trade area between 2 to 4 miles. 

 
The current Comprehensive Plan designation of the majority of the 
subject parcel of Commercial and zoning of Community Commercial 
does not meet the locational criteria with regard to site access.  The 
subject parcel is not located along a minor or major arterial.  While 
the site is located along SR 503 (a State Route), recent access 
limitations associated with an adjacent project imposed by 
Washington State Department of Transportation (WSDOT) does not 
allow direct vehicular access onto NE 116th Street from SR 503, or 
access from NE 116th Street onto SR 503 (refer to Washington State 
Department of Transportation memorandum dated December 31, 
2008), which would provide direct vehicular access to any commercial 
development.  Direct driveway vehicular access onto SR 503 runs 
contrary to WSDOT’s limited access policy.  Additionally, a C-Tran 
bus stop directly abuts the site along SR 503, preventing direct 
driveway access off of SR 503.  As such, re-zoning the subject parcel 
to be wholly contained within the Urban High Density Residential 
designation better meets the locational criteria. 

 
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; and 
 

The site is not only suitable for the proposed designation as it meets the 
locational criteria above, but it is also located adjacent to other R-30 zoned 
properties.  A review of the subarea surrounding the intersection of NE 119th 
Street and SR 503 shows the majority of residential zoning in the area as 
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single-family residential zoning designations or Mixed Use (in addition to the 
block of R-30 zoned parcels from the subject parcel to NE 128th Avenue, and 
from NE 119th Street do NE 114th Street).  Other zoning designations in the 
area consist of Community Commercial, Light Industrial, Public Facilities 
(Prairie High School) or properties contained with an Urban Reserve Overlay.  
Therefore, there is a lack of Urban High-Density Residential parcels within 
the vicinity. 
 

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; and 
 

The proposed plan map amendment responds to a substantial change in 
conditions applicable to the area within which the subject property lies.  As 
part of a recent project located to the south of the subject parcel 
(Promenade), WSDOT has indicated that they will not allow vehicular traffic 
to access NE 116th Street except for emergency vehicles (refer to 
Washington State Department of Transportation memorandum dated 
December 31, 2008).  This access is shown as a proposed arterial on the 
Clark County Arterial Atlas.  However, because of WSDOT’s limited access 
policy, they have indicated that NE 116th Avenue will never be allowed as a 
full vehicular access.  As such, the direct vehicular access to the subject 
parcel from SR 503 necessary to support any commercial uses is prohibited.  
Circuitous routes to access commercial uses, such as would be necessary 
to access this parcel, runs contrary to the county’s policy of providing 
reduced vehicular trips or distance traveled to access commercial uses. 
 
The plan map amendment also better implements applicable comprehensive 
plan policies than the current map designation for the majority of the subject 
parcel as it will allow for high density residential housing needs.  This 
implements the Comprehensive Plan goal of encouraging more compact and 
efficiently served urban forms, reduces the amount of land to low-density 
development, and moved the county closer to its residential density goals. 
 

5. 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. 
 

The subject parcel has immediate access to public water and sanitary sewer 
(both located within NE 116th Street), stormwater will be infiltrated (based on 
soils in the area and the Applicant’s consultant’s familiarity with other 
projects in the immediate vicinity), transportation (the site will be accessed 
from NE 119th Street via NE 122nd Avenue to NE 116th Street, fire protection 
(based on other projects in the area there is sufficient fire flow), and schools 
(children will attend Glenwood Heights Elementary, Laurin Middle and Prairie 
High Schools).   
 

H. Additional Criteria for Commercial Map Changes. 
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Amendments to the plan map for designation of additional commercial land or for changing the 
zoning from one commercial district to another shall meet the following additional requirements: 
 

The proposed plan map change is from commercial to residential. As such, this 
criterion does not apply. 
 

I. Additional Criteria for Rural Map Changes. 
 

The proposed plan map change is within the urban growth area. As such, this 
criterion does not apply. 
 

J. Additional Criteria for Rural Major Industrial Map Changes. 
 

The proposed plan map change is from commercial to residential, within the urban 
growth area.  As such, this criterion does not apply. 
 

K. Rezones/Zone Changes. Rezone applications considered with a plan map amendment 
request shall be reviewed consistent with the plan matrix table and according to the 
procedures and timing specifications for plan map amendment specified in this section and 
shall comply with Section 40.560.020 and Chapter 40.510. Rezone applications proposing a 
change from urban holding to an urban zoning district that is consistent with the 
comprehensive plan map designation shall be processed through a Type IV process initiated 
by the county and consistent with the procedures and criteria identified in the special 
implementation procedures section in Chapter 13 of the comprehensive plan. See also 
Section 40.560.020(G). 
 

This narrative is part of a Type IV application for a Comprehensive Plan and Zone 
Change Annual Review. All materials required by code, and as required in the pre-
application conference report are included. As such, this criterion is met. 
 

L. Mixed Use Designation Zone Change Requests 
 

The proposed zone change is from commercial to residential. As such, this 
criterion does not apply. 
 

M. Additional Required Criteria Specific to Urban Growth Area (UGA) Boundary Map Changes. 
 

The proposed plan map change is from commercial to residential within the UGA. 
As such, this criterion does not apply. 
 
 

T.   Cumulative Impact. 
 
In reviewing all prospective comprehensive plan changes, the county shall analyze and assess 
the following to the extent possible: 
 

1. The cumulative impacts of all plan map changes on the overall adopted plan, plan 
map and relevant implementing measures, and adopted environmental policies; 
 

As previously discussed, the proposed zone change from CC to R-30 will 
have minimal impact on the overall adopted plan. The zone change will help 
the county reach the overall residential density goal for the county, while 
providing the multi-family housing employers look for. There are no 
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environmentally sensitive areas on or adjacent to the site, therefore there 
will be no impact to adopted environmental policies. 
 

2. The cumulative land use environmental impacts of all applications on the applicable 
local geographic area and adopted capital facilities plans; and 
 

There are no environmentally sensitive areas on or adjacent to the site. As 
such, there will be no impact to adopted environmental policies. All required 
capital facilities currently exist at the site, therefore there will be minimal 
impact on the capital facilities plan. 
 

3. Where adverse impacts are identified, the county may require mitigation. Conditions 
which assure that identified impacts are adequately mitigated may be proposed by the 
applicant and, if determined to be adequate, imposed by the county as a part of the 
approval action. 
 

No adverse impacts are anticipated to occur from the approval of this 
Comprehensive Plan and Zone Change Annual Review application. 
 

U.   Fees. 
 

All applicable fees have been, or will be, paid by the Applicant. This standard is  
met. 
 

40.560.020 Changes to Districts, Amendments, Alterations 
 

A. Procedure, General. The UDC may be amended in any of the following ways: 
 

2.   By changing the boundaries of districts through a Type IV comprehensive plan map  
and zoning map amendment pursuant to Section 40.560.010; or 

 
The proposed application is for a Comprehensive Plan and Zone Change 
Annual Review. This narrative is part of a Type IV application submitted for 
this purpose. The Applicant proposes a Comprehensive Plan and Zone 
Change on the portion of the parcel with a Commercial Comprehensive Plan 
designation (and Community Commercial zoning) to Urban High Density 
Residential (and R-30 zoning) to match that of the eastern portion of the site.   
As such, this standard is met. 
 

B. Application. 
 

2.   An application for amendment by a property owner or his authorized agent shall  
be filed with the responsible official. The application shall be made on forms provided 
by the county, accompanied by a site plan drawn to scale showing the property 
involved and adjacent land. A fee shall be paid to the county at the time of filing the 
application in accordance with the provisions of the county fee schedule. 

 
The Applicant has submitted a Type IV application with the appropriate fees 
paid to the County. As such, this standard is met. 
 

C.    Public Hearings.  
 

2.  Type IV Text Amendments. 
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a.  Before taking final action on a proposed amendment, the planning  

commission shall hold a public hearing thereon. After receipt of the report 
on the amendment from the planning commission, the board shall hold a 
public hearing on the amendment. Public hearings by the planning 
commission shall be held in accordance with the provisions of Section 
40.510.040. 
 

A public hearing will be held for this Annual Review and Zone  
Change application. As such, this standard is met. 

 
E.    Rezone Agreements. 
 

2.    Concomitant Rezone Agreements. 
 

b. Applicability. This agreement process will not generally be used for rezones 
to R1-6, R1-7.5, R1-10 or R1-20. It may, however, be used for any situation 
where extraordinary potential adverse impacts from a proposed rezone 
may be neutralized by the agreement. The agreement process may be 
employed for rezones in sensitive geographic areas such as critical 
transportation corridors. The agreement process will generally be used for 
rezones to commercial, industrial, and non-single-family residential not 
specifically identified by the comprehensive plan map. Airport zoning shall 
also generally be by concomitant rezone agreement. The intent is that 
concomitant rezone agreements shall only be used when normal review 
and approval procedures are not adequate to resolve the specific issues 
involved in the rezone proposal. 

 
A concomitant rezone agreement is not requested. 

 
G.    Approval Criteria. 
 
Zone changes may be approved only when all of the following are met: 
 

1. Requested zone change is consistent with the comprehensive plan map designation. 
 

This application is for a Comprehensive Plan and Zone Change Annual 
Review. When approved, the annual review will change the comprehensive 
plan map designation on the Commercial Comprehensive Plan designated 
portion of the site to Urban High Density Residential. This will make the zone 
change consistent with the comprehensive plan map designation.  This 
standard is met. 
 

2. The requested zone change is consistent with the plan policies and locational criteria 
and the purpose statement of the zoning district. 

 
Urban High Density Residential locational criteria is as follows: 

 
Urban High Density Residential (UH)  
These areas provide for the highest density housing in the urban area with 43 units 
per gross acre. Minimum densities assure that these areas build out to the density 
planned, ensuring that the urban areas accommodate anticipated residential 
needs including assisted living facilities. Areas with this designation shall be 
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located in transit corridors and near commercial and employment centers to 
provide demand for commercial and transportation services while providing easy 
access to employment. Institutions and public facilities are allowed in this zone 
under certain conditions. Base zones in this designation are the R-30 and R-43. 
Where Offices are determined to be appropriate, Office Residential OR-30 and 
OR-43 zones can be applied in this designation. 

 
The application is consistent with the location criteria for Urban High 
Density Residential as found in Chapter 1 of the Clark County 
Comprehensive Plan.  The site is located along a transit corridor (SR 
503 with a C-Tran bus stop immediately adjacent to the subject 
parcel’s frontage) and is near commercially-zone parcels and a 
commercial center (Bowyer Marketplace located at the northwest 
corner of the intersection of NE 119th Street and SR 503).  While 
vehicular access would not be provided directly from SR 503, 
vehicular access would be provided from NE 119th Street to NE 122nd 
Avenue, then south to NE 116th Street. 

 
   Community Commercial locational criteria is as follows: 
 

Community Commercial (CC)  
A commercial center area provides services to several neighborhoods in urban 
areas of Clark County and is implemented with the Community Commercial zone. 
New community commercial areas should generally be between five and 20 acres 
in size, spaced two to four miles from similar uses or zones, serve a population of 
10,000 to 20,000, locate at minor or major arterial crossroads and serve a primary 
trade area between 2 to 4 miles. 

 
The current Comprehensive Plan designation of the majority of the 
subject parcel of Commercial and zoning of Community Commercial 
does not meet the locational criteria with regard to site access.  The 
subject parcel is not located along a minor or major arterial.  While 
the site is located along SR 503 (a State Route), recent access 
limitations associated with an adjacent project imposed by 
Washington State Department of Transportation (WSDOT) does not 
allow direct vehicular access onto NE 116th Street from SR 503, or 
access from NE 116th Street onto SR 503 (refer to Washington State 
Department of Transportation memorandum dated December 31, 
2008), which would provide direct vehicular access to any commercial 
development.  Direct driveway vehicular access onto SR 503 runs 
contrary to WSDOT’s limited access policy.  Additionally, a C-Tran 
bus stop directly abuts the site along SR 503, preventing direct 
driveway access off of SR 503.  As such, re-zoning the subject parcel 
to be wholly contained within the Urban High-Density Residential 
designation better meets the locational criteria.  As such, this 
standard is met. 

 
3. The zone change either: 

 
a. Responds to a substantial change in conditions  applicable to the area within 

which the subject property lies; 
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b. Better implements applicable comprehensive plan policies than the current 
map designation; or 

 
c. Corrects an obvious mapping error. 

 
The proposed plan map amendment responds to a substantial change 
in conditions applicable to the area within which the subject property 
lies.  As part of a recent project located to the south of the subject 
parcel (Promenade), WSDOT has indicated that they will not allow 
vehicular traffic to access NE 116th Street except for emergency 
vehicles (refer to Washington State Department of Transportation 
memorandum dated December 31, 2008).  This access is shown as a 
proposed arterial on the Clark County Arterial Atlas.  However, 
because of WSDOT’s limited access policy, they have indicated that 
NE 116th Avenue will never be allowed as a full vehicular access.  As 
such, the direct vehicular access to the subject parcel from SR 503 
necessary to support any commercial uses is prohibited.  Circuitous 
routes to access commercial uses, such as would be necessary to 
access this parcel, runs contrary to the county’s policy of providing 
reduced vehicular trips or distance traveled to access commercial 
uses. The substantial change in conditions is that public access by 
WSDOT was prohibited after the Commercial zoning designation of 
the subject parcel was established. 
 
The plan map amendment also better implements applicable 
comprehensive plan policies than the current map designation for the 
majority of the subject parcel as it will allow for high density 
residential housing needs.  This implements the Comprehensive Plan 
goal of encouraging more compact and efficiently served urban 
forms, reduces the amount of land to low-density development, and 
moved the county closer to its residential density goals.  This 
standard is met. 

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

 
The subject parcel has immediate access to public water and sanitary sewer 
(both located within NE 116th Street), stormwater will be infiltrated (based on 
soils in the area and the Applicant’s consultant’s familiarity with other 
projects in the immediate vicinity), transportation (the site will be accessed 
from NE 119th Street via NE 122nd Avenue to NE 116th Street, fire protection 
(based on other projects in the area there is sufficient fire flow), and schools 
(children will attend Glenwood Heights Elementary, Laurin Middle and Prairie 
High Schools).  Police and fire service are also currently available and the 
site.  This standard is met. 
 

Chapter 40.570 State Environmental Policy Act (SEPA) 
 

This application is subject to a SEPA checklist per Washington Administrative Code 
(WAC) 197-11. A SEPA Checklist accompanies this application. This standard is met. 
 

40.570.080 SEPA and County Decisions 
C. SEPA Policies. 
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3. The county designates the following policies applicable to the major elements and 
selected sub-elements of the environment as defined by WAC 197-11-444, and 
incorporates by reference the policies in the cited county codes, ordinances, 
resolutions and plans, and all amendments to them in effect prior to the date of 
application of any building permit or preliminary plat, or prior to issuance of a DNS or 
DEIS for any other action: 

 
k.   Historic and Cultural Preservation. 
 

An Archaeological Predetermination is not required for this 
application per Table 40.570.080-1 as there are no direct site impacts 
associated with this proposal. Upon development of the subject 
parcel, an archaeological predetermination will be required to be 
completed. This standard is met. 
 

SUBTITLE 40.6 DEVELOPMENT IMPACT FEES 
 
Chapter 40.610 Development Impact Fees – General Provisions 
 
40.610.040 Imposition of Impact Fee 
 

Future development of the site will require payment of impact fees. This standard will be  
met. 

   

Conclusion 
 
The Applicant has provided findings of fact that the proposed Comprehensive Plan Zone Change Annual 
Review is consistent with the elements of the Growth Management Act, requirements of the Countywide 
Planning Policies, the Community Framework Plan, the Comprehensive Growth Management Plan, and 
applicable county zoning requirements.  The portion of the subject property that currently has a 
Commercial Comprehensive Plan designation and Community Commercial zoning is more suitable for 
an Urban High Density Residential Comprehensive Plan designation with an R-30 Zoning Designation 
under the above-referenced criteria because of the following: 

 The subject parcel is split zoned with a portion of the site zoned R-30 and is located adjacent to 
other R-30 zoned parcels. 

 The subject parcel does not currently and will not have direct vehicular access to SR 503 
because of WSDOT limited access standards and the presence of an existing C-Tran bus stop 
along the site’s frontage with SR 503.  Any commercial development of the site would require a 
circuitous route along local access and neighborhood circulator roads through residential 
neighborhoods for vehicles to access the site. 

 Vehicular access to the site is more closely reminiscent of access to other residentially zoned 
parcels in the area off local access and neighborhood circulator roadways. 

 The substantial change in conditions is that public access by WSDOT was prohibited after the 
Commercial zoning designation of the subject parcel was established. 

 The subject parcel better meets the locational criteria for an Urban High Density Residential 
zoning designation rather than Community Commercial zoning designation. 

 The zone change would be consistent with the character of the surrounding area. 
 The subject parcel is served by public roads and utilities, as well as C-Tran and Battle Ground 

Public Schools. 
This will allow the Applicant to provide high-density multi-family housing that will help meet the growth 
projections of the Clark County Comprehensive Plan.  As a Pre-Application Conference was submitted in 
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a timely manner and as the applicable policies and criteria have been addressed, it is respectfully 
requested that this Comprehensive Plan Zone Change Annual Review be approved. 
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Economic and Development Services 

 
 

MMEEMMOORRAANNDDUUMM  
To:  Michael Odren – Olson Engineering 

From:  Eric Hovee 

Subject: Market Analysis for Proposed Promenade North Land Use Re-designation 
(PAC3019-00031)  

Date:  January 30, 2020  

 
For a 3.45 acre site situated at NE 116th Street and SR 503, a proposal has been submitted for 
Clark County annual review to amend the Comprehensive Plan and Zoning Maps from 
Commercial (CC-Community Commercial) for a portion of the site to Urban High Density 
Residential (R-30) for the entire tax parcel. This site is currently split zoned with CC designation 
on the western 4/5 of the property with the balance currently zoned R-30.  

While the subject site is located within City of Vancouver’s Urban Growth Area (UGA), the 
property has not been annexed to the City and, as an unincorporated area, is under the 
jurisdiction of Clark County. If approved, this re-designation would allow for cohesive 
development of a proposed Promenade North multi-family residential project.  

On behalf of Olson Engineering and William Maitland, the economic and development 
consulting firm E. D. Hovee & Company, LLC has prepared this market analysis in compliance 
with Clark County Code 40.560.040(2)(c)(5). 1  The code stipulates that: “A market analysis is 
required for amendments to add or remove land with a commercial designation.”  

More specifically, the Pre-Application Conference Final Report for this proposed re-designation 
indicates that the analysis “needs to address whether there is sufficient commercially zoned 
property in the vicinity and whether there is a need for more UH in the vicinity.”  

Consequently, the two primary purposes of this summary market analysis are to:  

• Demonstrate why the subject site is considerably more viable for urban high density 
residential (R-30) than for Community Commercial (CC) use. 

• Address whether there are sufficient alternative commercially zoned properties in the 
vicinity to serve immediate community needs for commercial uses.  
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EEXXIISSTTIINNGG  CCOONNDDIITTIIOONNSS  
Existing conditions of significance include locational attributes of the proposed Promenade 
North site coupled with vicinity area land use designations and traffic access considerations. 
These factors are pivotal to the determination of appropriate, market-supported uses.  

Location & Zoning 
As depicted by the map to 
the right, the 3.45 acre 
subject property is situated 
just to the southeast of the 
intersection of NE 119th 
Street and NE 117th Avenue 
(SR 503). 

Also as indicated, the 
western 4/5 of the site is 
currently zoned CC-
Community Commercial 
while the eastern portion is 
zoned for R-30 Urban High 
Density Residential. 

Vicinity Area Uses  
The area in proximity to the 
subject site is zoned for a 
wide range of residential, 
commercial, industrial, 
agricultural and mixed uses.  

Located west of the subject across NE 117th Avenue is Prairie High School. The major locus of 
commercial activity is the NW quadrant of the SR 503/NE 119th intersection. WinCo Foods is the 
largest single retail use. Other commercial uses include a coffee shop, dining establishments, a 
bank, and service station with carwash and convenience market. There is considerable 
remaining undeveloped commercially-zone property at the NW quadrant of the intersection –
detailed with discussion of alternative commercially zoned sites in this market analysis report.  

The southeast quadrant of the intersection is occupied by a service station and adjoining 
service business (in a residential structure). Other parcels in close proximity are primarily 
residential in character or vacant land (as with the subject parcel). The southwest corner is the 
site of a church with a tile and masonry firm adjoining (on the north side of the Prairie High 

Promenade North Site & Area Zoning 

 
Source: Clark GIS and E. D. Hovee  
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School parking lot). While zoned commercial, the Northeast quadrant of the intersection 
currently consists of existing residential structures. 

Current & Proposed Zoning 
For purposes of this market analysis, a summary comparison of current versus proposed zoning 
of the full Promenade North site is provided by the following chart. As illustrated by the zoning 
map, the subject site abuts both CC and R-30 zoned properties. A determination of the most 
appropriate zoning for this site therefore involves consideration of “best fit” from both location 
compatibility and market perspectives.  

Comparison of Current & Proposed Zoning 
Designation Overview Description  
Proposed Redesignation of 4/5 of Site from: Commercial (C) Comprehensive Plan Designation 

Community 
Commercial  
(CC)  
Zoning 

 
A commercial center area provides services to several neighborhoods in urban areas 
of Clark County and is implemented with the Community Commercial (CC) zone. New 
community commercial (CC-zoned) areas should generally be between five and 20 
acres in size, spaced two to four miles from similar uses or zones, serve a population 
of 10,000 to 20,000, locate at minor or major arterial crossroads and serve a primary 
trade area between 2 to 4 miles. 
CC designated areas are intended to provide for the regular shopping and service 
needs for several adjacent neighborhoods. Permitted uses are somewhat more 
limited than in the GC General Commercial zone which provides for the broadest 
range of commercial including service and professional office uses of any commercial 
zone. With CC, there also are more uses for which a conditional use approval is 
required than in a GC zone.  
As with all commercial zones, residential uses are not permitted in a CC zone except 
when built above the ground floor or for an accessory caretaker or owner residence. 
   

Proposed Redesignation Entire Site to: Urban High (UH) Residential Comprehensive Plan Designation 

Urban High 
Density 
Residential  
(R-30)  
Zoning 

UH areas provide for the highest density housing in the urban area. Minimum 
densities assure that these areas build out to the density planned, ensuring that the 
urban areas accommodate anticipated residential needs including assisted living 
facilities. Areas with this designation are to be located in transit corridors and near 
commercial and employment centers to provide demand for commercial and 
transportation services while providing easy access to employment. Institutions and 
public facilities are allowed in this zone under certain conditions. Base zones in this 
designation are the R-30 and R-43. 
The R-30 zone allows for a density of 18-30 units per net developable acre. This zone 
is suitable for townhome or multi-family apartment development. A minimum of 20% 
of the site area is to be landscaped.  
 

Sources: Clark County Comprehensive Plan 2015-2035 and Clark County Unified Development Code, Title 40. 
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Traffic Access 
For the Promenade North site, a pivotal location consideration involves traffic accessibility for 
commercial as compared with residential use. As documented by Olson Engineering and 
WSDOT, it is clear that WSDOT likely will not allow vehicular traffic to access 116th Street except 
for emergency vehicles. As noted by Olson, “the direct vehicular access to the subject parcel 
from SR 503 necessary to support any commercial uses is prohibited.” 

For customer-oriented retail and service business, the absence of direct vehicular access 
effectively renders any prospective substantial commercial use of the subject to be infeasible. 
However, indirect access to the site is not as significant an impediment to residential use. In 
some instances as with the subject site, indirect access may actually render a quieter, safer 
access as more desirable for potential residential occupants.   

Alternative Commercial Sites 
Based on a review of Clark County GIS and Assessor data, there remains considerable vacant 
property (without any building value) in the NW quadrant of the SR 503 / NE 119th Street 
Avenue interchange. Six vacant tax parcels are identified – totaling 16.47 acres. Included are 
three parcels as yet undeveloped with direct frontage on NE 117th Avenue. Three added parcels 
that could be accessed by existing interior drives from either NE 119th Street or SR 503 – all of 
which are adjacent to existing commercial uses.   

Other than the subject property, there are two other vacant commercially zoned properties 
totaling 2.18 acres at the SE quadrant of the intersection. There is no other identified vacant 
commercially zoned land at the NE, SE or SW quadrants of the intersection – although there are 
several older residential structures of relatively low value on commercially zoned sites 
potentially suitable for commercial redevelopment if demand warrants in the future.   

Other vacant commercial sites are available on major corridors west, north and south of the 
proposed Promenade North development. About two miles to the west, there are multiple 
vacant CC zoned properties in the vicinity of the NE 119th Street / NE 72nd Avenue intersection – 
including a 16+ acre parcel. Four miles north, a 6-7 acre vacant commercial property is situated 
at the intersection of SR 503 and SW Scotton Way in Battle Ground. Going south one mile, 
there are two 1+ acre properties one mile from the subject site at the intersection of SR 503 
and NE 99th Street. Four miles south and west are remaining General Commercial (GC) zoned 
vacant sites of up to 10+/- acres in the vicinity of the Padden Parkway and NE Andresen Road.  

This review shows an ample and diverse inventory of alternative vacant commercial sites both 
at the same major intersection as the subject site and within 1-4 miles going west, north and 
south on major travel corridors from the subject property. Due to relatively weak demand for 
retail commercial space, this inventory should prove more than adequate to meet community 
commercial retail and service needs of the surrounding area both now and for the reasonably 
foreseeable future – without need for the subject site that is unsuitable for commercial use.  
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Existing Conditions Summary  
Even before getting to more detailed consideration of other marketability factors, there are 
two clear reasons why the subject site is much more viable for residential than commercial use:  

• Lack of direct traffic access from SR-503 renders the site as unsuitable and therefore 
unmarketable for commercial retail and service business that rely on regular drive-in 
customer access. As a related factor, the primary focus of commercial activity at the NW 
quadrant rather than the SW quadrant of the 119th Street and SR-503 intersection 
makes this a preferred location for added commercial development; This NW quadrant 
has the most vacant land and best options for traffic access going forward. 

• Extending beyond the immediate SR 503 / NE 119th Street intersection, there are 
multiple alternative commercial site opportunities readily accessible to the west, 
north and south. Taken together with the selection of sites immediately proximate, 
there is a diverse set of large and small site configurations available within 1-4 miles of 
the subject Promenade North property. These are likely to prove more than adequate to 
meet current and prospective commercial needs for the reasonably foreseeable future.  

MMAARRKKEETT  VVIIAABBIILLIITTYY  FFOORR  CCOOMMMMEERRCCIIAALL  UUSSEE  
Stepping back from existing site-specific conditions, it is useful to consider commercial versus 
residential viability from a broader community-wide perspective. A primary purpose of this 
market analysis is to evaluate the market need for commercial use. This involves consideration 
of the existing land use designation, trade area population and options to meet resident retail 
service needs including review of the competitive retail space inventory locally and regionally. 

Trade Area Population 
There are more than an 
estimated 7,000 residents living 
within one mile of the 
Promenade North site. Area 
population more than triples to 
23,300 residents at a 2-mile 
distance, increasing to nearly 
100,000 residents within 4 miles 
of the subject site. At all three 
distances considered (1-, 2-, and 4-miles), population has increased at a more rapid rate since 
2010 than has been the case for the rest of Clark County.  

While consistent with County spacing guidelines, population at the 2- and 4-mile distances from 
SR-503/NE 119th Street easily exceeds the 10,000-20,000 population minimum requirements 
indicated by the Comprehensive Plan for a Community Center designation. The size of the area 

Comparative Populations 

1 mile 2 mile 4 mile Clark Co
2020 Population 7,000 23,300 99,400 495,100

Average Annual Growth Rate (AAGR):
2000-10 9.6% 2.8% 2.6% 2.1%
2010-20 5.4% 2.8% 2.0% 1.5%

Market Areas ConsideredPopulation 
Characteristic

 
Source: Environics/Claritas and E. D. Hovee.  
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population to be served is such that substantially larger acreages together with better located 
and less constrained sites are needed to competitively serve resident needs than will be 
possible with this less than 3½ acre subject site.   

Meeting Resident Needs for Commercial Goods & Services 
The market reality is that residents of the SR503/NE 117th Avenue and NE 119th Street corridors 
have substantial shopping opportunities available at an approximately 2-4 mile distance with 
existing let alone potential new retail development -- via well traveled corridors especially to 
the south and west. For this economic analysis, retail demand and supply has been compared at 
1-, 2- and 4-mile distances from the subject property: 

• Within 1-mile, 2020 resident incomes support an estimated $152 million per year of 
retail including dining-related sales. About 20% of what these residents would normally 
spend occurs at retail stores located within the 1-mile area. However, grocery retail 
situated within the trade area captures a remarkable 42% of 1-mile trade area demand. 
Establishments within this area also capture 30% or more of locally building/garden, 
sporting goods, generated automotive parts, and gasoline/service related expenditures. 
In effect, the 1-mile trade area does exceptionally well at serving many of the day-to-
day convenience needs of local residents.  

• Within a 2-mile radius, the proportion of retail capture increases to 50% of demand 
from residents living within a 2-mile radius of the SR 503 / NE 117th Avenue 
intersection. This is expected as the larger area offers more establishments with a yet 
more diverse array of goods and services meeting the needs of local residents. Store 
types well represented at a 2-
mile distance include home 
furnishings, building/garden 
supplies, and grocery retail.  

• With 4-miles, the 
competitive inventory of 
retail offerings is more than 
adequate to meet resident 
needs. Due to the presence 
of retailers with a county-
wide clientele (as at 
Vancouver Mall and near the 
Padden), retail availability is 
better at the 4-mile radius 
than for Clark County in its 
entirety.  Minor shortfalls 
relative to the entire county 
are with electronics and 
dining activity. 

4-Mile Commercial Market Area 

 
Source: Environics and E. D. Hovee  
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Retail Space Demand  
Looking forward, retail space needs are much less robust today than prior to the Great 
Recession of 2007-09. This is the case nationally, regionally and locally for submarkets as served 
by the subject Promenade North site.  

Nationally, a growing share of non-store retail sales is occurring via e-commerce with 
corresponding reduced need for brick-and-mortar stores. This trend has taken its toll on long-
established retailers – ranging from department to specialty stores, even grocery retail. The 
escalating pace of change is accentuated by the increased role of firms such as Amazon that not 
only dominate internet retailing but are now going head-to-head with traditional retailers.  

The result is industry caution, retrenchment and consolidation with shrinking needs for new 
retail space. Owners of existing retail space are under increased pressure to find non-traditional 
uses to fill vacated storefronts – ranging from dining and entertainment to fitness center spaces 
to non-retail uses such as service businesses, churches and day-care.  

Regionally, retail demand for the Portland-Vancouver metro area (including non-traditional 
uses of retail space) appears to be on a downward trajectory. As of late 2019, the metro region 
now has less retail space now than two years previously.  

Even though Clark County experiences considerable sales leakage to Oregon, county-wide retail 
space inventory has remained essentially unchanged in the last 2-3 years. New development is 
essentially offset by removal of older or poorly located space from the market.2    

NE Vancouver retail opportunities are further dampened by location at the edge of the UGA 
with less population density in the immediate 1-2 mile trade area than is the case with retail 
centers surrounded on all sides by urban residential development. The need for added retail 
space in the immediate vicinity of the SR-503 interchange with NE 119th Street is further 
dampened by strong availability of diverse store offerings within the 4-mile radius which is the 
effective radius identified by the Comprehensive Plan for Community Commercial (CC) retail.  

Summary Observations – Community Commercial Need 
To summarize, the following observations can be made as to the limited need for additional 
commercial development – whether in the trade area or, more specifically, at the subject site: 

• Resident needs for commercial retail and service uses are more than amply 
accommodated within a 2-4 mile radius of the subject Promenade North property. 
Strong market presence of convenience oriented retail at the 1- mile radius is coupled 
with yet more substantial inventory within 4 miles. This existing inventory coupled with 
weak demand nationally and locally for added retail means that there is little need for 
more brick and mortar space – both now and for the reasonably foreseeable future. 
Adequacy of existing retail is demonstrated by consistency with County Comprehensive 
Plan spacing of Community Commercial lands at 2-4 mile intervals. 
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• The subject site appears to be neither well situated nor adequately sized to 
accommodate a market-competitive commercial development. The site is 
fundamentally flawed by WSDOT’s determination not to allow direct access from the 
major SR503 corridor fronting the site. At less than 3½ acres, the site is also relatively 
small and poorly configured in L-shape fashion to attract investment capital for a 
planned neighborhood center. If retail demand does re-emerge in the future as with 
UGA expansion and population growth, that demand will be more readily 
accommodated by the substantial remaining retail land inventory in conjunction with 
major existing uses) at the NW quadrant rather than SE corner of the SR 503 / NE 119th 
Street intersection.  

If a commercial use does emerge in the near term for the subject site, it most likely will be for a 
low intensity function not requiring direct customer access. Examples of such uses include mini-
storage/RV-storage facility or a use requiring outdoor storage or buildings of relatively low 
value. These uses typically have very limited on-site employment, would not serve the 
commercial shopping and service interests of the neighborhood, and would be incompatible 
with adjoining existing residential and high school educational campus uses.  

MMAARRKKEETT  VVIIAABBIILLIITTYY  OOFF  RREESSIIDDEENNTTIIAALL  UUSSEE  
Even as the retail sector of the economy faces significant repositioning, residential opportunity 
continues to increase. There is considerable latent (or pent-up) demand from the recession of 
2007-09 that has yet to be fully addressed. And resident choices have changed – favoring more 
rental and multi-family housing opportunities than historically has been the case.  

Since 2010, Clark County has added about 8,300 rental units – comprising new apartment 
construction together with owner-occupied, single-family housing converted to rentals. Rental 
housing accounts for about 35% of all occupied housing county-wide:  

• As of Fall 2019, the East Vancouver area (east of I-205) had an apartment vacancy rate 
of 4.15% -- below the metro-wide vacancy factor of 4.42%.3 Even with increasing new 
construction, vacancy rates continue to remain low – dropping from 4.81% in Spring 
2018. The lowest eastside vacancy rates are noted for studio and 2-bedroom townhome 
units at 1.4% and less than 2.2%, respectively  

• At $1.45 per square foot per month, East Vancouver apartment rents are are below 
average rents region-wide – but about 5% above average rates for West Vancouver. 
Average rents have increased by 12% since Spring 2018 – a clear indication of rapidly 
increasing demand as well as growing concern with affordability due to supply that 
continues to lag behind demand.  

As this firm has documented in other market studies, East Vancouver’s housing demand has 
been driven by rapid job growth in recent years. The rate of eastside job growth has outpaced 
gains to housing supply – resulting in both shrinking vacancies and rapid rent rate increases.  
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While much of the East Vancouver’s multi-family development traditionally has been located in 
or near the Cascade Park area, new projects are occurring across a broader geographic area – 
depending in large part on site availability and supportive zoning. The Promenade North 
property offers the advantage of providing high density housing in a setting at the UGA edge 
but in immediate proximity to other existing R-30 development.  

Also noted is that Clark County’s multi-family market has been dominated by attached rental 
residential (as with duplexes) and smaller apartment complexes of less than 20 units. The lack 
of larger apartment properties limits the share of the market that can be effectively served – as 
larger properties of 50+ units typically achieve efficiencies of lower per-unit operating expense.  

While development design and marketing plans for the Promenade North site have yet to be 
prepared pending the outcome of comprehensive plan and zoning amendment review, the 3.45 
acre site could accommodate up to just over 100 units if built to maximum R-30 zoned density. 
Residential units also will have the advantage of proximity to Prairie High School and to 
convenience shopping within easy walking distance.  

Summary Observations – Residential Need 
To summarize, the following observations can be made as to the strong need for additional 
multi-family residential development of the subject Pioneer North property: 

• Regionally and locally, demand for multi-family development remains strong. The 
ability to build new multi-family inventory at sites convenient to diverse places of 
employment, services and recreation is important to meet resident needs and to 
support continued economic opportunity county-wide. This is a need of particular 
importance for the east Vancouver area where housing has not kept pace with 
employment growth in recent years.  

• Promenade North is well situated to help address this continuing residential need at 
the edge of the Vancouver UGA. The subject property adjoins and would complement 
existing adjoining R-30 development. The site is also readily accessible to day-to-day 
convenience retail and service providers – as a marketing advantage and draw for 
prospective residents.  

In the absence of a Comprehensive Plan amendment and associated zone change, it is unclear 
as to when and how the site might develop. If zoning remains unchanged, there is substantial 
risk that the subject Promenade North site will remain undeveloped and underutilized for the 
foreseeable future, with limited opportunity to contribute to the community’s tax base, 
residential and economic well-being.   

192



CCOONNCCLLUUDDIINNGG  NNOOTTEESS  
As noted at the outset, this market analysis has been aimed to address two questions raised in 
Clark County’s review of the proposed land use re-designation – related to viability of 
residential versus commercial use and adequacy of alternative commercially zoned properties 
in the vicinity area. As documented by this report, these two questions are addressed in 
summary fashion as follows:  

• The subject site is considerably more viable for urban high density residential (R-30) 
than for Community Commercial CC use. WSDOT’s determination that the site cannot 
directly access SR 503 renders this location unsuitable for customer oriented 
commercial or retail use. The combination of inadequate customer access and weak 
demand regionally and locally for commercial retail space render this site as not viable 
for commercial use for the reasonably foreseeable future. By comparison, the site is well 
situated to capture continued strong demand for multi-family use at a site offering 
convenient access to already available consumer goods and service within 1-4 miles.   

• There are sufficient alternative commercially zoned properties zoned properties in the 
vicinity to serve immediate community needs for commercial uses. In the event of 
strengthening commercial demand – especially with future area population growth – 
the NW quadrant of the SR 503 / NE 119th Street intersection has up to 16+ acres of as 
yet developed CC zoned land situated in direct proximity to already well established 
businesses. Within 1-4 miles there are other alternative site opportunities at key area 
intersections – to the west at NE 119th Street / 72nd, to the north at SR 503 / Scotton 
Way in Battle Ground, to the south at SR 503 / NE 99th Street, and southwest to as yet 
undeveloped commercial sites readily accessible via the Padden Parkway, I-205 and 
Andresen Boulevard.  

 
Taken together, these factors are strongly supportive of the proposed re-designation of the 
3.45-acre Promenade North property from Community Commercial (CC) to Urban High Density 
Residential (R-30) use. E. D. Hovee appreciates the opportunity to provide this market analysis 
and is prepared to address questions regarding any aspect of this report.  
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EENNDD  NNOOTTEESS  

1  Information for this economic analysis has been obtained from sources deemed to be reliable. However, the 
accuracy of information from third party sources is not guaranteed and data is subject to change without 
notice. Findings and conclusions of this memorandum are those of the author and should not be construed as 
representing the opinion of any other party without their prior express consent, whether in whole or part.  

2  While retail space locally and regionally benefits from relatively low vacancy rates of 3.5% or less, the primary 
story is about lack of new construction regionally and locally due to shrinking demand. After a year of negative 
space demand in 2017 (with new vacancies outpacing demand), Clark County experienced what appeared to be 
a modest rebound in retail absorption in 2018.  

 However, when also adjusted for loss of some competitive space due to use conversion, net leasing in 2018 
equated to just over a 1% increase in occupied county-wide retail space – a rate of increase that remains below 
the pace of population growth.  Based on the most recent data available, this pattern of weak demand has 
continued through at least the 3rd quarter of 2019 – with virtually no positive net space absorption. This is 
consistent with experience of the entire Portland-Vancouver metro region. 

3  Rental information is from the most recent semi-annual Apartment Report for the Portland-Vancouver market 
prepared by Multifamily NW. 

 

 

 
This market analysis of a comprehensive plan/zone amendment for the Promenade North 
property has been prepared by the economic and development consulting firm E. D. Hovee 
& Company, LLC. Since 1984, E. D. Hovee has provided economic forecasting, market and 
feasibility studies for a range of residential, commercial, mixed use development and other 
major capital projects – primarily focused in Clark County and the greater Portland-
Vancouver metro region:  

The firm has conducted multiple assignments in unincorporated Clark County for the I-5/179th 
Street interchange area, commercial developments in the vicinity of 88th and Andresen, 
commercial/residential market and land use reviews on the 78th Street Corridor and at NE 
152nd Street north of Ward Road, and planned redevelopment of the former Leichner landfill.  

Clients assisted have included:  
 
• Public agencies such as Clark County, the Cities of Vancouver, Battle Ground, Washougal 
and Ridgefield, area school districts including Evergreen, Battle Ground and Hockinson, the 
Vancouver Housing Authority, C-TRAN, and Clark County port districts.  
 
• Non-profit organizations including the Columbia River Economic Development Council, 
Identity Clark County, and Fort Vancouver National Trust. 
 
•Private firms including Aachen Development, the Al Angelo Company, CJ Dens Land 
Company, Gaither Family, Fore Development, Ginn Realty, Gramor Resources, Hurley 
Development, Killian-Pacific, Property Management Group, TSR Investments, and Real-Vest. 
 

 

194



_________________________________________________________________________________________________ 
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MEMORANDUM 
 
 
Date:   February 7, 2020  
 
 
To:  Ahmad Qayoumi, PE       copy:   Gary Albrecht 
  Public Works Director/County Engineer    
  P.O. Box 9810 
  Vancouver  WA  98666-9810 
 
From:  Frank Charbonneau, PE, PTOE 
 
Subject: TIA Waiver Request       FL2014 
  Prominade North Annual Review 
  NE 116th Street, Clark County 
 
 
On behalf to the applicant (William Maitland) a request to waive the traffic impact study is 
hereby submitted for the property located on tax lot #200200-00 in the northeast intersection 
corner of SR500/NE 117th Avenue at NE 116th Avenue in Clark County. 
 
The applicant has submitted a Comprehensive Plan and Zone Change Annual Review for a 
portion of the vacant property (which totals 3.45 acres) from a Comprehensive Plan 
designation of Commercial and Community Commercial zoning to a Comprehensive Plan 
designation of Urban High Density Residential and R-30 zoning to match that of the eastern 
portion of the parcel.   Should the Annual Review be approved, the Applicant will then 
submit for a multi-family development on the subject parcel.  Although the date for 
submitting the actual application is not definite at this time it is understood that a full traffic 
study will be required and submitted at the time of application per the County’s concurrency 
standards.  
 
A trip generation analysis dated 1/15/2020 was previously submitted. The analysis 
documented that the multi-family development allowed under the proposed residential 
zoning will generate substantially fewer trips than a commercial and multi-family 
development under the current zoning. Please reference the attached trip generation 
assessment attached to this memorandum. 
 
Access to the property will be provided on NE 116th Avenue with connectivity through NE 
122nd Avenue. Northeast 116th Avenue currently dead-ends at SR503 where direct access to 
the highway will not be permitted by the Washington State Department of Transportation. 
Without direct access to SR503 it would be infeasible to develop the site as a commercial 
use due to the resulting out-of-way traffic circulation conditions through residential 
neighborhoods to reach the property. 
 
Within one mile of the site there are two roadway projects listed in the Six Year 
Transportation Improvement Program (2019-2024):  Project #9 – NE 119th Street at NE 132nd 
Avenue intersection upgrade and Project `D` - NE 119th Street, East (NE 87th Avenue to NE 

CHARBONNEAU 
 ENGINEERING   LLC 
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_________________________________________________________________________ 
          TIA Waiver Request                                                  February 6, 2020  
                                                                                       Promenade North                            NE 116th Avenue, Clark County                                                                                                

Charbonneau 
Engineering LLC 

 

112th Avenue). Both of the TIP projects identified are expected to benefit the County’s 
transportation system to safely accommodate future trips generated by the proposed 
development. 
 
Based on these considerations it is requested that the County waive the requirements for a 
traffic impact study at this time for the Annual Review.        
 
If you should have any questions, please contact Frank Charbonneau, PE, PTOE at 
503.293.1118 or email Frank@CharbonneauEngineer.com. 
 
 
Attachment 
 

 Trip Generation Assessment, Promenade North Development, 1/15/20, Charbonneau 
Engineering 
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MEMORANDUM 
 
 
Date:   January 15, 2020  
 
To:  Mike Odren, RLA 
  Associate Principal 
  Olson Engineering, Inc. 
  222 East Evergreen Blvd 
  Vancouver  WA  98660 
   
From:  Frank Charbonneau, PE, PTOE 
 
Subject: Trip Generation Assessment       FL2007 
  Promenade North Development 
  NE 116th Street Clark County 
 
This memo will serve as the trip generation assessment documenting the number of 
vehicular trips that will be produced by the Promenade North development project in Clark 
County.  
 
The 3.45 acre site is situated in the northeast intersection corner of SR503 and NE 116th 
Avenue on tax lot #200200-000. Vehicular access to the site will be provided on NE 116th 
Avenue with easterly connectivity to NE 122nd Avenue. Northeast 116th Avenue currently 
dead-ends at SR503 where direct access to the highway will not be permitted.  
 
The subject parcel is currently vacant and zoned for community commercial and residential. 
The proposed development will buildout 99 apartment units and requires an amendment to 
the comprehensive plan and zoning maps. The County’s annual review process requires 
certain transportation criteria and an analysis demonstrating the adequacy of transportation 
services. To support the County in defining the upcoming transportation study’s scope it 
was necessary to provide a summary of the site’s trip generation. In this regard several 
development and zoning scenarios have been assessed for trip generation comparison 
purposes. 
 
Scenario 1 - Existing zoning with maximum site buildout including 20 apartment units and 
30,250 square feet of commercial retail 
 
Scenario 2 - Proposed zoning with site buildout totaling 99 apartment units (actual proposed 
development plan for Promenade North)  
 
Scenario 3 - Proposed zoning with maximum site buildout including 103 apartment units 
(not proposed with this development) 
 
A summary of the trip generation results for each scenario is provided in the following 
tables. The analysis is based on the ITE Trip Generation manual (10th edition, year 2017). 
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Charbonneau 
Engineering LLC 

 

 
 
 
 
Table 1  Scenario #1 Trip Generation Summary - Existing Zoning Max Buildout

Total Enter Exit Total Enter Exit
Low-Rise Housing (#220) 20

Generation Rate 1 7.32 0.46 23% 77% 0.56 63% 37%
Total Driveway Trips 146 9 2 7 11 7 4

Shopping Center (#820) 30,250

Generation Rate 1 37.75 0.94 62% 38% 3.81 48% 52%
Total Driveway Trips 1,142 28 17 11 115 55 60

Pass-By Trips (ADT: 0%; AM: 0%; PM: 34%) 39 19 20

Site Total Driveway Trips 1,288 37 19 18 126 62 64

Site Pass-by Trips 0 0 0 0 39 19 20

Site New Trips3 1,288 37 19 18 87 43 44
1
  Source:  Trip Generation , 10th Edition, ITE, 2017, average rates.

2 
 Pass-by percentage based on Trip Generation Handbook, 3nd Edition , ITE, 2017.

3  
New Site Trips = Total Driveway Trips - Pass-by Trips.

Table 2  Scenario #2 Trip Generation Summary - Proposed Zoning with Proposed Buildout

Total Enter Exit Total Enter Exit
Low-Rise Housing (#220) 99

Generation Rate 1 7.32 0.46 23% 77% 0.56 63% 37%
Total Driveway Trips 725 46 11 35 55 35 20

1
  Source:  Trip Generation , 10th Edition, ITE, 2017, average rates.

Table 3  Scenario #3 Trip Generation Summary - Proposed Zoning with Maximum Buildout

Total Enter Exit Total Enter Exit
Low-Rise Housing (#220) 103

Generation Rate 1 7.32 0.46 23% 77% 0.56 63% 37%
Total Driveway Trips 754 47 11 36 58 37 21

1
  Source:  Trip Generation , 10th Edition, ITE, 2017, average rates.

103 
apartments

AM Peak Hour PM Peak Hour

99 
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Under the existing zoning (Scenario 1) the 3.45 acre site containing both commercial and 
residential development would generate the highest number of trips on a daily basis and in 
the PM peak hour. 
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                                                                         Trip Generation Assessment                                        January 15, 2020                           
                                                                                          Promenade North                            NE 116th Street, Clark County  

Charbonneau 
Engineering LLC 

 

The proposed Promenade North development (Scenario 2) with 99 apartment units will 
generate 56% of the ADT and 63% of the PM peak hour trips compared to the potential 
number of trips generated at maximum buildout under the existing zoning in Scenario 1. 
 
The maximum buildout allowed under the proposed zoning (Scenario 3) with 103 apartment 
units will generate 59% of the ADT and 67% of the PM peak hour trips compared to the 
potential number of trips generated at maximum buildout under the existing zoning in 
Scenario 1. The Scenario 3 building scenario in not being proposed with Promenade North. 
 
It is recommended that Clark County use the number of trips in Scenario 2 for 99 apartment 
units to determine the traffic study scope for the Promenade North project. 
 
If you should need any additional traffic engineering support on this project or if there are 
any further questions, please contact Frank Charbonneau, PE, PTOE at 503.293.1118 or email 
Frank@CharbonneauEngineer.com. 
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Mike Odren

From: Mike Odren <mikeo@olsonengr.com> on behalf of Mike Odren

Sent: Wednesday, January 15, 2020 12:37 PM

To: greaterbrushprairie@gmail.com

Cc: Mike Odren

Subject: Promenade North Comprehensive Plan and Zone Change Annual Review

Attachments: Zoning Maps.pdf

Good afternoon, Mr. DeNise. 
We are in the process of putting an application together for a Comprehensive Plan and Zone Change Annual Review for 

property located in the Greater Brush Prairie Neighborhood Association.  The Annual Review is for a portion of parcel 

number 200200-000 (no site address) (a currently split-zoned parcel with Community Commercial and R-30 residential 

zoning) to change the Comprehensive Plan designation of the Commercially zoned portion of the site from Commercial to 

Urban High Density Residential with an R-30 zoning designation.  Currently, the R-30 residentially zoned portion consists 

of the eastern approximately 1/5th of the site, with the commercially zoned portion consisting of the balance of the site 

(please refer to the zoning maps attached).  The site is located on a vacant and unused parcel at the northeast corner of 

the intersection of NE 116th Avenue (private) and SR 503 (NE 117th Avenue).    

The subject parcel is located along SR 503.  The only vehicular access to the site is from NE 116th Avenue, which runs along 

the southern portion of the site.   However, Washington State Department of Transportation has indicated that access will 

not be allowed from SR 503 to NE 116th Avenue.  As such, vehicular access to the site is a circuitous route from eastbound 

NE 119th Street to southbound NE 122nd Avenue to westbound NE 116th Street.  Additionally, a C-Tran bus stop is located 

along the subject parcel’s frontage with SR 503.  The bottom line is that the site does not have and may not take direct 

vehicular access from SR 503, which is critical for any viable commercial development.  As a result of this lack of direct 

vehicular access critical for any commercial use success, we feel residential is a more appropriate zoning and will fit better 

with the surrounding community than commercial zoning and uses.  A development review application for a multi-family 

development is not part of the Annual Review application process. 

Please respond with any questions, comments or concerns the neighborhood association may have by January 29, 2020. 

Respectfully, 
  
Mike 
Michael Odren, RLA                                     
Landscape Architect, Land Use Planner 
Associate Principal 
Olson Engineering, Inc. 
222 E. Evergreen Boulevard 
Vancouver, WA  98660 
(360) 695-1385 
OR (503) 289-9936 
Fax (360) 695-8117 
  
Confidentiality Notice:  This e-mail message may contain confidential or privileged information.  If you have received this message by mistake, please do not review, 
disclose, copy, or distribute the e-mail.  Instead, please notify us immediately by replying to this message or telephoning us.  Thank you. 
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