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COMMUNITY PLANNING 
 

STAFF REPORT 
 
TO:   Clark County Planning Commission 
 
FROM:  Oliver Orjiako, Director 
 
PREPARED by: Jose Alvarez, Planner III 
   
DATE:   January 15, 2015  
 
SUBJECT:  CPZ2014-00010 NE 139th St North 
 
 
BACKGROUND: A proposal (CPZ2008-00022) was submitted in 2008 to amend the 
Comprehensive Plan and zoning designation for parcels (185672-000, 185727-000 and 
185796-000) from a light industrial designation with IL zoning to a General Commercial 
designation with GC zoning and parcels (185700-000 and 185762-000) from Urban 
Medium with R-18 zoning to General Commercial with GC zoning. A third element of the 
proposal was to amend the “split zoning” of parcel 185759-000 from Light Industrial with 
IL zoning to Urban Medium with R-18 zoning to make the entire parcel Urban Medium 
with R-18 zoning. The third element is not a part of this proposal. 
 
Staff recommended the Planning Commission deny the proposal at the June 19, 2008 
hearing due to the significant increase in potential trip generation which could affect 
nearby intersections, the Salmon Creek Avenue and 134th Street concurrency corridors 
and the Salmon Creek Interchange project. On the day of the hearing the applicants 
proposed a concomitant rezone agreement that would (1) limit the number of trips to the 
site based on the existing zoning (462 peak PM hours); and (2) prohibit big box retail on 
the properties (big box development was defined as any one retailer occupying over 
100,000 sq. ft. of ground floor area). The Planning Commission recommended approval 
to the Board of County Commissioners based on the concomitant rezone agreement 
satisfying the transportation issues. The Board of County Commissioners heard the 
matter on October 23, 2008 and approved the Planning Recommendation to amend the 
comprehensive plan subject to the concomitant rezone agreement.  
 
The agreement while proposed by the applicant was never executed due to the inability 
of the applicants to agree on how to allocate the 462 trips. The zoning on the properties 
has not been amended and is still Light Industrial and R-18. The applicants are now 
requesting to remove the cap of 462 peak hour trips.  
 
This request is being processed as a post-decision review to a conditional approval of a 
concomitant rezone, consistent with RCW 35.63.  
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TRANSPORTATION ISSUES: In the intervening years since this proposal was first 
considered there have been several transportation related changes in the area: (1) The 
Salmon Creek Interchange Project phase I has been completed and opened to the 
public this fall; (2) Improvements along NE 10th Ave, from 149th St to 164th St, have 
been added to the 6-year Transportation Improvement Plan (TIP); and (3) Concurrency 
program has been changed to a use a corridor volume to capacity metric.  
 
The applicant submitted a traffic impact analysis which concluded the site could 
generate 1,038 trips when rezoned to GC zoning.  The current IL zoning, when this site 
is fully developed, could generate 462 trips.  Therefore, approval of the rezone to GC 
zoning would generate 576 more trips than the current IL zoning.  Due to the nature of 
commercial businesses most of the 576 trips are automobiles that are currently on the 
road system (353) and attracted to the business due to convenience.  223 trips are new 
vehicles on the transportation system as a result of the proposed GC zoning.   
 
The applicant relies on the planned 10th Avenue bridge over Whipple Creek to 
accommodate the additional trips.  The bridge was not assumed as a planned project 
when the rezone was proposed in 2008.  This bridge building project is now listed in the 
County’s six-year TIP, recognizing it as a priority.  The project relies on state funds to 
complete the project.   
 
Using the new concurrency standard, congestion is evaluated on the street segments 
and intersections.  Street segments are measured by comparing the amount of traffic 
volumes to the carrying capacity of the roadway.  A volume-to-capacity ratio of 0.90 
indicates failure.    The applicant’s analysis indicates NE 10th Ave., north of NE 139th St., 
will exceed the concurrency standard with the current IL zoning (1.06) and with the 
proposed GC zoning (1.36).  The applicant’s traffic analysis shows that three 
intersections will fail in the future, regardless of the zone change.  While the proposal 
intends to mitigate the impacts of the development with intersection improvements and 
refined signal operations, the specific mitigation requirements will come at the time of 
site plan approval.  
 
In 2008, staff recommended that a concomitant rezone agreement be required that 
would limit the trip generation to the same PM peak hour trips (462) generated by 
development under the existing IL zoning designations.  The capacity on NE 139th St. is 
no longer a limiting factor to future development along the corridor, due to the change in 
concurrency standards.  However, concurrency failure is expected on NE 10th Ave., and 
the intersections at NE 10th Ave./ NE 139th St., NE 10th Ave./NE 141st St., and NE 23rd 
Ave./NE 134th St.  The intersections can be mitigated below the concurrency standards 
as proposed by the applicants’ traffic analysis. However, the applicants’ traffic analysis 
has not addressed the lack of capacity on NE 10th Ave, north of NE 139th St. This 
segment is projected to be over capacity under the current zoning and will be 
exacerbated with the applicants’ proposal. Therefore, staff can not recommend approval 
to remove the trip cap. 
 
RECOMMENDATION AND CONCLUSIONS 



Community Planning Staff Report  Page 3 of 3 

Based upon the information and the findings presented in this report and in the 
supporting documents, staff recommends that the Planning Commission forward to the 
Board of Clark County Commissioners a recommendation of DENIAL. 
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Owner:
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185672000, 185796000, 185727000, 185726000
MEYER CLAN LLC

13914 NE 16TH AVE           
VANCOUVER, WA 98685
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