
GRASS VALLEY 

COMPREHENSIVE PLAN AND ZONE CHANGE 

Application Narrative 

January 30, 2018, revised September 15, 2018 

This narrative responds to application requirements for a comprehensive plan amendment as 

stated in CMC§lS.51.010 (A through H) . 

A. A detailed statement of what is proposed and why; 

The applicant proposes changes to the Comprehensive Plan and Zoning designations for 5eYefl 

six parcels comprising +G50.73 acres. Three parce ls are zoned Light Industrial/Business Park 

(LI/ BP ) tota li ng 23 .0 acres and t he other three are zoned Business Park (BP ) account ing for the 

rema ining 27.73 acres. The specific owner, size, and land use designation for each property is 1 

as follows: 

Table 1: Existing Parcels 

location 

125623-000 

4511NW18TH AVE 

125193-000 

NO SITUS ADDRESS 

125185-000 

NO SITUS ADDRESS 

125627-000 

NO SITUS ADDRESS 

125207-000 

NO SITUS ADDRESS 

986033 959 
NO SITUS ADDRESS 

125198-000 

4600 NW PACIFIC RIM BLVD 

I Total 

parcel 

acres 

9.37 

6.76 

11.60 

9.26 

3.74 

~ 

10.00 

5079.73 

owner 

Daley eta I 

Daley eta I 

Daley eta I 

JR Merit 

Enterprises LLC 

JR Merit 

Enterprises LLC 

~ 
ElectroAics Cor13 

NRP LLC [Sigma] 

existing 

zoning 

BP 

BP 

BP 

LI/BP 

LI/BP 

~ 

LI/BP 

existing 

comp plan 

IND 

IND 

IND 

IND 

IND 

IND 



The parcel table above shows the existing zoning and comprehensive plan designations. These 

include two types of zones (BP and LI/BP) under a Comprehensive Plan designation of 
"Industrial". 

Reasons for request: 

The applicants wish to have their property designations changed to "Commercial", with 

zoning changed to RC (Regional Commercial) to allow more flexibility in lot development 
configurations and uses ans lot configurationsuses. The applicants foresee the potential for the 

following types of uses that would most likely be developed under this change: expansion of 

existing Sigma business, development of office or commercial uses on the majority of the Merit 

property, and development of mixed uses on the Daley et al property. Lot design requirements 

are shown in Table 1 below, and uses for each zone are shown in Tab le 2 below. 

_-_ These changes in zoning would bring the subject parcels into the same zone as 

surrounding parcels, allowing the extension of RC uses along the south side of Fisher 

campus and toward the east. 

-Lot configuration is more limited under the existing zoning (BP and LI/BP) . The parcels 

that are zoned BP are constrained by the minimum lot area of Yi acre, maximum lot 

coverage, afl€!-the large rear yard setback, and environmenta l constraints (See 

Attachment A: Environmenta l Constra ints). Tl=ie cl=ianges ·.vouls also allow se'o'elopment 

of a wiser range of uses tl=iat wouls provise employment ans service opportunities. 

- The proposes parcels that are zoned LI/BP are constrained by the minimum lot area of 

10 acres, afl€!-the large setbacks required for that zone, and the lot coverage allowed . 

Additionally, 

:__!The parcels in question are hindered in part by steep slopes and wetlands, and would 

be more likely to be developed under a more flexible zone. A comparison of design 

standards under each zone is shown in Table 1 below: 

Table 1 - Density and dimensions-Commercial and industrial zones (from 18.09.030) 

RC BP ll[BP Note2 

Bulk Regulations 

Maximum Densit'i (dwelling 
~ n[a n/a 

unitsLnet acre) 

Minimum lot area (square 
None Yz acre 10 acres 

feet) 



RC BP Ll[BP Note 2 

I 
Minimum lot width (feet) None 100 Not SQecified 

Minimum lot deQth (feet) None 100 Not SQecified -- -

Setbacks: 
Commercial and industrial develoQment setbacks shall be as follows, unless along a flanking 
street of a corner lot. If along flanking street, then the setback must be treated like a front, 
and Qrovide safe sight distance. 

5' Qer 1 foot of 

Minimum front yard (feet) Note4 15 building height (200' 

minimum) 

Minimum side yard (feet) None 15 
100' for building; 25' 

for Qarking 

Minimum rear yard (feet) 
100' for building; 25' 

None so 
for Qarking area 

Lot Coverage 

1 story {30%) 
Lot coverage 

None 50% 2 stories (40%) 
(Qercentage l --

3 stories (45%) 

Building Height 

Maximum building height 
None None 60 

(feet) -

1. If along a flanking street of corner lot. 

2. The densities and dimensions in the LI/BP zone may be reduced under a planned industrial 
development. See Chapter 18.21 Light Industrial/Business Park. 

3. Maximum setback at front building line is ten feet. 

4. Residential dwelling units shall satisfy the front setbacks of CMG Section 18.09.040 Table 2, 
based on comparable lot size. 

The changes would allow development of a wider range of uses that would provide 

employment and service opportunities. Although many commercial uses are allowed in 



I 

both the BP and RC zones, the coRstraiRtrestrictions on BP lot size limits, setbacks, and 
lot coverage constrain the possibility of development of the subject lots, or individua l 
pad ownership for smaller companies and start-ups. The change from LI/BP to RC will 
allow for fflaflV=more commercial uses, as wel l as more important ly the flexibility in lot 
configuration. Additionally, RC uses include provision for residential components such as 
aging-in-place/nursing facilities, or multifamily residences in conjunction with City 
Counci l approved mixed use master plans. A comparison of allowed uses under each 
zone is shown in Table 2 below. 

Table 2-Commercial and industrial land uses (from 18.07.030). 

KEY : P = Permitted Use 
C = Conditional Use 
X = Prohibited Use 
T =Temporary Use 

Zoning Districts 

Commercial Uses 

Anima l kennel, commercial boarding 6 

Animal shelter 6 

Antigue shop 6 

Appliance sales and service 6 

Automobile repair {garage) 6 

Automobile sales, new or used 6 

Automobile service station 6 

Automobile wrecking 6 

Baker't {wholesale) 6 

Bakery {retai l) 6 

Banks, savings and loan 

Barber and beaut't shops 6 

Boat building 6 

Boat repair and sales 6 

Book store 6 

Bowling alley/billiards 6 

Building, hardware and garden suppl't store 6 

Bus station 6 

I 

RC BP 

p 11 p 11 

c c - -

p c - -

p p 
- -

p p 
- -

p p 
-

p p 
- -

x x -

p I p I - -

p p 
- -

p p 
- -

p p 
- -

c c - -

p p 
- -

p p 
-

p p 
- -

p p 
- -

p p 
-

LI/BP 

x 

x 

x -

x -

x -

x -

x 

x -

p 5 
-

p 5 
-

P S 
-

p S 
-

x -

x 
p S 
-

x 

x -

x 



Zoning Districts RC BP LI/BP 

Cabinet and caq~entr't'. sho~ 6 p p p s 

Cand't'.; confectioner't'. store 6 p p p s 
-

Cemeter't'. 6 c x x -

Clothing store 6 p p x - -

Coffee sho~, cafe 6 or kiosk p p p s 

Convention center 6 c p p 
-

Da't'. care center 6 c c P S 

Da't'. care, adult p p p 

Da't'. care, famil't'. home 
6 p x p s 

- -

Da't'. care, mini-center 6 p p P S 
- -

Delicatessen {deli) 6 p p p s 
- -

De~artment store 6 p p x -

Electric vehicle battery charging station and ra~id p p p 
-

Egui~ment rental 6 c p p S 
- -

Event center p p p 
- -

Feed store 6 p c x -

Fitness centerLs~orts club 6 p p p S 
-

I Florist sho~ 6 

I p I p I p S 
-

Food cartLfood truckL food deliver't'. business 6 p p c -

Furniture re~air; u~holster't'. 6 p p x - -

Furniture store 6 p p x - -

Funeral home 6 p x x -

GasLfuel station 6 p p x -

GasLfuel station with mini market 6 p p x -

Grocer't'., large scale 6 p CB x 

Grocer't'., small scale 6 p p x 

Grocer't'., neighborhood scale 6 p p P S 
- -

Hos~ital, emergenc't'. care 6 p p x 

Hotel, motel 6 p p x -



Zoning Districts RC BP LI/BP 

Household ai:rnliance reQair 6 p p x - - -

I Industrial su QQlies store 6 

I c I c I x - -

LaundryLdry cleaning {industrial} p x x - - -

LaundryLdry cleaning {retail} 6 p p P S 
- -

Laundry {self-serve} p p x - - -

Liguor store 6 p c x - - -

Machine shoQ 6 c c P S 
- - -

Marijuana Qrocessor x x x - -

Marijuana Qroducer x x x -

Marijuana retailer x x x 

Medical or dental clinics {outQatient} 6 p p p S 
- - -

Mini-storageLvehicular storage 6 c p x - -

Manufactured home sales lot 6 p x x - -

NewsQaQer Qrinting Qlant 6 c x x - -

Nursery, Qlant 6 c c x - -

Nursing, rest, convalescent, retirement home 6 p x x - -

Office SUQQIY store 6 p x p S 
- -

PawnshoQ 6 x x x - -

I Parcel freight deQots 6 

I p I p I p s 
- - -

Pet shoQs 6 p p x -

Pharmacy 6 p p P S 
- -

PhotograQhicLelectronics store 6 p p p S 
- - -

Plumbing, or mechanical service 6 p p x -

Printing, binding, blue Qrinting 6 p p p s 
-

Professional office{s} 6 p p p 
- -

Public agency 6 p p p 
- -

Real estate office 6 p p T -

Recycling center 6 x x x -

Recycling collection QOint 6 Tore c p s 
-- -



Zoning Districts RC BP LI/BP 

Rec'tcling Qlant 6 x x x -

Research facilit't 6 c p p 
- -

Restaurant 6 p p p S 
- - -

Restaurant, fast food 6 p p P S 
- -

Roadside Qroduce stand 6 T x T -

Sand, soil, gravel sales and storage 6 x x x - -

Second-handLconsignment store 6 p p x - -

Sexuall't oriented business 1
'
5 x x p 

- - -

Shoe reQair and sales 6 p p x -

Smoke shoQLhead shoQ 9 p x x -

Stock broker, brokerage firm p p p 

SQecialt't goods Qroduction {e.g. brew QUb} p p p 
- -

Taverns 6 p p x - -

Theater, exceQt drive-in 6 p p x - -

Truck terminals 6 c x x - -

Veterinar't clinic 6 p p x - -

Warehousing, wholesale and trade 6 c p p S 
-

I Warehousing, bulk retail 6 

I c I x I x -

I Manufacturing and[ or ~rocessing of the following: 

Cotton, wool, other fibrous material x p x - - -

Food Qroduction or treatment c p x -

Foundr't x x x -

Furniture manufacturing x c x -

Gas, all kinds {natural, liguefied} x x x -

Gravel QitsLrock guarries x x x - -

Hazardous waste treatment-Off-site x x x - -

Hazardous waste treatment-On-site x x x -

Junk'tardLwrecking 'tard x x x -

Metal fabrication and assembl't x c x - - -



Zoning Districts RC BP LI/BP 

Hazardous waste treatment-On-site x x x -

PaQer, QUIQ or related Qroducts x x x 

Signs or other advertising structures c c p 
-

Electronic eguiQment x x p 
-

Industrial Uses 

High-tech industry x p p 2 

Manufacturing of miscellaneous goods {e.g. musical x x x 

OQtical goods c p p S 

Packaging of QreQared materials p c p 5 
-

Scientific and Qrecision instruments x p p 
-

Recreational, Religious, Cultural Uses 

Auditorium 6 p p x -

Community club 6 p p x -

Church 6 p p x -

Golf course[driving range 6 p p p S 
-

Library 6 p p x -

Museum 6 p p x -

Recreational vehicle Qark 6 c x x -

OQen SQace 6 p p p 
-

Park or Qlayground p p p 
- -

SQorts fields 6 p p x - -

Trails p p p 
-- -

Educational Uses 

College[university 6 p p x -

Elementary school 6 p p x 

Jun ior or senior high school 6 p p x -

Private, QUbl ic or Qarochial school 6 p p x -

Trade, technical or business college 6 p p p 
-

Residential Uses 



Zoning Districts RC BP LI/BP 

Adult fa mil'[ home x x x - -

Assisted living X/P io x x -

Bed and breakfast x x x - -

Designated manufactured home x x x -

Du~lex or two-fa mil'[ dwelling x x x - -

Grau~ home x x x - -

Home occu~ation X/P 10 x x -

Housing for the disabled X/P 10 x x - -

A~artment, multifamil'[ develo~ment, row houses X/P 10 x x 

Residence accessory to and connected with a X/P 10 x x 

Single-famil'[ dwelling x x x -

Communication, Uti lities and Faci l ities 

Electrical vehicle infrastructure p p p 
- -

Wireless communications faci lit'[ Refer to ChaQter 18.35 

I Facilities, minor ~ublic I p I p I p 
-

Facilit'[, essential 6 c c p 
- -

Railroad tracks and facilities 6 c x x -

j rem~orarv Uses 

TemQorarv sales office for a develoQment 4 T T T 

Notes: 

1. See CMG Chapter 5.36 Sexually Oriented Businesses for additional regulations for siting 
sexually oriented business facilities. 

2. Similar uses are permitted in the zone district only at the discretion of the community 
development director or designee. 

3. Reserved. 

4. See CMG Chapter 18.47 "Temporary Uses" for additional regulations. 

5. See secondary use provisions of LI/BP zone. 

6. See CMG Chapter 18. 19 "Design Review" for additional regulations. CMG Chapter 18. 19 is 
not applicable to development in the LI/BP zone. 

7. Residential uses may be outright permitted if part of a mixed use building. where residential 
use is not located on the ground level; otherwise it shall be a conditional use. 



8. If grocery store is less than one hundred thousand square feet then use is outright permitted. 
If one hundred thousand square feet or over then a conditional use pennit is required. 

9. A. Must be sited a minimum one thousand feet of the perimeter of the grounds of anv 
elementary or secondary school, playground, recreation center or facility, child care center, public 
park, public transit center, or library, or game arcade to which is not restricted to persons twentv­
one years or older as defined in WAC 314-55-010 on June 20, 2015; 

B. The business shall post clear signage in a conspicuous location near each public 
entrance stating no person under the age of twenty-one may enter the premises; and 

C. No smoke shop/head shop subject to this note shall be located within five miles of an 
existing lawfully established smoke shop/head shop. All measurements under (A) and (C) shall 
be measured from the nearest property line of the property on which the use is proposed to the 
nearest property line of an existing business utilizing Clark County GIS. 

10. On tracts ten acres or more, subject to approval by city council of a master plan and 
development agreement. a mixed use development may be approved provided no less than fifty­
one percent of the net developable acreage is committed to commercial uses. 

11. Conditional use permit is required if facilities for kennels are proposed outdoors. 

The Sharp cafftpus has bccR brokcR up iRto sfftallcr parcels. Those parcels located aloRg 
Pacific Riffl Blvd arc iR a good positioR to implcmcRt uses allowed uRdcr aR RC ZORC. 

The fo rmer HSA site is classified as already developed under t he Countis Vacant 
Bui ldablc Lands Mode l (VBLM). However, Sigma Design purchased the property with plans to 
rcpurposc the existing bu ilding and eventua lly added add it iona l space . The company desires to 
add a coup le more bu ildings, but t he combination of site constraints and LI / BP setbacks 
sign ificant ly limit th is opportunity (Sec Attachment B: Sigma Design). There is a one-acre area 
adjacent to the cast side of t he exist ing bu ilding that cou ld be deve loped . Due to the setbacks 
with in the LI / BP zone and site constra ints, not much more than a 25,000 square foot bui lding 
could be bui lt (and accommodate necessary parking, landscaping, etc.). Rcdcsignating the site 
as RC wi ll allow Sigma more flex ibility in bu ilding location (as well as other associated support 
c lements) and add the second bu ilding t hey desire w ithout impact ing current operations. It's 
estimated that the change to RC would assist the company in add ing potentially another 150 
workers. 

The Merit properties arc designated vacant-constra ined under the VBLM due to the 
significa nt topographic constra ints (Sec Attac hment A: Environmenta l Constraints). The County 
assumes on ly ha lf of vacant constrained sites w ill deve lop. However, no portion of the site can 
be developed under LI / BP developme nt standards, as the most promising areas fa ll w ith in the 
setback areas (Sec Attachment B: Meri t Propert ies). Approving a change to RC wou ld make it 
feasible to deve lop the majority of t he site as a sma ll office park. A conceptua l site design has 
been completed to ill ustrate placement of bu ild ings, parking, and landscaping (Sec Attachment 
C: Merit Phase 1 Conceptua l Site Plan ). The conceptua l Phase 1 plan conta ins three bu ildings 
tota ling 64,000 square feet of office space. This should produce an estimated 190+ workers . 
Phase 2 of the site w ill req ui re further examination to determine types of structures that cou ld 
be built, which may include add it ional office or residentia l (if part of a City Council approved 



Master Plan ). Therefore, if Phase 2 area were developed, it would produce up to either 100 
additiona l jobs or between 40 and 90 housing un its depending on density and net deve lopable 
area. 

All three Da ley et al propert ies are curre nt ly deemed vacant-constra ined under the 
VBLM due to both topograph ic and potential wet land constra ints (See Attachment A: 
Envi ronmenta l Constra ints ). Aga in, The County assumes only ha lf of vacant constra ined sites 
w ill develop. Furthermore, t he City is in t he process of buying four acres adjacent to Parker's 

Village townhomes for a future water reservoir t hat also inc lude t he City bui lding a ha lf street 
exte nsion of NW 20th Avenue and a half street north/sout h road (See Attachment B: Da ley Et Al 
Properties). The rema ining 23.73 acres would assume to provide up to 110 jobs under current 
BP zoning. Class ify ing t he propert ies as RC would give greater flexibility in setbacks and lot 
coverage t hat wou ld increase t he likelihood of t he sites develop ing eit her as all com merc ial or 
under a City Council Approved Maste r Plan. Develop ing as all commercial co uld prov ide as 
much as 240 jobs. Under a City Co uncil approved M aster Plan up to 160 jobs and between 30-

75 housing units could be developed. Note: further site analys is under a development 
applicat ion would produce more definitive est imates. Under any circumsta nce, RC should 
produce a high number of jobs than the current BP zone. 

8. A statement of the anticipated impacts of the change, including the geographic area 
affected, and issues presented by the_-2roposed change; 

The proposed comprehensive plan and zone changes 
will change the character of the BP-Id- and LI/BP zoned areas by allowing smaller 
developments with more diverse uses. In particular, the Merit parcels are not well 

served by their current zoning '•\'Rich t hat requires 100' side/ rear and 200' front yard 
setbacks and are not curre nt ly located on a road frontage. 

_- _ will remove the 'campus' element from the Merit aRd Sigma parcels. 
Will allow Sigma Design to expa nd business operations loca lly. 
will allow e><teRsioR of RC uses further east aloRg the south side of Pacific Rim Blvd oR 

the Sharp parcel. 

will make development easier for the ill-proportioned and constrained Daley (as we ll as 
M erit) parcels. 

The geographic area affected is the portion of Grass Valley south of Pacific Rim and east of the 
new high school campus on the Sharp property. 

Issues presented by the proposed change include: 

_- _ Access Reeds may be altered if the uses arc chaRged to those requ ir iRg more access for 
the publicEstablishing a road network that creates nort h/sout h t raffic circulat ion from 
NW w 18th through t he Daley et al and M erit propert ies, including intersection at NW 
18th Ave. The extension of NW 20th Avenue will help distribute t raffic in t he area . 



Al l infrastructure demands can be addressed at time of specific deve lopment 
applicat ions. The reuse of t he former HSA property from industrial to research and 
development office has already decreased the current demand for water, sewer, and 

other utili t ies. 

C. An explanation of why the current comprehensive plan is deficient or should not continue 
in effect; 

The current comprehensive plan has large areas of Commercial/RC property north of Pacific 

Rim Blvd, at t he southeast corner of Payne Rd and Pac ific Rim Blvd , and to t he east and south of 

t he Da ley et al propert ies along Brady Rd and 16th. Currently, it is evident that the large swath 

of Commercial/RC located between NW 3gth Avenue and Pacific Rim Blvd will be taken up by 

offices and residences, with the remainder being constrained by wetlands. The ma rket 

cont inues to demand mixed-use, in part icu lar for professional office. Given t he continued 

expansion of Fisher, re locat ion of Holland Development Group corporate headquarters, and 

other employers, major retail developers are beginning to demonstrate interest in West Camas. 

This is driving market demand for additional Regional Commercial property in an area that has 

fe w developa ble sites re maining.1N hile these uses provide eR'tp loyffieAt a Ad resideAt ial 

opportun it ies, t here is litt le of t his RC area be ing used for "incree:SiHg retail and personal 

ser..,·ices in Sbtpport ef residential, industrial, 61;ndprojessional business growth." 

The current comprehensive plan iH5&-provides an IAdustrial area of LI and a A area of LI/BP in 

the Grass Valley area. The lndustriallndustrial/BP zoned designated area~ south of Pacific Rim 

Blvd Row coAsists ofincluding the new high school campus, the reffiainingone of the Sharp 

parcel~ and the subject Daley, Merit and Sigma -parcels. 

The reffiaining Sharp parcel is adjacent to an RC zoned parcel, and across the street froffi an RC 

zoned parcel. Changing the subject Sharp parcel zone Industrial-designated parcels to 

Commercial would allow developffient of a wider range of support sePt'ices tt'lan those allowed 

in BP, and that could supply support or complementary uses for the growing office, high tech 

and residential uses to the north and eastin t he Grass Valley/West Prune Hill area . 

The Daley parcels are currently Industrial/BP parcels, adjacent to an RC-zoned parcel and 

constrained by slopes and wetlands. Allowing them to be rezoned to a Commercial/RC zone 

would increase the likelihood of their development and produce a significant greater number of 

jobs t han would occur under their current land use class ificat ion. 

The Merit parcels are currently Industrial/LI BP parcels, and are adjacent to the Daley_J Sharp 

and Sigma parcels. The Merit parcels are the remainder propert ies after a lot sale to Sigma, and 

do not have frontage on a road, but do have easements to t he east across property owned by 



Analog Devices (formerly known as Linear Techno logy) and to the north on property owned by 

Sigma Design. It is unlikely that the Merit parcels will develop as a_Q LI/BP campus given their 

location, restrictive development standards, and topograph ic constra ints . Changing their 

designation to Commercial would allow them to be developed without the expectations and 

constraints of a centrally focused large box campus ffi-under ttfl-the LI/BP zone. 

The Sigma parcel is an Industrial/LI BP parcel and is currently developed. Redesignation to 

Commercial would allow the owners more flexibility ffi-.for ~futu re expansion-eT 

redeve lopR'leRt of their site. 

Section 6.4.1 Citywide Economic Development Citywide Economic Development 

Goal 

ED-1: Maintain a diverse range of employment opportunities to support all residents 

and provide a setting and quality of life that attract and retain businesses. 

RESPONSE: Redesignation of the identified parcels to Commercial would allow 

development of more diverse employment and support facilities by increasing the 

types of businesses allowed tf5e5-0n the current LI/BP - zoned parcels, and decreasing 

lot size, lot coverage, and setback requirements on both of the BP and LI/BP - zoned 

parcels. Changing t he des ignation to RC w ill allow the prope rt ies to overco me t heir site 

challenges. 

Citywide Economic Development Policies 

ED-1.1: Ensure that tools are in place to attract healthcare and high-tech, sustainable, 

and innovative industries to expand and to provide stable employment. 

RESPONSE: Redesignation of the identified parcels to Commercial/RC would allow 

development of more diverse employment and support facilities. The smaller parcels 

allowed in RC (versus Yz acre in BP or 10 acres in LISP) would allow more room for 

incubator companies and smaller commerc ial retail and office businesses a Rd offices 

that could be owned by small busiResscsproprietors. These opportunities would 

support and complement the large office, high-tech and residential uses already 

located in the area, and widen the spectrum of employment opportunities. In te rms of 

Sigma Design, it would allow t his high-tech, research & development, innovat ive 

company to continue t o expa nd w it hin Ca mas. 

ED-1.2: Encourage apprenticeships, internships, and on-the-job training in all industry 

sectors. 



RESPONSE: Providing more opportunity for diverse employment would also expand 

opportunities for apprenticeships, internships and on-the-job training. 

ED-1.3: Encourage appropriate reuse and redevelopment of older and deteriorating 
commercial areas and industrial brownfield sites. 

RESPONSE: Redesignation to Commercial would allow the subject properties to expand 

~the types and sizes of commercial uses along the Pacific Rim corridor. This would 

create a more lively corridor providing jobs, retail and other uses closer to the large 

employers and tafge-residential neighborhoods of west Camas. Add it iona lly, Sigma 

Design has adaptively re used t he former HSA industrial faci lity. Redesi+sgnating t o 

commerc ial wou ld allow for cont inued site redeve lopment. 

ED-1.4: Foster and expand year-round recreational services, lodging, dining, and 
retail options that will capture tourism and benefit residents and employers. 

RESPONSE: Redesignation to Commercial would allow the subject properties to expand 

~the types and sizes of commercial uses along the Pacific Rim corridor. These uses 

could also provide services that could benefit tourists, and wo~ l d definite lyas we ll as 

benefit employers and residents in the area. Furthermore, continued emp loyment 

growth in t he area will create addit ional demand for lodging. Employment growt h 

wit hin West Ca mas and Columbia Tech Ce nte r has led to five new lodging fac ilit ies over 

t he last five yea rs. Development fees will generate general fund do llars t hat cou ld be 

used towa rd developing Ash Creek Pa rk, property owned by t he City and ident ified on 

t he City's Pa rk Plan. Over the last t wo yea rs t he ending fund ba lance has grown by $2 .4 

million and is projected to grow by another $1.8 mi ll ion in 2018. 

ED-1.5: Ensure adequate infrastructure is planned or in place to nurture and incubate 
new businesses. 

RESPONSE: The proposed redesignation would create areas potentially more attractive 

to incubator businesses by removing large minimum lot size requirements. The 

applicant has studied the Capital Facilities plans for the City, and with the 

implementation of a new water reservoir, will have access to adequate infrastructure 

for development on these parcels. Furthermore , t he former HSA fac ility consumed a 

signif ica nt amount of ut il it ies. That has substant ially reduced under Sigma Design 

ownership. 

As noted earlier, the RC designat ion wi ll allow t he pro pert ies to develop, offering 

sma ller entrepreneurial spaces. 

ED-1.6: Remain active in regional recruitment organizations to ensure the availability 



of an adequate supply of commercial and industrial employment land to support the 
City's economic development goals. 

RESPONSE: The Comprehensive Plan Amendment and associated zone change would 

provide the local economic development associatione& (CWEDA) and regional 

economic development council (CREDC) an expanded array of potential development 

sites for prospective businesses. Both agencies work in concert with one another to 

promote business recruitment, as they have membership and board representation 

within each organization. 

ED-1.7: Support retention, expansion, and recruitment of local businesses with a 
commitment to the community. 

RESPONSE: The smaller parcels allowed in RC (versus Yi acre in BP or 10 acres in LISP) 

would allow more feeffi-flexibility for incubator or startup companies and smaller 

offices that could be owned by small businesses who wish to move from lease to 

ownership within Camas. Also, Camas has a fairly significant worker base that reports 

to a coA'lpaAycompanies outside of the community as well as the region. The potential 

for co-work space would allow these workers to have offices within Camas instead of in 

other nearby communities. 

ED-1.8: Ensure that development standards are balanced in order to promote high­
quality building and site design and encourage businesses to operate in an 
environmentally responsible manner. 

RESPONSE: All new development on the subject parcels would be required to meet 

development standards as well as design review requirements for commercial 

buildings. Furthermore, t he RC deve lopment sta ndards w ill allow placement of 

bu ildings in areas t hat can be deve loped . 

ED-1.9: Encourage businesses to reduce travel times and trips through 
implementation of a trip reduction program, which includes incentives for carpooling, 
transit ridership, and other options beyond single-occupancy vehicles. 

RESPONSE: Development of Commercial/RC uses on the subject parcels would 

contribute to a reduction in trips if the uses can be complementary to the main uses 

traveliAg that exist in the corridor (large office, high tech and residential). Increasing 

the diversity and number of uses within the corridor will capture pass-by trips, and 

incentivize the provision of transit services, and the use of carpooling options and other 

alternative means of transportation. Furthermore, the potential for co-work space 

would allow commuUer workers to have offices within Camas instead of iA otherhaving 

to trave l to nearby communities. 



ED-1.10: Encourage complementary businesses throughout the City to support 

industry clusters and leverage resources. 

RESPONSE: Development of Commercial/RC uses on the subject parcels would 

contribute to an increase in complementary uses in the Pacific Rim corridor, which is 

currently used mainly to access large office, high-tech and residential uses. 

Section 6.4.3 Grass Valley Grass Valley Economic Development Goal 

ED 3: Promote a cooperative industrial business park in which businesses and the City 

share resources efficiently to achieve sustainable development, with the intention of 

increasing economic gains and improving environmental quality. 

RESPONSE: Development of Commercial/RC uses on the subject parcels would 

contribute to an increase in diversity of uses in the Pacific Rim corridor, and a decrease 

in traffic trip generation due to capture by complementary uses of pass-by trips. 

Existing infrastructure would be used more efficiently due to complementary 

development of properties. Complementary uses would be located more closely to one 

another, thereby contributing to sustainability by reducing trip generation and reducing 

the walkiAg travel distance between complementary uses. 

Grass Valley Economic Development Policies 

ED-3.1: Promote the development of a subarea plan that will capitalize on the 

creation and retention of industries that provide family-wage jobs. 

RESPONSE: Development of Commercial/RC uses on the subject parcels would 

contribute to an increase in diversity of uses in the Pacific Rim corridor. Creating a 

more vibrant and diverse mix of uses close to existing large employers would increase 

retention of those existing companies. Also, creating incubator space or smaller, more 

diverse ownership opportunities will help to retain existing businesses, and attract new 

employers to the area. 

ED-3.2: Subarea planning should capitalize on existing facilities and infrastructure 

and include a mix of uses that are trail- and transit-oriented and designed with high­

quality streetscape appeal. 

RESPONSE: The Grass Valley area has two recent east-west road connections, and one 

future north-south improvement (Brady/Parker) that provide enhanced infrastructure 

for development of a wide range of uses. Increasing the diversity of uses by providing 

complementary commercial/RC uses on the subject properties will increase the 

walkability in the area, thus promoting trail orientation. High quality streetscape appeal 



will be achieved through design standards implemented through the site plan and 

design review processes for specific project based application(s). 

ED-3.3: Protect employment land from conversion to residential uses by requiring an 
analysis of adequate buildable lands in Grass Valley to meet 20-year employment 
projections prior to land conversion approval. 

RESPONSE: The applicant is proposing to convert Industrial land to Commercial land . 

The applicant is providing an analysis of buildable lands with this application to discuss 

the preservation of jobs. See attached summary economic analysis. 

D. A statement of how the proposed amendment complies with and promotes the goals and 
specific requirements of the growth management act; 

RESPONSE: The proposed comprehensive plan designation promotes the applicable 

goals and requirements of the Growth Management Act in the following ways: 

- Urban growth: The designation will allow commercial development in urban areas 

where adequate public facilities and services exist or can be provided in an efficient 

manner. 

- Reduce sprawl: The proposed conversion from Industrial to Commercial i?_ft not an 

inappropriate conversion and will not result in sprawling, low-density development. In 

fact, the proposed conversion would retain workers and residents within the 

community instead Qf_them seeking support services elsewhere. 

- Transportation: The proposed designation of Commercial will increase the efficiency 

of multimodal transportation systems by increasing the availability of employment 

opportunities and services for nearby businesses and residences. 

- Economic development: The proposed designation of Commercial will provide the 

opportunity for development of smaller employers, retail services, and other services 

complementary to the existing uses in the area, thereby increasing expansion of new 

businesses and retention of existing businesses. The commercia l designation will 

ensure the subject properties can deve lop and ass ist the City in reaching its job goa ls. 

I E. A statement of what changes, if any, would be required in functional plans (i.e., the city's 
water, sewer, stormwater or shoreline plans) if the proposed amendment is adopted; 

RESPONSE: The proposed zone change will change the projected sewer and water flows 
attributed to the site from Industrial to Commercial rates, which tend to translate into lower 
consumption. Specific changes would be identified at time of specific project:-based 
application(s). 



F. A statement of what capital improvements, if any, would be needed to support the 
proposed change which will affect the capital facilities plans of the city; 

RESPONSE: The applicant has studied the following plans: 

Six Year Street Plan 2018-2023- There are no future roads anticipated by the Six Year 

Street Plan. 
2014 PROS Plan: there is a trail proposed to run north-south on the subject property. 
Camas School District Capital Facilities Plan 2015-2021: The subject property is located 
in the Camas School District. There are no school facilities proposed on the subject 
property in the Camas School District plan. 
2013 Camas Stormwater Drainage Plan: there is a capital project proposed on Pacific 
Rim Blvd near the Sharp property to alleviate stormwater flooding. The developer will 
be expected to contribute toward this capital project at the time of proposed 
development. 
2010 General Sewer Plan Amendment: there are no known projects in the Capital 
Facilities plan for sewer improvements in the site area. 
2010 Water System Plan: this plan does not show any proposed capital improvements 
on the property; however recent water plan developments include the potential for 
location of a water tower on or near the Daley property. 
No add itiona l cap ita l fac il it ies are ant icipated beyond what t he City is already plann ing 
for under the ir 20 year Comprehensive Plan . 

G. A statement of what other changes, if any, are required in other city or county codes, 
plans, or regulations to implement the proposed change; and 

RESPONSE: No known changes to city or county codes, plans or regulations will be required as a 
result of changing the comprehensive plan designation from Industrial to Commercial. 

H. The application shall include an environmental checklist in accordance with the State 
Environment Policy Act (SEPA). 

RESPONSE: SEPA Checklist is attached. 



Attachment A: Environmental Constraints 
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Attachment B: Development Standards by Property Ownership 
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Attachment C: Merit Phase 1 Conceptual Site Plan 
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Cascade Planning Group 
Land Use• Economics • Development 

P.O. Box 372 
Camas, Washington 98607 
(360) 607-9816 
pdennis@cascadeplanni.nggroup.com 

MEMORANDUM 

To: Grass Valley Rezone 
c/o Torvale, LLC 

From: Paul Dennis, AICP, President 

Attachment D: Jobs Analysis 

Subject: Updated Jobs Analysis of Commercial Rezone of Properties South of Pacific Rim Blvd 
(Camas. WA) 

Date: January 30, 2018 (Revised 9/17 /2018) 

Cascade Planning Group analyzed the job creation opportunities of the ~six subject properties 
being considered for reclassification from industrial to commercial. The seven six properties comprise 
.'.ffiS0.73 acres. This analysis has been updated due to more in-depth site analysis, City engaged in 
acquiring 4.0 acres along N\\118'" Ave. and removal of Sharp property from application. 

Figure 1. Subject Properties South of Pacific Rim Blvd 

Current Site 

Tax Lot Owner Zoning Size (acres) 

125623000 Daley Dennis W / ETAL BP 9.37 
125193000 Daley Dennis W / ETAL BP 6.76 
125185000 Daley Dennis W / ETAL BP 11.60 
986033959 Sh .trp E leel:ren:ie3 Cerpet«tfen .g.p. ~ 

125627000 JR Merit Enterprises LLC LI/BP 9.26 
125207000 JR Merit Enterprises LLC LI/BP 3.74 
125198000 NRP LLC ~a .k.a. Sigma Desi~1~ LI/BP 10.00 

All Sites .+GS0.73 

Source: Clark County GIS. 

Land Use Effect. All but one property is currently vacant; tl1e 10-acre NRP property has tl1e former 
HSA Building tlut now houses Sigma Design. Sigma is considering expanding on tl1eir Camas site but 
is significantly limited with their current LI / BP zone designation. Changing the zone designation to RC 
would provide more fl exible development s tandards that would allow them to recapture at least 20% of 
their site (or 2 acres) . The sft-five vacant properties (totaling 40.73 acres) do have environmental 
challenges tl1at make them difficult to develop as industrial. For example, Parcel 125185000 is believed 
(although not formally delineated) to be almos t cntirelys ign ifican tly consumed impacted by wetlands 
due to wa ter run-off from neighboring properties. Furthermore, all of the stx five vacant parcels have 
slopes that make them difficult to develop as industrial. Based upon informal analysis, +&.6Bat leas t 
11 .87 acres are believed to be encumbered with critical areas; this does not include additional potential 
setbacks or buffers tl1at would be required from a particular critical area. About 6.18 acres ~of the 
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Requirement RC 

Lot Coverage & Building Height: 
Lot coverage (percentage) None 

Maximum building height (feet) None 

BP 

50% 

None 

LI/BP1 

1 story (30%) 
2 stories (40%) 
3 stories (45%) 

60 

Note: 1) The densities and dimensions in the LI/BP zone may be reduced under a planned industrial development See 
Chapter 18.21 Light Industrial/Business Parle 

2) Residential dwelling units shall satisfy the front setbacks of CMC Section 18.09.040 Table 2. 

Source: City of Camas Municipal Code 18.09.030. 

Commercial development tends to produce higher employment densities (i.e. jobs per acre) than 
industrial. Consistent with countywide planning targets, the city of Camas has assumed industrial 
properties will develop at an average of 9 jobs per acre and commercial at 20 jobs per acre. In macro 
terms, these subject properties would potentially produce ~186 jobs under industrial zoning. 
assuming Merit properties could mass grade and build significant retaining walls to create a buildable 
area. If the properties developed entirely as commercial the potential added jobs would increase to 
63±..+l..+. It's worth noting that the area is large enough to develop as mixed-use; however, at least 51 % 
would be required to develop as an employment use. This would produce a potential ~211 added 
jobs. assuming Comp P lan targets/assumptions. Under either of these commercial scenarios, rezoning 
the property to Regional Commercial .(RQ_would create a greater opportunity for job creation than the 
existing industrial zone. For additional consideration. CPG has discussed development preferences with 
each ownership group. These developmen t preferences (in some cases conceptual site plans) could lead 
to 500 added jobs and between 70 and 160 housing uni ts . 

Figure 4. Potential Job Creation Under Current vs. Proposed ~ing 
Calculation 

Net V11e.ml i'reresDevelopable Area 

Percent Developed as Jobs 

Jobs per Acre 
Potential Added Jobs 

Comp Plan Assumptions 

Industrial Commercial Mixed-Use 
.;±-;@20.68 .;±-;@20.68 .;±-;@20.68 

100% 100% 51% 

9 20 20 
3-8+1 86 633 114 332 21 L 

Property 

Analy sis 

Source: Cascade Planning Group utilizing information from Camas' Comprehensive Plan and information presented in 
earlier sections of this memo. 
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