AGENDA
LACEY PLANNING COMMISSION MEETING
Tuesday, August 18, 2015 — 7:00 p.m.
Lacey City Hall Council Chambers, 420 College St. SE

Call to Order: 7:00 p.m.

A. Roll Call
B. Approval of Agenda & Consent Agenda Items*
Approval of the August 4, 2015, Planning Commission Meeting Minutes

*Items listed under the consent agenda are considered to be routine and will be enacted by one motion and one vote. There will be no separate
discussion of these items. If discussion is desired, that item will be removed from the Consent Agenda and will be considered separately.

Public Comments: 7:01 p.m.

Commission Members Reports: 7:03 p.m.

Director’s Report: 7:05 p.m.

Public Hearing: 7:10 p.m.

2015 Development Code Amendments: Ryan Andrews, Planning Manager; Christy
Osborn, Associate Planner. The Planning Commission will conduct a public hearing to
take testimony on the following proposed amendments to the Lacey Municipal Code
related to the package of 2015 development code amendments. At the conclusion of the
hearing, the Planning Commission is requested to analyze the testimony and make a
formal recommendation on the amendments to the City Council.

» Updates to Lacey Municipal Code 14.24 related to recent revisions permitted under
the State Environmental Policy Act for flexible thresholds under WAC 197-11-800

» Revisions to LMC 16.37 for the Hawks Prairie Business District related to ground
floor residential uses, auto sales, and park and rides.

» Private-applicant initiated amendment to LMC 16.40 to eliminate the 500,000
square foot building cap.

» Municipal code housekeeping amendments.

Communications and Announcements: 8:55 p.m.

Next Meeting: September 8, 2015.

Adjournment: 9:00 p.m.
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8/11/15

CITY OF LACEY PLANNING COMMISSION

WORK SCHEDULE

Packets due: August 27™

Planning Commission Meeting 1. Public Hearing: Development Code Updates (HPBD Amendments, SEPA
August 18, 2015 Amendments, LI Building Size, Development Code)
Packets due: August 13™
Planning Commission Meeting 1. Worksession: Economic Analysis
September 1, 2015 2. Worksession: Economic Development Element
3. Worksession: Land Use Element Chapter 3 Topic Sections: Commercial,

Industrial

Joint Worksession
September 3, 2015, 6:00 p.m.

Packets due: August 19"

WwnN e

Worksession: 2015/2016 Planning Commission Work Program
Presentation: Economic Analysis
Tour: SPSCC Woodland District Campus

Planning Commission Meeting
September 15, 2015

Packets due: September 10™

Worksession: Woodland District Form-Based Code




Planning Commission Meeting
October 6, 2015

Packets due: October 1%

Pending items:
Housing Element
Update Meeting with Library Board

8/11/15

1. Public Hearing: Woodland District Form-Based Code



MINUTES
Lacey Planning Commission Meeting
Tuesday, August 4, 2015 — 7:00 p.m.
Lacey City Hall Council Chambers, 420 College Street SE

Meeting was called to order at 7:00 p.m. by Mike Beehler.

Planning Commission members present: Mike Beehler, Carolyn St. Claire, Jason Gordon, Sharon Kophs, Cathy Murcia
and Carolyn Cox. Staff present: Ryan Andrews and Cindy Carmichael.

Mike Beehler noted a quorum present.

Carolyn St Claire made a motion, seconded by Sharon Kophs, to approve the agenda for tonight’s meeting. All
were in favor, the motion carried. Carolyn Cox made a motion, seconded by Cathy Murcia, to approve the
minutes of the July 7, 2015, meeting. All were in favor, the motion carried.

1.

2.

Public Comments: None.

Commission Member’s Report:

Cathy Murcia manned the Woodland District Form-Based Code booth at the recent South Sound BBQ Festival
and reported that everyone who stopped by was thrilled with the concept and she had great feedback.

Mike Beehler was at a committee meeting that focused on Lacey’s 50" anniversary coming up in 2016 and are
gathering ideas for a celebration. They are hoping to present their plans to Council in late September.

Cathy Murcia asked if there is a possibility of the City having a Facebook page to which Ryan Andrews replied it
is currently being planned.

Sharon Kophs went to the Cops, Cars & Kids Day recently and reported it was very well attended.

Director’s Report:

Ryan Andrews explained the background for the recent tree removal in nearby Woodland Square Loop. There is
a Forest Practice Application that has been applied for and Kevin McFarland is working on a report for mitigation
of the trees removed beyond the scope.

Ryan announced to the Commission that there would not be a bus tour this year. There will be a joint work
session with Wahlstrom and Associates, the City’s economic consultant who will brief everyone on the results of
their economic analysis followed by a tour of the new South Puget Sound Community College Campus located on
6" Avenue SE.

Ryan mentioned recruitment is still going on to fill the vacant positions on the Planning Commission. Brochures
have been handed out at the various booths with the hopes of getting more interest.

After staffing the Envision Lacey booths Ryan reported that the number one question is when will Intercity Transit
be coming to the NE area? He has advised on the Land Use Elements policies to address this and has suggested
that concerned citizens contact Intercity Transit to let them know the need is there.

Old Business:

John Teutsch and Loren Davis from J&J Lacey LLC handed out materials and spoke supporting their application
to eliminate the 500,000 square foot building cap in the Light Industrial zoning district. Ryan explained the history
of the issue with a previous moratorium and 200,000 square foot limit based on job density and truck traffic
concerns. The cap was raised in 2010 to 500,000 square feet and has led to Harbor Wholesale and Trader Joe’s
locating warehouses in Hawks Prairie. John and Loren’s documentation ultimately explained that high cubic
warehouses would generate more jobs and less truck traffic compared to multiple smaller warehouses. They
mentioned having a client, Medline Industries, who are interested in building a 700,000 square foot structure.
There will be a public hearing at the next Planning Commission meeting which will address this building cap.
Ryan went over the proposed changes to Chapter 14.24 Environmental Policy with focus on increasing the
flexible threshold determinations under the State Environmental Policy Act

Ryan also discussed the general housekeeping amendments to the 2015 Development Code which included
fencing, auto sales, ground floor residential uses, and swimming pool setbacks.

With reference to the building square footage cap being eliminated Carolyn St. Claire raised a concern about the
roundabouts being able to handle the truck traffic. There is truck-accessible curb built into inside the lane of the
roundabouts for the turning trucks, and the future dedicated truck lane from Exit 111will also help. Possible
sustainability and green building design elements were also discussed amongst the Commission.

The Planning Commission set a public hearing date of August 18 for the slate of 2015
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5. Communications and Announcements: None.
6. Next meeting: August 18, 2015.

7. Adjournment: 9:05 p.m.
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b- PLANNING COMMISSION STAFF REPORT
‘ot LACEY August 18, 2015

SUBJECT: 2015 Zoning Text Amendments Public Hearing

RECOMMENDATION: Conduct a public hearing and make a formal recommendation to the City
Council on the slate of 2015 zoning text amendments.

TO: Lacey Planning Commission

STAFF CONTACTS: Rick Walk, Director of Community Development 7 /
Ryan Andrews, Planning Manager 7

Christy Osborn, Associate Planner 20

ATTACHMENT(S): 1. Proposed Draft Amended Lacey Municipal Code Text
2. J&Jlacey LLC Zoning Text Amendment Application #15-184

PRIOR COUNCIL/

COMMISSION/

COMMITTEE REVIEW: Planning Commission Worksession August 4, 2015
Planning Commission Worksession July 7, 2015

BACKGROUND:

The 2014/2015 Planning Commission Work Program identified zoning code updates as an
on-going work item. As the many Plan elements are updated and adopted, implementation
ordinances also require review and amendment to ensure consistency with the Comprehensive
Plan. There are four major topic items that are being considered with this update including:
» Updates to Lacey Municipal Code 14.24 related to recent revisions permitted
under the State Environmental Policy Act for flexible thresholds under WAC
197-11-800.
» Revisions to LMC 16.37 for the Hawks Prairie Business District related to ground
floor residential uses, auto sales, and park and rides.
» Private-applicant initiated amendment submitted by J & J Lacey LLC to LMC
16.40 to eliminate the 500,000 square foot building cap.
» Municipal code housekeeping amendments.

SEPA FLEXIBLE THRESHOLD MODIFICATION:

Prior to the adoption of development regulations and comprehensive plans in conformance with
the requirements of the GMA, the SEPA process was widely used in the land use permitting
process to mitigate environmental impacts for a range of issues. Twenty-five years after the

Staff Report
August 18, 2015
Page 1 of 12



adoption of the Act, local development regulations and plans have been amended to address
many of these environmental impacts. For many projects, SEPA review has become more of a
procedural process then a means to mitigate environmental impacts.

The 2012 legislature enacted a number of amendments to Chapter 43.21C RCW, the State
Environmental Policy Act (SEPA) and directed Department of Ecology (DOE) to amend the SEPA
rules to reduce redundancy in the environmental permitting process. State statute and SEPA
rules contain categorical exemptions for certain actions that are not deemed major actions that
significantly affect the quality of the environment. These exempt actions do not require
environmental review.

Many of the rule changes are adopted into the municipal code by reference. Other changes
require amending the Environmental Policy chapter of the Lacey Municipal Code (LMC), Chapter
14.24. Changes included in the revised SEPA rules included Planned Actions, infill development,
non-project actions, SEPA checklist, and flexible exemption thresholds.

LMC CHAPTER 14.24, ENVIRONMENTAL POLICY

The city’s provisions for SEPA are contained in Chapter 14.24 LMC, Environmental Policy.
Sections of the chapter are revised as amendments to SEPA rules occur. Flexible thresholds for
categorical exemptions were last amended in 1996 to exempt the following:

= Up to twelve dwelling units in the Moderate-Density Residential District;

= Up to twenty dwelling units in the High-Density Residential District; and

= Office, school, commercial, recreational, service or storage buildings up to 4,000 square
feet in size with up to forty parking spaces.

DISCUSSION

The Planning Commission discussed draft amendments to the SEPA chapter in previous
worksessions and recommended some minor changes. These changes included removing the
exemption of an agricultural structure up to 40,000 square feet due to the lack of agricultural
lands in the urban growth boundary and demand for accessory structures of this size. The
existing exemption level of 10,000 square feet would remain in its place. Other recommended
changes included amending language to clarify the intent of the provisions.

Planning staff prepared proposed amendments to Chapter 14.24 based on the review by the
Planning Commission. Planning staff reviewed our local environmental provisions and made
technical corrections and aligned the environmental requirements with the development
regulations and Comprehensive Plan. Proposed changes to the environmental policy chapter
include the following:

o Reference citations: Sections of the Chapter 197-11 WAC that are adopted by reference
by the city are proposed to be amended to reflect the correct citation contained in the
rule;

e Categorical exemptions without flexible thresholds - Section 14.24.055: A section
was added to reflect changes in the WAC provisions that identify categorical exemptions
with and without flexible threshold levels

e Flexible Threshold Levels for categorical exemptions - Section 14.24.060: staff
recommends revising the flexible threshold levels for categorical exemptions for
multi-family residential structures up to 60 dwelling units; the construction of an office,
school, commercial, recreational service or storage building up to 30,000 square feet
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and associated parking for up to 90 parking spaces; and landfill and excavation up to
1,000 cubic yards throughout the total lifetime of the fill or excavation.

The provisions to allow for the exemption for up to 30 single family residential units was
not included in the flexible thresholds due to encouraging multi-family and infill
development in the limited available land remaining in the city’s urban growth area.
Encouraging multi-family development is also in line with the policy direction contained
in the Comprehensive Plan.

The provision for barns and accessory agricultural structures up to 40,000 square feet
has been removed as an exemption from the flexible threshold levels. Minor
construction thresholds would allow for the size of these structures to be up to 10,000
square feet when proposed in conjunction with agricultural use of the subject property.

¢ Environmentally sensitive areas: The requirement to not consider designated
environmentally sensitive areas as categorically exempt was removed from Section
14.24.180. Based on comments received from the Planning Commission that the
proposed language was unclear, the language was modified to clarify that these areas
are not excluded outright from exemption thresholds. Protections of these areas are
currently addressed in the city’s municipal code, critical area regulations, the Shoreline
Master Program, and numerous state and federal laws.

Amendments to Chapter 15.53 are also included to address the protection of cultural and
historic resources as required by state law in order to raise categorical exemption levels. The
adoption of a Standard Inadvertent Archaeological and Historic Resources Discovery Plan has
also been recommended by the Washington State Department of Archaeology and Historic
Preservation.

HAWKS PRAIRIE BUSINESS DISTRICT AMENDMENTS:

After review of the Hawks Prairie Business District (HPBD) zoning, 1992 Northeast Subarea
Element, and working on the Gateway Town Center master proposal, the Community
Development Department has identified three topics related to the HPBD zoning district for
consideration by the Planning Commission. First, allowing ground floor residential. Second,
considering park and rides as a permitted use, and finally whether specific design and
performance standards should be established for auto sales within the District.

The residential and park and ride topics came to light directly out of the work on the Gateway
Town Center Supplemental Environmental Impact Statement (SEIS). The Gateway Master Plan
Final SEIS was issued by the City of Lacey in 2010. Basis of the environmental analysis was a
mixed-use development within the Hawks Prairie Business District. The Town Center is
anticipated to total of 1.2 million square feet of development on 120 acres containing five
principle types of land uses: retail commercial, office, entertainment, residential, and
hospitality. The arrangement of these uses in an integrated and connected manner promoted
pedestrians, transit, and housing close to commercial services and employment. The SEIS
recommended allowing ground floor residential to facilitate better mixed-use design.

Another key factor in the SEIS was creating a Town Center where residents and employees would
not have to rely on the automobile for mobility. Having options to walk, bike, or use transit is
considered a strategy to reduce overall vehicular trips, especially commute trips to job markets
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located to the north on Interstate 5. As the Town Center develops, transit services will need to
be developed to serve support future residents and employees. The SEIS identifies park and ride
facilities as one of those facilities necessary to support future demand.

Auto sales have historically been discouraged in the HPBD because these types of uses were not
considered to be able to meet the design standards of the District. Now, with over 25 years of
design evolution and potential market opportunity, is it time to develop specific design
standards that auto sale uses would need to meet to be considered permitted in the HPBD.

BACKGROUND—1992 PLAN

The Hawks Prairie Business District was created as a result of the Northeast Planning Area
Element adopted by the City in 1992 and subsequently incorporated in the City of Lacey
Comprehensive Plan. The focus of the 92 Northeast Area element was to develop a model
general plan for an area of the City that was expected to experience a high rate of growth and
development within the near future. The study area contained approximately 970 acres mostly
located north of Interstate 5 between Carpenter Road to the west and Hogum Bay Road to the
East. The planning area also included both sides of Marvin Road between Interstate 5 and Martin
Way. A great majority of the area studied in 1992 was undeveloped and zoned Light Industrial.

The "92 element identified areas suitable for general commercial, business park, light
industrial, and residential uses. In addition, it was a desire at the time to create a “mixed-use
dense node” of employment opportunities, residential units, recreational opportunities, and
consumer services that would work toward reducing vehicle traffic and foster opportunities for
transit services. As a result, the Hawks Prairie Business District designation was created.

The 1992 Northeast Area Plan identified the Hawks Prairie District as the most significant
change from previous land use recommendations. The property designated as Hawks Prairie
Business District totaled just less than 560 acres and was located north of Interstate 5, south of
Britton Parkway, between Carpenter Road and Hogum Bay road to the east. It was the intent of
the Hawks Prairie District to support residential, regional/commercial, business, retail mix,
banks, office and corporate facilities. The designation is to provide for a dense mixed-use node
to develop with jobs, commercial facilities, residences, and recreational activities close
together. Uses identified by the 92 element that would complement and promote mixed-use
development, creating an urban district include:

e Residential - high density: 20 units/acre maximum and minimum, limited to 10% of the
zone.

Medical facilities

Hotels, motels, conference facilities
Cultural, entertainment, recreation facilities
Parks, playfields

Public services

Retail/commercial

Financial

Mass Transit

Offices

Corporate headquarters

Open space/linkages
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To implement the 1992 Northeast Area Plan, the City of Lacey created and adopted the new
zoning chapter, LMC 16.37 Hawks Prairie Business District, in 1994. The zoning chapter
incorporated the above uses as permitted uses under the zoning classification and also set site
and design performance standards to apply to any new development within the established
zoning district. In 1997, the City adopted a new ordinance for the Hawks Prairie Business
District after further work on refining a design vision was completed. The following is a
summary of how the ordinances addressed residential, park and ride, and auto sales.

1994 ORDINANCE

Ground Floor Residential: The 1992 Northeast Planning Area Element emphasized the HPBD as a
mixed-use district densely developed with jobs, commercial services, recreational activities,
and residences in close proximity. The original HPBD ordinance (LMC 16.37) adopted in 1994
allowed residential use at a density of 20 units per acre minimum. The ’94 ordinance also
allowed mixed-use occupancies with few limitations. For example, non-residential uses must
have vehicular access via a commercial street; businesses occupied ground floors; and, business
and residential portions were to be separated by sound proofing construction.

Park and Ride: Opportunities for transit services and facilities was a strong focus of the 1992
Northeast Planning Area Element. Transit services can take many forms from bus services, van
pools, and rail. These services are supported by facilities such as bus stops, transit centers,
park and ride lots, and stations. Consistent with the *92 element, the 1994 ordinance allowed
mass transit to include high speed rail facilities, bus facilities, car pool facilities, and shuttle
facilities, (i.e., helicopter).

Auto Sales: Auto sales were not specifically addressed in the 1994 ordinance as a permitted or
prohibited use. Because auto dealerships at the time did not have a development design that
would be compatible with the aesthetic standards of the district, dealerships had been
considered prohibited in the HPBD. In addition, the 92 Northeast Element stressed that
development within the area should be designed and constructed to a high quality aesthetic and
“urban” standard.

1997 ORDINANCE

HPBD is considered instrumental in the City’s long term economic strategy to develop and
expand revenues. As a result, the City continued to focus on refining the standards for the HPBD
to protect the community’s economic strategy and land use vision. The City hired Freeman,
Bottomly & Tung to develop several concepts of how the HPBD could be developed and also to
create prescriptive design and performance standards that would reinforce urban style
mixed-use development envisioned in 92. The result was the repeal of the LMC 16.37 adopted
in ‘94 and adoption of the current LMC 16.37 ordinance. The main difference is the creation of
the HPBD-Commercial (HPBD-C) and HPBD-business commercial (HPBD-BC) sub-districts. The
HPBD-C was created to allow commercial/retail uses and prohibit the medical, office, and
residential type uses. This sub-district is focused on the properties fronting Marvin Road NE.
The remainder of the HPBD was designated HPBD-BC which would allow in addition to
commercial/retail, the medical, office, and residential uses. The strategy of creating the
HPBD-C was to preserve area with prime street frontage for retail development, which
alleviated the concern that this area would be develop with office or residential uses and
effectively prevent substantial retail development.

Ground Floor Residential: To address the concern that future residential market forces could
dominate the office and commercial market, additional performance standards were placed on
Staff Report

August 18, 2015
Page 5 of 12



residential uses by the 1997 ordinance. The ordinance re-enforced the 1992 plan by limited
residential to 10% of the District and maintained the 20 units per acre density requirement. The
new ordinance also required that residential uses had to be within mixed use buildings with the
ground floor office or commercial. This was intended to achieve two goals: to create
multi-floor urban style buildings and to prevent a single family or garden style multi-family
development from absorbing acreage and competing with office and commercial opportunities.

Park and Ride: The 1997 ordinance continued to allow mass transit facilities, specifically bus
transfer stations, as a permitted use. However, the *97 ordinance specifically prohibited park
and rides. The intent was to address the following concern: the HPBD was undeveloped with
prime and direct arterial frontage to Marvin Road and close proximity to Exit 111. With the
growing residential market and commuter traffic heading north for employment, the need for
standalone parking facilities to serve commuters was increasing. The City wanted to protect
the aesthetic standards of the district and prevent a standalone parking facility to be developed
without mixed-use development framing the facility. In addition, it was considered that there
were more appropriate locations for park and ride facilities north of I-5 in the adjacent Light
Industrial and Light Industrial/Commercial properties.

Auto Sales: Like the 1994 ordinance, auto sales were not specifically addressed in the 1997
ordinance as a permitted or prohibited uses. Because auto dealerships up until recent years, did
not have a development design that would be compatible with the aesthetic standards of the
district, dealerships had been considered prohibited in the HPBD. In addition, the *92 Northeast
Element stresses that development within the area should be designed and constructed to a
high quality aesthetic and “urban’ standard.

PLANNING COMMISSION DISCUSSION

On July 7™, the Planning Commission was briefed on proposed amendments to the Hawks Prairie
Business District specifically related to allowing ground floor residential, considering park and
rides as a permitted use, and whether specific design and performance standards should be
established for auto sales within the District. At a meeting on August 4™, staff presented some
options for updating the municipal code to reflect the changing needs of the area related to the
three topics as follows:

Ground Floor Residential: To provide more opportunity, flexibility, and proximity of uses to
create a vibrant mixed-use district, staff is recommending removing the current language in
LMC 16.37 restricting residential uses to upper floors of mixed use buildings. In doing so,
performance standards have been proposed to address:

¢ If not in a mixed use building then allowed as part of a master plan.

e Types of ground floor residential uses that would be allowed (i.e. town homes,
urban walk-up apartments, live/work units etc.)
Level of connectivity to other uses in the district.
Maximum distance from other land uses.
Building and material design.
Maximum density.

Park and Ride Lots: As the HPBD develops, transit will be a key feature to serve future residents,
employees, and shoppers within the district. Performance standards have been included that
allow park and ride lots in the business/commercial area of the HPBD provided that they are
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integrated into a commercial/mixed use site plan and parking facilities are shared with other
uses.

Auto Sales: The proposed amendment will allow auto sales as a permitted use in the Hawks
Prairie Business District- Commercial zoning district. Auto sales have been defined as new or
used cars, campers, trailers, motorcycles and boats. Standards have been drafted to address
the design standards associated with new and used car dealerships to include:
e Requiring a showroom building pushed up to the street with minimum glazing standards
for showrooms and displays.
e Requiring that the showroom comprise a minimum of 40% of the width of the parcel
fronting the street.
e Outdoor vehicle displays at the side or rear of the showroom building.
e Service facilities located to the rear of the showroom building, or internal to or at the
rear of a site if located in a separate building.
e Requiring compliance with architectural standards of the HPBD.

J & J LACEY LIGHT INDUSTRIAL BUILDING CAP REQUEST:

The City has received a private applicant request related to Lacey Municipal Code 16.40 in the
Light Industrial zoning chapter to eliminate the maximum square footage requirement of
500,000 square feet. Prior to discussing the request, some history is needed on the building
square footage requirement in the Light Industrial zone as this will be the third time in the last
ten years that the Planning Commission has addressed the issue.

HISTORY OF LIGHT INDUSTRIAL BUILDING CAP

In 2002, based on the availability of large parcels of land in Lacey, proximity to I-5, proximity to
the Port of Tacoma, and major companies using distribution models requiring large
warehouse/distribution facilities for merchandise, several large corporations were looking to
locate distribution facilities in the Hawks Prairie area. The Target and Home Depot distribution
facilities were also constructed around this time with Target at 2+million square feet and Home
Depot at 750,000 square feet.

The City Council at the time had concerns that the bulk of Lacey’s larger parcels with Light
Industrial zoning would be absorbed by these large distribution warehouse facilities that would
have relatively low job per square foot ratio and had major impacts to transportation
infrastructure. In response in September of 2005, the Lacey City Council imposed a moratorium
on development of buildings in the Hawks Prairie Light Industrial zone (LI) and referred concerns
over the siting of large distribution centers to the Planning Commission. In early 2006, the
Planning Commission forwarded recommendations for amendment of the LI zone to address
issues that had led to the moratorium. Based upon the Planning Commission’s
recommendations, the Council amended the LI zone and the design section of the Lacey
Municipal code to prohibit buildings over 200,000 square feet in size and required a number of
design considerations for LI projects. Additionally, through the State Environmental Policy Act,
the City established mitigation requirements related to heavy truck traffic to offset
transportation impacts. The action was the culmination of a long and contentious year-long
process.

Once the 200,000 square foot building cap was put in place, light industrial warehouse
development was limited in northeast Lacey to a few projects in the Meridian Campus industrial

area until 2010 when a private applicant amendment was approved by the City Council to

Staff Report
August 18, 2015
Page 7 of 12



increase the building square footage cap to 500,000 square feet provided that certain design
standards were met including: compatibility and notice requirements for adjacent residential
properties, requiring a multiple building complex with no more than 75% of buildings greater
than 200,000 square feet, and requiring design review. The 2010 process included a city review
of industrial absorption capacity, typical building size for the market, employment ratio data,
re-use of large buildings, trip distribution and truck routes, and an analysis of parcels that can
accommodate large buildings.

The 2010 building cap increase was also an opportunity to accommodate a local business from
Tumwater that needed to expand in order to grow the business. This business was Harbor
Wholesale who completed their building construction in the Hawks Prairie 111 Corporate Park as
a result of the amendments with construction of a 200,000 square foot warehouse that is able to
expand to 300,000 square feet to accommodate their growing business. In 2012, Trader Joe’s
constructed a distribution warehouse also in the Hawks Prairie 111 Corporate Park at 500,000
square feet. Had the building cap remained at 200,000, Lacey would not have been able to
accommodate this use nor the jobs associated with it. Since the Trader Joe’s distribution
center was constructed, Lacey has not had any warehouse buildings constructed greater than
200,000 square feet.

J & J LACEY REQUEST

The City has received a request by the owners of the Hawks Prairie 111 Corporate Park to
eliminate the current 500,000 square foot building cap (see attached application materials).
The application is to eliminate the 500,000 square foot cap but keep the remaining design
standards as is i.e. compatibility requirements adjacent to residential, requiring multiple
building complexes with no more than 75% of buildings greater than 200,000 square feet, and
design review. Removing the square footage cap will allow J & J Lacey to potentially locate on
700,000 +/- square foot building on their property and are currently in negotiations with a
medical supply distributer to do so.

According to J&J Lacey, since Harbor Wholesale and Trader Joe’s have located the city has not
been able to compete for several distribution and manufacturing prospects that require sites
that can accommodate buildings larger than 500,000 square feet and has provided a
representative list of building users who have located elsewhere. Additionally, the applicant
has provided a list of large users that have been interested in locating larger buildings for
distribution warehouses.

As previously mentioned at the center of the last debates were two primary issues: job density
and transportation impacts. These issues are important to consider when analyzing the request
to eliminate the building square footage cap. J & J Lacey has submitted information related to
job density throughout the northeast Lacey area. The data specifically shows that the average
job density in the Meridian Campus area for buildings built between 2007 and 2010 at 6.54 jobs
per acre. The Trader Joe’s and Harbor Wholesale warehouses in the Hawks Prairie 111
Corporate Park average around 15.7 employees per acre. This shows that having larger
buildings isn’t always an indicator of low job density and shows that large buildings can
generate as many or more jobs than small buildings.

Additionally that data provided by J & J Lacey, shows that larger buildings and distribution
warehouses generate less daily truck trips and less PM peak hour trips than regular warehouses.
This data, coupled with the city’s requirements for truck trip mitigation under the State
Environmental Policy Act, ensure that the transportation system is in line to support these types
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of uses. Additionally, there are several planned improvements to the transportation
infrastructure that will improve truck movement in the area. The first major improvement will
be to the Exit 111 on/off ramp at Interstate 5 that was recently funded by the passage of the
transportation bill passed by the Washington State Legislature and signed by the Governor. This
project will convert Exit 111 to a single-point urban interchange which will effectively eliminate
several intersections and consolidate them into one—relieving congestion in the area. Another
improvement will be installation of a truck ramp at the southbound exit off of Interstate 5. This
off-ramp will be for truck usage and will divert truck trips directly off of the off-ramp, behind
the existing Mayan restaurant, and will tie into Hogum Bay Road which will be improved to a full
truck section and roundabout at Hogum Bay and Willamette Drive NE. Finally, Marvin Road is
slated to be improved with a joint project between the City and the Hill-Betti Business Park
between the roundabout at Britton Parkway north to 29" Avenue NE. These improvements will
eliminate the choke point at the Britton Parkway roundabout where lanes convert from two to
one and will improve traffic flow in the area. Many of these are grant-funded projects that used
the developer-paid SEPA mitigation truck fees as match.

COMPREHENSIVE PLAN ANALYSIS

In reviewing the Comprehensive Plan related to the building square footage issue, there are
several goals and policies that speak to the issue. In general, the Comprehensive Plan strives for
high quality industrial development in the City’s northeast area to support tax base, provide
employment opportunities and to diversify the local economy. Additional language is also
included to require buffering and compatibility requirements between industrial areas and
other land uses.

Related to the building square footage size issue, policy 1.d. (page 6-17) speaks to the issue:
“Industrial areas should be reasonably scaled to the probable demand and need.” In reviewing
this statement, it is important to consider that the probable demand and need changes over
time for industrial buildings. Today, the demand and need demonstrated by J & J Lacey is for
buildings larger than 500,000 square feet.

It is also important to consider that with raising the building cap, the other design standard
requirements would remain the same, specifically, the requirement to have the larger building
as part of a multiple building complex. J & J Lacey has submitted a representative site plan of
where a larger building would fit on their site as well as where other larger warehouses could be
located. The site plan shows that northeast Lacey has the capability of supporting four more
buildings of 500,000 square feet or larger based on the proposed amendment with one located
at the Hawks Prairie 111 Corporate Park, one located immediately south on an adjacent
property under separate ownership, one located on the former South Puget Sound Community
College site and one at the Seattle Archdiocese property west of the existing Nutriom building.

The market demand for buildings over 500,000 square feet is also tempered in Lacey by land
capacity and site suitability and a building size cap is not necessary. The industrial lands
analysis also shows a large number of parcels that can only accommodate the smaller industrial
buildings. This information demonstrates that the City can still maintain a mixed of building
sizes that will promote employer/company diversity.

GREEN BUILDING DESIGN REQUIREMENTS

At the briefing on August 4™, the Planning Commission considered requiring green building
techniques to be integrated into the design requirements for Light Industrial properties as a
trade-off related to allowing relatively large-sized buildings. The green building techniques
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that were mentioned included potentially requiring LEED certification, installation of solar
panels, pervious asphalt/concrete, etc.

The City has not yet adopted the CR;Plan as it currently undergoing community-wide review as
part of the Envision Lacey campaign. The CR,Plan sets goals and policies related to green
buildings, not only for Light Industrial buildings, but all buildings in Lacey. As part of the
Envision Lacey campaign, the community is prioritizing the community-wide measures
identified in the CR,Plan to reduce the overall carbon emissions in the city below the 380,520
tons of CO, emissions the community generated in 2005. Once adopted, the City will use the
information gathered through the Envision Lacey campaign to implement and prioritize the plan
including potential integration of green building techniques—not only for light industrial
buildings but for all buildings constructed in Lacey.

Another important green building requirement is coming forward with the state-mandated
update to the City’s development codes to require integration of low impact development
techniques for stormwater. By December 31, 2016 LID stormwater techniques will be
mandatory in all new development in Lacey and will require many of the options that would be
considered green design including more pervious hard surfaces (asphalt, concrete, etc.), rain
gardens, green roofs, etc.

SUMMARY

The Planning Commission is requested to review the application submitted by J & J Lacey LLC
and conduct a public hearing to eliminate the maximum square footage requirement for
buildings in the Light Industrial zone. Staff has provided the Planning Commission with draft
code language as part of the 2015 slate of zoning text amendments that would remove the
500,000 square foot building requirement in the Light Industrial zoning district provided that
the existing development standards related to large buildings and parcels remain the same.

GENERAL MUNICIPAL CODE HOUSEKEEPING UPDATES:

The package of zoning text amendments also contains general “housekeeping” amendments.
Housekeeping amendments are done on an as needed basis to clarify policy intent, correct
irregularities in the code, and refine concepts. Notes are included in the right hand column of
the proposed edits that states the intent of the proposed amendment. The following list details
the 2015 housekeeping amendments:
o Clarification of allowed zones for use of barbed wire security fencing.
e Revision of drafting standards as recommended by City Surveyor.
e Eliminating Health Department approval for subdivisions when city water and sewer are
provided to a development.
e Adding setbacks for swimming pools.
e Clarifying the definition for multifamily and amending the multi-family mix in residential
zones.
¢ Amending the front setbacks for residential.
¢ Clarifying maintenance bond requirements for landscaping.

RECOMMENDATION:

The Planning Commission will conduct a public hearing to take testimony and comment on the
slate of 2015 zoning text amendments. At the conclusion of the public hearing, the Planning
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Commission will analyze the testimony, ask questions, and discuss any amendments to the
draft. At the conclusion of the worksession, the Planning Commission is requested make a
recommendation on the amendments to the City Council for consideration and may accept
and/or modify the staff findings below.

Staff recommends approval of the proposed 2015 zoning text amendments based on analysis
and the findings as follows:

SEPA Flexible Threshold Modification:

1. The Washington State legislature adopted Senate Bill 6406 directing the Washington State
Department of Ecology to modernize rules contained in WAC Chapter 197-11-State
Environmental Policy Act in light of increased environmental protections in place under Growth
Management Laws (RCW 36.70A), the Shoreline Management Act (RCW 90.58), and other laws.

2. Proposed amendments to LMC Chapter 14.24 will allow for an increase in the size and scope
of certain protects that are exempt from review under the State Environmental Policy Act
(SEPA).

3. Proposed amendments to LMC Chapter 16.53 and the inclusion of the City of Lacey Standard
Inadvertent Archaeological and Historic Resources Discovery Plan are intended to increase the
protection of cultural and historic resources.

4. The process contained in WAC 197-11-800(c) to raise categorical exemption threshold levels
has been fulfilled including providing a minimum 60-day notification to the Department of
Commerce, affected tribes, agencies with expertise, the Department of Ecology, and the
public; and documentation of the requirements for environmental analysis, protection, and
mitigation for impacts to elements of the environment have been adequately addressed.

5. The revised SEPA provisions for categorical exemptions are better aligned with current
regulatory processes and will not reduce the protection of the natural and built environment

Hawks Prairie Business District Amendments:

1. The proposed amendments are consistent with the Land Use Element, the 1992
Northeast Planning Element, and the Economic Development Element of the Comprehensive
Plan.

2. The proposed amendments are consistent with the goals of the 1992 Northeast Planning
Element that stresses that development within the area should be designed and constructed to
a high quality aesthetic and “urban” standard.

3. The standards for ground floor residential will provide more opportunity, flexibility, and
better proximity of uses to create a vibrant mixed-use district provided that ground floor
residential units are designed to an urban standard and are within walking distance to other uses
in the district.

4, Park and ride lot standards will ensure that transit will serve future residents,
employees, and shoppers within the HPBD and regionally especially given the Hawks Prairie
Business District’s proximity to Interstate 5. Standards are included to ensure that lots are
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integrated into a commercial/mixed use site plan and parking facilities are shared with other
uses.

5. The standards for auto sales will ensure the architectural and aesthetic requirements of
this type of use is consistent with a high quality aesthetic and urban standard as identified in the
1992 Northeast Planning Element.

J&J Lacey Light Industrial Modification:

1. The proposed amendments are consistent with the Land Use Element of the
Comprehensive Plan which identifies the need for land resources to support high quality
industrial development, job creation, and employment diversification; supports buffering and
compatibility requirements between industrial areas and other land uses; and supports
industrial areas that are reasonably sized to meet probable demand and need.

2. J&J Lacey have demonstrated through submitted documentation that the probable
demand and need are for buildings larger than 500,000 square feet. The industrial demands
analysis shows that a small number of parcels will support buildings 500,000 square feet or
larger in northeast Lacey.

3. The materials submitted with the application demonstrate that job density (employee
per square foot) for larger buildings may be larger than that for smaller buildings (less than
200,000 square feet).

4. Larger buildings and distribution warehouses generate less daily truck trips and less PM
peak hour trips that standard warehouses putting less demand on city transportation

infrastructure per building square foot. Planned or constructed city improvements in northeast
Lacey will enhance the transportation system to accommodate all modes including large trucks.

5. The proposal will keep in effect the standards related to large buildings being part of
multiple building complexes, residential compatibility requirements, and design review
compliance.

General Municipal Code Housekeeping Updates:

1. The general housekeeping updates to the municipal code clarify policy intent, correct
irregularities in the code, and refine concepts consistent with the Land Use Element of the
Comprehensive Plan.
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2015 Development Code Update
8/13/15 Draft

Comment [RA1]: Eliminated old language in
Title 9 related to barbed wire because of conflicting

language in zoning code.

14.23.074 Design Criteria For Lacey Villas Historical Neighborhood.

To recognize and preserve the historical values and neighborhood character of the Lacey Villas area, special
development standards are necessary. These standards should allow reasonable infill while maintaining the older
neighborhood historical characteristics, including large lot sizes and single family traditional housing styles.

A. Each lot may have one single family detached structure and one accessory dwelling unit that meets the design
criteria of LMC 14.23.071. Home occupations meeting requirements of Chapter 16.69 LMC and uses as listed in
Chapter 16.24 LMC in chart 16.24.020(1) may also be permitted. (See Table 16T-06.2.)

Minimum lot size shall be 17,424 square feet.

Maximum Density shall be 2 1/2 units per acre.

A neotraditional, single family detached housing style is required, with the following features:

A usable front porch;

A focused, predominant entryway;

wndMFDODOD

An alternanve garage style, including a detached or recessed garage; seedeﬂgn#eqwmmenﬁ—lzhﬂre—/{ Comment [RA2]: 14.23.072(A)(5) no longer

exists.

4 A pitched roof with architectural interest; dormers, chimneys and roof breaks recommended,;
5. Horizontal lap siding shall be used on the front, back and all sides.

E. Minimum setbacks shall be as follows:

1. Frontyard, 15 feet;

2. Side yard, minimum 5 feet each side;

3. Rearyard:

a. Main house, 15 feet;

b.  Accessory structures or accessory dwelling units, 5 feet.

F. Narrow local access streets with no sidewalks, typical of existing streets, are permitted.

G. |If street lights are used, they shall be of decorative design and pedestrian scale (12-18 ft. in height). (Ord. 1124
§8, 2000; Ord. 1024 §3, 1995).

Sections:
14.24.010  Authority
14.24.020  Adoption by reference
14.24.030  Additional definitions
14.24.035  Compliance with Chapter 36.70B RCW.
14.24.040  Repealed
| 14.24.050  Additional timing considerations
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| 14.24.055  Categorical exemptions without flexible thresholds Comment [CO3]: Addition of a new section to
14.24.060 Flexible thresholds for categorical exemptions distinguish categorical exemption provisions
14.24.070  Use of exemptions
14.24.080  Lead agency determination and responsibilities
14.24.090  Environmental checklist
14.24.100  Mitigated DNS
14.24.105  Optional DNS Process
14.24.110  Preparation of EIS--Additional considerations
14.24.120  Additional elements to be covered in an EIS
14.24.130  Public notice
14.24.140  Role of the responsible official
14.24.150  Designation of responsible official
14.24.160  Substantive authority
14.24.170  Appeals
14.24.180  Environmentally sensitive areas
14.24.190  Responsibility of agencies--SEPA public information
1424200  Fees
14.24.210  Notice--Statute of limitations
14.24.220  Severability

14.24.020 Adoption by reference.
| The city adopts the following sections or subsections of Chapter 197-11 WAC as now existing or hereinafter amended,
by reference.

‘ 197-11-158  SEPA/GMA project rev