LAND USE ELEMENT IMPACT ANALYSIS







Revised Alternative A - The Preferred Alternative

GMA Compliance
The Land Use element addresses the requirements of the state Growth Management Act. The projections of population and dwelling units have been appropriately identified in the Land Use and Housing element. The Future Land Use Map (Figure LU-1) illustrates how the plan would be able to accommodate the anticipated growth over the 20-year period. Important local considerations have been given for the location of housing, commerce, industry, recreation, open spaces, public facilities and other land uses. Revised Alternative A addresses future expansion into the Interim Urban Growth Area (IUGA) and the coordination with the Lewis County comprehensive plan process. This alternative is in conformance with the Lewis County Countywide Planning Policies.

Specific provisions to protect the quality and quantity of groundwater used for public purposes are lacking in the Land Use element. However, storm drainage runoff treatment and cleansing surface water discharges (from point sources) are identified in the Natural Environment, and Utilities elements. The Land Use or Natural Environment elements should contain policies relating to groundwater protection and surface water discharges from non-point sources.

Revised Alternative A is broad in its scope and provides more detail than the 1981 comprehensive plan. The planning area would increase with the inclusion of the IUGA. Revised Alternative A planning area covers an area almost twice the size of the current city. Part of the IUGA area is already developed and part will develop during the 20-year period of the plan.

Based on the projected population (8,668 by 2018), revised Alternative A would accommodate the planned new housing over the next 20 years. This alternative's new residential development density would meet the Growth Management Act interpretation that urban areas have a density of four dwelling units per acre or greater. Revised Alternative A would have close to the projected need for low-density residential acres and would have surplus high-density residential acres. The total residential land added by the IUGA would exceed the acres needed for the population 2018 forecast. There would be a surplus of 162 vacant low-density residential acres. The Land Use element identifies the future need for buildable low-density residential land to be 138.44 acres and buildable high-density residential land to be 20.21 acres. Within the city, 159 acres of buildable low-density residential and 20 acres of buildable high-density residential land would be available for new development based upon the land use changes in revised Alternative A.

The IUGA would add another 103 acres of buildable low-density land. Other parts of the land in the IUGA (203 acres) are ready developed with urban uses or are environmentally constrained. The 103 acres of buildable residential land use would exceed the amount of land needed over 20 years by less than one acre (see Figure LU-12).

Revised Alternative A proposes a 2,314-acre IUGA with commercial and industrial development for employment and economic growth. The IUGA would provide the land needed to accommodate the range of commercial/industrial growth projected for the 20-year period. Figure LU-12 shows the need for 1,302 more acres of land to address primarily commercial and industrial growth. A large part (1,436 acres) of the IUGA land is already developed with urban commercial and industrial uses or environmentally constrained. The IUGA provides 292 acres of vacant industrial land and 675 acres of vacant commercial land in the IUGA for future growth. The combination of vacant land in the city and IUGA would provide and an 806-acre deficit of industrial land and a 77-acre surplus of commercial land (see Figure LU-12).

There are no IUGA conflicts with the IUGA of the cities of Centralia or Napavine. The cities of Chehalis and Napavine have established a mutually agreed IUGA boundary. Revised Alternative A removes an area of overlap with the Lewis County Sewer District #1 within the IUGA area.

Plan Map, Goals and Policies

Chehalis' last comprehensive plan was adopted in 1981. Revised Alternative A provides a better connection between land use, future zoning, economic development, historical, and natural environmental amenities than the 1981 comprehensive plan. No future land use map was provided with the 1981 plan. Current zoning classifications provide the closest representation of the land use of the 1981 plan. In Figure LU-13, the 1981 plan is translated into land uses (from 1998 zoning) to compare with revised Alternative A's proposed land use.

The Future Land Use Map (Figure LU-1) identifies seven land use categories. Residential categories include low-density residential (4 to10 dwellings per acre) and moderate and high density residential (11 to 24 units per acre). Four categories designated for business and commerce include commercial, city center commercial, office/mixed use, and industrial. The remaining map category is P - parks, institutional and essential public facilities. Locations of new public uses vary between the alternatives. Figure LU-14 provides a land use comparison between the Alternatives.

Figure LU-13

1998 Zoning and Revised Alternative A Land Use Comparison

	
	 Revised Alternative A

The Preferred Alternative
	1981 Comprehensive Plan (1998 Zoning Map (1)) 

	
	Acres
	Area %
	Acres
	Area %

	Low Density Land Use

(4 – 10 du/Ac)
	1,175                                                                                                                                         
	18.9%
	835
	24%

	High Density Land Use

(11 – 24 du/Ac)
	68
	7.5%
	444
	13%

	Office/Mixed Use

(Residential Transition)
	38
	2.6%
	33
	1%

	Commercial
	2,051
	23.8%
	746
	21%

	City Center Commercial
	50
	0.9%
	50
	1%

	Planned Unit Development
	--
	--
	535
	16%

	Industrial
	1,842
	36.7%
	822
	24%

	Public Use (city/county facilities)
	222
	4.5%
	--
	0%

	Open Space/Parks
	345
	5.1%
	--
	0%

	Planning Area Total
	5,791
	100%
	3,465
	100%


Source: Ryan Planning Resources; City of Chehalis, 1998.

1. The 1993 zoning was used to depict the land use for the 1981 Comprehensive plan. PUD uses include residential development and government 

     facilities.
Figure LU-14

Chehalis Alternatives Land Use Comparison
	
	revised Alternative A

(Preferred)
	 Alternative B
	Alternative C

	
	(acres)
	(acres)
	(acres)

	Low Density Residential 

Land Use (2 – 10 du/Ac)
	1,175                                                                                                                                           
	1,447
	1,964

	High Density Residential

Land Use (11 - 24 du/Ac)
	68
	269
	276

	Commercial (includes Freeway Service,  and General Commercial uses)
	2,051
	427
	930

	City Center Commercial 
	50
	48
	52

	Office/Mixed Use
	38
	116
	96

	Industrial  
	1,842
	1,107
	1,903

	Urban Reserve
	--
	0
	691

	Public Use /Facilities/Utilities
	222
	235
	255

	Parks/Open Space (1) 
	345
	1,694
	227

	Total
	5,791
	5,343
	6,394


1.
For Alternative B, open space includes the acres for parks combined with the areas identified as primary and secondary open space that includes floodway, wetland and geologically hazardous areas.

Revised Alternative A recognizes limitations on intensive land use activities in the floodplains. This would be expressed in revised Alternative A with the critical area protection regulations and establishment of the open space corridors map. The open space corridor map would recognize critical areas as open space. Revised Alternative A would retain natural areas along the key waterways. The GMA allows for open space areas to be designated within cities as urban separators and revised Alternative A uses that GMA provision.

The recent flooding events in Chehalis (and Centralia) have raised the issues of flood prevention and protection. Flood hazard prevention directly relates to land use and development. The existing development within the floodplain is anticipated to remain. The city is participating in a regional study of flood hazard reduction action. Structural, non-structural and natural drainage protection measures are being considered to minimize flooding impacts. The flood hazard reduction efforts by the city and Lewis County would supplement the beneficial land use changes of revised Alternative A.

The policies identify a desire to retain the city's historic and picturesque character. Policies would support the retention and reuse of historic buildings, and ways to retain natural environmental amenities along creek, river corridors and hillsides using innovative techniques such as clustering and planned unit development.

A strong emphasis of the Land Use element is the expansion of commercial and industrial land uses. The policies describe differing types of commercial land use. However, the map does not provide multiple categories for the industrial land use. The Land Use element presumes that zoning, not the comprehensive plan would establish the differing intensities of industrial land use.

Revised Alternative A is consistent with the Lewis County Countywide Planning Policies and the requirements of the GMA for the Land Use element.

Living Areas
Compared to the existing uses, revised Alternative A would moderately decrease the percentage (but increase the acres) of residential use, mostly with low density residential land use. The residential acreage increase would be in the IUGA. Revised Alternative A provides a total of 1,566 acres of residential land use in the city limits and IUGA. By the year 2018, the city's goal is to maintain about 70% of its residential in single family units ranging from 4 to 10 units per acre, and 30% of its residential in multifamily units ranging from 11 to 24 units per acre. Revised Alternative A would actually use about 5.5% of the residential land area for high-density housing (11-24 units per acre) and produce about 16.2% of the housing in multifamily units. Revised Alternative A would not meet the city's goal for a mix of low and high-density residential land use.
Revised Alternative A projections use a more realistic buildout scenario that assumes that current urban density patterns would continue. However, if all areas within revised Alternative A were built to the planned capacity, the city with its IUGA could contain an estimated 7,040 dwelling units, with a population of 19,030 persons. The potential buildout population of Revised Alternative A would exceed the projection for 2018 (of 8,668 persons) by 119%. Residential development density for the entire plan area at buildout would average 5.6 dwelling units per acre (Figure LU-15).
Figure LU-15 

Revised Alternative A Planned Residential Density

	
	Preferred Alternative

Land Use
	Existing &

Development

Potential(1)
	Planning Area 

Average Density

	Plan Designations
	 Acres
	Units
	Units per Acre

	Low Density Residential

Land Use (4 – 10 du/acre)
	1,175
	5,898
	4

	High Density Residential

Land Use (11-24 du/acre)
	68                                                                                                                                           
	1,142
	12

	Total
	1,243
	7,040
	5.6


​ Source: Ryan Planning Resources (1998)
1.
 With deduction of critical areas.

The largest new component of residential land use would be low-density residential with 4 to 10 dwelling units per acre. Low density residential would allow detached single family, duplexes, and townhouses. The new low-density residential areas are targeted for four units per acre minimum density. The increased number of acres for low density residential and the expanded range of single family (up to 10 dwelling units per acre) would expand the variety of single family residential density available.
The high-density residential designation would accommodate housing densities of 11 to 24 units per acre. The high-density residential designation is located where areas are more suitable to higher densities. For revised Alternative A, the multifamily zoned acres inside the city would decrease by 376 acres to recognize the low-density development that has already occurred (see Figure LU-13).
Revised Alternative A would provide adequate land to meet population growth projections. Revised Alternative A provides innovative ways to protect environmental amenities or sensitive areas. It would accomplish environmental protection by use of residential PUD regulations on lands with sensitive areas to minimize impacts from the new development. Clustering units through PUD regulations would set aside sensitive areas, and yet accomplish efficient development rather than sprawling low-density development. This innovative technique is appropriate in new residential areas affected by floodplain. Clustering could also be used in scattered areas with smaller in-city lots and in parts of traditional single family residential areas. Because clustering or PUD regulations would not increase the overall project density, the impacts of infill clustered development would be minimal.

Revised Alternative A would encourage areas of mixed use, for combining residences and businesses in the same area. It would improve the compatibility of mixed use in the city. However, the existing transition area of uses in the RT zone have created problems with parking from the businesses. The existing RT zoned development problems are partially a transportation problem (roads, circulation, and parking). RT zoned development has occasionally impacted the adjacent residential use when businesses stay open at night or create substantial customer trips. Revised Alternative A would propose office/mixed use for limited area and would recognize that areas in transition may benefit from relaxation of rigid separation of uses.

Working Areas
This alternative would increase the commercial and industrial land use to provide employment land targeted for "family-wage" jobs. The commercial growth would include office, professional, retail and wholesale uses. The industrial growth would include heavy industrial and light industrial uses.

Revised Alternative A would provide 2,139 acres of commercial and 1,842 total acres of industrial land use. However, critical areas restrict the development potential of substantial portions of the land. A sizeable commercial node serving the IUGA would be along the east and west sides of I-5 from the LaBree Road interchange to the Rush Road interchange. This commercial area would provide freeway-oriented tourism commercial goods and services with attention to appearance of those businesses along the I-5 corridor. The commercial areas along Kresky Road and National Avenue would be targeted for development and redevelopment with general commercial uses that provide a regional commercial base.

The plan identifies two other types of commercial use – city center commercial and office/ mixed use. These commercial uses would provide commercial uses distinct from the highway or general commercial land use. The commercial policies would emphasize beautification (with tree planting), and pedestrian connections (with sidewalks) for the city center business district. The city center designation would be identified as the focus for civic, financial and social activities of the city. Strengthening the city center would have a positive impact by providing a focal point or cohesive identity for Chehalis. Expansion of the industrial area along the city's south edge would recognize the existing and planned industrial activity within the Port of Chehalis. There would be about 292 undeveloped acres for new industrial land use in the IUGA.

Revised Alternative A supports the continuation of the Chehalis-Centralia Airport as a general aviation and recreation airport. The goals and policies would consider the potential for limited passenger service to the airport, be sensitive to airport compatible uses and support continued commercial/industrial development around the airport. Commercial and industrial development is allowed surrounding the airport. Revised Alternative A would not have an impact on the airport because it continues its current land use activities.

Over the 20-year period revised Alternative A could produce an estimated 2,559,150 square feet of commercial space and 2,580,930 square feet of industrial space. Based on the projections 4,705 commercial jobs and 4,049 industrial jobs (Figure LU-10) would be provided by 2018. To meet the 20-year growth projected, revised Alternative A would need to develop an average of 11.8 acres of commercial land and 19.8 acres industrial land each year (Figure LU-16).
Figure LU- 16

Commercial and Industrial Space Absorption
	
	2018 Projected Increase
	revised Alternative A Increase
	Alternative B Increase
	Alternative C Increase

	Commercial Square Feet

	
	2,559,150
	5,540,000
	3,064,000
	4,760,000

	Acres 
	235(1)
	509(3)
	201
	528

	Time Period
	20
	20
	20
	40

	Absorption/Yr.
	11.8
	25.5
	10.1
	13.2

	Industrial Square Feet

	
	2,580,930
	3,104,000
	3,093,000
	6,549,000

	Acres 
	395(2)
	475(3)
	260
	840

	Time Period
	20
	20
	20
	40

	Absorption/Yr.
	19.8
	23.8
	13.0
	21.0


Source: Ryan Planning Resources

1.
Projected need for commercial acres for 2018. Includes land in city and IUGA.

2.
Available industrial acres within the city and IUGA.

3.
Total available new undeveloped acres plus 10% redeveloped acres.

Under revised Alternative A, there would be a deficit of industrial land and an excess of commercial land for growth beyond 2018. The larger supply of land could accommodate a commercial growth rate more rapid than anticipated by the projections or some of the commercial land could be considered for conversion to industrial land use development later in the planning period.

At full buildout of revised Alternative A there could be potentially 8.8 million total square feet of commercial and 5.4 million total square feet of industrial space. This amount of space could support employment of 21,500 jobs. This buildout assumes that more intense development would occur than has been experienced in Chehalis. Because of the large area devoted to commercial and industrial expansion, it would be essential that the city meet the capital facility needs concurrent with the planned growth.

Revised Alternative A would manage land use growth in certain areas at certain times during the 20-year planning period. Revised Alternative A would encourage vacant residential land in the city to be developed first, along with the Port industrial area and other areas within the IUGA where utilities are available now. If the growth rate of the city proceeds faster than projected and the growth can be accommodated, then expediting annexations in the IUGA may be necessary. Monitoring the housing, commercial and industrial growth would be the means of gauging the pace needed for annexing land.

Economic Development
This Alternative would include a variety of goals and policies that encourage new economic/business development. Revised Alternative A begins to identify general actions for how the city would realize this growth in "family-wage" jobs. The city is currently refining strategies for drawing new business to the city, or for improving economic vitality in under-developed parts of the city. This strategy would be included in revised Alternative A in a subsequent amendment to the Comprehensive Plan. The policies provide a basis of support for new job growth without committing significant city financial support for economic development.

Revised Alternative A identifies an ambitious expansion area for new commercial and industrial businesses in the city. The land for industrial use would be increased from 822 acres to 1,842 acres. This 1,842 acres would represent 31.8% of the planning area. Land for commercial use would increase from 829 to 2,139 acres. This represents 36.9% of the commercial land use as the 1981 comprehensive plan . Commercial land will comprise a much larger percentage of the planning area. (Figure LU-13).
When developed the new commercial and industrial land changes would add more jobs and expand the economic base for the city and the region (Figure LU-17). The land area identified would be only partially developed (if based on historical development rates). Chehalis has chosen to aggressively seek growth in industrial jobs in Lewis County. To use the plan's available acres within 20 years would require an average of 25.5 commercial acres and an average of 23.8 industrial acres to be developed annually. Over time the land for commercial and industrial uses would be developed with greater intensity and more efficiency.

Revised Alternative A is projected to produce 4,049 commercial jobs and 4,705 industrial jobs by 2018. However, revised Alternative A could potentially produce about 14,745 commercial jobs and 6,706 industrial jobs at full buildout (Figure LU-17).
Figure LU-17

Economic Development Comparison
	
	2018
	revised Alternative A

At 

Full Buildout
	Alternative B

at 

Full Buildout
	Alternative C

At 

Full Buildout

	Population


	8,668
	19,030
	16,600
	28,000

	Jobs Total
	8,754(1)
	21,451
	17,300
	24,667

	Commercial/

Office Jobs
	4,049(1)
	14,745
	10,608
	13,441

	Industrial Jobs
	4,705(1)
	6,706
	6,692
	11,226


Source: Ryan Planning Resources

1. Represents the new jobs projected.

Coordination

Coordination is a component of this plan that would require continued effort if the policy intent is to be effective. Lewis County has established an IUGA boundary for all urban areas in Lewis County. An interlocal agreement between Chehalis and Lewis County would address coordination during development permit review. Consistency of direction and clarity of purpose would be needed as both jurisdictions address requests to develop lands in the IUGA.

Historic Resources
The impact on historic resources would be minimal provided that the policies are adequately supported at the time of development. Revised Alternative A recognizes and protects the Westside historical neighborhood from redevelopment with high density residential uses. The environmental review process for projects would be used to evaluate impacts of development proposed for historic buildings or adjacent to historic buildings. No cultural resource areas are identified by the Land Use element.

LAND USE MITIGATION AND IMPLEMENTATION MEASURES

Required Mitigation Measures
· Monitor the use of vacant or redeveloped land to match the demand with the supply. Establish a process that would be triggered, when the land supply becomes inadequate, so that annexation of land within the IUGA, would be considered in a timely and orderly fashion to meet projections. Use monitoring to assure that new development is meeting the planned densities and concurrent facilities.

· Amend the Land Use or Natural Environment elements to include policies for the quality and quantity of groundwater, and protection of ground and surface water from non-point pollution sources, as required by the GMA.

Recommended Mitigation Measures

· Consider adding goals or policies related to:

a.
multiple categories of industrial land use;

b.
supporting multifamily areas to develop to their planned density;

c.  protection of cultural resources, if applicable; and

d.  use of SEPA to evaluate impacts of new development on or adjacent to historic buildings.

· Consider incentives that would avoid development in the floodplain as preferred over construction with flood protection and diversion measures. Provide more definition of land use activities allowed within the floodplain.

Implementation Measures

Implementation measures are identified to provide the basis for further study, refinement and implementation of the Comprehensive Plan. The implementation measures identified for the Land Use element are:

· Revise the Development Code to:

a. refine residential planned unit development that allows clustering;

b. remove the planned unit development as a separate zone and identify a specific zone that corresponds with the comprehensive plan and zoning

c. amend subdivision regulations that allow lot averaging; and

d. provide office/mixed use zoning regulations for transition to residential areas.

· Use subarea studies to define the economic development strategy and focus on specific actions to bring new business to Chehalis. Add the appropriate amendments to the comprehensive plan.

· Prepare an interlocal agreement with Lewis County for the IUGA areas of mutual interest. Include provisions to coordinate new development within the IUGA areas.
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