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PROBLEM/ISSUE STATEMENT:
The City received the final Bell Creek CERB Report prepared by Eric Hovee in May
2018. While this report was primarily focused on the Holt Property (AKA Bell Creek
property), the report also discussed and made recommendations regarding other
nonresidential properties throughout the City.
One of the primary recommendations made was to discontinue the Comprehensive
Plan requirement to develop a subarea plan prior to developing land in the Economic
Opportunity Areas (EOAs).
Staff is proposing three amendments to the Comprehensive Plan to remove the
prohibition on developing within the EOAs prior to the development of a subarea plan.
ATTACHMENTS:
1. Wakefield comment letter
2. Resolution R2018-24 Adopting 2018 Comprehensive Plan Amendments
3. PowerPoint Presentation
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DISCUSSION/ANALYSIS:
The City of Sequim’s 2015 Comprehensive Land Use Plan (CP) includes many
references to subareas and subarea planning. While it is not unusual for a jurisdiction
to make mention of subarea planning in its Comprehensive Plan, the number of
references to subareas and subarea planning in Sequim’s 2015 CP appears unusually
high. While the countless references to subareas and subarea planning is not the
subject of this round of proposed Comprehensive Plan amendments, the reader is
reminded that according to the City’s Plan, there are apparently more than 22 locations
throughout the City and its Urban Growth Area (UGA) identified as candidates for
subarea designation and, therefore, the development of a subarea plan. In addition, all
future Neighborhood Commercial zoning districts are required to be identified through a
“centers” based subarea planning process (Land Use, Chapter 3, pg. 30.). A cursory
search of comparable jurisdictions’ Comprehensive Plans found no evidence of a similar
reliance and/or emphasis on subarea planning.
Subarea planning is not a legal requirement under the Growth Management Act (GMA)
and, therefore, whether the City requires subarea planning prior to development
occurring in a zoning district is strictly a question of City Council policy. If subarea
planning is confirmed to be a requirement prior to development, the subarea process
should then be better defined in the City’s Comprehensive Plan.
The 2018 Comprehensive Plan amendments proposed below are designed to allow
development other than single-family housing in the EOAs without the development of a
subarea plan.
STAFF DISCUSSION:
Subarea plans are detailed plans prepared for a smaller geographic area within a
community. The areas can encompass neighborhoods, corridors, downtowns, or other
types of special districts that show cohesive characteristics. Also referred to as sector,
small area, character area, or specific area plans, subarea plans typically deal with the
same topical issues addressed in Comprehensive Plans but include a greater level of
detail.
In addition to the above uses of subarea plans, subarea plans are often useful to a City
looking at adopting or amending an urban growth area (UGA) or developing an
annexation plan for land already designated as a UGA. Identifying and understanding
the type of improvements necessary to support development in undeveloped or
underdeveloped areas is a typical purpose of a subarea planning process.
Subarea plans are almost always done by the local government although public
involvement would be an important element of the process. It is highly unusual for a
subarea plan to be undertaken by a private party. Private development is most often
done through the Master Planning process, especially if the private development is
significant in size.
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SUBAREA PLANNING REQUIREMENT:
One of the first requirements for subarea planning is found in LU Policy 3.6.1
ECONOMIC OPPORTUNITY AREAS (EOAS) (Chapter 3, pg. 33), which states “Rather
than speculate on the market for additional regional retail and Sequim’s attraction for
high-tech and other light industrial use, Economic Opportunity Areas are designations
on the Land Use Plan map that rely on subarea planning / master-planning processes to
direct the range of land uses, guide site and building designs, ensure effective
transitions to adjacent districts, and set out the program of capital improvements to
serve the site. Subarea planning is initiated when there is an opportunity to work with a
major landowner / project proponent to pursue a large development that fits the setting
and contributes to the economic base.”
While the importance of the EOAs economic development is noted, there is no good
reason why development and design standards and a list of permitted uses could not be
prepared without all the procedural requirements demanded by a subarea planning
process. The City was able to identify permitted uses and development and design
standards for the R4-8 zoning district, the Lifestyle District, the High Tech Light
Industrial District, the Heavy Commercial District, the Neighborhood Commercial
District, the Community Business District, the Highway Commercial District, the three
Downtown Zoning Districts, but for some reason the same could not be done for the two
EOAs?
The eastern EOA was recently subjected to a study funded through a Community
Economic Revitalization Board (CERB) grant and City and property owners’
contributions. In this study the consultants concluded that a subarea plan is not
necessary and, in fact, may pose as a hindrance to development.
The study concluded, “[a]t the outset, this Bell Creek EOA planning process was
intended to meet the subarea plan requirement; however, as the process unfolded, it
became clear that the requirement for a subarea plan places an unnecessary burden on
property owners and could limit the flexibility needed for future development to respond
to market conditions. In addition to the Bell Creek EOA, an EOA is designated in the
western portion of the City, north of Highway 101, south of Washington Street, east of
River Road, and west of North 7th Avenue. Unlike the Bell Creek EOA, which is
currently under single ownership, the western EOA includes multiple property owners
and the subarea plan requirement would be even more difficult to satisfy. The purpose
of the EOA zone can be fulfilled without a full subarea plan. This can occur with use and
development standards that assure non-employment uses will support and complement
primary employment activity on the site and with design guidelines that protect
ecological features and ensure a high-quality product design. Section 3.0 discusses
recommended use and development standards and design guidelines. (Emphasis
added) (Bell Creek EOA Planning Report, BergerABAM, May 1, 2018, pg. 3).
STAFF CONCLUSION AND RECOMMENDATIONS:
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Staff agrees with the report’s conclusion that completing a subarea plan in the western
EOA would be difficult and, therefore unlikely, due to the many individual property
owners. Currently, there are 30 parcels and 19 property owners and approximately 86
acres in the western EOA. The eastern EOA consists of approximately 53 acres under
one ownership.
Staff also agrees with the report’s conclusion that the purpose of the EOA zones can be
fulfilled without a full subarea plan by developing use and development standards and
design guidelines to protect environmental features and ensure a high-quality product
design.
Therefore, staff respectfully recommends the Planning Commission recommend the
City Council amend the following in Chapter 3 of the City’s Comprehensive Plan. Figure
3- on, page 7 and Land Use Policy 3.6.1 on page 33 and Policy 3.6.3 on page 35
discussing subarea planning as a requirement prior to development occurring other than
single-family housing in the City’s two EOAs. Deleting this narrative does not prohibit
the City from conducting subarea planning. If the City chooses to designate subareas
or conduct subarea planning, it may do so under State law. There is nothing in the
Growth Management Act (GMA) requiring a subarea planning process be spelled out in
the City’s Comprehensive Land Use Plan.
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Amendment #1:
Figure 3.b. Future Land Use Plan Designations, Uses, Densities and Probable Zones, Pg. 7.
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Amendment #2:
LU 3.6.1 Economic Opportunity Areas (EOAS). Pg. 33.
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Amendment #3:
LU 3.6.3 Mix of Residential, Services & Employment, Pg. 35.
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FINANCIAL IMPLICATIONS:
None
STAFF RECOMMENDATION:
Accept staff’s proposed amendments and recommend the City Council amend the City’s
2015 Comprehensive Plan.
MOTION:
I move to recommend (APPROVAL), (APPROVAL WITH MODIFICATION), (DENIAL) of
the Planning Commission’s recommended amendments to the City’s Comprehensive
Plan as shown above in Amendments #1 through Amendment #3.
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