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July 10, 2020
Subject: City of Vancouver Heights District Plan Final Environmental Impact Statement
Dear Reader:

The City of Vancouver (City) is pleased to present the Final Environmental Impact Statement (Final EIS) for the
Heights District Plan, and we wish to thank everyone who commented on the Draft Environmental Impact Statement
(Draft EIS). Publication of this Final EIS follows more than a two year planning process, including a 120-day public
comment period on the Draft EIS.

The Heights District Plan was initiated by the City of Vancouver in order to identify a community-based vision for the
area, and to catalyze revitalization and private investment in central Vancouver. The Heights District is approximately
205 acres and includes the 63-acre Tower Mall Redevelopment Area, which includes the 12-acre site of the former
Tower Mall that was acquired by the City in 2017. The Tower Mall Redevelopment Area is the focus of most of the
redevelopment proposed in the Plan.

For the Tower Mall Redevelopment Area, three concept plans were prepared based on input received during an
extensive neighborhood and stakeholder engagement process. The initial concepts consisted of the Promenade, the
Loop, and the Grand Park. Based on community feedback, the concept plans were refined and a preferred concept
called the Grand Loop was developed, which incorporated elements from all three concepts. The Grand Loop concept
forms the basis of the Heights District Plan and is part of the Project Alternative evaluated in the EIS.

State Environmental Policy Act and EIS Process

The Washington State Environmental Policy Act (SEPA) requires local governments to consider impacts to the
environment in their decision making. The SEPA process is intended to provide information to both agencies and the
public through the identification and evaluation of environmental impacts and the development of mitigation
measures to reduce adverse environmental impacts. The City, as the SEPA lead agency, determined that the Heights
District Plan would be considered a planned action (explained further below) and therefore would require the
preparation of an EIS.

SEPA requires that an EIS consider different alternatives, including the “proposed action” and a “no action”
alternative (see WAC 197-11-440). For the Heights, the proposed action is the adoption of the Heights District Plan
and the redevelopment that is anticipated to occur as a result of the plan. The three alternatives analyzed in the
Heights District Plan EIS include the Project Alternative (adoption of the Heights District Plan), a No Action Base
Alternative, and a No Action High Alternative. The City chose to analyze two no action alternatives (instead of one as
required under SEPA) in order to reflect different potential development scenarios that could occur under the
existing Comprehensive Plan and zoning designations given current market conditions.

The no action alternatives do not imply that no development will occur; rather, they evaluate what could happen if
development/redevelopment occurred without adoption of the Heights District Plan. Development under either of
the no action alternatives would not conform to an overarching vision for the area, such as is proposed in the Heights
District Plan. The alternatives analyzed in the EIS are further described in Chapter 2 of the EIS, beginning on page 17.
For additional details about the environmental review process, see the Introduction chapter of the EIS.

Planned Actions

The City is proposing that future development within the Heights District Plan be designated a “planned action” as

defined under WAC 197-11-164. As a planned action, future development applications that are determined to be
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consistent with the Heights District Plan would not be subject to further environmental review under SEPA. If a
proposed development is not consistent with what is envisioned in the plan and analyzed in the EIS, additional
environmental analysis under SEPA will be required.

Draft EIS Comments and Revisions included in the Final EIS

During the 120-day public comment period (January 22-May 22 2020), the City received over 60 public comments
through a public comment survey form and via email to City staff. Comments received are included in the Final EIS
(Chapter 4). All comments were reviewed, and responses are provided in the Final EIS. Where comments have
resulted in revisions to the Draft EIS, such revisions are shown with underlines and strikethroughs in the Final EIS. The
primary changes to the Heights District Plan that resulted from public comments include the following:

1. Removal of five church properties and the Veterans of Foreign Wars property from the proposed rezone area in
the Heights District Plan. It is important to note that because these properties are still included in the Heights
District boundary and individual property owners could request site-specific rezones in the future, the rezoning
of these properties is still considered in the EIS analysis of impacts (Chapter 3, page 26). The analysis included in
the EIS does not result in any zone change for these properties, it only analyzes the potential impacts of those
zone changes should they be requested in the future by individual property owners or by other consideration.

2. Clarification regarding the forthcoming development standards and height restrictions in the proposed HX Zoning
District. Additional details related to building heights and transitions to adjacent neighborhoods are included in
the EIS on page 37.

3. The previously named “Neighborhood Gateway” sub-district was renamed “District Gateway.” This change is
reflected throughout the EIS.

Next Steps
Following publication of the Final EIS, the City Council will review and consider adoption of the Heights District Plan.
The City Council review schedule for the Heights District Plan is:

e July 13: Council Workshop, 4:30pm e August 3: Council First Reading, 6:30pm

e July 20: Council Workshop, 5pm e August 17: Council Public Hearing, 6:30pm

e July 27: Council Workshop, 5pm

This schedule is subject to change and those interested should consult the Vancouver City Council Agenda webpage
noted below.

Public comments on the Heights District Plan will be accepted at the public hearing on August 17th. To submit
comments on the plan or ask questions in advance of the hearing, contact Rebecca Kennedy, Long Range Planning
Manager, at 360-487-7896 or Rebecca.Kennedy@cityofvancouver.us.

If the plan is adopted, the City will then finalize implementing regulations, including the new HX Zoning District and a
planned action ordinance. The implementation measures will require additional review and approval by both the
Planning Commission and City Council. The schedule for these actions has not yet been established. For additional
information about the Heights District Plan and EIS, please visit https://www.cityofvancouver.us/ced/page/heights-

district-plan.

Thank you for your interest in the Heights District Plan and for your participation in the planning and environmental
review process.

Sincerely,

Chad Eiken, Community and Economic Development Director
City of Vancouver
SEPA Responsible Official
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Project Title
The Heights District Plan

Proposed Action
The proposed action by the City of Vancouver (City) consists of the following elements.

1) Adoption of a subarea plan for the Heights District to guide development;

2) Adoption of amendments to Title 20, Land Use and Development Code of the Vancouver Municipal Code (VMC), including uses
within zoning categories and development of a new zone and plan district;

3) Adoption of zoning map amendments, including property rezones;

4) Adoption of an ordinance designating the Heights District Plan as a planned action for purposes of future permit review and
State Environmental Policy Act (SEPA) compliance; and

5) Development of the Heights District consistent with adopted provisions.

Alternatives
For purposes of environmental review under SEPA, the environmental impact statement (EIS) considered three alternatives: a No
Action Base Alternative, a No Action High Alternative, and a Project Alternative.

. No Action Base Alternative assumes growth consistent with Vancouver Comprehensive Plan 2011-2030 and the City's land use and
development code with no redevelopment of existing underutilized parcels.

. No Action High Alternative assumes growth consistent with the Vancouver Comprehensive Plan 2011-2030 and land use and
development code with the redevelopment of 50 percent of the land area included in the Tower Mall Redevelopment Area.

. Project Alternative is based on an assumption that the Heights District Plan, the planned action ordinance, and the corresponding
comprehensive plan and zoning amendments are adopted, resulting in growth and development consistent with the Heights
District Plan.

Location
The Heights District encompasses an area of approximately 205 acres and is bounded generally by MacArthur Boulevard to the
south and west, Mill Plain Boulevard to the north, and Andresen Road to the east (see Figure 1 in Chapter 1 of this EIS).

Proponent
City of Vancouver

Lead Agency
City of Vancouver

Responsible Official
Chad Eiken, Director

Community & Economic Development, City of Vancouver

EIS Contact Person

Rebecca Kennedy, Long Range Planning Manager
Community & Economic Development, City of Vancouver
(360) 487-7896

rebecca.kennedy@cityofvancouver.us

Required Approvals
City of Vancouver: Subarea plan adoption, amendment of the comprehensive plan, revised development regulations and
planned action ordinance
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Availability of Final EIS
Hard copies are available for review at the City of Vancouver Permit Center, First Floor, 415 West 6th Street, Vancouver between 9

am and 4 pm Monday through Friday. At the time of publication, City offices are closed due to COVID-19. If you would like to
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The City of Vancouver (City) proposes to adopt a subarea plan
for the Heights District, an approximately 205-acre area in
central Vancouver (see Figure 1). Development here began
during World War I, and over time, a mature, treed
neighborhood with few vacant lots has developed in what
locals refer to as the Heights. Most of the land in the Heights is
developed for single-family residential use, but there are some
higher density uses. The main commercial uses are scattered
along Mill Plain Boulevard, with small commercial pockets
along Andresen Road, MacArthur Boulevard, and St. Helens
Avenue. Large trees are characteristic of the residential streets
and of the center islands in some arterials.

The Heights District is generally bounded by MacArthur
Boulevard to the south and west, Mill Plain Boulevard to the
north, and Andresen Road to the east. The plan envisions a
vibrant, mixed-use urban neighborhood that provides a range
of housing choices, accessible open spaces, and an integrated
multimodal transportation system’.

The Heights District Plan (plan) was conceived by the City to
identify a long-range land use and transportation vision for
the Heights District and catalyze revitalization and investment
in central Vancouver. The plan includes the 63-acre Tower Mall
Redevelopment Area (Redevelopment Area) that
encompasses the former Tower Mall on a 12-acre site acquired
by the City in 2018. The Tower Mall Redevelopment Area is the
focus of most of the redevelopment proposed in the plan.

' A multimodal transportation system accommodates several modes of
transportation, such as motor vehicle, bicycle, pedestrian, and public transit.
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Planning Process

The City’s comprehensive plan, Vancouver Comprehensive Plan
2011-2030 (Comprehensive Plan), identifies centers and
corridors throughout the city where subarea planning has
occurred or is planned. These areas are expected to contain a
mixture of employment, housing, and cultural opportunities
with the type and intensity of development dependent on the
surrounding context. The Comprehensive Plan identified the
area included in the Heights District Plan as the MacArthur/Mill
Plain Center, and the Heights District Plan was prepared to
fulfill the subarea planning goal identified in the
Comprehensive Plan.

The development of the Heights District Plan included
extensive community and stakeholder outreach over an
approximately 2-year period. The initial outreach process
established a vision and guiding principles which provided the
framework for plan development. The visioning process was
guided by a technical advisory committee (TAC) composed of
representatives of City departments, and a community
advisory committee (CAC) composed of representatives of
public and nonprofit agencies and the surrounding
neighborhoods and owners of local businesses who

provided insights throughout the project. In addition to the
two committees, the project included one-on-one interviews
and focus groups that included owners of local businesses
and properties, tenants, and representatives of places of
worship, social service agencies, neighborhood associations,
and developers.




Outreach also included three community open houses and online surveys. The results of the visioning process, and an existing
conditions analysis, were captured in the Heights District Plan Visioning and Analysis Summary (Appendix A).

For the Tower Mall Redevelopment Area, three concept plans were prepared and refined through the public and stakeholder
engagement process described above. The concepts included the Promenade, the Loop, and the Grand Park (see Figure 2).

The Promenade concept provided a central civic space with an east-west orientation of buildings to optimize for solar gain. The
Loop concept provided a pedestrian-focused greenway through the Redevelopment Area to link adjacent open spaces and
provide connections to the surrounding neighborhoods. The Grand Park concept created a signature park through the center of
the Redevelopment Area and concentrated density along Mill Plain Boulevard (see Figure 2).

Figure 1. Vicinity Map

The review of the concept plans through community and stakeholder engagement led to the development of a preferred
redevelopment concept plan that is a hybrid of the original concepts and forms the basis for redevelopment within the area.

The final step in the plan development process was the preparation of an implementation strategy and phasing approach which
outline the actions necessary to implement the plan. The final results of the planning process were captured in the Heights
District Plan, which will be adopted as a subarea plan. Following subarea plan adoption, the City will prepare implementing
regulations and development standards to be codified in the Vancouver Municipal Code (VMC) and a planned action ordinance to
establish mitigation measures and conditions for future projects within the Heights District to qualify as planned actions.

Figure 2. Concept Plans

Concept 1: Promenade Concept 2: The Loop Concept 3: Grand Park
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Environmental Review Process

The State Environmental Policy Act (SEPA) requires all
state agencies and local governments in Washington to
consider impacts to environmental resources in decision
making. The SEPA review process is intended to provide
information to agencies and the public through the
identification and evaluation of environmental impacts
and the development of mitigation measures to reduce
adverse environmental impacts.

The Heights District Plan Planned Action EIS (EIS) analyzes the
potential environmental impacts resulting from the adoption
of the Heights District Plan. The City, as the SEPA lead agency,
determined that the subarea plan would be considered a
planned action per RCW 43.21C.440 and, therefore, under
RCW 43.21C.030 (2)(c), would require an EIS.

Per the requirements of WAC 197-11-360, the City published
and issued a determination of significance (DS) and scoping
notice on 1 October 2018. The scoping notice preliminarily
identified the following elements of the environment for

discussion in the EIS.
= Land Use

= Transportation

= Public Services and Utilities
= Air

= Groundwater

=

Plants and Animals

During the scoping period, comments about the scope of the
EIS were received at the second project open house on 6
October 2018, and afterward via mail and electronic mail.
During the scoping comment period, which expired on 9
November 2018, 19 comments were received. They focused
on concerns related to transportation, land use (including
historic and cultural resources), public services, air, water, and
plants and animals. The comments were consistent with the
elements that had been preliminarily identified for study in
the DS and scoping notice. Appendix B is a summary of the
scoping comments.

Based on the scoping process, a DEIS was prepared that
analyzed the environmental impacts on land use,
transportation, public services and utilities, air,
water(including groundwater), and plants and animals that
could occur as a result of the following actions:

. Adoption of City Comprehensive Plan amendments,
including the incorporation of the Heights District Plan
by reference.

. Adoption of amendments to VMC Title 20, Land Use and
Development Code, including uses within zoning categories
and development of a new zone and plan district.
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« Adoption of design standards and guidelines for the
Heights District.

. Adoption of zoning map amendments, including
property rezones.

. Adoption of an ordinance designating the Heights District
Plan as a planned action for purposes of future permit
review and SEPA compliance.

« Future development undertaken consistent with the
Heights District Plan.

The DEIS was issued for public comment on January 22, 2020.

The comment period closed on May 20, 2020. This FEIS

includes the public and agency comments received,

responses to all substantive comments, and text revisions to
address comments where necessary.

Final EIS Format
The FEIS includes five chapters.

. Chapter 1: Summary presents a synopsis of the technical
information in Chapters 2 and 3.

. Chapter 2: Alternatives details the three alternatives
evaluated in the EIS.

. Chapter 3: Affected Environment, Significant Impacts,
Mitigation Measures, and Unavoidable Impacts includes
sections for each element of the environment evaluated in
the EIS. Each section in Chapter 3 describes existing
conditions, impacts associated with each alternative,
mitigation measures for the Project Alternative, and
identifies any significant unavoidable adverse impacts.

. Chapter 4: Draft EIS Comments and Responses includes all
comments submitted on the DEIS and responses to all
substantive comments.

. Chapter 5: References is a list of references used in the
analysis and preparation of the EIS. In-text citations are
used throughout the EIS to correspond to the reference list
in Chapter 5.

Changes from the DEIS to the FEIS that were made to address
comments and/or reflect new information obtained by the
City are shown in Chapters 2 and 3 with new text identified in
underline and deleted text in strikethreugh format. Edits to
figures are identified with a red X through the original figure
with the new figure immediately following. Minor revisions,
such as spelling errors and typos are not in underline and
strikethrough format. Revisions to Chapter 1, Summary, are
also not in underline and strikethrough format for document
readability and because it is a summary chapter.




Planned Action

The City is proposing that future development within the Heights District be designated a planned action as defined under WAC

197-11-164. Future projects developing under the planned action will not require individual environmental review at the time of

permit application if they are consistent with the range of alternatives and mitigation studied in this EIS. Cities and counties

planning under the Growth Management Act (GMA) are given the authority to designate planned actions per RCW 43.21C.440.

Planned actions, defined under RCW 43.21C.440 and WAC 197-11-164, are projects that:

. Are designated planned actions by an adopted ordinance or resolution.

. Whose significant environmental impacts have been adequately addressed in an EIS prepared in conjunction with a
comprehensive plan or subarea plan adopted under RCW 36.70A, or a master planned development or a phased project.

. Are subsequent to or are implementing projects for the plans listed above.

« Are located within an urban growth area, as defined in RCW 36.70A.030.

. Are not essential public facilities, as defined in RCW 36.70A.200.

. Are consistent with a comprehensive plan adopted under RCW 36.70A.

To be designated a planned action, a future project within the Heights District Plan area will require review under VMC Section

20.790.530, Planned Action Review.

This section contains a summary of the impacts and mitigation measures detailed in Chapter 3. As the Project Alternative is the
only alternative requiring specific actions by the City, mitigation measures are only provided for the Project Alternative.

Table 1. Summary of Impacts

Element of the | Potential Impacts Mitigation Measures Unavoidable

Environment Adverse
Impacts

Land Use

No Action ¢ An increase of 192 residential units and approximately | NA None

Base 7,200 square feet of commercial development, which

equate to approximately 478 more people and 19 new
jobs in the Heights District.

* Inconsistent with Comprehensive Plan policies
directing growth to urban centers and corridors.

No Action ¢ An increase of approximately 1,650 residential units  NA None
High and 62,000 square feet of commercial development,

which would equate to approximately 4,113 more

people and 161 new jobs.

¢ Inconsistent with Comprehensive Plan policies
directing growth to urban centers and corridors

+ Intensification of existing land use pattern
+ Displacement of existing uses through redevelopment
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Element of the | Potential Impacts Mitigation Measures Unavoidable
Environment Adverse
Impacts
Project + At full buildout the Project Alternative would add Mitigation Measures Designed into the Project None
Alternative 1800 residential units (4,482 people), 490-510new '+ Adoption and adherence to the standards included in a new
Jobs, 36,000 SF of institutional space, and 6.1 acres of | KX zone and Heights Plan District to implement the Heights
parks and open spaces. Existing commercial space District Plan, including standards to address building height
would be redeveloped, but an increase in commercial adjacent to residential zones.
square. fOOtége 15 "O.t e{ntlclpated. * Adoption and adherence to the Heights District design
* Intensification of existing land use pattern standards and guidelines, which include standards to address
+ Displacement of existing uses through redevelopment building scale and mass, landscaping, lighting, and
¢ Comprehensive plan map amendments resulting in infrastructure design.
conversion of 27 acres to commercial from residential, |+ Adherence to parking standards for the Heights Plan District
public facility, and open space designations and included within VMC20.945, Parking and Loading.
* Rezoning of approximately 70 acres to a new HX zone | Existing Regulations and Other Mitigation
+ Uses within some existing buildings would become * Legal non-conforming uses created by the adoption and
legal, non-conforming uses following the rezoning of implementation of the Heights District Plan are regulated
properties under VMC 20.930, Nonconforming Situations.

+ Adherence to the standards and provisions included in VMC
20.935, Off-Site Impacts.

Aesthetics, Light and Glare

No Action * Retention of existing surface parking lots with little NA None
Alternatives landscaping could result in light and glare impacts
(Base and from on-site and off-site vehicles
High)
Project * Anincrease in the density of man-made structures will = Mitigation Measures Designed into the Project None
Alternative change the visual character of the area + Adoption and enforcement of the Heights District urban

* Anincrease in light sources from buildings, streets, design standards and guidelines, including requirements for

and pathway lighting lighting that will provide a safe and comfortable

environment and limit light pollution

* Incorporation of parking lot, street, and pathway landscaping
will reduce light and glare impacts from vehicles

Historic and Cultural Resources

No Action + No impacts anticipated given the level of prior + NA + None
Alternatives disturbance

(Base and

High)
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Element of the | Potential Impacts

Environment

Unavoidable
Adverse
Impacts

Mitigation Measures

+ Potential impacts to archaeological resources could
occur as a result of site disturbance on parcels not
previously studied

+ Redevelopment could impact the Vancouver Heights
United Methodist Church, which was identified as
potentially eligible for listing on the NRHP

Project
Alternative

Transportation

Mitigation Measures Designed into the Project
+ No specific measures are identified in the Project Alternative
Existing Regulations and Other Mitigation

¢ All development will be required to demonstrate consistency
with VMC 17.39 and 20.710, as well as state requirements for
the preservation of archaeological and historic resources

¢ Any future development that involves federal funding or
permitting or state funding would require a cultural resource
survey for archaeological and historic resources to comply
with the NHPA and/or GEO 05-05

+ The Archaeological and Historic Resources Report identified
four resources within the Heights District as possibly eligible
for listing in the NRHP. These include Park Hill Cemetery,
Vancouver Heights United Methodist Church, McLoughlin
Middle School, and George C. Marshall Elementary School.
McLoughlin Middle School is scheduled for demolition and no
additional work is recommended. Additional research is
recommended for the other three resources to evaluate their
historical significance and NRHP eligibility.

+ Development on the four City-owned parcels (Tower Mall
parcel, Water Station No. 5, Fire Station No. 3, or Vanco Golf
Range) should follow the recommendations detailed in the
mitigation measures included in the Historic and Cultural
Resource section of Chapter 3.

MacArthur Boulevard and N Lieser Road/St Helens
Avenue intersection operating over capacity (v/c
ration > 1.2) and at LOS F in both the AM and PM
peak hours

+ Would not further the City’s Complete Streets Policy
* Lack of pedestrian and ADA access and connectivity
improvements

No Build Alternative | *
(includes No Action
Base and High, see
the Transportation
section for details)

Improved conditions at the MacArthur Boulevard and
N Lieser Road/St Helens Avenue intersection over the
No Build Alternative

+ EMill Plain Boulevard and Garrison Road intersection
is operating over capacity (v/c ratio of 1.14) in the PM
peak, due to the low volume side street approach.

¢ N Andresen Road and NE 18th Street intersection
operating over capacity in the AM peak (v/c ratio of
1.10) due to the northbound left-turn movement

+ Improved transit access over the No Build Alternative

* Improved bicycle and pedestrian connectivity over the
No Build Alternative

* Approximately 2,113 parking spaces are needed to
support the proposed development based on current
code standards

Project Alternative

o NA + None

Mitigation Measures Designed into the Project ¢ None

Motor Vehicle

+ Convert existing stop-controlled intersections on MacArthur
Boulevard at N Andresen Road and N Devine Road to single
lane roundabouts.

o Convert existing stop-controlled intersection on MacArthur
Boulevard/St Helens Avenue at N Lieser Road to a signalized
intersection.

+ Reduce N Andresen Road to one travel lane in each direction
from just south of the Mill Plain Boulevard intersection to
Highland Drive with protected bike facilities.

+ Signal timing optimization along the E Mill Plain Boulevard
corridor and at the N Andresen Road at NE 18th Street
intersection. Signal timing optimization includes 110 second
cycle length for the AM peak and a 120 second cycle length
for the PM peak (or half cycle lengths), as well as
adjustments to splits, offsets, and lead/lag phasing for
protected left turns.
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Element of the | Potential Impacts Mitigation Measures Unavoidable

Environment Adverse
Impacts

Transit

* Coordinate with C-TRAN to ensure sidewalk and crosswalk
improvements provide safe and convenient access with
future BRT stations on Mill Plain Boulevard, preliminarily
planned near the intersections with Devine Road and
Andresen Road.

* Ensure sidewalk widths near and adjacent to planned BRT
stations are sufficient to accommodate platforms, station
amenities, and pedestrian through travel.

+ Where possible, align additional crosswalks with bus stops to
improve pedestrian access to and from stops.

+ Ensure ADA-compliant access to bus stops and stations
throughout the Heights District.

Bicycle and Pedestrian

* Mill Plain Boulevard: Install buffered bike lanes and
continuous sidewalks with street trees, pedestrian lighting,
and site furnishings.

¢ MacArthur Boulevard: Install two-way protected bike facility
and greenbelt with multiuse trail, lighting, and enhanced
landscaping on the south side.

+ Devine Road: Install two-way protected bike facility on the
west side of Devine Road through the Redevelopment Area.

* Install buffered bike lanes on N Andresen Road between
MacArthur Boulevard and Mill Plain Boulevard.

+ Improve crosswalks along major arterials and add crosswalks
and ADA curb ramps at key points within the Heights District.

* Provide landscaped pedestrian walkways and safe crosswalks
to BRT stops and where feasible, weather protection.

* Increase access to Park Hill Cemetery and add pedestrian
circulation improvements to create a more connected
walkway network. Potential walkway connections include to
Heights Shopping Center, Skyline Crest Apartments, Burdick
Avenue/ Marshall Elementary School, Northcrest Community
Church, and People’s Church. Future connections would be
identified in individual redevelopment projects.

+ Improved crossings on Kansas Street at Andresen Road and
Idaho Street at Devine Road, which will improve connections
between neighborhoods and MLK Elementary.

+ Improved safety and connectivity on Blandford Drive, which
could include on or off-street bicycle facilities to connect the
Heights District to the Lower Grand Employment Area,
neighborhoods to the south, and the Columbia River.

* Improved bicycle facilities on Devine Road north of Mill
Plain to connect the Heights District to existing bike
facilities (including Burnt Bridge Creek Trail and
Evergreen Boulevard).

* Improve existing pedestrian walkways connecting adjacent
neighborhoods with the Heights District, add ADA curb ramps
where missing, and increase visibility of walkways through
wayfinding signage and landscape maintenance.

Parking

+ The City will develop a Heights District shared use parking
plan and require businesses within the Heights District to
implement TDM techniques.
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Element of the | Potential Impacts

Environment

Mitigation Measures

Unavoidable
Adverse

Existing Regulations and Other Mitigation
Traffic

¢ Compliance with VMC 11.70.060, Transportation
Concurrency, is required, including the submittal of trip
generation reports for future projects.

+ Payment of traffic impact fees in accordance with VMC
20.915.040

* Protected/permitted left turns (flashing yellow arrow) at the
E Mill Plain Boulevard and Garrison Road and N Andresen
Road and NE 18th Street intersections

Parking

+ The City will actively manage the on-street parking system
within the Heights District through time limits, metering, or
other measures to ensure sufficient parking for visitors and
guests.

+ The City will monitor parking demand as development occurs
within the Heights District to determine if there is spillover
parking into adjacent residential neighborhoods. If it is
determined that spillover parking is occurring, then
additional measures would be introduced to reduce or
eliminate spillover parking. Measures could include but are
not limited to residential permit parking or time limits for
on-street parking in affected areas.

Impacts

Climate Change and Greenhouse Gas Emissions

No Action
Base

No Action
High

Project
Alternative
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Net increase in GHG emissions of 2,678 MTC02e per
year

Inconsistent with Comprehensive Plan goals and the
state’s campaign to reduce GHG emissions

Net increase in GHG emissions of 21,777 MTC02e per
year

Inconsistent with Comprehensive Plan goals and the
state’s campaign to reduce GHG emissions

Net increase in GHG emissions of 24,006 MTC02e per
year

Lowest annual emissions per capita and per job
compared to the other alternatives

Consistent with Comprehensive Plan goals and policies
Consistent with state goals to reduce VMT

+ NA

Mitigation Measures Designed into the Project

+ Implementation of strategies to reduce GHG emissions from
energy use such as: daylighting and green roofs, retaining
mature trees and planting new trees to provide carbon
sequestration, air purification, and cooling, and generating
power on site (e.g., solar panels).

+ Implementation of strategies to reduce VMT, such as
increasing access to multi-modal transit options including
improved access to BRT service and bicycle and pedestrian
infrastructure improvements.

+ Implementation of LID and LEED standards (or equivalent)

¢ The City will establish a Heights-specific TDM program to
encourage developers to provide TDM strategies such as
subsidized transit passes, bike parking, and shared use
vehicles on site.

* Implementation of Heights District Plan policies L-1, L-3, L-6,
(-3, (-5,5-2, 5-4,5-6, S-8 (see the Climate Change and
Greenhouse Gas Emissions section for policy text)

Existing Regulations and Other Mitigation

+ Compliance with state energy code

+ Compliance with Evergreen Sustainability Development
Standard for affordable housing

¢+ Thereisno
standard
significance
threshold for
GHG
emissions in
the SEPA
rules (WAC
197-11-330).
Scientific
research and
analysis tools
sufficient to
determine
the climate
change
effects of
GHG
emissions at
a local scale
are not yet
available and
any
conclusions
would be
speculative.
While any
level of GHG
emissions
contributes
to climate
change, the
impact occurs



Element of the | Potential Impacts Mitigation Measures Unavoidable

Environment Adverse
Impacts

+ Continued implementation of existing City initiatives and only within

codes: CTR program, energy efficiency standards (VMC the context

17.09), landscaping (VMC 20.925), and tree, vegetation, of past and
and soil conservation standards (VMC 20.770) present

emissions.

Public Services and Utilities

Fire and Emergency Medical Services

No Action * Increased service calls for construction inspectionsand |+ NA * None
Base response to potential construction-related accidents
No Action * Increased service calls for construction inspectionsand |+ NA *+ None
High response to potential construction-related accidents

* Increase in population and employment may result in
an increase in call volume

Project * Increased service calls for construction inspections and | Mitigation Measures Designed into the Project + None
Alternative response to potential construction-related accidents |+ The Heights District Plan promotes compact growth and
* Increase in population and employment may result in development within an existing urban framework, which
an increase in call volume could reduce growth in outlying areas of the City. This
+ Adoption of the subarea plan and coordinated compact form of development close to existing VFD services
planning efforts by the City could result in could result in more efficient service delivery.
redevelopment at a pace that outpaces the growth of | Existing Regulations and Other Mitigation
the VFD + Increases in population and employment resulting from the

Heights District Plan will be reviewed annually as part of the
VED's annual performance evaluation. Any required staffing
or equipment needs would be planned through the
Department’s capital facilities planning to offset potential
impacts to fire and emergency service delivery, including
response time.

* All'new buildings constructed under the Heights District Plan
would be constructed in compliance with the most current
version of the International Fire Code, as adopted by the City
under VMC 16.04. Most buildings, because of the size and
type of construction, would include automatic fire sprinklers
which reduce the size, spread, and severity of fires but do not
negate the need for an emergency response or reduce the
need for other types of emergency response. Adequate fire
flow to serve new developments, emergency access
standards, and required spacing standards for fire hydrants
would be as required by the City’s specific code
requirements.

+ Redevelopment of the Heights District Plan area will result in
additional tax revenues, including construction and retail
sales tax, property tax, utility tax, licenses and permits, and
other fees. A portion would accrue to the City and VFD which
would help offset the increase in demand for fire and
emergency services.

+ Potential construction-related impacts would be mitigated
through compliance with all local, state, and federal safety
regulations and standards on site and coordination with the
VED to maintain proper emergency access during
construction.
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Element of the
Environment

Potential Impacts

Unavoidable
Adverse
Impacts

Mitigation Measures

Police

No Action
Base

No Action
High

Project
Alternative

Schools

No Action
Base

No Action
High
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* Increase in demand for police services during
construction, such as calls for service for construction
vandalism or theft.

* Increase in demand for police services during
construction, such as calls for service for construction
vandalism or theft.

* Increase in call volume resulting from an increase in
population and employment

* Increase in demand for police services during
construction, such as calls for service for construction
vandalism or theft.

* Increase in call volume resulting from an increase in
population and employment.

+ Adoption of the subarea plan and coordinated
planning efforts by the City could result in
redevelopment at a pace that outpaces the growth of
the VPD.

+ Safety may be improved in the Heights District over
time as a result of a more consistent and increased
level of activity in the area.

+ Potential increase in travel time for students and
limited access to school sites due to construction-
related road closures and traffic delays.

* Increase of approximately 47 students at full buildout.
* Potential increase in travel time for students and

limited access to school sites due to construction-
related road closures and traffic delays.

* Increase of approximately 404 students at full
buildout.

¢« NA + None

+ None

Mitigation Measures Designed into the Project + None

+ The Heights District Plan promotes compact growth and
development within an existing urban framework, which
could reduce growth in outlying areas of the City. This
compact form of development could result in a more efficient
police service delivery.

+ CPTED measures, such as orienting buildings towards the
street and public spaces, providing public connections
between buildings, and providing adequate lighting and
visibility, will be used to help reduce criminal activity and
calls for service.

Existing Regulations and Other Mitigation

+ Upon full implementation of the 2017 funding package, the
VPD will add 42 commissioned officers and 19 civilian staff.
In addition to these increases, the VPD analyzes staffing,
equipment, and facility needs through the City’s strategic
planning and biennial budgeting processes. Increases in
employees and residents over the buildout period of the
Heights District, as well as general growth in the City, would
be assessed as part of this process and additional resources
added as needed to offset impacts to police services.

+ Redevelopment of the Heights District Plan area would result
in additional tax revenues from construction and retail sales
tax, property tax, utility tax, licenses and permits, and other
fees. A portion would accrue to the City and VPD to help
offset the increase in demand for police services.

+ Potential construction-related impacts would be mitigated
through compliance with all local, state, and federal safety
regulations and standards on the site and coordination with
the VPD to maintain proper police access during construction.

+ None

+ None
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Element of the | Potential Impacts

Environment

Mitigation Measures

Unavoidable
Adverse
Impacts

Project
Alternative

Water Service

No Action
Base

No Action
High

Project
Alternative

+ Potential increase in travel time for students and
limited access to school sites due to construction- '
related road closures and traffic delays.

* Increase of approximately 440 students at full
buildout.

+ Potential benefits to schools could result from the .
connectivity and safety improvements for all modes of
travel and users included in the Heights District Plan.

+ Potential water pressure drops .
* Peak hour water demand of 2,100 gpm

+ Potential water pressure drops .
+ Peak hour water demand of 3,120 gpm

+ Potential water pressure drops

+ Peak hour water demand of 3,298 gpm (50 percent .
increase over existing conditions)

Mitigation Measures Designed into the Project

Mitigation Measures Designed into the Project

* None
Connectivity and walkability improvements within an

existing urban framework would improve access and safety

for students attending schools within the Heights District.

Existing Regulations and Other Mitigation

Increases in the student population resulting from the
Heights District Plan will be reviewed annually.

Additional capacity needs would be planned through VPS's
capital facilities planning to ensure an adequate LOS at VPS
facilities.

New residential development in the Heights District would
be required to pay school impact fees per unit in accordance
with VMC Chapter 20.915.060 to help offset additional
demand for services in the Heights District.

Redevelopment of the Heights District Plan area will result in
additional tax revenues, including construction and retail
sales tax, property tax, utility tax, licenses and permits, and
other fees. A portion would accrue to the City and VPS.

Potential construction-related impacts would be mitigated
through compliance with all local, state, and federal safety
regulations and standards on the site and coordination with
the VPS.

NA + None

NA + None

+ None

The Heights District Plan encourages the development of
buildings and infrastructure that exceed sustainability
benchmarks required to achieve Leadership in Energy and
Environmental Design (LEED) standards. All new publicly
financed buildings are required to meet or exceed LEED Gold
Certification. These sustainability standards will support
water conservation and reduce the impacts to water demand.

Existing Regulations and Other Mitigation

CITY OF VANCOUVER, WASHINGTON | The Heights District Plan | Final Environmental Impact Statement

New water service connections will require payment of
connection fees and system development charges to
mitigate for development impacts to source, supply, and
storage capacities.

New development would be required to meet Department of
Health and City municipal codes that would, at a minimum,
maintain existing system performance.

The City uses a hydraulic network model to evaluate capacity
and make a determination of water availability. If there is a
gap between what the existing system can provide and what
a development needs, the developer is required to upgrade
the existing system to meet demand. Upgrades may include
replacing existing water mains when the existing system
does not have sufficient fire flow capacity and/or the water
mains are not sufficiently sized for the domestic and/or fire
services needed for the development. Minimum 12-inch
water mains and 8-inch on-site water lines would be
required to support future development in the Heights
District. Developers may also be required to install fire




Element of the | Potential Impacts

Environment

Unavoidable
Adverse
Impacts

Mitigation Measures

Sewer Service

No Action + Peak hour sanitary demand of 1,750 gpm
Base

No Action * Peak hour sanitary demand of 2,600 gpm
High

Project * Peak hour sanitary demand of 2,748 gpm
Alternative

Franchise Utilities

All
Alternatives

+ Future development under any of the studied
alternatives would increase the demand on franchise
utilities and project-specific improvements may be
required. However, the existing utility infrastructure is
sufficient to support future development and no
significant capital improvements are anticipated.

hydrants. New development and redevelopment is required
by the plumbing code to include efficient plumbing fixtures.
This requirement would reduce the overall impact to water

demand resulting from the Project Alternative.

¢ The following improvements are identified in the City’s
water system plan to address pressure deficiencies and
balance system pressures regardless of development of the
Heights District.

+ Replace the transmission line in Blandford Drive with a new
30-inch-diameter transmission main.

¢ A new transmission line (T-27) paralleling Mill Plain to the
north connecting Water Station No. 5 to 87th Avenue.

« NA * None
« NA *+ None
Mitigation Measures Designed into the Project + None
+ Implementation of greywater systems to collect gently-used
water from bathroom sinks, showers, tubs, and washing
machines for reuse as water for laundry and toilet flushing,
as well as outdoor irrigation.
+ Replacement of the 10-inch sewer in Devine Road with an
18-inch pipe to convey increased flow from the Heights
District. This improvement is not identified within the City’s
General Sewer Plan, but is required due to increased flows
resulting from development density.
Existing Regulations and Other Mitigation
+ Adherence to City sewer codes
¢ Updates to the Capital Improvement Plan to include all
improvements required for sewer service.
+ Rehabilitation and structural strengthening (such as a cured-
in place liner) of the existing trunk sewer located south
across Mill Plain Blvd on the west end of the Redevelopment
Area near the intersection of MacArthur Blvd and Mill Plain
Blvd on parcel 37910109. The sewer was previously deeded
to the City, but an easement will be required in conjunction
with future development.
* Planned capacity expansion at the Marine Park
Reclamation Facility.
Mitigation Measures Designed into the Project + None

+ No specific measures are identified in the Project Alternative.
Existing Regulations and Other Mitigation

* Future development will be required to pay system
development charges or installation fees for new electrical
service. Additionally, the undergrounding of existing
overhead power lines may be required for development
proposals within the Heights District.
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Element of the | Potential Impacts Mitigation Measures Unavoidable

Environment Adverse
Impacts

Parks and Recreation

No Action ¢ The existing deficit of community park space would « NA *+ None

Base increase by approximately 1.4 acres.

No Action * The existing deficit of community park space would « NA + None
High increase by approximately 34.8 acres.

o A deficit of 3.6 acres of neighborhood park space

Project * The existing deficit of community park space within Mitigation Measures Designed into the Project * None
Alternative the Heights District service area would increase by + Development of a 1-acre civic park in the center of the
approximately 36 acres. Redevelopment Area that supports surrounding commercial
and retail uses.

+ Development of an approximately 1.5-acre neighborhood
park spanning both sides of Devine Road.

+ Development of a series of small pocket parks to support
age-appropriate play areas, integrated into the residential
areas of the Heights District.

¢ Development of the MacArthur Greenbelt as a corridor
greenspace offering passive open space along the redesigned
MacArthur Boulevard.

+ Development of passive recreation and pedestrian amenities
along different segments of The Loop throughout the
Redevelopment Area.

+ Development of enhanced connectivity to and from the Park
Hill Cemetery and ongoing maintenance of the cemetery
road network as open, public pathways for light recreation.

Existing Requlations and Other Mitigation

+ Payment of park impact fees in accordance with
VM(20.915.050

o (ity pursuit of the following activities:

— Pursue the acquisition of additional parks and recreation
lands when available.

— Redevelop David Douglas and Bagley Parks for community
park amenities.

— Potential alternative park standards within the project
boundaries to accommodate a more intense urban form
and allow for smaller parks with a higher development
standard.

— VPRD should continue to work closely with the City’s
Transportation Department to plan and create user-
friendly pedestrian and bicycle systems and promote
healthy lifestyle choices.

Air
All * Impacts to air quality would occur under any of the Mitigation Measures Designed into the Project + None
Alternatives alternatives as the result of construction emissions + Implementation of Heights District Plan

(e.g., emissions associated with construction vehicles, policies L-1, -3, L-6, (-3, (-5, -4, 5-6,

equipment, and activities) or under operation. The (see the Air section for policy text)

demolition of existing structures would require the

removal and disposal of building materials that could L . . . .
possibly contain asbestos and lead-based paint. While | * Adherence to existing regulations for regional air pollution

o large industrial or commercial uses are anticipated control as incorporated into the SWCAA permitting program.
under any of the alternatives, each alternative would | * Implementation of required BMPs to reduce emissions

see an increase in vehicle emissions associated with related to construction.

increased traffic.

Existing Regulations and Other Mitigation
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Element of the | Potential Impacts Mitigation Measures Unavoidable

Environment Adverse
Impacts

Water

All * Under any of the alternatives, stormwater infiltration | Mitigation Measures Designed into the Project *+ None

Alternatives from development of the plan area could increase + Development of the proposed MacArthur Greenbelt would

interflow and groundwater base flows, and has the provide a continuous stormwater feature.
potential to pollute groundwater. Groundwater can be
impacted during standard construction activities, such
as excavation, grading, and placement of foundations.
Contaminated soil and/or groundwater may be

encountered during excavation when properties in the

* Implementation of low-water use landscapes and bioswales
in civic spaces, parks, open spaces, and streets

+ Implementation of Heights District Plan policies S-4, S-5, S-
11 (see the Water section for policy text)

study area are redeveloped under any of the Existing Regulations and Other Mitigation

alternatives. One site within the subarea is listed on + Implementation of stormwater and erosion control BMPs
Ecology’s Confirmed and Suspected Contaminated + Adherence to stormwater capture and conveyance

Sites List, while two others were previously listed but requirements included in VMC 14.25 and 14.26.

have received a No Further Action decision from

Ecology (Ecology 2019). ¢ Additional site investigations to determine the potential for

contamination to be present on the property.

+ Additional site investigations of soil and groundwater to
evaluate the type, concentration, and extent of
contamination, if present.

+ (leanup of contamination sources (e.g. removal of
underground storage tanks, excavation of contaminated soil)
in accordance with Ecology’s current guidelines and
regulations.

+ Handling and disposing of contaminated soil and
groundwater according to local and state regulations.

Plants and Animals

All + No priority plant or animal species are known or likely | Mitigation Measures Designed into the Project + None
Alternatives to occurin the Heights District and therefore, no While no impacts are anticipated and no mitigation is required,
impacts are anticipated. the following measures designed into the Project Alternative
* There are no known heritage trees in the Heights would have the potential to have a positive impact on priority

District. If any are added to the inventory they will be | species outside of the Heights District.
protected per VMC 20.770.120. The Project Alternative |+ |imit impervious surfacing

Is striving to incorporate and protect healthy mature ', | o550 green infrastructure and reduce stormwater runoff

trees. * Add new parks, open space, and community gardens
¢ Use native and adaptive plant species
Existing Regulations and Other Mitigation
+ Protect and enhance urban tree canopy in accordance with
VYMC20.770
Table Acronyms

ADA = Americans with Disabilities Act NHPA = National Historic Preservation Act of 1966

BRT = bus rapid transit NRHP = National Register of Historic Places

(CPTED = crime prevention through environmental design SEPA = State Environmental Policy Act

(TR = Commute Trip Reduction SWCAA = Southwest Clean Air Agency

GEO = Governor's Executive Order TDM = transportation demand management

GHG = greenhouse gas VFD = Vancouver Fire Department

gpm = gallons per minute VMC = Vancouver Municipal Code

HX = The Heights zoning district VMT = Vehicle miles travelled

LEED = Leadership in Energy and Environmental Design VPD = Vancouver Police Department

LID = low impact development VPRD = Vancouver Parks and Recreation Department

LOS = level of service VPS = Vancouver Public Schools

MTC02e = metric tons of carbon dioxide WAC = Washington Administrative Code

NA = Not applicable
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Summary of Cumulative Impacts

The City’'s development review map (available at https://www.cityofvancouver.us/projects) was used to identify projects in review,
approved, and under construction within approximately a 1/2 mile of the Heights District. A 1/2 mile radius is the area in which
other development is proximate enough to the Heights District that potential impacts to traffic, utilities, visual character, and
other environmental resources, could overlap. Projects were reviewed to determine whether they had the potential to contribute
to cumulative impacts when potential impacts from the proposed action are combined with other nearby development.
Proposals considered are identified in Table 2.

Table 2. Development within 1/2 mile of the Heights District

Creekside Plaza (two 12,000 SF light industrial buildings) In Review South of NE 18th St. and west of Andresen Rd. (parcel 29472014)

Garrison Development Townhomes In Review 915 N. Garrison Rd.
(nine single-family lots with attached townhomes)

Homan Short Subdivision (subdivide two existing parcels into 8 single- | In Review 807 SE Morgan Rd.

family lots)

Liu Business Park (two light industrial buildings — In Review South of NE 18th St. and east of Devine Rd. (parcel 29400000)
16,500 SF and 4,400 SF)

Martin Luther King Jr. Elementary School (demolish and rebuild a 68,000 = Under Construction 4801 Idaho St.
SF elementary school)

McLoughlin Middle and Marshall Elementary Schools (replacement of Construction 5802 MacArthur Blvd.
existing schools with a new combined school) Completed in June

2020
Sunset Terrace (11 single-family lots) In Review 7016 SE Middle Way
Thunderbird Apartments In Review 4601 E. 18th St.

(two apartment buildings with a total of 12 units)

Vancouver Housing Authority Bridgeview Education and Employment In Review 500 Omaha Way
Resource Center (BEERC) (8,400 SF human services facility)

Source: City 2019.

The projects in review and under construction or recently constructed within the Heights District (Martin Luther King Elementary
School, McLoughlin Middle School, Marshall Elementary School, and the BEERC are assumed to be complete at full buildout of the
plan and are part of the baseline environmental conditions within the Heights District.

The remaining projects included in Table 2 are either exempt from SEPA or will require individual SEPA review to assess potential
impacts and provide recommended mitigation. Given the scale and number of development proposals within the project vicinity
the proposed action together with other planned development is not anticipated to result in impacts different or greater than
those otherwise identified in the effects analysis.
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The planned action EIS assesses the potential impacts associated with three alternatives. They are:

. No Action Base Alternative, which assumes that neither the actions described in the Planning Process section nor any coordinated
redevelopment in the area occur. Development and growth would occur consistent with existing policy and regulatory
documents, including the City’s Comprehensive Plan and its land use and development code.

« No Action High Alternative, which is the same as the No-Action Base Alternative, except that 50 percent of the land within the
Tower Mall Redevelopment Area redevelops and growth occurs consistent with existing policy and regulatory documents,
including the City’s Comprehensive Plan and its land use and development code.

. Project Alternative, which assumes adoption of the Heights District Plan and implementing code amendments that result in
growth consistent with the vision established in the plan.

Table 3 summarizes the development totals proposed under each alternative and the sections that follow include further
descriptions. The methodology and assumptions used to determine the development totals are discussed in Appendix C.

Table 3. Summary of Alternatives

_ No Action (Base) No Action (High) Project Alternative

Residential Units 424 units 1884 units 2032 units®
Population® 1056 people 4691 people 5060

Commercial Square Footage 440,700 SF 361,581 SF 308,000 SF

(retail, office)

Hospitality 0 0 83,000 SF (156 keys)
Jobs 677 jobs 737 jobs 984 t0 1004 jobs*
Institutional 583,000 SF¢ 549,000 SF¢ 482,000

(churches, schools, community centers,
and government services)

Parks and Open Space Approximately 43 acres Approximately 43 acres Approximately 46.5 acres®
(Park Hill Cemetery) (Park Hill Cemetery)

a The Project Alternative includes 1800 new residential units and retains the existing 232 units.

b Population assumes 2.49 persons per household per the Heights District Plan Visioning and Analysis Summary.

cIncludes 410 new jobs in the Redevelopment Area, 271 existing jobs outside the Redevelopment Area, 223 existing jobs in three schools in the subarea, and either 100 jobs if mixed-use
areas redevelop with retail or 80 jobs if mixed-use areas redevelop with office.

d Based on building use analysis shown on page 45 of the Heights District Plan Visioning and Analysis Summary. Approximately 5,200 square feet removed to account for relocation of
existing Fire Station 3, which the Vancouver Fire Department (VFD) plans to remove.

e Assumes the same square footage included in the No Action Base with the existing church (approximately 34,000 SF) in Tower Mall removed with redevelopment.

f Within the Redevelopment Area, the Institutional category includes 20,000 square feet of new church/multipurpose space, 16,000 square feet of new civic space, and existing City-owned
property associated with the existing water facility. Outside the Redevelopment Area, the Institutional category includes existing schools and community centers identified within the areas
assumed to have limited or no likelihood to redevelop. The existing churches and community spaces within areas identified as higher or low likelihood to redevelop are removed from the
total, as it is assumed they will redevelop into multi-family over time.

g Includes 6.1 acres in the Redevelopment Area and 40.4 acres (Park Hill Cemetery minus 2.6 acres in the northwest corner adjacent to Mill Plain Boulevard identified for redevelopment)
retained outside the Redevelopment Area.

No Action Alternatives

A No Action Alternative is a required alternative under SEPA. The purpose of a No Action Alternative is to evaluate impacts that
would occur without the proposed action to allow decision makers and the public to compare levels of environmental impacts of
the alternative. In this case, “no action” is the anticipated redevelopment of the Heights District without a guiding subarea plan
and under the existing zoning and development regulations currently in place. “No action” does not mean “no development” as
property development would still occur in the Heights District without a subarea plan.

For the Heights District Plan EIS, two No Action Alternatives are considered in order to account for different levels of potential
redevelopment within the plan boundaries. Under either No Action Alternative, the City would not adopt the Heights District Plan
or new and revised implementation tools (zoning, design standards, building heights) for the Heights District. Both of the No
Action Alternatives assume continued development of the Heights District based on the current zoning, land use designations,
and development standards.
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Under the No Action Alternatives, development throughout
the Heights District would occur parcel-by-parcel. Individual
property owners would propose to redevelop according to
current land use and zoning designations, perceived market
opportunities, and their individual goals for their properties.
Because development under a No Action Alternative would
not be part of an adopted subarea plan and planned action
ordinance, future applicants would be required to comply
with SEPA for each individual project. Any required
mitigation would be decided project-by-project. Utility
infrastructure and transportation improvements would occur
as planned in existing City capital improvement and
transportation plans and as necessary to support future
development.

Anticipated development and assumptions for both No
Action Alternatives are outlined below.

No Action Base Alternative

The No Action Base Alternative would add 201 housing units,
19 jobs, and 7,196 square feet of commercial development.
No new institutional uses or parks or open spaces are
included in the No Action Base Alternative. The following
assumptions were used to develop the No Action Base
Alternative.

. Existing residential units and commercial square footage
within the Heights District will remain.

. No redevelopment of existing developed areas will occur.

. Vacant land as identified in the Clark County Vacant
Buildable Lands Model (VBLM) will be developed.?

. To identify the developable area of the vacant land, per the
VBLM, a 20 percent reduction was applied for mixed-use
sites to account for infrastructure.

. The mix of residential and commercial uses likely to develop
will be similar to recently submitted projects in commercial
zones throughout the City. This results in development that
is 95 percent residential. Recently submitted projects are
identified in the Methodology and Assumptions
Memorandum (Appendix C).

. For 95 percent of the developable area of the vacant
parcels, residential units will develop at an average density
that is the same as the average density for recently
submitted projects (61 units/acre).

2The County VBLM identifies 4.13 acres of commercial vacant land. The
remainder of the land within the Heights District is classified as “built.” VBLM
classifies “underutilized” land, but none of the land within the Heights
District is included in that category.

. The existing fire station (Fire Station 3) located northwest of
the Mill Plain Boulevard/Devine Road intersection will be
removed and relocated outside the Heights District.

. The number of jobs assumes 50 percent of the commercial
space will develop as retail and 50 percent as office, which is
consistent with recently submitted projects in commercial
zones. The number of jobs per square foot for retail and
office is based on a jobs analysis completed during the
planning process and reflects industry averages for jobs per
square foot by use.?

Total development anticipated with the No Action Base
Alternative is shown in Table 4.

Table 4. No Action Base Alternative - Total Development

Proposed |No Action
(Base) Base Total
Residential Units 232 units 192 units 424 units
Population® 578 people 478 people 1,056 people
Commercial Square 445,500 SF 7,196 SF 440,700 SF
Footage (retail, office,
and hospitality)
Institutional 583,000 SF° 0 583,000 SF°
(churches, schools,
community centers, and
government services)
Jobs 658 jobs! 19 jobs 677 jobs
Parks and Open Space  Approximately 0 Approximately
43 acres (Park 43 acres (Park

Hill Cemetery) Hill Cemetery)

2 Assumes the existing residential units and the existing commercial square footage
remain.

®Population assumes 2.49 persons per household per the Heights District Plan Visioning
and Analysis Summary.

Based on building use analysis provided on page 45 of Heights District Plan Visioning
and Analysis Summary (Appendix A). Approximately 5,200 SF removed to account for the
relocation of existing Fire Station 3, as planned by the VFD.

dExisting jobs include 223 jobs in the three schools located in the subarea and 435 jobs in
commercial sectors.

3 The EcoNorthwest jobs analysis prepared for the Heights District Plan
assumes one job per 588 square feet of retail development and one job per
288 square feet of office development.
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No Action High Alternative

The No Action High Alternative would add 1,525 housing
units, 161 jobs, and 54,886 square feet of commercial
development. No new institutional uses or parks or open
spaces are included in the No Action High Alternative. The
following assumptions were used to develop the No Action
High Alternative.

. Vacant land identified in the County VBLM will be developed.

. Redevelopment will occur on 50 percent of the proposed
Tower Mall Redevelopment Area. Redevelopment will occur
at the same residential-commercial mix (95 percent
residential) identified for the No Action Base scenario
(based on recently submitted projects).

. Existing residential units will remain within the Heights
District and the existing commercial space will be reduced
by 146,000 SF, given the likelihood that the Tower Mall
property will be included in the portion of the site that is
assumed to redevelop.

. The existing fire station (Fire Station 3) located northwest of
the Mill Plain Boulevard/Devine Road intersection will be
removed and relocated outside the Heights District.

. To identify the developable area of the vacant and re-
developable land, per the VBLM, a 20 percent reduction was
applied for mixed-use sites to account for infrastructure.

. The mix of residential and commercial uses likely to develop
will be similar to recently submitted projects in commercial
zones throughout the City. This results in development that
is 95 percent residential.

. Residential units will develop at an average density that is
the same as the average density for recently submitted
projects (61 units/acre). The residential density is calculated
for 95 percent of the developable area of the vacant and re-
developable parcels.

. The number of jobs assumes 50 percent of the commercial
space will develop as retail and 50 percent as office, which is
consistent with the recently submitted projects in
commercial zones. Jobs per square foot for retail and office
is based on the jobs analysis completed during the planning
process and reflects industry averages for jobs per square
foot by use.
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Total development anticipated with the No Action High
Alternative is outlined in Table 5.

Table 5. No Action High Alternative - Total Development

Proposed |No Action
(High) High Total
Residential Units 232 units 1,652 units 1,884 units
Population® 578 people 4,113 people 4,691 people
Commercial Square 299,500 SF 62,081 SF 361,581 SF
Footage (retail, office,
and hospitality)
Institutional (churches, 549,000 SF¢ 0 549,000 SF¢
schools, community
centers, and
government services)
Jobs 576 jobs 161 jobs 737 jobs
Parks and Open Space ~ Approximately 0 Approximately
43 acres 43 acres
(Park Hill (Park Hill
Cemetery) Cemetery)

a Assumes the existing residential units remain and the existing commercial space is
reduced by 146,000 SF given the likelihood that the Tower Mall property would be
included in the portion of the site that is assumed to redevelop. In this scenario, existing
jobs are reduced by 82, which is 50 percent of jobs currently included in the
Redevelopment Area per a jobs analysis prepared by EcoNorthwest for the Heights
District Plan.

b Population assumes 2.49 persons per household per the Heights District Plan Visioning
and Analysis Summary.

¢ Assumes the same square footage included in the No Action Base Alternative with the
existing church (approximately 34,000 SF) in Tower Mall removed with redevelopment.

Project Alternative

The City proposes to adopt the Heights District Plan as a
subarea plan for a 205-acre area in central Vancouver. The
Project Alternative would add 1,800 residential units, 204,000
square feet of commercial development (accommodating
490-510 jobs), 36,000 square feet of institutional
development, and 6.1 acres of parks and open space. The
Project Alternative includes the following actions:

. Adoption of amendments to the Comprehensive Plan,
including the incorporation of the Heights District Plan
by reference. Additional details are provided in the Land
Use section.

. Adoption of amendments to Vancouver Municipal Code
(VMC) Title 20, Land Use and Development Code, including
provisions for a new zone within the Commercial and Mixed
Use Zones (VMC 20.430), Transit Overlay District (VMC
20.550), and Parking and Loading (VMC 20.945). Additional
details are provided in the Land Use section.
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. Adoption of amendments to the capital facilities plan and
street standards to reflect infrastructure improvements

necessary to support redevelopment in the Heights District.

Additional details are provided in the Transportation and
Public Service and Utilities sections.

. Adoption of urban design standards and guidelines for the
Heights District.

. Adoption of Comprehensive Plan and zoning map
amendments.

. Adoption of an ordinance designating the Heights District
Plan as a planned action for purposes of future permit
review and SEPA compliance.

. Development of the Heights District consistent with
adopted provisions.

Plan Vision and Principles

The following vision and guiding principles are identified in
the plan for the Heights District.

Vision

The Heights District is a vibrant, connected, and sustainable

neighborhood center that promotes community health,
wellness and equity.

Design Principles

The success of the Heights District will rely on an
understanding and application of the following principles:
« Neighborhood context, culture, and history

« Proximity to future Mill Plain bus rapid transit (BRT)

. Sustainable design best practices

. Design character and compatibility

. Community health, well-being, and equity

These principles are further defined and implemented

through adherence to overarching, primary, and secondary
drivers as described below.

Overarching Guiding Principle: Mixed-Income
Based Housing

A fundamental principle of the Heights District is the
integration of a variety of housing types and a balanced
mixed-income housing approach toward affordable,
attainable, and market-rate housing.

Primary Drivers

. Connectivity — Strengthen multimodal connections and
improve accessibility throughout the Heights District and
within the 20-minute walkshed.

. Community Health, Wellness, and Equity — Embrace and
promote healthy living, universal design and social equity
as core values of the Heights District.

. Sustainability - Reflect social, economic, and environmental

responsibilities.

Secondary Drivers

« Public Realm - Create a variety of vibrant community spaces
to enrich the quality of life for all residents and visitors.

« Arts/Culture - Promote arts and culture in the Heights
District.

. Economic Development - Attract private investment and
deliver equitable public benefit, including housing and
amenities that serve residents of diverse racial/ethnic and
socioeconomic backgrounds.

« Urban Form/Character - Promote good urban form that
invites high-quality design and supports safe and vibrant
public spaces.

Urban Design Standards and Guidelines

The Urban Design Framework (Appendix D) provides an
organizational structure to guide proposed, high-quality,
sustainable development in the Heights District over time.
The Framework addresses key aspects of development,
such as urban character, public realm, architecture,
sustainability and other infrastructure considerations that
are deemed essential to creating a dynamic, safe and
enjoyable neighborhood.

The Framework will be used to inform the future Heights
District Site Development Standards and Urban Design
Guidelines. The standards and guidelines will be specifically
established for the Heights District, and once adopted, will be
codified within VMC Title 20 (Land Use and Development
Code) and will serve as the principal regulating tool for the
City to review and approve projects in the Heights District.

These tools will be developed as part of the next phase of the
project, and are anticipated to include provisions in the
current Commercial and Mixed Use Districts (VMC 20.430)
and Design Review (VMC 20.265) sections of the VMC. In
addition, a new Heights Plan District section will be added to
the Plan Districts (VMC 20.600) section of the code, which will
provide detailed Development Standards for future
development in the Heights. Design Guidelines, intended to
accompany development standards and provide options for
meeting design requirements articulated in the code, will be
provided for reference in both the Design Review and
Heights Plan District sections.
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Figure 3. Heights District Character Zones

CITY OF VANCOUVER, WASHINGTON | The Heights District Plan | Final Environmental Impact Statement




Alternatives |

Character Zones

To further define and implement the urban design intent of the plan, the Framework includes a series of character zones for the
Heights District. The zones address particular character attributes, massing and scale, and uses and context for different areas of
the Heights District. Character zones are defined below and identified on Figure 3.

. Neighberheoed District Gateways - serve as entries to the Heights District with iconic art, signage and scale within the context of
the adjacent uses, varying from north to south and east to west.

. Activity Center - is the “heart” of the Heights District and includes the most diverse uses, highest density of buildings, and highest
quality of materiality and amenities.

. Residential Neighborhood - includes lower scale townhomes, offices, family housing, quiet streets, street-end parks, and views of
trees, large open space, and informal walking paths in the Park Hill Cemetery.

. Innovation Hub - is likely to be built in later phases of the Heights District buildout and incorporates an eclectic mix of existing

uses, health supportive services, and office/employment at a comfortable scale adjacent to the proposed MacArthur Boulevard
Greenbelt.

Tower Mall Redevelopment Area

Redevelopment within the Heights District is focused on the 63-acre Tower Mall Redevelopment Area. Under the Project
Alternative, the Redevelopment Area is envisioned as a 20-minute walkable neighborhood* and would become a mixed-use
destination defined by an integrated system of public amenities linked by complete streets. A central element of the area is the
Loop - a 3/4-mile linear, walkable park/street that knits together civic and neighborhood parks, shops, restaurants, living spaces
and workplaces (see Figure 4).

4 A 20-minute walkable neighborhood is an area with a range of uses and services (residential, commercial, office, institutional, and parks and open spaces) that
can be reached within a 20-minute walk. Access improvements such as sidewalks and crosswalks can increase the extent of the 20-minute walk by providing
better connectivity.
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Figure 4. Proposed Land Uses - Redevelopment Area
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Methodology and Assumptions

The calculation of development totals for the
Project Alternative used the following methodology
and assumptions.

. Existing commercial uses within the Redevelopment Area
will be redeveloped into mixed-use properties.

. Existing church properties within and outside the
Redevelopment Area may be-redeveloped in the future, and
could include some multi-family units. While these
properties are not included in the rezone area in the plan,
individual property owners could request site-specific
rezones in the future. To account for these potential future
changes, the development totals for the Project Alternative
assumes some redevelopment of the church properties. If
this redevelopment does not occur, it is assumed the multi-
family units and/or commercial square footage envisioned
on these properties would be absorbed somewhere else in
the District and the overall development totals would
remain the same. Furthermore, the Project Alternative
includes 20,000 square feet of new church/multi-use space
within the Redevelopment Area, as it assumes that
Northcrest Church will continue to operate on its current
property but may develop a new multipurpose building.

. The existing fire station (Fire Station 3) located northwest of
the Mill Plain/Devine intersection will be removed and
relocated outside the Heights District.

. Existing jobs within the Redevelopment Area will be
maintained or replaced with new jobs proposed in the
Project Alternative.

. The number of jobs per square foot for retail and office is
based on the jobs analysis completed during the planning
process and reflects industry averages for jobs per square
foot by use.

. The portion of the Park Hill Cemetery included in the
Redevelopment Area is not occupied by gravesites and will
be redeveloped in the Project Alternative.

Anticipated Development

As previously described, the Project Alternative would add
1,800 residential units, 204,000 square feet of commercial
development (accommodating 490 to 510 jobs), 36,000
square feet of institutional development, and 6.1 acres of
parks and open space. Most of this redevelopment would
occur within the Tower Mall. Future development under the
Project Alternative would be subject to the development
regulations codified to implement the Heights District Plan.

Table 6 and Table 7 outline the existing, proposed, and total
development anticipated for the Project Alternative within
and outside the Tower Mall Redevelopment Area.
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Table 6. Project Alternative -
Development within Redevelopment Area

Proposed |Project Alt
(Project Total
Alt)
Residential Units 2 units 1,340 units 1,342 units
Population® 5people 3,334 people 3,339 people
Commercial Square 258,500 SF 204,000 SF 204,000 SF®
Footage (retail, office,
and hospitality)
Institutional (churches, 178,500 SF 36,000 SF 163,000 SF¢
schools, community
centers, and
government services)
Jobs 164 jobs 410 jobs 410 jobs®
Parks and Open Space  Approximately 6.1 acres 6.1 acres'
2.6 acres
(portion of Park

Hill Cemetery)

2Population assumes 2.49 persons per household per the Heights District Plan Visioning
and Analysis Summary.

PAssumes redevelopment of existing commercial square footage inside the
Redevelopment Area; the total commercial square footage inside the Redevelopment
Area is therefore the same as the proposed commercial square footage.

9Includes 20,000 SF of new church/multipurpose space and 16,000 SF of new civic space.
9The total institutional square footage included inside the Redevelopment Area in the
Project Alternative equals the proposed Institutional uses (36,000 SF) plus a City-owned
property associated with the existing water facility (approximately 127,000 SF). The other
existing institutional uses (approximately 51,500 SF) is anticipated to be redeveloped.

¢Existing jobs within the Redevelopment Area are anticipated to be maintained or
replaced with jobs proposed in the Project Alternative; therefore, total jobs in the
Redevelopment Area are the same as proposed jobs.

The portion of the Park Hill Cemetery included in the Redevelopment Area is not
occupied by gravesites and is anticipated to be redeveloped in the Project Alternative;
therefore, the total parks and open space in the Redevelopment Area is the same as the
proposed parks and open space.
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Table 7. Project Alternative —
Development outside Redevelopment Area

Proposed

(Project
Alt)

Project Alt
Total

Residential Units
Population?

Commercial Square
Footage (retail, office,
and hospitality)

Institutional (churches,
schools, community
centers, and
government services)

Jobs
Parks and Open Space

230 units
573 people
187,000 SF

409,500 SF

494 jobs*

Approximately
40.4 acres
(remainder of
Park Hill
Cemetery)

460 units

1,145 people
187,000 SF°

80-100 jobst
0

690 units
1,718 people
187,000 SF®

319,000 SF¢

574-594 jobs
40.4 acres

2Population assumes 2.49 persons per household per the Heights District Plan Visioning

and Analysis Summary.

bProposed development includes the redevelopment of existing commercial sites into
mixed-use buildings, which will result in no net change of commercial square footage.
The Heights District Plan envisions redevelopment of some institutional properties

located within the District, including the existing church properties and an existing

Veterans of Foreign Wars center are-anticipated-to-berelocated-and-the properties
redeveloped-with-the-Project-Alternative; therefore, the total institutional square footage

outside the Redevelopment Area is less than the existing institutional square footage.
dIncludes 223 jobs in three schools in the District and 271 jobs in commercial sectors.
The range in proposed jobs results from two mixed-use development scenarios where
commercial space develops either as retail (100 jobs) or other commercial uses (80 jobs).

Total development (inside and outside the Redevelopment
Area) anticipated as a result of the Project Alternative is
shown in Table 8.

Table 8. Project Alternative -
Total Development

Proposed Project Alt

Total
2032 units
5060 people
391,000 SP®

(Project Alt)
1800 units

4482 people
204,000 SF

Residential Units 232 units

Population® 578 people

Commercial 445,500 SF
Square Footage
(retail, office, and

hospitality)

Institutional
(churches,
schools,
community
centers, and
government
services)

Jobs 658 jobs

588,000 SF 36,000 SF 482,000

490-510 jobs 984-1004 jobs"

Parksand Open 43 acres 6.1acres 46.5 acres®

Space

2Population assumes 2.49 persons per household per the Heights District Plan Visioning
and Analysis Summary.

®The total commercial square footage is less than the existing commercial square footage
as a result of anticipated redevelopment inside the Redevelopment Area.

The Heights District Plan envisions redevelopment of some institutional properties
located within the District, including the existing church properties and an existing
Veterans of Foreign Wars center; therefore, the total institutional square footage is less
than the current existing institutional square footage. The total institutional square
footage included in the Project Alternative equals the proposed institutional uses (36,000
SF) plus a City-owned property associated with the existing water facility (approximately
127,000 SF), the existing school properties (approximately 288,000 SF), and a community

center W|th|n the Skvllne Crest housmq development (a_pproxmatelv 31,000 SF). Fhe

dEXIStIngJObS |nc|ude 164 inside Redevelopment Area and 494 outside Redevelopment
Area. Only the 494 outside the Redevelopment Area would remain at full build-out.
Therefore, the total jobs anticipated in the Project Alternative equals proposed jobs (490-
510) plus 494 existing jobs.

The total parks and open space acreage includes the proposed parks and open space
included in the Redevelopment Area (6.1 acres) inredevelopmentarea-and-plus the
portion of Park Hill Cemetery outside the Redevelopment Area (40.4 acres). The portion
of Park Hill Cemetery within the Redevelopment Area rinus-(2.6 acres in the northwest
corner adjacent to Mill Plain Blvd) is envisioned to redevelop in the Heights District Plan
and is therefore removed from the total parks and open space acreage in the Project

Alternative-identifiedfor redevelopment).
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The redevelopment of the Heights District would also result
in capital improvements to support the anticipated
development. The following physical improvements will
support the proposed mixed-use development.

. Development of the Loop - a 3/4-mile linear, walkable
park/street. The Loop is intended to provide circulation
through the Redevelopment Area in a park-like setting with
pedestrian amenities, including built-in and moveable
seating, outdoor dining areas, and interpretive and historic
markers. The Loop will include bio-retention planters and
interactive elements such as water features and outdoor
game areas.

. Development of new parks within the Redevelopment
Area, including a civic park, neighborhood park, and
greenbelt park.

. Redesign/reconstruction of Mill Plain Boulevard from
MacArthur Boulevard to N Andresen Road as a multi-modal
boulevard to include BRT stations, buffered sidewalks,
protected bike lanes, on-street parking, safe street
crossings, and landscaping.

. Redesign of MacArthur Boulevard from Mill Plain Boulevard
to N Andresen Road as a neighborhood collector, green
street to include a stormwater management system,
protected bike facilities, and pedestrian greenway.

. Redesign of Devine Road from Mill Plain Boulevard to
MacArthur Boulevard to reduce the travel lane widths and
provide a two-way protected bike facility, wider sidewalks,
and landscape areas.

. Redesign of Andresen Road from just south of the Mill Plain
Boulevard/Andresen Road intersection to Highland Drive to
reduce travel lanes to one lane in each direction and add
protected bike facilities.

Transportation improvements are further described in the
Transportation section and utility improvements in the Public
Services and Utilities section.
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The following sections describe the affected environment, the impacts of the Proposed Action(s) and Alternatives, relevant
mitigation measures, and any significant unavoidable adverse impacts that may occur. For each element of the environment,
potential significant impacts are evaluated for the two No Action Alternatives and the Project Alternative.

Mitigation measures are identified for the Project Alternative, as it is the only alternative requiring specific actions by the City. The
mitigation measures are listed under two categories — “Mitigation Designed into the Project” and “Existing Regulations and Other

Mitigation.” Mitigation Designed into the Project includes measures to offset potential impacts that are unigue to the Heights
District Plan, such as proposed infrastructure improvements and the creation of new land use and development standards.

Existing Regulations and Other Mitigation includes the existing regulations applicable to future development envisioned in the
Heights District Plan and other measures to further reduce impacts, such as monitoring potential spillover parking into adjacent
residential areas.

This section describes existing conditions and addresses the potential significant adverse impacts of the Project Alternative
(adoption of the Heights District subarea plan) and the No Action Alternatives. Under either No Action alternative, the City would
not adopt the Heights District Plan or new and revised implementation tools (zoning, design standards) for the Heights District.
This section discusses the impacts to land use, population and employment, and existing City regulatory documents for each
alternative.

Affected Environment
This section presents the distribution of existing land uses within the study area and the existing development standards that
govern development currently. The description of the project site for the affected environment applies to all alternatives.

Existing Land Uses

The Heights District consists of approximately 205 acres and contains many types of uses with a significant portion of the land in
the subarea used for public schools (approximately 57 acres) and a cemetery (approximately 43 acres). Buildings comprise 15
percent of the subarea while 85 percent is open area, including parking lots, the Park Hill Cemetery, and school properties.
Existing land use categories are defined in Table 9 and identified on Figure 5.

Table 9. Land Use Categories

Commercial Commercial uses within the Heights District include retail, entertainment, food and beverage, social services, and professional and 54
medical offices.

Institutional Institutional uses within the Heights District include schools, religious institutions, community centers, and public utility facilities. 74
Parks and Open Spaces Parks and open spaces within the Heights District include the Park Hill Cemetery. 43
Residential Residential uses within the Heights District include an affordable housing complex and a few single-family homes 14
Vacant Vacant land identified in Figure 5 includes undeveloped parcels within the Heights District. This land use category includes more 7

parcels than identified as vacant in the County VBLM.
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Figure 5. Existing Land Use Categories

Commercial

There are a variety of commercial uses throughout the subarea that comprise approximately 22 percent of the land area.
Commercial uses are concentrated at the Andresen Road/Mill Plain Boulevard intersection (the Heights Shopping Center), and
within the triangular area between MacArthur Boulevard, Mill Plain Boulevard, and N Devine Road (including the Tower Mall
property). These areas consist primarily of retail and food service uses with some social service and medical offices. The Heights
Shopping Center is anchored by a Safeway store and includes other retail, professional office, and restaurant uses. Commercial
uses within the Tower Mall property include a dance studio and various social service offices.

Institutional and Civic Uses
Approximately 38 percent of the subarea is currently in institutional or civic use. This includes a fire station, water station, three
public schools, community centers, and five churches.

Fire Station 3 is a 5,160-square foot structure on a 65,000-square foot parcel, located at the northwest corner of Mill Plain
Boulevard and Devine Road. The Vancouver Fire Department (VFD) plans to relocate the station to an area southeast of the
Heights District. Fire service is further described in the Fire and Emergency Medical Services section.

Vancouver Water Station 5 is located immediately west of the fire station. Water Station 5 includes an 8.0-million gallon (MG)
partially buried water reservoir and an elevated 0.75-MG water tank. Water service is further described in the Water Service
section.

There are five freestanding churches within the subarea. Two are located along N Devine Road (Northcrest Community Church
and Vancouver Heights United Methodist Church) and three are located along Andresen Road (Slavic Grace Baptist Church,
People’s Church, and Trinity Baptist Church).
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Three schools (Martin Luther King Elementary, George C. Marshall Elementary, and McLoughlin Middle School) and the Propstra
Aquatic Center owned by Vancouver Public Schools (VPS) are located within the subarea. The school facilities and aquatic center
account for 28 percent of the existing land use in the subarea. In February 2017, voters approved a school bond measure that will
fund replacement and upgrades to several public schools, including the reconstruction of King Elementary, and the current
construction of a new building that will house both Marshall Elementary and McLoughlin Middle School. The building now
occupied by Marshall Elementary will remain and become the new home of VPS's Lieser Campus, a nontraditional education
option for students in kindergarten through 12th grade. Schools are further described in the Schools section and the aquatic
center in the Parks and Recreational Facilities section.

Community center uses in the subarea include a Boys and Girls Club and a Veterans of Foreign Wars center. Both are located off
Andresen Road.

Parks/Open Space

Park Hill Cemetery accounts for approximately 29 percent of the land area in the Heights District. The Park Hill Cemetery is owned
and managed by the City and includes over 25,000 burial sites. In addition, there are several existing parks and open spaces
adjacent to or within walking distance of the Heights District, but the cemetery is the only land designated as open space by the
City's Comprehensive Plan within the subarea. Internal cemetery roads are informally used for light recreational activities such as
biking and dog walking. The western area of the cemetery, also designated as open space, is leased through 2024 by the Vanco
Golf Range. The golf range is a commercial driving range and no cemetery or grave sites are located in this area.

Residential

Residential development accounts for approximately 8 percent of the subarea which currently contains 232 residential units. Most
of the residential uses are within Skyline Crest, an affordable housing campus owned by the Vancouver Housing Authority (VHA)
and located northwest of the Andresen/MacArthur intersection. Additionally, in 2019, VHA completed Caples Terrace, a 28-unit
housing complex for young people transitioning from homelessness. Caples Terrace is located on the west side of Skyline Crest.
The Heights District also includes two single-family homes to the north of the fire station.

Vacant and Underutilized Land

The Clark County VBLM identifies approximately 4.13 acres of vacant land within the subarea. These properties are located within
the Tower Mall Redevelopment Area south of the Tower Mall property. The VBLM does not identify any underutilized land in the
subarea; however, the Tower Mall property and surrounding areas could be considered underutilized with large expanses of
surface parking and vacant buildings. After the 2009 recession, Tower Mall struggled to find market-rate tenants and the last
decade has been characterized by vacancy and non-market tenants.

Population, Housing, and Employment
There are 232 dwelling units and approximately 580 people currently living in the Heights District.> Nearly all of the housing
consists of single-story duplexes located in VHA's Skyline Crest neighborhood on the eastern border of the Heights District.

There are approximately 6586 jobs within the subarea, including 223 jobs at the three Vancouver Public Schools (VPS) sites and
435 jobs in commercial sectors. Given the limited amount of residential development in the Heights District, most
residentspeople working eutinside the Heights District live outside the District.

Vancouver Comprehensive Plan

The Comprehensive Plan land use map shows a variety of designations in the Heights District, including low and high density
residential, commercial, parks and open space, and public facilities. Existing Comprehensive Plan designations are shown on
Figure 6 and described in Table 10.

5 Based on an average household size of 2.49 people per ECONorthwest household demographic analysis included in Heights District Plan Visioning and Analysis
Summary (Appendix A).
6 Data provided by the City of Vancouver. Source: Longitudinal Employment Household Dynamics Survey, U.S. Census Bureau and VPS.
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Affected Environment, Impacts, Mitigation

Figure 6. Existing Comprehensive Plan Designations

Table 10. Comprehensive Plan Designations

Corresponding Zoning | General Intent

Urban Low Density R-4,R-6,R-9 Predominantly single-family detached residential development, with some allowances for duplexes,
Residential (UL) townhouses, and single-family homes on small lots using infill standards.

Urban High Density R-18 Predominantly apartments and condominiums, with some allowance for attached housing (such as duplexes,
Residential (UH) townhouses, and small-lot single-family homes) and mixed use.

Commercial and (N Small scale commercial uses and services primarily serving nearby residences. Designated areas are typically
Mixed Use (COM) less than 2 acres in size. These areas provide services within walking distance for the frequent needs of the

surrounding residents and are generally small areas designed to be compatible with the surrounding
residentially zoned neighborhoods.

C Medium scale commercial uses and services, typically serving more than one neighborhood. Designated areas
are typically between 2 and 10 acres in size, located near collector or arterial street intersections.
Parks and Open Space P Areas intended for parks, greenways, and natural areas.
(P/0S)
Public Facilities (PF) All zones Areas developed with schools, fire stations, colleges, hospitals, and other large facilities serving the public.
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Affected Environment, Impacts, Mitigation

In addition to the land use map, several sections of the City’s Comprehensive Plan address development in the Heights District
Plan area. The community development chapter identifies urban centers and corridors where subarea planning has occurred or is
planned. As previously stated, the Heights District is identified as the MacArthur/Mill Plan urban center in the Comprehensive
Plan. Policy CD-4 relates to development within urban centers and corridors.

Policy CD-4 - Urban centers and corridors: Achieve the full potential of existing and emerging urban activity centers and the
corridors that connect them, by:

. Promoting or reinforcing a unique identity or function for individual centers and corridors

. Planning for a compact urban form with an appropriate mix of uses

. Working with stakeholders to develop flexible standards to implement the vision for that center or corridor

. Encouraging innovative, attractive private development that efficiently uses available land and resources

. Establishing connectivity within each center and to other areas to provide accessibility

. Providing a range of transportation options

. Investing in public facilities and amenities to enhance livability

In addition, the Comprehensive Plan includes policies related to integrated area planning (CD-12), connected and integrated
communities (CD-14), promoting improved public health through integrated land use and street patterns (CD-15), providing
higher density housing near public transportation facilities and in designated centers and corridors (H-5), and using level of
service (LOS) standards for public facilities and services to encourage growth in designated centers and corridors (PFS-2).

Zoning Designations and Development Standards
The Heights District contains four residential zones, two commercial zones, and one open space zone (Figure 7).

Figure 7. Existing Zoning Designations
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As described in Vancouver Municipal Code (VMC) Chapter 20.430, the general intent of commercial and mixed-use districts is to
ensure the availability of a full range of retail and office uses throughout the City. The code also states the importance of creating
more opportunities for mixed uses in new and redeveloping commercial areas. The Community Commercial (CC) district is
designed to provide for retail goods and services purchased regularly by residents of nearby neighborhoods. The zone also allows
office, housing, and institutional development. The Neighborhood Commercial (CN) district is designed to provide small-scale,
convenience commercial uses to serve adjacent residential neighborhoods. Above the ground floor housing and some civic and
institutional uses are allowed conditionally. Both the CC and CN districts promote walking, biking, and transit trips through
building design, landscaping, and access.

Higher density residential districts are intended to promote a range of housing choices. Some non-residential uses are permitted
outright and others conditionally (VMC 20.420). However, the VMC indicates the development of mixed-use areas should not
result in a predominance of business or commercial uses in residential districts. The Heights District includes land zoned R-18,
which supports duplexes, row houses, and garden-type apartments at a minimum lot size of 1,800 square feet per unit.

Low density residential districts are designed to preserve and promote low density single-family detached neighborhoods with
nonresidential development, such as elementary schools, churches, parks, and child care facilities permitted at appropriate
locations and scales (VMC 20.410). The Heights District includes three low density districts: R-9, R-6, and R-4. All three support
single-family residential development with or without accessory residential units, and some civic and institutional uses are
permitted as limited or conditional uses. Densities per zone are included on Table 12.

Open space districts are intended to provide for a full range of passive and active uses as well as environmental protection and
enhancement for the future (VMC 20.450). The Heights District includes land within the Parks zoning district. This zone includes
land that has been, or is intended to be, developed to provide for moderate- to high-intensity recreational activities in addition to
passive or low-intensity recreational experiences.

Table 11 identifies the development standards for the commercial/mixed use zones and Table 12 outlines the development
standards for residential zones included in the Heights District. The development standards for the parks zone are the standards
of the most restrictive zoning district located adjacent to the property.

Table 11. Commercial/Mixed-Use and Open Space Development Standards

Minimum lot size None None

Minimum lot width None None

Minimum lot depth None None

Maximum lot coverage Determined by compliance with other applicable standards (e.g., landscaping)

Minimum setbacks adjacent to residential district Pursuant to the screening and buffering standards contained in VMC Tables 20.925.030-1 and 20.925.030-2, plus

an additional 1/2 foot for each foot the building exceeds 20 feet in height to a maximum setback requirement of 40
feet. Buildings in excess of 20 feet may be stepped.

Minimum setbacks adjacent to nonresidential districts ~ Pursuant to screening and buffering standards contained in VMC Tables 20.925.030-1 and 20.925.030-2.
Maximum height 35 feet 50 feet

Minimum landscaping 15 percent 15 percent
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Table 12. Residential Development Standards

T T

Minimum lot size 1,800 sf 5,000 sf 7,500 sf 10,000 sf
Maximum lot size NA 7,400 sf 10,500 sf 19,000 sf
Min/max density® 12/18 units per acre 5.9/8.7 units per acre 4.5/5.8 units per acre 2.3/4.4 units per acre
Maximum lot coverage 50% 50% 50% 50%
Minimum lot width/depth 20'/50' 45'/65' 50790’ 80'/90’
Front setback 10’ 10° 10° 10°
Rear and through yards 0-5' 5 5 5
Side setback 0-5 0-5' 0-5' 7
Street side yard 10° 10’ 10’ 10’
Maximum height 50’ 35 35 35
Minimum landscaping 10% 10% 10% 10%
Minimum off-street parking 1 per unit 1 per unit 1 per unit 1 per unit

2Minimum and maximum density are only used to calculated densities of planned unit developments, infill development, density transfer, and when an existing house is allowed on a lot
that is larger than the maximum lot size.

Other Vancouver Development Codes
In addition to the zoning codes identified above, the following sections of VMC Title 20, the City’s Land Use and Development
Code, apply to the Heights District.

VMC Chapter 20.945, which deals with parking and loading, regulates parking requirements in the City. These requirements
specify the number of off-street parking spaces (including loading berths) per land use (e.g., one space per single-family home
and one space per 250 square feet for an eating or drinking establishment). Properties zoned CN may count available on-street
parking spaces that are immediately adjacent to the development toward the minimum on-site parking requirement.

VMC Chapter 20.770, the tree, vegetation, and soil conservation ordinance, provides for the protection, preservation,
replacement, proper maintenance, and use of trees, vegetation, and soils. A tree, vegetation, and soil plan is required when a
project needs a tree removal permit. The detail required on the plan depends on the level of disturbance, but generally includes a
site plan identifying the existing vegetation, the trees to be retained and removed, and the locations of new trees for mitigation (if
required), and describing how trees, vegetation, and soils will be protected during construction. The required minimum tree
density is 30 tree units per acre for new development, and 30 tree units per acre of site disturbance for commercial, industrial and
multi-family (more than four units).

Requirements for street trees are included in VMC Chapter 20.925 (Landscaping); they include requirements that all planting lists
be approved by the Planning Official, and that trees be spaced no further than 30 feet apart along the frontage of a development.

VMC Chapter 20.925, which regulates landscaping, contains numerous requirements for landscaping and screening development,
in addition to the street tree requirements noted above. Landscaping requirements include protecting existing vegetation,
buffering and screening storage areas, standards for conserving water, and landscape plan requirements.

VMC Chapter 20.740, the City’s critical areas protection ordinance, provides protection for critical areas, which are defined as
wetlands, fish and wildlife habitat conservation areas, geologically hazardous areas, and frequently flooded areas. Critical aquifer
recharge areas are protected in VMC Chapter 14.26. Protection of these areas is consistent with the GMA as well as the City’s
Comprehensive Plan. Critical areas protection stipulates that activity, including development activity, may result in no net loss of
functions and values in the critical areas. The critical areas present, or with the potential to be present, in the Heights District are
discussed in the Plants and Animals section of this FEIS.
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VMC Chapter 20.710 encourages the identification and
preservation of cultural, archaeological, and historic
resources. The code requires an archaeological
predetermination when the existence of an archaeological
site within a disturbance area is probable, as determined
based on the Clark County predictive model; or when the
disturbance area is proposed within a quarter-mile of a
known, recorded archaeological site; or when any item of
archaeological interest is discovered during ground-
disturbing action; or when the Planning Official determines
that reliable and credible information indicates the probable
existence of an archaeological site. Additional information
related to archaeological resources is included in the Historic
and Cultural Resources section.

VMC Chapter 20.270 requires site plan review prior to the
issuance of building permits, the establishment of any new
uses, or the commencement of any site work. The purpose of
site plan review is to ensure the design of site improvements
and building improvements is consistent with applicable
standards, minimizes adverse impacts on surrounding land
uses, and allows and encourages flexibility in the design and
layout of site improvements and buildings and innovation in
design and construction.

Impacts

This section describes the potential land use impacts that
could result from each of the three alternatives considered
in the EIS.

No Action Alternatives

Under both No Action Alternatives, the City would not adopt
a subarea plan or associated implementing tools (zoning or
code amendments) for the Heights District. The existing
Comprehensive Plan land use and zoning designations and
development ordinances would remain unchanged. The
type, form, and amount of development would depend on
market conditions and the situations and goals of individual
property owners consistent with the established regulations.
Redevelopment would not be guided by a cohesive plan or
overarching vision. Land use impacts unique to each No
Action alternative are discussed below.

No Action Base Alternative

Under the No Action Base Alternative, land use patterns in
the Heights District are not anticipated to change. No
cohesively planned redevelopment is assumed in the No
Action Base Alternative and, therefore, the Tower Mall
property and others would remain underutilized and no
existing land uses would be displaced. Over time, the area
might redevelop but not according to a cohesive plan.
Pedestrian and vehicle circulation improvements, which can
affect adjacent land uses, also would occur incrementally as
development is proposed. Given the limited amount of
development anticipated under the No Action Base
Alternative, the low density land use character of the area is
not anticipated to be impacted.

The No Action Base Alternative assumes an increase of 192
residential units and approximately 7,200 square feet of
commercial development, which equate to approximately
478 more people and 19 new jobs in the Heights District.
This increase would occur incrementally over time, as
development would not be driven by a coordinated
planning effort. No adverse impacts on population and
employment are expected.

The Comprehensive Plan identifies the MacArthur/Mill Plain
intersection as one of several future “urban centers” where
the City intends to develop and adopt subarea plans. Under
the No Action Base Alternative, the City would not adopt a
subarea plan for the Heights District and, therefore, this
alternative would not align with Comprehensive Plan
policies directing growth to urban centers and corridors.

Development in the plan area under the No Action Base
Alternative is expected to comply with the City land use and
development code. Therefore, no impacts or changes to the
code are expected.
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No Action High Alternative

Under the No Action High Alternative, the proposed
residential and limited commercial land uses would be
consistent with the current land uses present in the Heights
District. Over time, the quantity of residential development
assumed under the No Action High Alternative would
intensify the low density residential nature of existing
development with a shift to more medium and higher
density residential development. Impacts to existing land
uses would occur as properties within the area are
redeveloped. As development under this alternative would
occur incrementally over time, existing land uses could be
impacted by piecemeal development and an overall
intensification of the land use pattern of the area.

Under the No Action High Alternative, development would
add approximately 1,650 residential units and 62,000 square
feet of commercial development, which would equate to
approximately 4,113 people and 161 jobs. This increase
would occur incrementally over time and would be
anticipated to be incorporated into future Comprehensive
Plan growth projections. No adverse impacts to population
or employment are expected.

Similar to the No Action Base Alternative, the No Action High
Alternative would not result in the adoption of a subarea plan
for the Heights District and, therefore, would not align with
Comprehensive Plan policies directing growth to urban
centers and corridors.

Development in the plan area under the No Action High
Alternative is expected to comply with the city’s land use
and development code. Therefore, no impacts or changes
to the code are expected.

Project Alternative

Under the Project Alternative, the Heights District Plan would
be formally adopted as an amendment to the
Comprehensive Plan. The plan provides direction for new
business and housing developments, as well as
improvements to open space and transportation facilities. At
full buildout, the Project Alternative would provide
approximately 1,800 new dwelling units, 4,482 more people,
and 490-510 new jobs.

Land Uses and Land Use Patterns

Implementation of the Heights District Plan would contribute
to an intensification of residential, office, and commercial
uses within the Heights District and would alter the existing
character of the Heights District and surrounding area.

Adoption of the subarea plan would result in the incremental
redevelopment over time of underutilized properties within
all zoning districts in the subarea. This would result in some
displacement of existing businesses. However, it is
anticipated these businesses would have the opportunity to
relocate within new mixed-use developments. At full
buildout, the plan includes approximately the same
commercial square footage that currently exists within the
Heights District. The proposed increase in jobs is based on
the type of commercial uses included in the plan.

The Project Alternative anticipates significant public and
private investment in the plan area. As described in the
Project Alternative section, the plan includes the
development of the Loop, redesign and reconstruction of the
existing roadways through and surrounding the Heights
District, and the development of new parks and civic spaces.
While these infrastructure improvements do not directly
result in changes to land use, together with the proposed
mixed-use development included in the Project Alternative,
they would change the character of the plan area.

Mitigation to offset impacts associated with this densification
and intensification of land uses is described in the Heights
District Plan and identified in the Land Use Mitigation
Measures section.

Population and Employment

Over a 20-year period, development under the plan would
resultin 1,800 additional residential units, which equates to
approximately 4,482 additional residents. The plan is also
expected to increase employment by approximately 490-510
new jobs. Although development under the plan would
result in more people living and working in the Heights

than under either of the No Action Alternatives, the

increase would still occur incrementally over time. The City's
Comprehensive Plan identifies a citywide population increase
of 40,095 people from 2011 to 2030. The Comprehensive
Plan does not identify a population increase specific to the
Heights District. It is assumed that the population increase
associated with the Heights District Plan would be
accommodated within the overall growth projections

for the City.

Additionally, the Heights District Plan calls for mixed-income
housing and the integration of a variety of housing types,
which can have a positive impact on the overall
socioeconomic conditions of the plan area. The plan targets
25 to 40 percent of housing units as income based units,
including low to moderate income family housing, senior
housing, and live/work units.
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Plans and Policies

The Project Alternative is the only alternative that would
align with the City's Comprehensive Plan. The
Comprehensive Plan identifies the area as a future “urban
center,” and the adoption of the Heights District Plan would
constitute the completion of the subarea planning process as
envisioned in the Comprehensive Plan. Per the
Comprehensive Plan, urban centers can provide
opportunities for growth where services can be provided
more efficiently, and are envisioned as areas expected to
contain a mixture of employment, housing, and cultural
opportunities. The proposed mixed-use development and
infrastructure improvements included in the Heights District
Plan are consistent with the goal established in the
Comprehensive Plan for urban centers.

The plan is also consistent with other Comprehensive Plan
policies supporting the integration of land uses and
transportation systems and providing for higher density
development near public transportation facilities. Adoption
of the plan would allow the coordinated improvement of
utilities and transportation infrastructure, which would
support the Comprehensive Plan. Implementation of the plan
would include updates to the City’s capital facility and
transportation plans to reflect the improvements included in
the Heights District Plan. Based on these implementation
measures, the Heights District Plan is consistent with
applicable City plans and policies.

Compliance with Comprehensive Plan and
Zoning Designations

Adoption of the Heights District Plan would result in
amendments to the Comprehensive Plan designation and
zoning of some areas identified on Figures 8 and 9,
respectively. In addition to these areas, there are five church

properties (Vancouver Heights United Methodist Church,

Northcrest Community Church, People’s Church, Slavic Grace

Baptist Church, and Trinity Baptist Church) and the Veterans

of Foreign Wars property included within the plan boundary

that were previously identified for rezoning. Based on public
comments received on the draft Heights District Plan and the

DEIS, the Heights District Plan does not propose the rezone of
these properties. However, individual property owners could

request site-specific rezones in the future and therefore, the
impacts of rezoning these properties is still evaluated below.

This evaluation only analyzes the potential impacts of those
zone changes should they be requested in the future by
individual property owners or by other consideration.”

7 Policy L-12 in the Land Use section of the Heights District Plan, indicates
properties that request a rezone in the future should be rezoned to HX with
the District Gateway sub-district design standards and guidelines applied.

{athenearterm;-aAdoption of the plan plus the addition of
the church properties and the Veterans of Foreign Wars
property would increase the amount of land in the subarea
designated Commercial by the comprehensive land use map.
Table 13 identifies the prepesed-potential Comprehensive
Plan map amendments (based on the plan and potential
future rezoning of church properties and the Veterans of
Foreign Wars property). In total, 27 acres would wiHl be
converted to Commercial from residential, public facility, and
open space designations. Corresponding zone changes
would wilt convert approximately 70 acres to a new use zone
proposed under the plan. The zone changes include the 27
acres included in the Comprehensive Plan designation
amendments and an additional 43 acres of existing
commercial property. Zone changes are outlined in Table 14.

Table 13. Comprehensive Plan Map Amendments

Existing Designation |Proposed Designation

Public Facilities Commercial 1.5
Urban Low Density Commercial 9.8
Residential

Urban High Density Commercial 47
Residential

Open Space Commercial 11.0
Total 27.0

Table 14. Zone Changes

R-18 Heights Mixed Use 47
R-9 Heights Mixed Use 53
R-6 Heights Mixed Use 4.0
R-4 Heights Mixed Use 2.0
Park Heights Mixed Use 11.0
C Heights Mixed Use 415
(N Heights Mixed Use 1.5
Total 70.0
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Affected Environment, Impacts, Mitigation \

Figure 8. Proposed Comprehensive Plan Map Amendments in the Heights District Plan
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Affected Environment, Impacts, Mitigation \

Figure 9. Proposed Zone Changes in the Heights District Plan
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Compliance with Applicable Ordinances

The proposed plan recommends amendments to various chapters within Title 20. The amendments include the addition of a

new mixed-use zone (Heights Mixed Use [HX]) and plan district for plan implementation. Development standards for the HX zone
and associated design guidelines will be created as part of the first stage of implementation of the plan, and will require a
separate Planning Commission and City Council adoption process, including opportunities for public input and review. The new
zone is-will be based on the City’s current CX zone_and is anticipated to include specific standards and requirements related to
building massing and scale, articulation, and other considerations in the application of sub-districts. Development standards for
the proposed HX zone, compared to current standards for the CN and CC zones (applicable zones under the No Action
Alternatives), are listed in Table 15. Uses allowed in the HX zone are similar to those allowed in the CC and CN zones and include
residential, commercial, retail, commercial, office, hospitality, civic, public facilities, and parks and open spaces.

Table 15. Proposed HX Development Standards

Minimum lot size None None None

Minimum lot width None None None

Minimum lot depth None None None

Maximum lot coverage Determined by compliance with other applicable standards (e.g., landscaping) ~ 100% (subject to additional development standards

applicable to the Heights Plan District)

Minimum setbacks adjacentto ' Adjacent to residential district: Pursuant to the screening and buffering Front: Commercial/ Office/Institutional: None. Activity

residential district standards contained in VMC Tables 20.925.030-1 and 20.925.030-2, plus an zone requires a build-to line at the property line.
additional 1/2 foot for each foot the building exceeds 20 feet in height to a Residential: 6 feet minimum and 10 foot maximum.
maximum setback requirement of 40 feet. Buildings in excess of 20 feetmay be ' Rear and rear through street: None.
stepped. Side: 5 feet when abutting existing residential uses;
Adjacent to nonresidential district: Pursuant to screening and buffering otherwise none.
standards contained in VMC Tables 20.925.030-1 and 20.925.030-2. Street Side: None

Maximum height 35 feet 50 feet 80 feet (6 stories)

Taller structures and buildings with perceived greater
massing will be located in the core Activity Center sub-

district, and buildings will be subject to height transition
requirements from the core area to the perimeter of the
Redevelopment Area.

Development in the District Gateway sub-district will be
subject to height transition requirements and standards
that vary based on applicable conditions, including but
not limited to: abutting or adjacent to single-family
residential uses, and adjacent or abutting different
roadways based on classification (i.e. principal arterial,
minor arterials, and collector arterials).

Minimum landscaping 15 percent 15 percent None (subject to additional design standards and
guidelines included in the Heights Plan District).
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Mitigation Measures

Mitigation Measures Designhed into the Project
With the adoption of the Heights District Plan and a planned
action ordinance, the Proposed Alternative enables a
planned approach to site redevelopment ensuring a
consistent quality and character of design throughout the
Heights District. The Project Alternative includes the
following measures to mitigate potential impacts associated
with increased development and density.

. Adoption and adherence to the standards included in a new
HX zone and Heights Plan District to implement the Heights
District Plan, including standards to address building height
adjacent to residential zones.

. Adoption and adherence to the Heights District design
standards and guidelines, which include standards to
address building scale and mass, landscaping, lighting, and
infrastructure design.

. Reaulati loaal formi v il
opti Lirmol ; £ the Heiahts District P}

. Adherence to parking standards for the Heights Plan District
and included within VMC 20.945, Parking and Loading.

o Ad I ard I - includedin VMC
Existing Requlations and Other Petentiat
Mitigation

. Legal non-conforming uses created by the adoption and

implementation of the Heights District Plan are requlated
under VMC 20.930, Nonconforming Situations.

. Adherence to the standards and provisions included in VMC
20.935, Off-Site Impacts.

No additional mitigation measures have been identified

beyond existing regulations and those already included in

the project, as described above.

Significant Unavoidable Adverse Impacts
The impacts of increased bulk and scale would be mitigated
with the implementation of the Heights District design
standards and guidelines and new HX zone regulations
codified in the VMC. While the study area will potentially
change in character and scale compared to existing
conditions, if proposed mitigation strategies are
implemented, no significant unavoidable adverse impacts are
anticipated.

This section assesses the details of the existing visual setting
of the Heights District and evaluates how development
associated with the study alternatives would affect the visual
character, including landforms, land cover, scenic views, and
light and glare.

Affected Environment

This section describes the applicable regulations associated
with the assessment of aesthetics, the existing landscape
setting, including the extent of vegetation and open space, as
well as the area of potential effect as it relates to aesthetics,
light and glare.

Applicable Regulations

State and local regulations, statutes, and guidelines require
review of the potential environmental impacts that could
result from the study alternatives. WAC 197-11-444 (2biii and
iv) identifies aesthetics and light and glare as elements of the
environment applicable to SEPA review. City SEPA
regulations are codified in VMC 20.790 and per VMC
20.790.310, the City adopts by reference the SEPA rules for
preparing environmental impact statements.

Regional and Local Landscape Settings

The Heights District is located within an urbanized setting
amid a natural landscape that is characteristic of the Pacific
Northwest region of the United States. Existing terrain
elevation varies by only a few feet across the Heights District
with large deciduous and evergreen trees as the dominant
natural features within the Park Hill Cemetery property. The
remainder of the Heights District is dominated by views of
the built environment, including existing commercial, retail,
civic, and residential areas. Figure 10 identifies existing parks,
open space, and natural areas and development within and
surrounding the Heights District.
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Affected Environment, Impacts, Mitigation \

Figure 10. Existing Visual Character

The Heights District and immediate surroundings are heavily modified from their original natural state and typified by relatively
flat expanses of impervious surfaces (streets, parking lots, and man-made structures) (Figure 11). Residential areas provide some
ornamental landscaping and vegetated areas (Figure 12). The Park Hill Cemetery, Vanco driving range, and school sites also
provide some landscaping and open space. The surrounding area also includes the Burnt Bridge Creek Greenway to the north of
the Heights District and several parks of varying sizes (see Figure 10).
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Figure 11. Surrounding Residential Area (Dubois Park)

Figure 12. Tower Mall Site
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Area of Visual Effect

Existing land uses and vegetation completely obscure the
Heights District for viewers beyond approximately 0.5 mile.
No direct views to or from the site are expected beyond

0.5 mile. Therefore, the area of visual effect (AVE) for the
Heights District Plan is for viewers within a foreground
proximity zone.

Impacts

The section describes the potential aesthetic, light and
glare impacts that could result from each of the three
alternatives considered in the EIS. Development under
any of the three alternatives would change the aesthetic
character of the Heights District and have the potential to
impact light and glare. Impacts are addressed qualitatively
compared to existing conditions as described in the
affected environment section.

No Action Alternatives

Impacts to visual resources and light and glare are
anticipated to be similar for each of the No Action
Alternatives. Because development under the No Action
Alternatives would be limited to uses allowed under existing
zoning and applicable development regulations, new
development is expected to be similar in scale, form, and
materiality to the existing development found in the area.
Under the No Action Base Alternative, the existing
commercial development is anticipated to remain and no
redevelopment is assumed. Under the No Action High
Alternative, the density of man-made structures would
increase and some redevelopment, including demolition and
redevelopment of the Tower Mall property, is anticipated.

Under the No Action Alternatives, existing street lights,
parking lot lights and light sources on existing buildings will
remain. Existing light fixtures may be dated and can
contribute to urban light pollution. Furthermore, existing
expansive parking lots with little landscaping do not
sufficiently reduce light and glare impacts from on-site
vehicles or from vehicles traveling along adjacent roadways.
Additional light sources would be included in redeveloped

areas and would require compliance with current regulations.

Development under either of the No Action Alternatives will
likely be visually compatible with existing development. No
significant scenic views exist on or off the site. Impacts to
light and glare could be improved in redeveloped areas, but
are anticipated to remain unchanged throughout much of
the site. Overall impacts to visual quality are expected to

be neutral.

Project Alternative

The Project Alternative will have a coordinated set of
aesthetic guidelines that will regulate scale, form, massing,
and materiality throughout the Heights District. The
development will be visually compatible even as the density
of man-made structures is increased. Landscape
requirements for streets, parking lots and individual sites will
help to unify the development and screen light and glare
impacts. Views into the Heights District from surrounding
areas will change as a result of the increased density included
in the Project Alternative. However, no significant scenic
views exist on or off the site and adherence to the Heights
urban design guidelines will ensure continuity of design and
the new open space, parks, and greenways included in the
plan will add visual interest to the Heights District, which is
anticipated to provide an overall improvement to views.

The Project Alternative will result in new light sources,
including building, street, and pathway lighting. However,
the overall amount of light emanating from the proposed
development is expected to result in less light pollution
because of the lighting design standards incorporated into
the plan as well as the increase in site and street landscaping,
which will reduce vehicular light and glare.

Aesthetic, light, and glare conditions will be enhanced
as existing expansive parking lots, vacant structures,
and outdated lighting are replaced. Overall impacts to
visual quality from the Project Alternative are expected
to be beneficial.

Mitigation Measures

Mitigation Measures Designed into the Project
Adoption and enforcement of the Heights District urban
design standards and guidelines will help shape the
character, urban form, and public spaces of the Heights
District. The guidelines establish baseline development
standards, as well as flexible guidelines to implement the
overall plan vision and goals. The standards include
requirements for light fixtures to reduce light pollution.
Adherence to the design standards and guidelines will
minimize impacts to visual resources and light and glare.

Existing Regulations and Other Mitigation

No additional mitigation measures are+recommendedhave
been identified beyond those already included in the project,
as described above.

Significant Unavoidable Adverse Impacts
With the implementation of the project’s mitigation
measures, no significant unavoidable adverse impacts to
visual resources or light and glare are anticipated.
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This section summarizes the known or potential historic and
cultural resources within the Heights District, and assesses
the potential impacts, mitigation measures, and unavoidable
adverse environmental impacts of the project on
archaeological sites and historic buildings and structures.
AINW conducted historical research, a historic building
survey, and an overview of archaeological resources for the
City between May and June 2019. AINW's report is included
as Appendix E.

Affected Environment

This section summarizes applicable regulations and the
results of background research and a field reconnaissance to
verify and identify potential archaeological and historic
resources within the Heights District.

Applicable Federal, State, and Local
Regulations

National Register of Historic Places

The National Park Service administers the National Register
of Historic Places (NRHP) which is the official national list of
districts, sites, buildings, structures and objects deemed
significant in United States history, architecture, archeology,
engineering and culture. Nominations for listings in
Washington are coordinated by the Washington State
Advisory Council on Historic Preservation, under the
umbrella of the Department of Archaeology and Historic
Preservation (DAHP).

Section 106

If the future development of parcels within the Heights
subarea involves federal funding or permitting, those
developments may also be subject to review under Section
106 of the NHPA.

Washington State Historic and Archeological
Resource Protection

Historic properties and sites in Washington are protected
under RCW Chapter 27.34 (State Historical Societies-Historic
Preservation) and Chapter 27.48 (Preservation of Historical
Materials). Archaeological discoveries are protected under
Chapter 27.44 (Indian Graves and Records) and RCW Chapter
27.53 (Archaeological Sites and Resources). The state requires
investigation of known archaeological sites and burials, and
disturbance of these sites is subject a permit from DAHP.

The Washington Heritage Register (WHR) is the official listing
of historically significant districts, sites, buildings, structures
and objects. The list is maintained by DAHP and includes any
sites listed in the NRHP. If future development of parcels
within the Heights subarea involves state capital funding,
those developments may also be subject to review under
Governor’s Executive Order (GEO) 05-05.

City of Vancouver Historic and Archeological
Resource Protection

Under VMC Chapter 17.39 (Historic Preservation), the City
provides a process for the identification, evaluation, and
protection of cultural and historic resources and encourages
the preservation, restoration, and rehabilitation of these
resources for future generations. This applies to properties
that are listed in or eligible for listing in the historic or cultural
resource inventory for Clark County and to properties that are
listed in or eligible to be listed in the NRHP, the WHR, and the
Clark County Heritage Register. The Clark County Historic
Preservation Commission serves as the reviewer for historic
properties within the City of Vancouver.

Under VMC Chapter 20.710 (Archaeological Resource
Protection), the City provides procedures and specific
standards for identifying, documenting, and preserving
Vancouver’s cultural, archaeological, and historic resources.
The City adopted a “predictive model” for identifying the
probability of an area to contain archeological resources. The
City designates the higher probability areas as Level A and
the lower probability areas as Level B.

An archaeological study (predetermination) is required for
development review of ground-disturbing activities within
Level A, or if the disturbance area is at least 5 acres in size and
entirely within Level B. In addition, a predetermination is
required if the disturbance area is within 1/4 mile of a known,
recorded archaeological site.

Existing Conditions

Archaeology

AINW reviewed records available in DAHP’s online database,
known as the Washington Information System for
Architectural and Archaeological Records Data (WISAARD). To
date, no archaeological resources have been recorded within
the Heights District. Park Hill Cemetery has been assigned a
Smithsonian number (45CL888) by DAHP, but it has not been
recorded as an archaeological or historic resource.

Washington's statewide archaeological predictive model
(available on WISAARD) indicates that the Heights District
falls within the category labeled Archaeological Survey
Highly Advised: Very High Risk for archaeological resources.
Clark County’s archaeological predictive model classifies the
majority of the Heights District as Level B - Lower Probability
for archaeological resources. The northwest portion of the
project area is mapped as Level A - Higher Probability for
archaeological resources.
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Most of the 205-acre project area has not been studied for archaeological resources. Three previous investigations overlap the
Heights District (Figure 13). Of these, two were archaeological predetermination studies for Martin Luther King, Jr., Elementary
School (Colén 2017) and for the adjoining Marshall Elementary and McLoughlin Middle Schools (Sarjeant and Fackler 2017). The
third study was a small archaeological survey completed in 2014 on the north side of MacArthur Boulevard west of Devine Road
(Maceyko and Holschuh 2014). All three studies included excavation of shovel tests to look for evidence of buried archaeological
deposits. The results of shovel testing for these studies indicated previous subsurface disturbance in these locations. No artifacts
or evidence of an archaeological site were identified as a result of these three archaeological studies.

On May 21, 2019, a supervising archaeologist from AINW conducted a field reconnaissance for this project. The reconnaissance
included walking along the major roadways within and around the perimeter of the Heights subarea to view existing conditions
and assess the potential for subsurface archaeological deposits. Many of the parcels in the Heights District are developed with
buildings and paved asphalt and concrete surfaces. Undeveloped and unpaved land was observed on some parcels around
existing buildings, at Park Hill Cemetery, and at Vanco Golf Range.

Figure 13. Locations of Previous Archaeological Studies
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Historic Resources

The May 21, 2019 AINW field reconnaissance evaluated buildings and structures that were built in or before 1974. AINW also
reviewed historical aerial imagery available on Clark County’s MapsOnline GIS and Tax Assessor information to confirm dates of
construction. Records available on DAHP’s WISAARD online database were reviewed to determine which buildings and structures
had been previously inventoried and/or evaluated for eligibility for listing in the NRHP. The results of the historic resource analysis
are summarized below. Additional information is included in Appendix E.

In total, 25 historic resources were identified within the Heights District (see Figure 14). Twenty-two historic resources have not
yet been inventoried or evaluated for NRHP eligibility and three historic resources were previously inventoried and have been
evaluated for NRHP eligibility. The three resources previously inventoried include:

« Martin Luther King, Jr., Elementary School (HR9) was documented as a historic resource in 2019 (Gall 2019). According to

information available on WISAARD, DAHP determined the school to be eligible for listing in the NRHP in June 2019. The school
building was subsequently demolished in 2019. No further cultural resource work is recommended.

« Skyline Crest (HR20) and Water Station No. 5 (HR8) were previously documented for other projects (Mattia 2011, 2012; Pinyerd
2010; Reule 2014). According to WISAARD, the U.S. Department of Housing and Urban Development (HUD) determined Skyline
Crest to be not eligible for listing in the NRHP, and Water Station No. 5. was determined by DAHP to be not eligible for listing in
the NRHP.

Figure 14. Historic Resources within Heights District
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Impacts

This section describes the potential archaeological and
historic resource impacts that could result from each of three
alternatives considered in the EIS.

No Action Alternatives

The potential impacts to archaeological and historic
resources are similar for both No Action Alternatives.

Under both No Action Alternatives, the Heights District
would experience some development and redevelopment
(No Action High Alternative). Under both alternatives, new
development is assumed to take place on existing vacant
parcels identified by the Clark County VBLM. These parcels
are located between MacArthur Boulevard and Devine Road
(parcels 37910132 and 37910164), and a portion of the sites
was previously studied for archaeological resources
(Maceyko and Holschuh 2014). As indicated above, the
prior study found evidence of previous subsurface
disturbance but identified no artifacts or evidence of an
archaeological site. Additionally, no historic resources

are located on these parcels.

Under the No Action High Alternative, some redevelopment
is anticipated and it is assumed this would occur on the
Tower Mall site. While no prior archaeological studies have
been conducted for this site, it has been previously disturbed
and is currently occupied with a paved parking lot and
defunct shopping mall. The Tower Mall building was
constructed prior to 1974. However, the Archaeological and
Historic Resource Report preliminarily identified the structure
as not eligible for listing in the NRHP.

Given the level of prior disturbance, impacts to archaeological
and historic resources are not anticipated with either No
Action alternative. Archaeological predetermination-level
studies (or survey-level studies, depending on compliance
requirements) are recommended for parcels that have not yet
been studied and where development is proposed.

Project Alternative

The Project Alternative assumes a higher level of
redevelopment than the No Action Alternatives and would
therefore result in greater site disturbance. Most of the
Redevelopment Area and areas identified for redevelopment
outside the Redevelopment Area (i.e., corner of E. Mill Plain
Boulevard and Andresen Road) have not been previously
studied for archaeological resources. However, these areas
have been previously developed and prior subsurface
disturbance is likely. Recommended mitigation measures are
described below to offset any potential impacts to unknown
archaeological resources.

As shown on Figure 14, several historic resources are located
within the Redevelopment Area. The Archaeological and
Historic Resource Report identified all of these resources as

“recommended not eligible” for listing in the NRHP. In
addition, Water Station No. 5 was previously evaluated and
determined not eligible for listing by DAHP.

Redevelopment under the Project Alternative outside the
Redevelopment Area could impact historic structures. Of the
historic structures outside the Redevelopment Area, the
Archaeological and Historic Resource Report identified only
one, the Vancouver Heights United Methodist Church located
south of MacArthur Boulevard, as potentially eligible for
listing. Recommended mitigation measures are described
below to offset potential impacts to this resource.

Mitigation Measures

Mitigation Measures Designed into the Project
The Project Alternative does not identify any specific
measures to address potential impacts to Historic and

Cultural Resources. Existing regulations and other mitigation
to offset potential impacts are identified below.

Existing Regulations and Other Mitigation
Under any alternative, all development projects will be
required to demonstrate consistency with VMC 17.39 and
20.710, as well as state requirements as listed above.
Development review would ensure compliance with VMC,
which requires an archaeological study (or predetermination)
when any part of the land is in Predictive Model Probability
Level A, or when the development is 5 acres or more in size
and within Predictive Model Probability Level B, or when it is
within 1/4 mile of a recorded archaeological site. All areas
that have not been previously included in an archaeological
study are recommended for a predetermination-level study.

Specific recommendations are provided below for four
parcels owned by the City. None of the City's parcels were
previously investigated for archaeological resources. For each
of these parcels, an archaeological predetermination study is
recommended prior to development, in accordance with
VMC Chapter 20.710. For each parcel, at least a portion of the
parcel is classified as high probability for archaeological
resources according to the Clark County and/or statewide
predictive models. If future developments within the Heights
District involve federal funding or permitting or state
funding, a cultural resource survey for archaeological and
historic resources would also be needed to comply with the
NHPA and/or GEO 05-05, as applicable.

. The 11.83-acre Tower Mall parcel (tax lot 37910148) is
entirely covered with asphalt and concrete. For that
reason, archaeological fieldwork is recommended to
include monitoring of geotechnical investigations (if
geotechnical investigations are needed) and/or subsurface
sampling with a backhoe to investigate subsurface
conditions beneath the pavement.
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. Water Station No. 5 (tax lot 37910014) measures 5.3 acres in
size. Archaeological fieldwork is recommended to consist of
a pedestrian survey and excavation of three to four shovel
tests to look for evidence of buried archaeological deposits.

. Fire Station No. 3 (tax lot 36359292) measures 1.49 acres in
size. An archaeological pedestrian survey and excavation of
one to two shovel tests is recommended to look for
evidence of buried archaeological deposits.

. Vanco Golf Range is within the western portion of tax lot
37909805, which includes Park Hill Cemetery. The level of
effort recommended for archaeological fieldwork at Vanco
Golf Range is a pedestrian survey and excavation of up to
eight shovel tests to look for evidence of buried
archaeological deposits.

Based on the results of the field reconnaissance and
background research, the Archaeological and Historic
Resource Report offers preliminary recommendations for the
historic resources that have not yet been documented.

. Of the 22 buildings and structures, 18 are recommended to
be not eligible for listing in the NRHP. These include
commercial buildings, churches, a single-family residence, a
Veterans of Foreign Wars post, and a circa 1965 building at
Vanco Golf Range.

. Four resources are possibly eligible for listing in the NRHP.
These include Park Hill Cemetery (HR5), Vancouver Heights
United Methodist Church (HR16), McLoughlin Middle School
(HR17), and George C. Marshall Elementary School (HR18).
McLoughlin Middle School is scheduled for demolition and
no additional work is necessary. Additional research is
recommended for the other three resources to evaluate
their historical significance and NRHP eligibility. Additional

hi od | he hi ical
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Significant Unavoidable Adverse Impacts
With the implementation of the mitigation measures
described above, no significant unavoidable adverse impacts
to archaeological or historic resources are anticipated.

Transportation

This section discusses the transportation study area and
affected environment, potential environmental
consequences of project alternatives, and potential
mitigation measures. The transportation analysis addresses
impacts to level of service for motor vehicles, transit, biking,
and walking, as well as parking and the overall transportation
system. A traffic impact analysis was completed for the
Heights District Plan and is included as Appendix F.

Affected Environment

This section summarizes the characteristics and performance
of the existing transportation system in the project area and
connections to surrounding areas.

Regional Connections

Regionally, the Heights District is well connected to the State
and Interstate Highway system. Mill Plain Boulevard provides
direct connections to I-5, approximately two miles to the
west, and 1-205, approximately 2 miles to the east. Andresen
Road provides access to SR 500 approximately a mile and a
half to the north, and MacArthur Boulevard connects to SR 14
via Lieser Road, approximately a mile to the southeast.
Andresen Road and Blandford Road also provide access to SR
14. See Figure 15below.
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Figure 15. Regional Connectivity

Motor Vehicle Travel
The existing street network surrounding the Heights District reflects the typical network of postwar developments. Connectivity in

and around the Heights District is limited and as shown on Figure 16, abutting neighborhoods have relatively few access points
into the Heights District. As a result, a few streets carry the burden of the large majority of traffic to and from the adjacent
neighborhoods for all modes of travel (people in cars, on bikes, and on foot). In addition, the relatively few number of access
points causes out-of-direction travel, which is particularly challenging and inconvenient for people walking or biking.

Figure 16 also highlights the lack of internal connectivity within the Heights District. Devine Road is the only internal connection
in the “superblock” created by Mill Plain Boulevard, MacArthur Boulevard, and Andresen Road, with no east west connectivity. The
block east of Devine Road is more than 140 acres in size with a perimeter of approximately two miles.
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Figure 16. Street Network

Peak Hour Operations

The existing AM peak for most of the study area intersections was determined to be 7:45 AM to 8:45 AM. During the PM period,
however, the peak hour varied significantly. Traffic volumes were collected between 2:00 PM and 6:00 PM to account for traffic
near the local area schools. Because multiple intersections were heavily influenced by school traffic, it was determined that the
individual PM peak hour for each intersection would be used. The peak hours used for analysis at each intersection are shown
below in Table 16.

Table 16. Intersection Peak Hours

E Mill Plain Blvd at Brandt Rd/Rhododendron Dr. 7:45 - 8:45 3:00 - 4:00
E Mill Plain Blvd at MacArthur Blvd/Ogden Ave. 7:45 - 8:45 3:00—4:00
E Mill Plain Blvd at N Devine Rd. 7:45 - 8:45 3:30-4:30
E Mill Plain Blvd at N Andresen Rd. 7:45 - 8:45 4:30-5:30
E Mill Plain Blvd at Garrison Rd. 7:45 - 8:45 4:45 - 5:45
E Mill Plain Blvd at Lieser Rd. 7:45 - 8:45 4:45 - 5:45
MacArthur Blvd at N Lieser Rd and St Helens Ave. 7:45 - 8:45 4:45 - 5:45
MacArthur Blvd at N Andresen Rd 7:45 - 8:45 2:45 - 3:45
MacArthur Blvd at N Devine Rd 7:45 - 8:45 3:30-4:30
N Andresen Rd at NE 18th St 7:45 - 8:45 4:30-5:30
N Devine Rd at E 18th St 7:45 - 8:45 4:00 - 5:00
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Existing Traffic Operations

An existing conditions traffic operations analysis for the project area intersections was performed using Synchro (version 10). A
summary of the AM and PM peak hour intersection delay and level-of-service (LOS), and a summary of the AM and PM peak hour
intersection volume-to-capacity (v/c) ratios, are provided in the tables below. Detailed Synchro, HCM, and Queue reports for
existing conditions are provided in Appendix F.

As shown in Table 17 and Table 18, most project area intersections are operating at level of service (LOS) D or better except for the
unsignalized MacArthur Boulevard and N Lieser Road/St Helens Avenue intersection, which is operating at LOS F in both the AM
and PM peak hours. Several intersections also have approaches that are operating at LOS E. As indicated in Table 19, multiple
intersections are operating over-capacity, with v/c ratios that exceed 1.0; including E Mill Plain Boulevard and N Andresen Road in
the AM peak hour and the unsignalized MacArthur Boulevard and N Lieser Road/St Helens Avenue intersection in both the AM
and PM peak hours. The E Mill Plain Boulevard and N Lieser Road intersection is operating close to capacity (v/c of 0.96) in the PM
peak hour.

Table 17. Existing Intersection Delay and Level of Service - AM Peak

Intersection Approach Overall
Intersection

Intersection Northbound | Southbound

8.4 9.2

E Mill Plain Boulevard at Brandt Road/Rhododendron Drive A A 232 C 56.0 E 16.8 B
E Mill Plain Boulevard at MacArthur Boulevard/Ogden Avenue 6.2 A 8.0 A 228 C 12.4 B 9.7 A
E Mill Plain Boulevard at N Devine Road 15.5 B 211 C 36.5 D 329 C 23.1 C
E Mill Plain Boulevard at N Andresen Road 30.1 C 27.0 C 36.2 D 73.0 E 46.7 D
E Mill Plain Boulevard at Garrison Road 153 B 9.6 A 244 C 325 ( 14.6 B
E Mill Plain Boulevard at N Lieser Road 15.1 B 20.0 B 26.5 C 311 C 19.7 B
MacArthur Boulevard at N Lieser Road and St Helens Avenue** | 109.2 F 83.5 F 134.4 F 106.4 F M7 F
MacArthur Boulevard at N Andresen Road** 18.8 C 18.8 C 16.2 C 213 C 19.3 C
MacArthur Boulevard at N Devine Road™* 10.1 B 9.5 A 10.2 B 103 B 9.9 A
N Andresen Road at NE 18th Street 59.5 E 67.5 E 254 C 26.5 C 35.6 D
N Devine Road at E 18th Street 103 B 10.9 B 211 C 20.0 B 13.6 B

**Unsignalized intersection; intersection results based on HCM 6 AWSC report.
Red = Approach or intersection operating at LOS F.
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Table 18. Existing Intersection Delay and Level of Service - PM Peak

Intersection Approach Overall
Intersection

Intersection Northbound | Southbound

LOS

E Mill Plain Boulevard at Brandt Road/Rhododendron Drive 8.2 A 4.0 A 12.0 B 324 C 10.0 A
E Mill Plain Boulevard at MacArthur Boulevard/Ogden Avenue 12.6 B 8.4 A 29.1 C 12.7 B 14.5 B
E Mill Plain Boulevard at N Devine Road 27.5 C 29.8 C 29.6 C 18.4 B 27.7 C
E Mill Plain Boulevard at N Andresen Road 34.2 C 35.1 D 61.5 E 44.4 D 40.3 D
E Mill Plain Boulevard at Garrison Road 18.5 B 10.8 B 75.6 E 69.0 E 23.1 C
E Mill Plain Boulevard at N Lieser Road 20.7 C 28.1 C 382 D 38.8 D 272 C
MacArthur Boulevard at N Lieser Road and St Helens Avenue**  43.4 E 30.0 D 81.5 F 57.2 F 59.1 F
MacArthur Boulevard at N Andresen Road** 18.2 C 14.0 B 14.9 B 15.4 C 15.7 C
MacArthur Boulevard at N Devine Road™* 11.6 B 9.9 A 10.4 B 13.7 B 11.6 B
N Andresen Road at NE 18th Street 55.1 E 83.2 F 40.3 D 27.1 C 45.7 D
N Devine Road at E 18th Street 14.7 B 163 B 22.9 C 21.4 C 17.6 B

**Unsignalized intersection; intersection results based on HCM 6 AWSC report.
Red = Approach or intersection operating at LOS F.

Table 19. Existing Intersection Volume/Capacity Ratios

Intersection Approach Overall
Intersection

Intersection Northbound | Southbound

E Mill Plain Boulevard at Brandt Road/Rhododendron Drive 0.24 0.32 0.49 0.38 0.13 0.14 0.86 0.77 0.86 0.77
E Mill Plain Boulevard at MacArthur Boulevard/Ogden Avenue 0.18 0.33 0.43 0.28 0.62 0.77 0.23 0.11 0.62 0.77

E Mill Plain Boulevard at N Devine Road 0.28 0.66 0.72 0.72 0.61 0.67 0.61 0.26 0.72 0.72
E Mill Plain Boulevard at N Andresen Road 0.59 0.77 0.68 0.60 0.51 0.75 1.20 0.78 1.20 0.78
E Mill Plain Boulevard at Garrison Road 0.49 0.74 0.40 0.47 0.42 0.84 0.57 0.99 0.57 0.99
E Mill Plain Boulevard at N Lieser Road 0.48 0.54 0.86 0.96 0.75 0.81 0.11 0.23 0.86 0.96

MacArthur Boulevard at N Lieser Road and St Helens Avenue**  1.21 0.89 1.10 0.68 1.32 1.09 1.18 0.96 132 1.09

MacArthur Boulevard at N Andresen Road** 0.51 0.55 0.55 0.33 0.37 0.36 0.57 0.40 0.57 0.55
MacArthur Boulevard at N Devine Road** 0.18 0.32 0.26 0.21 0.16 0.12 0.22 0.45 0.26 0.45
N Andresen Road at NE 18th Street 0.81 0.85 0.76 0.92 0.73 0.78 0.64 0.53 0.81 0.92
N Devine Road at E 18th Street 0.48 0.49 0.22 0.35 0.62 0.62 0.03 0.19 0.62 0.62

**Unsignalized intersection; worst stop-controlled movement used for each approach and overall intersection v/c ratio.
Red = Approach or intersection v/c ratio exceeds 1.0
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Transit

Two C-TRAN bus routes provide service to the Heights
District. Route 32 operates on Andresen Road and connects
the Heights District with Downtown Vancouver to the west
and Vancouver Mall to the northeast. Route 37 provides
frequent bus service on Mill Plain Boulevard and connects the
Heights District with Downtown Vancouver to the west and
East Vancouver, including the Fisher’s Landing Transit Center,
to the east. C-TRAN is currently working on a plan for Bus
Rapid Transit (BRT) on Mill Plain Boulevard, which could
improve service to and from the area. The Mill Plain
Boulevard BRT project is currently in the planning phase and
construction funding has not been secured.

Existing transit conditions include a variety of bus stops: in-
lane stops without shelter, in-lane stops with shelter, and bus
pullouts. The future BRT stop locations are not determined at
this time and may differ from the current Route 37 stops.

The existing transit service provides standard access
surrounding the Heights District. However, the lack of
sidewalks on surrounding residential streets, and lack of curb
ramps coupled with existing street widths, make access to
transit from within and surrounding the Heights District
difficult for those that are mobility impaired. Crossing Mill
Plain Boulevard is a barrier for safety reasons, including the
width of the roadway, traffic speeds, traffic volumes, and
distance between intersections/crossings. Additionally,
MacArthur Boulevard is a barrier for those that need
Americans with Disabilities Act (ADA) accessible facilities.
Access to bus stops from the Heights District and
surrounding neighborhoods is circuitous and may require
crossing a major roadway.

Bicycle

Within the Heights District, dedicated bike facilities exist on
Mill Plain Boulevard and MacArthur Boulevard. Beyond the
Heights District boundary, bike lanes exist on Andresen Road
north of Mill Plain Boulevard, on Brandt Road, and on
Evergreen Boulevard west of Blandford Drive.

Outside the Heights District, commonly used east-west bike
route alternatives to Mill Plain Boulevard are Brandt Road to
McLoughlin Boulevard, and 13th Street and Idaho Street in
the Harney Heights neighborhood, and Kansas Street in the
Northcrest and Northwood neighborhoods. Some of these
east-west routes are somewhat circuitous as the uncontrolled
crossing at Andresen Road can be challenging due to the
amount of vehicular traffic. Blandford Drive, with a posted
speed limit of 25 miles per hour, provides connections to bike
routes on Evergreen Boulevard and 5th Street. However,
while scenic, the roadway is narrow and winding and has
significant slopes.

The Burnt Bridge Creek Trail is relatively close to the Heights
District to the north and provides regional east-west
connectivity. Access to the trail from the Heights District is
provided by Devine Road and Andresen Road. No bike
facilities exist on Devine Road, but on-street bike lanes are
present on Andresen Road north of Mill Plain.

Pedestrian

The pedestrian network within the Heights District mostly
consists of sidewalks along major streets. Devine Road
between Mill Plain and MacArthur Boulevard has curb-tight
sidewalks on both sides about six feet wide, which provide
continuous pedestrian routes. While there is no landscape
buffer, on-street parking could provide a buffer between
pedestrians and moving traffic. However, street parking is
currently infrequent and inconsistent due to frequent
driveway interruptions and lower density development, thus
exposing pedestrians to moving traffic for significant
stretches. As described above, at driveways the existing
sidewalk dips to accommodate driveway aprons,
necessitated by the lack of a planter strip, which makes for an
uneven walk and a challenging condition for people with
mobility devices. There is also a lack of ADA ramps at
intersections.

Local streets in the neighborhoods around the Heights
District tend to be wide, in the range of 32 to 40 feet. With
few exceptions, neighborhood streets lack sidewalks or
any other pedestrian facilities, forcing people to walk in
the street.

There is an existing paved mid-block walkway between N
Andresen Road and Helena Avenue that provides a walking
route from Mill Plain Boulevard into the Northcrest
neighborhood to the north. This walkway counteracts the
otherwise limited connectivity and allows for a more direct
walking route for residents to transit and destinations along
Mill Plain Boulevard. These pathways have no signage or
marked crossings when they come out at the street edge.

Parking
Parking in the Heights District and surrounding area is

currently characterized by surface parking lots that serve
existing commercial and institutional uses and on-street
parking allowed on surrounding residential streets. The
majority of the surface parking lots are underutilized, as many
of the commercial properties are vacant or also underutilized.
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Impacts

No Action Alternatives

The No Action alternatives assume growth consistent with
the City's currently adopted planning and policy documents,
including the Comprehensive Plan and transportation system
plan. While the No Action alternatives considered in this EIS
anticipate different levels of population and employment
growth within the Heights District, it is assumed that, without
the adoption of a subarea plan, development would occur
incrementally over time and would align with forecasted
growth totals for the City. Therefore, the traffic analysis
considers a single No Build Alternative, which uses a baseline
traffic volume forecast for the planning horizon of 2038. This
forecast was developed for the Heights District in
coordination with City and Southwest Washington Regional
Transportation Council (RTC) staff. Future No Build volumes
were post-processed using the most current existing (2010)
and future (2035) RTC travel demand models. The RTC
regional travel demand models include population and
employment data, as well as current and proposed
transportation networks for both existing conditions and the
forecast year.

Motor Vehicle

PM peak hour volume plots from the RTC models were used to
determine annual growth rates for all PM peak hour turning
movements at the study area intersections. Growth rates for
the AM peak hour were developed using the reciprocal

Table 20. No Build Intersection Delay and Level of Service - AM Peak

Intersection Eastbound

E Mill Plain Boulevard at Brandt Road/Rhododendron Drive A
E Mill Plain Boulevard at MacArthur Boulevard/Ogden Avenue 6.9 A
E Mill Plain Boulevard at N Devine Road 12.1 B
E Mill Plain Boulevard at N Andresen Road 245 C
E Mill Plain Boulevard at Garrison Road 6.2 A
E Mill Plain Boulevard at N Lieser Road 6.2 A
MacArthur Boulevard at N Lieser Road and St Helens Avenue** 191.6 F
MacArthur Boulevard at N Andresen Road** 20.7 C
MacArthur Boulevard at N Devine Road** 10.4 B
N Andresen Road at NE 18th Street 484 D
N Devine Road at E 18th Street 1.4 B

**Unsignalized intersection; intersection results based on HCM 6 AWSC report.
Red = Approach or intersection operating at LOS F.
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movement method. For example, the growth rate for the
northbound left-turn movement in the PM peak was used for
the eastbound right-turn movement in the AM peak. If no
growth was reported, or the future RTC model volume was
zero, the existing volumes collected in the field were used.

The No Build Alternative represents future conditions with no
redevelopment and only Regional Transportation Plan (RTP)
identified improvements. The only improvement assumed for
the No Build Alternative is an additional westbound left-turn
lane at the E Mill Plain Boulevard and N Lieser Road
intersection. The No Build Alternative also includes signal
timing optimization where applicable. It is assumed that
future redevelopment proposed in the Heights District would
require concurrency review and additional transportation
improvements could be required at that time.

A summary of the AM and PM peak hour intersection delay
and LOS, as well as the AM and PM peak hour intersection v/c
ratios, is provided in the tables below. Detailed Synchro,
HCM, and Queue reports for the No Build Alternative are
provided in Appendix F.

As shown on Table 20 and Table 21, most project area
intersections are operating at LOS D or better except for the
unsignalized MacArthur Boulevard and N Lieser Road/St
Helens Avenue intersection, which is operating at LOS F in
both the AM and PM peak hours. Several intersections also
have approaches that are operating at LOS E. These
conditions are similar to the existing conditions.

Overall
Intersection

Intersection Approach

Northbound | Southbound

284 64.8 1.8

A B

10.5 B 28.1 C 1.9 B 12.0 B
6.6 A 58.9 E 39.2 D 183 B
36.4 D 57.3 E 16.9 B 289 C
5.2 A 45.3 D 35.4 D 9.0 A
159 B 29.3 C 351 D 14.6 B
130.1 F 69.2 F 92.2 F 125.5 F
31.0 D 16.7 C 26.1 D 249 C
10.7 B 10.4 B 10.5 B 10.6 B
58.9 E 341 C 331 C 39.1 D
1.7 B 211 C 243 C 14.1 B
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Table 21. No Build Intersection Delay and Level of Service - PM Peak

Intersection Approach Overall
Intersection

Intersection Northbound | Southbound

E Mill Plain Boulevard at Brandt Road/Rhododendron Drive A A 258 66.7 14.2 B
E Mill Plain Boulevard at MacArthur Boulevard/Ogden Avenue 73 A 9.7 A 284 C 12.7 B 1.9 B
E Mill Plain Boulevard at N Devine Road 12.6 B 14.6 B 61.2 E 426 D 241 C
E Mill Plain Boulevard at N Andresen Road 23.2 C 19.4 B 62.3 E 448 D 312 C
E Mill Plain Boulevard at Garrison Road 12.8 B 9.5 A 138.6 F 56.2 E 19.8 B
E Mill Plain Boulevard at N Lieser Road 6.6 A 183 B 323 C 37.9 D 15.8 B
MacArthur Boulevard at N Lieser Road and St Helens Avenue** 123.8 F 327 D 513 F 48.7 E 71.9 F
MacArthur Boulevard at N Andresen Road** 30.6 D 16.6 C 15.7 C 15.8 C 20.0 C
MacArthur Boulevard at N Devine Road** 15.2 C 11.0 B 11.0 B 19.6 C 15.1 C
N Andresen Road at NE 18th Street 52.3 D 66.5 E 27.8 C 33.6 C 39.3 D
N Devine Road at E 18th Street 18.0 B 15.6 B 23.9 C 24.0 C 18.8 B

**Unsignalized intersection; intersection results based on HCM 6 AWSC report.
Red = Approach or intersection operating at LOS F.

As indicated on Table 22, only the unsignalized MacArthur Boulevard and N Lieser Road/St Helens Avenue intersection is
operating over-capacity (v/c ratio > 1.2) in both the AM and PM peak hours. The E Mill Plain Boulevard and N Andresen Road
intersection had a v/c ratio of 1.20 in the existing AM peak hour but has been reduced to 0.79 in the No Build Alternative due to
signal timing optimization. The E Mill Plain Boulevard corridor is currently utilizing a 100 second cycle length in the existing AM
peak period, whereas a 130 second cycle length was used in the No Build AM peak period, along with changes to lead/lag phasing
for protected left turns. The existing PM peak period is utilizing a 120 second cycle length but was optimized to 110 seconds in the
No Build Alternative.

Table 22. No Build Intersection Volume/Capacity Ratios

Intersection Approach Overall
Intersection

Intersection Northbound | Southbound

E Mill Plain Boulevard at Brandt Road/Rhododendron Drive 0.18 0.36 0.36 0.08 0.83 0.83 0.83
E Mill Plain Boulevard at MacArthur Boulevard/Ogden Avenue 0.24 0.42 0.53 0.31 0.70 0.74 0.14 0.05 0.70 0.74
E Mill Plain Boulevard at N Devine Road 0.27 0.48 0.64 0.42 0.85 0.86 0.58 0.59 0.85 0.86
E Mill Plain Boulevard at N Andresen Road 0.49 0.71 0.90 0.72 0.74 0.77 0.78 0.93 0.90 0.93
E Mill Plain Boulevard at Garrison Road 0.45 0.78 0.48 0.53 0.59 1.06 0.57 0.92 0.59 1.06
E Mill Plain Boulevard at N Lieser Road 0.45 0.56 0.73 0.74 0.74 0.73 0.08 0.17 0.74 0.74
MacArthur Boulevard at N Lieser Road and St Helens Avenue** 143 1.21 1.27 0.71 1.12 1.01 1.15 0.91 143 1.21
MacArthur Boulevard at N Andresen Road** 0.54 0.78 0.80 0.46 0.41 0.38 0.77 0.37 0.80 0.78
MacArthur Boulevard at N Devine Road** 0.19 0.50 0.38 0.26 0.13 0.11 0.18 0.61 0.38 0.61
N Andresen Road at NE 18th Street 0.77 0.87 0.77 0.77 1.05 0.85 0.81 0.59 1.05 0.87
N Devine Road at E 18th Street 0.53 0.58 0.29 0.35 0.62 0.64 0.01 0.1 0.62 0.64

**Unsignalized intersection; worst stop-controlled movement used for each approach and overall intersection v/c ratio.
Red = Approach or intersection v/c ratio exceeds 1.0
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Transit

The No Build Alternative includes existing transit service and
improvement of the existing Mill Plain Boulevard transit line
(Line 37) to BRT service. The BRT service will improve
frequency, capacity, and user comfort, and is currently
planned to serve stops at Devine Road and Andresen

Road. The No Build Alternative does not include any

access improvements (i.e., crosswalks or sidewalks) to
improve accessibility to the existing or planned transit
facilities. No impacts to transit are anticipated as a result

of the No Build Alternative.

Bicycle and Pedestrian

The No Build Alternative includes existing bicycle and
pedestrian facilities, as well as improvements included in the
East McLoughlin Safety Improvement Project (East
McLoughlin project). The East McLoughlin project is a City-led
project to improve bicycle and pedestrian facilities to meet
complete street standards. The first phase of the project is
being implemented as a pilot project from the summer of
2019 to the summerfall of 20262021 (the pilot period was
extended due to COVID-19 and the difficulty in evaluating
the pilot given reduced travel for all modes). The first phase
includes the following improvements in or in the vicinity of
the Heights District.

. Permanent installation of speed cushions on McLoughlin
Boulevard from Reserve Street to Brandt Road

. Permanent pedestrian crossing improvements at 13th
Street and 32nd Avenue

. Pilot installation of buffered bike lanes on McLoughlin
Boulevard from Reserve Street to Grand Boulevard

. Pilot installation of sharrows/shared street on McLoughlin
Boulevard from Grand Boulevard to Brandt Road

. Protected bike lanes on Mill Plain Boulevard from Brandt
Road to MacArthur Boulevard

8 Protected bike lanes include some form of barrier (landscape planter, curb,
parked cars, posts, etc.) to separate bikes from vehicular traffic.

A future phase of the project is planned to include the
following:

. Buffered bike lanes on Brandt road from McLoughlin
Boulevard to Mill Plain Boulevard

. Bike-only slip lane (southbound) from Mill Plain Boulevard
to MacArthur Boulevard

. Protected bike lanes® on Mill Plain Boulevard from Brandt
Road to MacArthur Boulevard

Future development proposed under the No Build
Alternative may include bicycle or pedestrian facility
improvements; however, improvements would be project-
specific and are not anticipated to substantially change the
bicycle and pedestrian environment that currently exists in
the Heights District. The bike network will likely continue to
be comprised of striped bike lanes adjacent to higher speed,
higher volume traffic, and shared roadway facilities with
limited connectivity to the regional network. Likewise, the
pedestrian environment would continue to include narrow,
curb-tight sidewalks with frequent driveway crossings and
limited connectivity.

The street network under the No Build Alternative would not
comply with the city’s Complete Streets Policy, which
envisions a safe, accessible, interconnected street network
that serves all users and modes of travel.

Parking

Under the No Build Alternative, parking in the Heights District
would be developed/redeveloped in conjunction with future
development proposals consistent with city parking
standards. It is anticipated that parking would continue to be
developed as surface lots. No parking impacts are expected
as a result of the No Build Alternative.

Project Alternative

Motor Vehicle

The Project Alternative anticipates an estimated 1,800 new
residential units that will generate approximately 700 to 850
new vehicle trips during the AM and PM peak hours. Assuming
the planned BRT stations and new bike/pedestrian
infrastructure in the study area, trip generation estimates
were reduced by six percent to account for multimodal trips.
While there is an increase in jobs anticipated under the Project
Alternative (due to the type of commercial uses included in
the plan), the net commercial leasable space will effectively
remain unchanged. As such, the traffic analysis did not include
new commercial trips compared to the No Build Alternative.
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The Project Alternative represents future conditions with RTP identified improvements and the proposed redevelopment. The RTP
improvement includes an additional westbound left-turn lane at the E Mill Plain Boulevard and N Lieser Road intersection. As part
of the proposed redevelopment, the existing stop-controlled intersections on MacArthur Boulevard at N Andresen Road and N
Devine Road have been converted to single lane roundabouts. N Andresen Road currently has two lanes in each direction but will
be reduced to one travel lane in each direction with protected bike facilities. N Andresen Road will transition back to two lanes in
each direction south of the E Mill Plain Boulevard intersection.

The MacArthur Boulevard and N Lieser Road/St Helens Avenue intersection is assumed to be signalized under the Project
Alternative. The Project Alternative also includes signal timing optimization along the E Mill Plain Boulevard corridor and at the N
Andresen Road at NE 18th Street intersection. Signal timing optimization included utilizing a 110 second cycle length for the AM
peak and a 120 second cycle length for the PM peak (or half cycle lengths), as well as adjustments to splits, offsets, and lead/lag
phasing for protected left turns.

A summary of the AM and PM peak hour intersection delay and LOS, as well as peak hour intersection v/c ratios, is provided in
Table 23, Table 24, and Table 25. Detailed Synchro, HCM, and Queue reports for the Project Alternative are provided in Appendix
F. As shown below, all project area intersections are operating at LOS D or better in both the AM and PM peak hours. Several
intersections have approaches that are operating at LOS E and the northbound approach of Garrison Road at E Mill Plain
Boulevard is operating at LOS F in the PM peak, similar to the No Build Alternative. The unsignalized MacArthur Boulevard and N
Lieser Road/Saint Helens Avenue intersection, which was operating at LOS F in the No Build Alternative, is operating at LOS C or
better in the Project Alternative with a signal.

The E Mill Plain Boulevard and N Andresen Road intersection is operating near capacity, with a v/c ratio of 0.95 in the AM peak
hour and a v/c ratio of 0.93 in the PM peak hour. The E Mill Plain Boulevard and Garrison Road intersection is operating over
capacity (v/c ratio of 1.14) in the PM peak, but this is due to the low volume side street approach. The N Andresen Road and NE
18th Street intersection is also operating over capacity in the AM peak (v/c ratio of 1.10) due to the northbound left-turn
movement. The unsignalized MacArthur Boulevard and N Lieser Road/St Helens Avenue intersection, which was operating
significantly over-capacity (v/c ratio > 1.2) in both the AM and PM peak hours in the No Build Alternative, is operating at a v/c ratio
of 0.83 in both the AM and PM peak hours with the proposed traffic signal.

Table 23. 2038 Project Alternative Intersection Delay and Level of Service - AM Peak

Intersection Approach Overall
Intersection

Intersection Northbound | Southbound

8.5 8.3 63.1 E 15.1

E Mill Plain Boulevard at Brandt Road/Rhododendron Drive A A 255 C B
E Mill Plain Boulevard at MacArthur Boulevard/Ogden Avenue 10.0 A 13.0 B 30.0 C 10.1 B 14.8 B
E Mill Plain Boulevard at N Devine Road 15.1 B 7.6 A 61.8 E 37.5 D 20.4 C
E Mill Plain Boulevard at N Andresen Road 28.7 C 422 D 572 E 15.5 B 311 C
E Mill Plain Boulevard at Garrison Road 7.2 A 5.2 A 47.0 D 35.1 D 93 A
E Mill Plain Boulevard at N Lieser Road 6.9 A 15.9 B 29.5 C 35.0 C 14.5 B
MacArthur Boulevard at N Lieser Road and St Helens Avenue 223 C 29.2 C 14.7 B 25.1 C 224 C
MacArthur Boulevard at N Andresen Road** 1M1 B 1.5 B 1.7 B 28.1 D 17.7 C
MacArthur Boulevard at N Devine Road™* 4.6 A 9.4 A 4.1 A 5.7 A 7.5 A
N Andresen Road at NE 18th Street 479 D 58.8 E 36.3 D 34.8 C 404 D
N Devine Road at E 18th Street 1.8 B 13.2 B 19.3 B 26.0 C 14.5 B

**Roundabout intersection; intersection results based on HCM 6 Roundabout report.
Red = Approach or intersection operating at LOS F.
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Table 24. 2038 Project Alternative Intersection Delay and Level of Service - PM Peak

Intersection Approach Overall
Intersection

Intersection Northbound | Southbound

E Mill Plain Boulevard at Brandt Road/Rhododendron Drive 13 B 5.9 A 226 C 64.0 E 15.5 B
E Mill Plain Boulevard at MacArthur Boulevard/Ogden Avenue 9.1 A 11.9 B 30.7 C 123 B 13.8 B
E Mill Plain Boulevard at N Devine Road 16.8 B 135 B 61.2 E 45.6 D 26.2 C
E Mill Plain Boulevard at N Andresen Road 26.7 C 23.8 C 58.8 E 47.6 D 338 C
E Mill Plain Boulevard at Garrison Road 1.1 B 115 B 167.6 F 55.3 E 20.5 C
E Mill Plain Boulevard at N Lieser Road 13.6 B 18.6 B 325 C 371 D 18.6 B
MacArthur Boulevard at N Lieser Road and S. Helens Avenue 33.0 C 24.7 C 17.2 B 384 D 273 C
MacArthur Boulevard at N Andresen Road** 13 B 9.7 A 1.2 B 1.4 B 10.9 B
MacArthur Boulevard at N Devine Road™* 8.0 A 7.0 A 6.4 A 7.5 A 74 A
N Andresen Road at NE 18th Street 52.9 D 65.5 E 33.9 C 37.6 D 48 D
N Devine Road at E 18th Street 20.9 C 18.2 B 233 C 273 C 20.8 C

**Roundabout intersection; intersection results based on HCM 6 Roundabout report.
Red = Approach or intersection operating at LOS F.

Table 25. 2038 Project Alternative Volume/Capacity Ratios

Intersection Approach Overall
Intersection

Intersection Northbound | Southbound

E Mill Plain Boulevard at Brandt Road/Rhododendron Drive 0.21 0.45 0.64 0.41 0.08 0.07 0.86 0.85 0.86 0.85
E Mill Plain Boulevard at MacArthur Boulevard/Ogden Avenue 0.29 0.55 0.63 0.33 0.79 0.80 0.12 0.06 0.79 0.80
E Mill Plain Boulevard at N Devine Road 0.37 0.60 0.74 0.48 0.90 0.88 0.58 0.71 0.90 0.88
E Mill Plain Boulevard at N Andresen Road 0.64 0.72 0.95 0.81 0.74 0.74 0.77 0.93 0.95 0.93
E Mill Plain Boulevard at Garrison Road 0.50 0.79 0.49 0.56 0.61 1.14 0.57 0.92 0.61 1.14
E Mill Plain Boulevard at N Lieser Road 0.51 0.60 0.73 0.76 0.74 0.74 0.08 0.17 0.74 0.76
MacArthur Boulevard at N Lieser Road and St Helens Avenue 0.83 0.83 0.77 0.50 0.46 0.59 0.67 0.75 0.83 0.83
MacArthur Boulevard at N Andresen Road** 0.43 0.53 0.55 0.48 0.45 0.43 0.85 0.55 0.85 0.55
MacArthur Boulevard at N Devine Road** 0.16 0.36 0.53 0.37 0.07 0.10 0.19 0.39 0.53 0.39
N Andresen Road at NE 18th Street 0.78 0.88 0.78 0.76 1.10 0.73 0.83 0.67 1.10 0.88
N Devine Road at E 18th Street 0.55 0.67 0.35 0.39 0.59 0.67 0.02 0.26 0.59 0.67

**Roundabout intersection; intersection results based on HCM 6 Roundabout report.
Red = Approach or intersection v/c ratio exceeds 1.0
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Transit

Similar to the No Build Alternative, the Project Alternative includes existing transit service and improvement of the existing Mill
Plain Boulevard transit line (Line 37) to BRT service. The BRT service will improve frequency, capacity, and user comfort, and is
currently planned to serve stops at Devine Road and Andresen Road. In addition, the Project Alternative includes access
improvements such as sidewalks and crosswalks to improve accessibility and universal access to transit facilities. Aligning
crosswalks with new BRT stops will increase connectivity and safety. Furthermore, the area around the planned Devine Road BRT
stop is within the Redevelopment Area and envisioned as an enhanced station area with supportive facilities and amenities,
including bike parking. The overall vision for the Heights District and increased density included in the plan will support increased
transit access and is anticipated to have a net benefit on transit service.

Bicycle and Pedestrian

The access/circulation intent of the Heights District Plan is to strengthen multimodal connections and improve accessibility
throughout the Heights District and within the 20-minute walkshed?® by connecting schools, homes, and jobs through a walkable,
pedestrian-friendly, and bikeable street network and urban trail system. It is anticipated that the Project Alternative would
increase bicycle and pedestrian trips into and out of the Heights District. As described in the mitigation measures (section 0), the
proposed bicycle and pedestrian facility improvements included in the Heights District Plan are designed to offset potential
impacts and enhance the functionality and safety for people riding bicycles, people walking, and people using assistance devices.

Parking
The Project Alternative would increase parking demand in the Heights District. The parking required based on the proposed HX
zone is included in Table 26.

Table 26. Required Parking

Proposed Development Parking Standard Required Spaces

1,800 Multi-Family Residential Units 1 space/dwelling unit 1,800
121,000 SF Commercial (retail and office) 1 space/1,000 SF of floor area 121
83,000 SF (156 rooms) Hospitality 1 space/unit 156
36,000 SF Institutional (churches, schools, community centers, and government services) 1 space/1,000 SF of floor area 36

6.1 acres Parks and Open Space To be determined by Parks Department  0°
Total 2,113

%t is anticipated that on-street parking would satisfy the parking need of the proposed parks and open spaces within the Heights District.

To meet the required parking, the Heights District Plan proposes a parking strategy that includes a combination of structured
parking, surface and tuck-under parking, and on-street parking. The proposed parking is based on a multimodal, complete street
model that anticipates increased transit service through the new BRT line on Mill Plain Boulevard and the proposed enhanced
bicycle and pedestrian infrastructure within and surrounding the Heights District. Future development will be required to provide
the parking necessary to meet the standards of the HX zone. However, if parking demand within the Heights District exceeds
supply, people who live or work in the Heights District could seek parking in adjacent residential neighborhoods. This spillover
parking has the potential to increase on-street parking demand in affected areas; thereby increasing parking congestion in the
affected area and making it more difficult for residents of the affected area to find parking within close proximity of their homes.

° A 20-minute walkshed includes all locations reachable within a 20-minute walk of the Heights District.
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Affected Environment, Impacts, Mitigation \

Mitigation Measures
Implementation of the following mitigation measures would
offset potential impacts to transportation and parking
associated with development under the Heights District Plan.
Devel I ied-al . et

red i | | e i foos

Mitigation Measures Designed into the Project
The following motor vehicle, transit, and bicycle and
pedestrian improvements are proposed within the Heights
District Plan to offset potential impacts associated with the
Project Alternative.

Motor Vehicle

. Convert existing stop-controlled intersections on MacArthur
Boulevard at N Andresen Road and N Devine Road to single
lane roundabouts.

. Convert existing stop-controlled intersection on MacArthur
Boulevard/St Helens Avenue at N Lieser Road to a
signalized intersection.

. Reduce N Andresen Road to one travel lane in each
direction from just south of the Mill Plain Boulevard
intersection to Highland Drive with protected bike facilities.

. Signal timing optimization along the E Mill Plain Boulevard
corridor and at the N Andresen Road at NE 18th Street
intersection. Signal timing optimization includes 110
second cycle length for the AM peak and a 120 second cycle
length for the PM peak (or half cycle lengths), as well as
adjustments to splits, offsets, and lead/lag phasing for
protected left turns.

Transit

. Coordinate with C-TRAN to ensure sidewalk and crosswalk
improvements provide safe and convenient access with
future BRT stations on Mill Plain Boulevard, preliminarily
planned near the intersections with Devine Road and
Andresen Road.

« Ensure sidewalk widths near and adjacent to planned BRT
stations are sufficient to accommodate platforms, station
amenities, and pedestrian through travel.

. Where possible, align additional crosswalks with bus stops
to improve pedestrian access to and from stops.

. Ensure ADA-compliant access to bus stops and stations
throughout the Heights District.

Bicycle and Pedestrian

« Mill Plain Boulevard: Buffered bike lanes and
continuous sidewalks with street trees, pedestrian lighting,
and site furnishings.

« MacArthur Boulevard: Two-way protected bike facility and
greenbelt with multiuse trail, lighting, and enhanced
landscaping on the south side.

. Devine Road: Two-way protected bike facility on the west
side of Devine Road through the Redevelopment Area.

. Buffered bike lanes on N Andresen Road between
MacArthur Boulevard and Mill Plain Boulevard.

. Improved crosswalks along major arterials and added
crosswalks and ADA curb ramps at key points within the
Heights District.

. Landscaped pedestrian walkways and safe crosswalks to
BRT stops and where feasible, weather protection.

. Increase access to Park Hill Cemetery and add pedestrian
circulation improvements to create a more connected
walkway network. Potential walkway connections include to
Heights Shopping Center, Skyline Crest Apartments, Burdick
Avenue/ Marshall Elementary School, Northcrest
Community Church, and People’s Church. Future
connections shall be identified in individual redevelopment
projects and provided where feasible.

In addition to the proposed bicycle and pedestrian facilities
included within the Heights District, the plan includes the
following connectivity improvements to improve the bicycle
and pedestrian circulation in surrounding areas.

. Improved crossings on Kansas Street at Andresen Road and
Idaho Street at Devine Road, which will improve
connections between neighborhoods and MLK Elementary.

. Improved safety and connectivity on Blandford Drive, which
could include on or off-street bicycle facilities to connect the
Heights District to the Lower Grand Employment Area,
neighborhoods to the south, and the Columbia River.

. Improved bicycle facilities on Devine Road north of Mill
Plain to connect the Heights District to existing bike
facilities (including Burnt Bridge Creek Trail and
Evergreen Boulevard).

. Improve existing pedestrian walkways connecting adjacent
neighborhoods with the Heights District, add ADA curb
ramps where missing, and increase visibility of walkways
through wayfinding signage and landscape maintenance.

Parking

In order to reduce the overall parking demand of future
development, the City will develop a Heights District shared
use parking plan and require businesses within the Heights
District to implement traffic demand management (TDM)

techniques (policy L-9 in the Land Use section of the Heights
District Plan).
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Existing Requlations and Other
Petential-Mitigation
Traffic

Development under any studied alternative would be
required to meet City codes and pay traffic impact fees in

accordance with VMC 20.915.040.

While new development will bring increased traffic volumes
to the study area intersections, the analysis indicates that
with the planned improvements, no additional off-site
mitigation is required. However, traffic operations could be
further improved by providing protected/permitted left turns
(flashing yellow arrow) at the E Mill Plain Boulevard and
Garrison Road and N Andresen Road and NE 18th Street
intersections. If site conditions permit the use of
protected/permitted left turns, the v/c ratio at the N
Andresen Road and NE 18th Street intersection in the Project
Alternative could be reduced from 0.92 to 0.80 in the AM
peak hour. Additionally, compliance with VMC 11.70.060,

Transportation Concurrency, is required, including the
submittal of trip generation reports for future projects.

Parking
ordertoreduce the-overallparking-demand-ef future
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b (oolicy L-9-in-the Heights District Plan)l
additiontThe City will actively manage the on-street parking

system within the Heights District through time limits,
metering, or other measures to ensure sufficient parking for
visitors and guests. The City will also monitor parking
demand as development occurs within the Heights District to
determine if there is spillover parking into adjacent
residential neighborhoods. If it is determined that spillover
parking is occurring, then additional measures would be
introduced to reduce or eliminate spillover parking. Measures
could include but are not limited to residential permit
parking or time limits for on-street parking in affected areas.

Significant Unavoidable Adverse Impacts
With the implementation of the mitigation measures
described above, no significant unavoidable adverse impacts
to transportation are anticipated.

Climate change is defined by the Intergovernmental Panel on
Climate Change (IPCC) as “a change in the state of the climate
that can be identified by changes in the mean and/or
variability of its properties, and that persists for an extended
period, typically decades or longer.” One facet of climate
change is global warming, which refers to the gradual
increase (observed and projected) in global surface
temperature as a consequence of greenhouse gas (GHG)
emissions. This analysis consists of a qualitative discussion of
the potential impacts of the proposed alternatives on global
climate change based upon the best information available at
this time.

Affected Environment

Washington has made it a state priority to address climate
change and global warming through a reduction in GHG
emissions. Washington faces serious impacts to its snowpack,
infrastructure, and water supplies as the climate changes and
temperatures climb. Municipalities in the state are already
experiencing trends that are consistent with a warming
climate, from warmer temperatures to rising sea levels to
melting snow and ice to more drought and extreme rainfall.
Ecology has identified nine key indicators and projections of
climate change affecting Washington (Adelsman, Hedia and
Ekrem, Joanna, 2012):

1. Increasing carbon dioxide levels

2. Warmer air temperatures

3. Drier summers and reduced snowfall

4. More frequent and severe extreme weather events
5. Rising sea levels

6. More acidic marine waters

7. Warmer water temperatures

s. Increasing frequency and severity of wildfires

o. Increasing frequency and severity of flooding

In 2008, the state legislature adopted reduction targets for
GHGs which include carbon dioxide (CO2), methane (CH4),
nitrous oxide (N20), hydrofluorocarbons (HFCs),
perfluorocarbons (PFCs), and sulfur hexafluoride (SF6). The
complete list of GHGs regulated by the state for their global
warming potential is provided in WAC 173-441-040.
Washington's current targets are to:

. Reduce overall greenhouse gas emissions to 1990 levels
by 2020

« Reduce overall greenhouse gas emissions 25 percent below
1990 levels by 2035

« Reduce overall greenhouse gas emissions 50 percent below
1990 levels by 2050
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The legislature also acknowledged that the emissions goals
(above) will not be met without a substantial reduction in
transportation emissions and adopting policies to reduce
GHGs from the transportation sector by reducing vehicle miles
traveled (VMT) (RCW 70.235.070). The policies also recognize
the role that land use plays in VMT and vehicle emissions.

WSDOT's Public Transportation Division administers the
state’s Commute Trip Reduction (CTR) law to reduce carbon
emissions and keep the busiest commute routes flowing.

In the Pacific Northwest, planning level efforts to prepare for
climate change tend to focus on climate resiliency. This
includes supporting resilient agro-ecosystems, using green or
hybrid green/gray infrastructure, and strengthening social
networks in frontline communities (e.g. tribal lands and
coastal fishing communities) to assist in meeting basic needs
(May et al. 2018). In an urban environment, such as the City of
Vancouver, planning efforts focus on fostering “urban
resilience”, which is defined as the capability to anticipate,
prepare for, respond to, and recover from significant multi-
hazard threats with minimum damage to social wellbeing,
the economy, and the environment (Maxwell et al. 2018).
Frequently, urban resilience is tied to the ability of an area’s
infrastructure (e.g., water, transportation, energy) to
withstand extreme weather events.

Comprehensive Plan Policies

The 2009 Creating a More Sustainable Vancouver Plan
identified a range of goals and strategies directed at both the
City’s operations and the community at large to reduce GHG
emissions and encourage energy efficiency and the
responsible use of resources. The plan included a GHG
inventory of the City’s emissions. The Comprehensive Plan
adopted the plan and associated studies by reference. The
following policies from the Comprehensive Plan were
identified as applicable to the reduction of GHG emissions in
the City.

EN-3 Energy Conservation: Promote and facilitate energy
conservation and alternative energy sources and generation.

PFS-5 System balance: Allocate resources to balance
transportation choices. Promote development of a broader
range of transportation options including pedestrian, bike, and
transit systems, rather than focusing all resources on satisfying
peak commuting demand with roadway capacity alone.

10 Additional information on global warming potentials can be found at:
https://www.epa.gov/ghgemissions/understanding-global-warming-
potentials.
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CD-16 Sustainability: Facilitate sustainable land use development
though measures including but not limited to the following:

. Develop integrated land use patterns and transportation
networks that foster reduced vehicle miles traveled and
associated greenhouse gas emissions

« Develop individual buildings that minimize energy and resource
consumption. Encourage home based efficiencies such as
insulation retrofits, efficient water and air heating systems, and
use of solar panels or other forms of energy capture.

Impacts

GHG emissions from development within the subarea were
estimated using the King County SEPA Greenhouse Gas
Emissions Inventory Worksheets. The worksheet was
developed by King County in order to help SEPA applicants
determine GHG emissions over the life span of a given
project. Although the worksheet was designed to evaluate
individual projects rather than large planned developments,
it remains a useful tool to assess the magnitude of GHG
emissions associated with different kinds of development.

The worksheet estimates GHG emissions associated with
obtaining construction materials, fuel used during
construction, energy consumed during a building’s
operation, and transportation by building occupants. GHG
emission estimates are reported in metric tonnes of carbon
dioxide equivalents or MTCO2e. CO2e means the number of
metric tons of CO2 emissions with the same global warming
potential as one metric ton of another GHG. GHGs are usually
quantified as CO2e, based on their relative longevity in the
atmosphere and their related global warming potential.™

A summary of the results for each alternative, as well as
existing development, is provided in Table 27. Under all the
alternatives, GHG emissions would be generated by new
building construction, heating and cooling, waste
production, and on-road vehicles. The completed worksheets
for all alternatives, as well as an explanation of the
methodology and assumptions used to create the estimates,
are included as Appendix G to this FEIS.
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Table 27. Alternatives Annual Greenhouse Gas Emissions

Annual Emissions (MTCO2e) Change in Annual Emissions (MTCO2e) over Existing Development

Existing Development 22,155 NA

No Action Base Alternative 24,833 2,678
No Action High Alternative 43,932 21,777
Project Alternative 46,161 24,006

Source: See Appendix G

Table 28 provides a summary of annual emissions per capita (person) and per job for each alternative. To determine the per capita
and per job emissions, the annual emissions for each alternative in Table 27 were divided by the number of people and number of
jobs anticipated under each alternative.

Table 28. Annual Greenhouse Gas Emissions Per Capita and Job

Source Subarea Annual Change in Annual Subarea Annual Change in Annual
Population | Emissions Per | Emissions Per Capita Jobs Emissions Emissions Per Job
Capita over Existing per Job over Existing
(MTCO2e) Development (MTCO2e) Development
(MTCO2e) (MTCO2e)
Existing Development 578 383 NA 658 337 NA
No Action Base Alternative 1,056 23.5 -14.8 (decrease) 677 36.7 3.0
No Action High Alternative 4691 9.4 -29.0 (decrease) 737 59.6 25.9
Project Alternative 5,060 9.1 -29.2 (decrease) 984-1004 46.0 123

Source: See Chapter 2.0 (Alternatives) for a description of the proposed population and jobs per alternative. See Appendix G for an analysis of annual emissions.

As shown in Tables 27 and 28, all three alternatives would have GHG-related impacts, and the relative difference in the magnitude
of these impacts is directly attributable to the density of growth.

The GHG emissions associated with urban development primarily consist of well-mixed GHGs that are circulated and mixed
around the globe affecting climate change in the same manner irrespective of the location of the emission source (U.S. Global
Change Research Program [USGCRP] 2017). Thus GHG emissions originating from urban development in Vancouver have the
same effects as GHG emissions from any other location and vice versa. While the consensus is that GHG emissions from human
activities are a cause of climate change, it is the cumulative effect of past and present emissions in the atmosphere rather than
individual sources that is the cause (USGCRP 2017). It is also not generally possible to equate a specific climate change response to
a specific emissions source from an individual project (U.S. Forest Service, 2009; Environmental Protection Agency [EPA], 2009;
California Air Pollution Control Officers Association, 2008; Council on Environmental Quality, 2016; U.S. Fish and Wildlife Service
[USFWS], 2008; IPCC, 2007; National Marine Fisheries Service [NMFS], 2017).

Therefore, project-related GHG emissions in relation with state, federal and global emissions are used to identify the relative
impact. Because of global scale of climate change, projects typically are evaluated on their cumulative impacts. The GHG
emissions from any of the project alternatives, or a single development under a given alternative, would not increase GHG
emissions such that it would have a discernible impact on climate change. Rather, it can be assumed that this development would
contribute to global development, and as such would cumulatively increase GHG emissions and contribute to climate change.

As such, the impacts from the three alternatives can reasonably be assumed to be similar, and as a result of development and
GHG emissions, all of the alternatives would contribute to the impacts affecting the nine key indicators and projections of climate
change affecting Washington cited above. Some of these impacts would not directly impact the Heights District. For example, the
Heights District is located outside the flood district and there are no surface water resources in the immediate area, and so an
increase in the frequency and severity of flooding would not impact the area directly.
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No Action Base Alternative

GHG emissions from the No Action Base Alternative are
presented in Table 27 and Table 28. That alternative would
increase GHG emissions by 26,678 MTCO2e per year over
existing conditions, and would have the lowest GHG
emissions of the three alternatives. The results reflect the
differences in land use when assuming the Heights District
will develop under existing conditions and under the growth
assumptions outlined in the Land Use section. The alternative
would also see a decrease in per capita emissions, as a result
of anticipated population growth over existing conditions.
However, the No Action Base Alternative has greater
emissions per capita as compared to the No Action High
Alternative and the Project Alternative, as it would not
develop as densely as those scenarios.

As previously noted, the City’s Comprehensive Plan contains
several policies related to climate change which align with
the state’s initiatives for reducing GHG emissions —namely,
promoting energy conservation and the use of alternative
energy sources (such as developing buildings that are energy
and water efficient), and providing for multi-modal
transportation (thereby reducing VMT).

This alternative would not benefit from the proposed plan’s
sustainability initiatives, including LEED certification for
buildings and new pedestrian pathways. Both No Action
Alternatives would be limited to carrying out existing City
initiatives and policies, such as the CTR program.

While the No Action Base Alternative would result in the
smallest net increase in GHG emissions when compared to
the other alternatives, it would not contribute to achieving
the City's Comprehensive Plan goals and the state’s
campaign to reduce GHG emissions.

No Action High Alternative

GHG emissions from the No Action High Alternative are
presented in Table 27 and Table 28. That alternative would
increase GHG emissions by 21,777 MTCO2e per year over
existing conditions. The results reflect the differences in land
use when assuming the Heights District will develop under
existing conditions and under the assumptions outlined in
the Land Use section. The No Action High Alternative would
have the same types of impacts as the base alternative, but
would have a higher level of impact as the development
would be greater than under the base alternative. When the
projected population and job growth is taken into account,
the No Action High Alternative has greater emissions per
capita and per job than the Project Alternative.

As previously noted, the City’s Comprehensive Plan contains
several climate change related policies, which align with the
state’s initiative for reducing GHG emissions — namely,
promoting energy conservation and the use of alternative
energy sources (such as developing buildings that are energy
and water efficient), and providing for multi-modal
transportation (thereby reducing VMT).

This alternative would not benefit from the proposed plan’s
sustainability initiatives, including LEED certification for
buildings and new pedestrian pathways. Both of the No
Action Alternatives would be limited to existing City
initiatives and policies, such as the CTR program.

While the No Action High Alternative would resultin a
smaller net increase in GHG emissions when compared to the
Project Alternative, it would not contribute to achieving the
City's Comprehensive Plan goals and the state’s campaign to
reduce GHG emissions. As previously described, the GHG
emissions impacts from the three alternatives can reasonably
be assumed to be similar.

Project Alternative

GHG emissions from the Project Alternative are presented in
Table 27 and Table 28. Compared to existing conditions, the
Project Alternative would result in a net increase in GHG
emissions of 24,006 MTCO2e per year. When population and
employment growth is considered (Table 28), the Project has
lower per capita emissions than existing development and
the No Action Alternatives, and lower per job emissions than
the No Action High Alternative. This is due to the proposed
density of the subarea, as co-locating people and jobs is more
efficient than a sprawled environment. By encouraging
development in the Heights District, the Project Alternative
may help reduce development pressure in other areas that
are more peripheral and less suited to development (e.g.,
lacking existing infrastructure). As such, the increased density
and infill development within the Subarea may reduce the
City’s need to expand the UGA over time.

While the Project Alternative would be subject to the
proposed plan’s sustainability initiatives, including LEED
certification for buildings and new pedestrian pathways,
both No Action Alternatives would be limited to carrying out
existing City initiatives. In addition, some of the policies and
design elements of the Project Alternative would address
the nine key indicators of climate change in Washington.
For example, the use of green infrastructure (e.g. green
roofs, rain gardens, street trees) would reduce the heat
island effect, in turn addressing the anticipated increase

in global temperatures.

The Project Alternative would support city-wide goals and
policies included in the Comprehensive Plan as well as
additional GHG reduction measures proposed under the
Heights District Plan. Mitigation measures to address GHG
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emissions are still warranted in order for the Project
Alternative to contribute to achieving the goals of the City
and state. Mitigation measures to reduce GHG emissions,
consistent with City and state policies, are identified below.

Mitigation Measures

Mitigation Measures Desighed into the Project
The project would implement strategies to reduce VMT, such
as increasing access to multi-modal transit options including
improved access to BRT service and bicycle and pedestrian
infrastructure improvements. In addition to reducing VMT,
other strategies can further reduce GHG emissions from
energy use. Some of these strategies include employing
design features that naturally reduce a project’s energy use.
Examples include features such as daylighting and green
roofs, retaining mature trees and planting new trees to
provide carbon sequestration, air purification, and cooling,
and generating power on site (e.g., solar panels).

The Project Alternative would implement the Heights

District Plan, thereby increasing density in an already
urbanized area, advocating for low impact development (LID)
and LEED credentials, and increasing access to multi-modal
transit options. These facets of the Heights District would
enact policies EN-3, PFS-5, and CD-16 of the City’s
Comprehensive Plan, and help minimize GHG emissions

from increased development.

Additionally, implementation of LID and LEED sustainability
standards (or equivalent) will support energy and water
conservation, and reduce the impacts to energy water
demand. Therefore, the LID and LEED standards (or
equivalent) specified in the Project Alternative will contribute
to urban resiliency.

The City will also establish a Heights-specific TDM program to
require developers to provide TDM strategies such as
subsidized transit passes, bike parking, and/or shared use
vehicles on site.

The following policies, included in the Land Use,
Access/Circulation, and Environmental Sustainability sections
of the Plan (updated to reflect the current plan policies)-frem
the-plan would reduce VMT or energy use associated with the
project.

L-1 Establish a new HX (Heights District) mixed-use zone
classification that promotes a flexible mix of residential, retail,
and employment land uses and a walkable land use pattern,
allowing living and working within walking distance of each
other.

L-3 Encourage a pedestrian-scale environment and walkability
through smaller blocks and narrow street rights-of-way.

L-6 Incentivize shared parking strategies that reduce the total
number of stalls in the District.

C-3 Foster the regional bicycle network by creating protected
bike lanes for both directions along all major arterials.

C-5 Create a fine-grained network of accessible sidewalks,
pathways and bike facilities that include lighting and shelter to
allow pedestrians, cyclists, and others users comfortable and
direct access to and within the-District. Capitalize on existing
networks such as the internal cemetery streets and connections
between Skyline Crest and nearby schools.

S-2 Design roads, roofs, and parking lots to minimize heat
island effects.

S-4 Strive to exceed relevant sustainability benchmarks for new
buildings and infrastructure, similar to what is required for LEED
certification standards. All publicly owned buildings shall meet
orexceed LEED Gold Certification.

S-6 Explore opportunities for district level solutions to waste
management and energy production.

S-8 Explore opportunities to reduce supply chains through local
food production and create opportunities to buy food from local
distributors at farmers markets, grocery stores, cafes, and
restaurants.

Existing Regulations and Other Mitigation
Existing City initiatives that will help to mitigate impacts
include the following.

. CTR program - VMC 18.12

« Energy efficiency - VMC 17.09

. Landscaping - VMC 20.925

. Tree, vegetation, and soil conservation - VMC 20.770

. Compliance with state energy code

. Compliance with Evergreen Sustainability Development
Standard for affordable housing

Significant Unavoidable Adverse Impacts
There is no standard significance threshold for GHG
emissions in the SEPA rules (WAC 197-11-330). Scientific
research and analysis tools sufficient to determine the
climate change effects of GHG emissions at a local scale are
not yet available and any conclusions would be speculative.
While any level of GHG emissions contributes to climate
change, the impact occurs only within the context of past
and present emissions.

Although the Project Alternative would increase
development over both No Action Alternatives, the severity
of the impact would be reduced through the identified
mitigation, and the Project Alternative would be consistent
with both state and City climate change and GHG reduction
goals. When considering the per capita and per jobs
emissions shown in Table 28, the Project Alternative would
have lower per capita emissions than existing development
and the No Action Alternatives; and lower per job emissions
than the No Action High Alternative. By encouraging
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development in the Heights District, the Project Alternative
may help reduce development pressure in other areas that
are more peripheral and less suited to development (e.g.,
lacking existing infrastructure).

The following sections address public services and utilities
within the Heights District, including fire and emergency
medical services, police, schools, utility service, and parks and
recreation facilities.

Fire and Emergency Medical Services

Affected Environment

The Heights District is located in the Vancouver Fire District
and is served by the Vancouver Fire Department (VFD), the
primary purveyor of fire and emergency services for the City.
The VFD serves a population of almost 250,000 from 10
stations covering 90 square miles. A total of 12 frontline fire
crews run over 20,000 calls per year. VFD's emergency
medical service (EMS) program provides paramedic first
response to residents in VFD's service area (City 2019a).

One VFD station is located in the Heights District - Fire
Station 3, on the northeast corner of the Mill Plain
Boulevard/Devine Road intersection. This 5,160-square

foot structure sits on a 65,000-square foot parcel. Three
firefighters are on duty for each shift. Station 3 has a

service area of 6.2 square miles and, in 2014, the population
within that service area was 25,732 (4,152 people per square
mile). The station received 3,171 calls in 2014 (Citygate
Associates 2015).

The VFD's capital facilities planning identified several fire
stations that require significant improvements or
reconstruction to meet the Department’s current needs and
address structural deficiencies at the existing stations. Fire
Station 3 is identified for relocation and reconstruction. VFD
plans to relocate the station southeast of the Heights District,
potentially near the intersection of Andresen Road and
MacArthur Boulevard (City 2019b). VFD anticipates
constructing a new station and demolishing the existing
station by 2022. Fire Station 3 would continue to provide the
primary response for fire and emergency service calls within
the Heights District from its new location.

Level of Service

RCW 35.103.040 requires the VFD to report service level
performance annually. The 2018 report, presented to the City
Council on 1 July 2019, indicates the Department has a target
response time of 7:59 for all Priority 1 and Priority 2 (highest
priority) calls. According to the VFD, some calls originating
from the Heights District exceeded the target response time.
Overall, the Department met the response time target 94
percent of the time (City 2019c).

Impacts

Development under the Project Alternative or the No Action
Alternatives would have the potential to impact fire service
delivery through an increase in population and potential
increases in call volume. In addition, under any of the
alternatives, construction-related impacts could result in
increased service calls for construction inspections and
response to potential construction-related accidents. Impacts
are described below for each alternative based on a
qualitative analysis of how proposed development would
potentially impact fire and emergency medical services.

No Action Base Alternative

The No Action Base Alternative represents the lowest amount
of development among the alternatives. The increase in
population and employment (roughly 500 people and 19

new jobs) associated with the No Action Base Alternative
would be incremental over time and is not anticipated to
result in a significant increase in fire service calls or to affect
VFD response time.

No Action High Alternative

The No Action High Alternative assumes some redevelopment
of existing underutilized sites within the existing Tower Mall
property. Like the No Action Base Alternative, the No Action
High Alternative would result in incremental development
over time. However, the greater increase in population and
employment (roughly 4,113 people and 161 jobs) would result
in higher demand for fire and emergency services than
anticipated in the No Action Base Alternative.

Based on the results of the Department’s annual performance
evaluation, the VFD anticipates being able to plan for
sufficient staffing and equipment to respond to any increase
in calls associated with the No Action High Alternative while
maintaining its target response times.

Project Alternative

At build-out, the Project Alternative would result in
approximately 4,482 additional residents and 490 to 510

new jobs. Among the alternatives, the Project Alternative
would result in the highest demand for fire and emergency
services because its redevelopment levels are the highest.
Because of the adoption of the subarea plan and coordinated
planning efforts by the City to promote redevelopment in the
Heights District, the Project Alternative is also anticipated to
result in the quickest increase in population and employment
from existing conditions. This faster pace of redevelopment
could result in fire service delivery needs that could outpace
the growth of the Department (staffing and equipment).
However, the VFD anticipates being able to maintain target
response times and plan for sufficient staffing and equipment
to respond to any increase in calls associated with the

Project Alternative.
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Mitigation Measures

The following mitigation measures would help address
potential impacts to fire and emergency services associated
with development under the Heights District Plan.

Mitigation Measures Designed into the Project

« The Heights District Plan promotes compact growth and
development within an existing urban framework, which
could reduce growth in outlying areas of the City. This
compact form of development close to existing VFD services
could result in more efficient service delivery.

Existing Regulations and Other Petential-Mitigation

. Increases in population and employment resulting from the
Heights District Plan will be reviewed annually as part of the
VFD’s annual performance evaluation. Any required staffing
or equipment needs would be planned through the
Department’s capital facilities planning to offset potential
impacts to fire and emergency service delivery, including
response time.

« All new buildings constructed under the Heights District
Plan would be constructed in compliance with the most
current version of the International Fire Code, as adopted
by the City under VMC 16.04. Most buildings, because of
the size and type of construction, would include automatic
fire sprinklers which reduce the size, spread, and severity of
fires but do not negate the need for an emergency response
or reduce the need for other types of emergency response.
Adequate fire flow to serve new developments, emergency
access standards, and required spacing standards for fire
hydrants would be provided as required by the City’s
specific code requirements.

. Redevelopment of the Heights District Plan area will result
in additional tax revenues, including construction and retail
sales tax, property tax, utility tax, licenses and permits, and
other fees. A portion would accrue to the City and VFD
which would help offset the increase in demand for fire and
emergency services.

. Potential construction-related impacts would be
mitigated through compliance with all local, state, and
federal safety regulations and standards on site and
coordination with the VFD to maintain proper emergency
access during construction.

Significant Unavoidable Adverse Impacts
With the implementation of the mitigation measures
described above, no significant unavoidable adverse
impacts to fire and emergency services are anticipated.

Police

Affected Environment

The Vancouver Police Department (VPD) is currently
authorized for 227 sworn staff and 63 civilian staff. VPD
serves approximately 50 square miles, divided into two
precincts which are further divided into two districts per
precinct. Each district is then divided into beats and
individual patrol officers are responsible for handling calls
for service within each beat. VPD has various units under the
crime prevention division, including home safety/burglary
prevention, pedestrian safety, and traffic safety. VPD also
operates specialty units that include neighborhood response
teams, school resource officers, and the Safe Streets Task
Force (City 2019a).

The Heights District is located in VPD's Precinct 2 and is split
between West District 2 and East District 3 (Clark County
MapsOnline 2019). The area to the east of Devine Road south
of Mill Plain Boulevard and north of MacArthur Boulevard is
located in East District 3. The area west of Devine Road, north
of Mill Plain, and south of MacArthur is located in West
District 2. The Heights District also overlaps two beats — beats
22 and 31 (VPD 2019). In the Heights District, the beat
boundary is the same as the VPD district boundary with the
western portion of the plan area in beat 22 and the eastern
portion in beat 31. The closest police station to the Heights
District is located roughly 2 miles north on NE Stapleton
Road.

Call History

Over the last 6 years, call volumes have risen citywide from
47,315in 2013 to 60,698 in 2018. In the Heights District, call
volumes have remained relatively stable with 581 calls in
2013 and 573 calls in 2018. Table 29 is a summary of call
volume from 2013 to 2018 citywide and in the Heights
District.

Table 29. Call Volume History

2013 47,315 581
2014 48,790 564
2015 53,528 636
2016 57,089 550
2017 57,575 527
2018 60,698 573

Source: Vancouver Police Department

To address this increasing call volume, the City adopted a
funding package in 2017 that supported the hiring of 42
commissioned officers and 19 civilians for VPD (City 2019c¢).
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Average response time citywide from 2013 to 2018 was 8.3
minutes for Priority 1 calls and 9.5 minutes for Priority 2
calls. In the Heights District, the average response time
was 7.9 minutes for Priority 1 and 11 minutes for Priority 2
calls (VPD 2019).

Impacts

Development under the Project Alternative or the No Action
Alternatives would have the potential to impact police
services in the Heights District. Under any of the alternatives,
there could be an increase in demand for police services
during construction, such as calls for service for construction
vandalism or theft. The existing numbers of VPD staff are
expected to be sufficient to handle any increased calls for
service during construction activities under all alternatives.

No Action Base Alternative

The No Action Base Alternative represents the lowest amount
of development among alternatives. The increase in
population and employment (roughly 500 people and 19

new jobs) would be incremental over time and is not
anticipated to result in a discernible increase in police service
calls or impact VPD response times.

No Action High Alternative

The No Action High Alternative assumes some
redevelopment of existing underutilized sites within the
existing Tower Mall property. Similar to the No Action Base
Alternative, the No Action High Alternative would result in
incremental development over time. However, the greater
increase in population and employment (roughly 4,113
people and 161 jobs) would result in higher demand for
police services and increased call volumes compared with
those anticipated in the No Action Base Alternative.

Based on annually analyzing incident response data, the VPD
anticipates being able to plan for sufficient staffing and
equipment and to respond to any increase in calls associated
with the No Action High Alternative while maintaining the
Department’s target response times.

Project Alternative

At full build-out, the Project Alternative would result in
approximately 4,482 additional people and 490 to 510 new
jobs. The Project Alternative would result in the highest
demand for police services due to higher redevelopment
levels when compared with the other two alternatives.
Because of the adoption of the subarea plan and coordinated
planning efforts by the City to promote redevelopment in the
Heights District, the Project Alternative is also anticipated to
result in the quickest increase in population and employment
as compared with existing conditions. This faster pace of
redevelopment could result in police service needs that
outpace the Department’s growth. However, the VPD
analyzes incident response on an annual basis and

anticipates being able to maintain target response times and
plan for sufficient staffing and equipment to respond to any
increase in calls associated with the Project Alternative.

Additionally, safety may be improved in the Heights District
over time under the Project Alternative. The increase in
residential and employment density that would occur would
result in a more consistent and increased level of activity in
the area. Such an increase in activity would contribute to
improved safety and potentially to reduced criminal activity.
In addition, new development could include crime
prevention through environmental design (CPTED) features
to reduce criminal activity and calls for services, including
providing adequate lighting, ensuring appropriate visibility,
and orienting buildings towards the street and public spaces.

Mitigation Measures

The following mitigation measures would help address
potential impacts to police services associated with
development under the Heights District Plan:

Mitigation Measures Designed into the Project

. The Heights District Plan promotes compact growth and
development within an existing urban framework, which
could reduce growth in outlying areas of the City. This
compact form of development could result in more efficient
police service delivery.

. CPTED measures, such as orienting buildings towards the
street and public spaces, providing public connections
between buildings, and providing adequate lighting and
visibility, will be used to help reduce criminal activity and
calls for service.

Existing Regulations and Other Petential-Mitigation

« On full implementation of the 2017 funding package, the
VPD will add 42 commissioned officers and 19 civilian staff.
In addition to these increases, the VPD analyzes staffing,
equipment, and facility needs through the City’s strategic
planning and biennial budgeting processes. Increases in
employees and residents over the buildout period of the
Heights District, as well as general growth in the City, would
be assessed as part of this process and additional resources
added as needed to offset impacts to police services.

. Redevelopment of the Heights District Plan area would
result in additional tax revenues from construction and
retail sales tax, property tax, utility tax, licenses and permits,
and other fees. A portion would accrue to the City and VPD
to help offset the increase in demand for police services.

. Potential construction-related impacts would be mitigated
through compliance with all local, state, and federal safety
regulations and standards on the site and coordination with
the VPD to maintain proper police access during
construction.

CITY OF VANCOUVER, WASHINGTON | The Heights District Plan | Final Environmental Impact Statement



Significant Unavoidable Adverse Impacts
With the implementation of the mitigation measures described above, no significant unavoidable adverse impacts to police
service are anticipated.

Schools

The Heights District Plan area is located in the Vancouver Public Schools (VPS) district. VPS covers roughly 58 square miles in
western Vancouver, serves roughly 24,000 students, and employs 3,300 people. The school district comprises 21 elementary
schools, six middle schools, and five high schools. Most of the Heights District is located within the attendance boundaries of
Marshall Elementary School, McLoughlin Middle School, and Fort Vancouver High School. A small portion of the northwestern
corner of the plan area, including Martin Luther King Elementary School, is within the Martin Luther King Elementary
attendance boundary.

According to VPS, 24 percent of its students speak a language at home other than English and nearly half (48 percent) are eligible
for free or reduced-price lunch (VPS 2019a). A comparison of school and district-wide demographics is shown in Table 30.

Table 30. School and District Demographics

African American 3.1% 2.9% 3% 4% 2.5%
American Indian 1% 0.2% 0.3% 0.3% 0.5%
Asian 2% 2% 3.3% 4.5% 3.2%
Hispanic 35% 55.6% 48.3% 40.9% 26.6%
Multi-racial 7.9% 9.2% 7.2% 6.2% 8.2%
Pacific Islander 2.8% 4.5% 5.8% 5.8% 2.1%
White 48.2% 25.7% 32.2% 38.4% 57%

Source: VPS 2019b.

VPS parcels comprise roughly 28 percent of existing land uses in the Heights District (City 2018). As identified in Table 30, the
three VPS facilities located in the area of the Heights District Plan (Martin Luther King Elementary along Mill Plain Boulevard and
George C. Marshall Elementary School and McLoughlin Middle School along MacArthur Boulevard) and Fort Vancouver High
School, which also serves the Heights District, are generally more demographically diverse than VPS as a whole (VPS 2019b).

In February 2017, voters approved a school bond measure to fund the upgrade and replacement of several VPS facilities. The
bond measure included demolishing McLoughlin Middle School and constructing a new building in the same general area. The
new building would house both George C. Marshall Elementary School and McLoughlin Middle School. As proposed, the
combined school building is roughly 202,500 square feet and is located on the same parcel as the existing McLoughlin Middle
School. The new, combined school is currently under construction and will be operational in spring 2020. The building currently
occupied by George C. Marshall Elementary School will become VPS’s Lieser Campus. The bond measure also included
reconstructing Martin Luther King Elementary School on its existing lot (City 2018).
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Enrollment and Capacity

VPS provided the numbers of current and projected
enrollment and capacity for each of the schools that serve the
Heights District. Enrollment is shown in Table 31 and capacity
in Table 32.

Table 31. Current and Projected Enrollment

oo a0 208 a1 200 vz s
MLK 490 447 432 414 416 419 425
Marshall 365 373 372 375 399 405 415

McLoughlin 988 1023 1046 1048 958 918 879
FortVancouver 1467 1522 1510 1569 1643 1647 1695

22017 enrollment based on actual headcount; projected enrollment forecasted from 2017
headcount.
Source: VPS 2019¢.

Table 32. School Capacity

o Jower

MLK 430 students
Marshall 520 students
McLoughlin 1068 students
Fort Vancouver 1900 students

2Capacity information for Martin Luther King Elementary, McLoughlin Middle, and
Marshall Elementary is based on the planned capacity of the new schools, which are
currently under construction and scheduled to open in 2020.

Source: VPS 2019c.

Based on current and projected enrollment and capacity,
Marshall Elementary, McLoughlin Middle, and Fort Vancouver
High are currently under capacity. Martin Luther King
Elementary is over capacity, but projected to meet future
capacity as forecasted.

Impacts

Development under the Project Alternative or the No Action
Alternatives would have the potential to impact schools
within the Heights District and existing school capacities.
Increases in population within the Heights District would
result in an associated increases in new students at VPS
facilities. New students generated by residential
development in the Heights District would represent an
increase in annual VPS enrollment, in particular in the schools
serving the plan area. With the exception of Martin Luther
King Elementary, the existing schools that serve the plan area
currently have capacity to serve additional students;
however, most of the plan area is within the Marshall
Elementary attendance boundary and development is not
anticipated to impact Martin Luther King Elementary.
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Projected student generation for each alternative is based on
the average student generation rate currently used by VPS.
Table 33 identifies student generation rates per multi-family
housing unit.

Table 33. VPS Average Student Generation Rate (October 2018)

Level Generation

Elementary (K-5) 0.123
Middle (6-8) 0.059
High (9-12) 0.063

In addition to direct impacts, under any of the alternatives,
construction-related impacts could result in increased travel
time for students and limited access to school sites because
of road closures and/or construction-related traffic delays.

No Action Base Alternative

The No Action Base Alternative represents the lowest amount
of residential development among the alternatives, with a
projected total of 192 new multi-family housing units.
Residential development under this alternative would
generate approximately 47 new students, including
approximately 24 elementary students, 11 middle school
students, and 12 high school students. The increase in
population and students associated with the No Action Base
Alternative would be incremental over time. Based on these
projections and current VPS enrollment and capacity as
noted in Table 31 and Table 32, it is anticipated that new
students associated with the No Action Base Alternative
could be absorbed into current school capacity and no
impacts to schools are expected.

No Action High Alternative

The No Action High Alternative represents a greater amount
of residential development with a projected total of 1652
new housing units in the Heights District. Residential
development under this alternative would generate
approximately 404 students, including approximately 203
elementary students, 97 middle school students, and 104
high school students. These additional students could cause
the schools that serve the Heights District to exceed capacity.
However, the increase in population associated with the No
Action High Alternative would be incremental over time and,
therefore, it is anticipated that new students could be
absorbed into current school capacity and no impacts to
schools are expected.
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Project Alternative

The Project Alternative represents the highest amount of
residential development among the alternatives with a
projected total of 1,800 new residential units in the Heights
District. Residential development under this alternative
would generate approximately 440 students, including
approximately 221 elementary students, 106 middle

school students, and 113 high school students. Because of
the adoption of the subarea plan and coordinated planning
efforts by the City to promote redevelopment in the Heights
District, the Project Alternative is anticipated to result in the
quickest increase in population from current conditions.
However, development would still occur incrementally
over time and it is anticipated that new students resulting
from redevelopment could be absorbed into current

school capacity.

The Project Alternative may also benefit the schools and
students in the Heights District. Its redevelopment will
include connectivity and safety improvements for all modes
of travel and users. For example, a reconfiguration of the
MacArthur Boulevard corridor with additional multimodal
infrastructure could improve the safety and comfort of
students traveling to and from school (City 2018). The
upgrades to VPS facilities in the Heights District coincide with
the Heights District planning process, providing
opportunities for faculty and students to work with the
project team in providing a mutually-beneficial design. In the
past, VPS has considered the idea of creating subsidized
teacher workforce housing on lands owned by the school
district. This idea is being incorporated in the Heights District
planning process with the potential placement of this
housing along MacArthur Boulevard near the future
combined school (City 2018). This kind of collaboration meets
the family-community resource centers goal from the VPS
strategic plan (VPS 2014).

Mitigation Measures

As noted above, the increase in multi-family housing units
and students associated with the Heights District Plan would
occur incrementally over time. With the exception of Martin
Luther King Elementary, the existing schools that serve the
plan area currently have capacity to serve additional
students; however, the number of students proposed could
cause the schools to exceed capacity. The following
mitigation measures are proposed to offset potential impacts
to schools associated with development under the Heights
District Plan.

Mitigation Measures Designed into the Project
The Heights District Plan promotes connectivity and
walkability improvements within an existing urban
framework, improving access and safety for students
attending schools within the Heights District.

Existing Regulations and Other-Petential Mitigation
. Increases in the student population resulting from the
Heights District Plan will be reviewed annually.
Additional capacity needs would be planned through
VPS'’s capital facilities planning to ensure an adequate
LOS at VPS facilities.

. New residential development in the Heights District would
be required to pay school impact fees per unit in accordance
with VMC Chapter 20.915.060 to help offset additional
demand for services in the Heights District.

. Redevelopment of the Heights District Plan area will result
in additional tax revenues, including construction and retail
sales tax, property tax, utility tax, licenses and permits, and
other fees. A portion would accrue to the City and VPS.

. Potential construction-related impacts would be mitigated
through compliance with all local, state, and federal safety
regulations and standards on the site and coordination with
the VPS.

Significant Unavoidable Adverse Impacts

No significant unavoidable adverse impacts to schools in the
Heights District have been identified as a result of the
proposed alternatives.

Water Service

Affected Environment

The City of Vancouver owns and operates its own municipal
water system serving the City and surrounding areas of Clark
County including the area encompassing the Height District
Plan. The City obtains all of its water supply from
groundwater sources.

The Heights District is entirely within the Heights high
pressure zone. The City's Water Station No. 5 (WS 5) is located
within the Heights District along East Mill Plain Boulevard at
East Devine Road. WS 5 supplies Heights low and Heights
high pressure zones. WS 5 includes an 8.0-million gallon (MG)
partially buried water reservoir and an elevated 0.75-MG
water tank. The reservoir serves the Heights low pressure
zone and a connected booster pump supplies water to the
water tank, which serves the Heights high pressure zone. The
Heights high pressure zone is the largest in the City’s system.

The 2015 Comprehensive Water System Plan (water system
plan) identifies a volume/flow deficiency of 0.4-MG by 2024
and 3.1-MG by 2034 for the Heights high pressure zone, due
to the large standby storage and equalizing storage
requirements. This was proposed to be remedied by
reallocating excess storage from the Heights low zone (6.2-
MG in 2034) using existing pumping capacity available from
the booster pump at WS 5.
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The water system plan indicates the City has adequate water

rights through 2034 for average and maximum day demands.

However, system facilities are limited in capacity and could
be improved to increase supply redundancy during
maximum day demands.

Distribution within the Heights District is accomplished
through existing water mains. These include 12-inch and
larger lines in Mill Plain Boulevard and MacArthur Boulevard
and an 8- to 10-inch line in Devine Road. Individual users are
served by private lines from these mains.

Impacts
Future development under the Project Alternative or the No

Action Alternatives would have the potential to affect water
pressure in the Heights District. The City is projected to
experience pressure drops in the Heights high pressure zone

due to increased system demandéraining-ofthe-elevated
reserveir. The potential pressure drops are a result of
anticipated new development throughout the Heights high
pressure zone and could occur during peak demand under
any alternative. To address these anticipated pressure drops
the City is currently examining potential options for the
replacement of the aging reservoirs, tank, pumps, and
controls at WS 5.

The City’s water system plan identifies a number of
distribution system improvements within the Heights high
pressure zone and within close proximity of the Heights
District to address existing pressure deficiencies and balance
system pressures. These improvements would apply to all
alternatives to address future deficiencies and are identified
in the mitigation measures.

Development projects are required under the VMC to
construct on-site and related water system improvements
necessary to support their development. Impacts specific to
each alternative follow.

No Action Alternatives

While the peak hour water demand is higher for the No
Action High Alternative (3,120 gallons per minute [gpm]
compared to 2,100 gpm for the No Action Base Alternative),
the type and scale of development anticipated under each
alternative is similar. Under both No Action Alternatives,
capital improvements for water supply would occur
incrementally in the context of project-by-project
development. Projects would continue to be guided by the
City's current 5-Year Capital Improvement Plan. Individual
developers would propose to develop or redevelop
properties within the Heights District according to their own
project, current land use and zoning designations, and the
market trends at that given point in time. Because
development under the No Action Alternatives would not be
part of an adopted subarea plan or covered under a planned
action ordinance, future applicants would be required to

comply with SEPA for individual projects. Project-specific
impacts and any required mitigation (including on-site or off-
site improvements) would occur on a project-by-project basis
as identified through development review and consistent
with the City’s water system plan.

The No Action Base Alternative would require minimum 10-
inch water mains and the No Action High Alternative would
require minimum 12-inch water mains in Devine Road and
The Loop to provide adequate flow. Both No Action
Alternatives would require 8-inch lines on site to serve
individual development projects. Based on the incremental
nature of development anticipated under the No Action
Alternatives and the City requirement for development
projects to construct on-site and related water system
improvements necessary to support the proposed
development, no impacts to water service delivery from the
No Action Alternatives is anticipated.

Project Alternative

Development anticipated under the Project Alternative
would increase peak demand from existing conditions by
approximately 50 percent to 3,298 gpm. This increase in
demand is similar to the No Action High Alternative and
would be supplied from the City’s existing well production
volumes, and would require installation of 12-inch water
mains in Devine Road and the proposed Loop roadway and
8-inch on site water lines to serve individual development
projects. The increased density and intensity of development
anticipated under the Project Alternative would result in
greater demand on the water supply and distribution system
and improvements would likely be required to provide
adequate water pressure. The installation of water conserving
features, such as high efficiency plumbing fixtures, native and
drought-tolerate landscaping, and grey water reuse systems
can reduce per capita water demand. Water system
improvements necessary to meet projected demand for the
Project Alternative and maintain adequate pressure are
identified in the mitigation measures below.

Mitigation Measures

Implementation of the following mitigation measures would
offset potential impacts to water demand associated with
development under the Heights District Plan.

Mitigation Measures Designed into the Project

. The Heights District Plan encourages the development of
buildings and infrastructure that exceed sustainability
benchmarks required to achieve Leadership in Energy and
Environmental Design (LEED) standards. All new publicly
financed buildings are required to meet or exceed LEED
Gold Certification. These sustainability standards will
support water conservation and reduce the impacts to
water demand.
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Existing Regulations and Other-Petential Mitigation

. New water service connections will require payment of
connection fees and system development charges to
mitigate for development impacts to source, supply, and
storage capacities.

. New development would be required to meet Department
of Health and City municipal codes that would, at a
minimum, maintain existing system performance.

. Improvements required for water service will be included in
the Capital Improvement Plan

. The City uses a hydraulic network model to evaluate
capacity and make a determination of water availability. If
there is a gap between what the existing system can
provide and what a development needs, the developer is
required to upgrade the existing system to meet demand.
Upgrades may include replacing existing water mains when
the existing system does not have sufficient fire flow
capacity and/or the water mains are not sufficiently sized for
the domestic and/or fire services needed for the
development. Minimum 12-inch water mains and 8-inch on-
site water lines would be required to support future
development in the Heights District. Developers may also
be required to install fire hydrants. New development and
redevelopment is required by the plumbing code to include
efficient plumbing fixtures. This requirement would reduce
the overall impact to water demand resulting from the
Project Alternative.

. The following improvements are identified in the City’s
water system plan to address pressure deficiencies and
balance system pressures regardless of development of the
Heights District.

— Replace the transmission line in Blandford Drive with a
new 30-inch-diameter transmission main

— A new transmission line (T-27) paralleling Mill Plain to
the north connecting Water Station No. 5 to 87th
Avenue.

Significant Unavoidable Adverse Impacts

With the implementation of the mitigation measures
described above, no significant unavoidable adverse impacts
on the water supply system are anticipated.

" A capacity of 16 MGD means the average of each day’s incoming flow over
the course of a month must be less than 16 MGD.

Sewer

Affected Environment

The City operates a wastewater collection system that
includes two wastewater treatment facilities, approximately
+76-802 miles of total sewer lines, and 41 pump stations.
These pumping stations provide a means of moving
wastewater from areas lacking gravity lines to an adjacent
area where gravity lines exist. The total size of the collection
system expands each year due to growth. As of November
2019, the City sewer district served an estimated 231,303
residents across 55:861.9 square miles (City 2019a).

Wastewater from the Heights District is conveyed through
the City’s conveyance system to the Marine Park Reclamation
Facility located at 4650 Southeast Columbia Way. The facility
is designed with the capacity of approximately 16.0 million

gallons per day (MGD)."" Freated-wastewateris-discharged-to
2010 water-throughputAverage daily flow in 2019 was
estimated at 10.67 MGD-{City-26+H, leaving a remaining 5.43
MGD available in the system. The facility is rated for a peak
hour flow of 41.8 MGD."? Actual peak hour flow is not tracked
on a reqgular basis by the City, but it generally falls well below
41.8 MGD. Treated wastewater is discharged to an outfall to
the Columbia River.

Existing sewers are generally available to collect wastewater
generated from the Heights District, the existing schools, Park
Hill Cemetery, and Skyline Crest. The sewers generally flow
towards the southwest. The Heights District is located in
Sewer Basin G1 and is summarized in Sheets 119 and 120 of
Volume 2 of the 2011 General Sewer Plan (GSP). The GSP does
not identify any major sewer system improvements for Sewer
Basin G1.

Most of the sewers within the Heights District flow to a 24-
inch-diameter trunk sewer located in MacArthur Boulevard,
which flows directly to the west. The trunk sewer turns to the
southwest in Blandford Drive and heads south toward the
Columbia River. The City’s sewer system ultimately
discharges to one of two treatment plants located along

the Columbia River. The City's treatment plants have the
ability to divert some flows depending upon capacity
between the two plants.

Impacts

Impacts to sewer service were analyzed based on the water
demands and wastewater generation rates anticipated from
the development proposed under each alternative. The
existing 24-inch gravity line in MacArthur and 20-inch
forcemain in Mill Plain between MacArthur and Devine would
be sufficient to serve future development under all

12 peak hour flow is the peak flow rate occurring during a one-hour period.
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alternatives. The existing trunk sewer located south across
Mill Plain on the west end of the Redevelopment Area near
the intersection of MacArthur Blvd and Mill Plain on parcel
37910109 is outside of the public right-of-way and was
identified by City staff to require structural rehabilitation to
address increased structural loads of development over the
existing trunk sewer. The existing 10-inch line in Devine Road
would require upgrading to an 18-inch line under all
alternatives. While the peak hourly sanitary demand is higher
for the Project Alternative than either No Action Alternative,
the required minimum conveyance pipe size is the same. The
City's treatment plants have sufficient capacity for the range
of flows expected from any redevelopment within the
Heights District (City 2019b). However, the City is anticipating
a need to build more capacity at the Marine Park Reclamation

Facility to accommodate growth throughout the City,
regardless of development in the Heights District (City
2020a). This additional capacity would further support the
increased flow resulting from the No Action Alternatives or
the Project Alternative. Impacts specific to each alternative
are identified below.

No Action Alternatives

Under both No Action Alternatives, capital improvements for
sewer would occur incrementally. Improvements would
occur in the context of project-by-project development and
projects would continue to be guided by the City’s current 5-
Year Capital Improvement Plan. Because development under
the No Action Alternatives would not be part of an adopted
subarea plan or covered under a planned action ordinance,
future applicants would be required to comply with SEPA for
each individual project. Any required mitigation would occur
on a project-by-project basis. Peak hourly sanitary demand
for the No Action Base Alternative is 1,750 gpm, which is
equivalent to 2.52 MGD or 6% of the 41.8 MGD peak hour
flow the Marine Park Reclamation Facility is designed to
accommodate. and-forPeak hourly sanitary demand for the
No Action High Alternative is 2,600 gpm, beth-ef-which-can
thewhich is equivalent to 3.74 MGD or 9% of the peak hour
flow rating for the Marine Park Reclamation Facility. The
increase in peak hour flow from either No Action Alternative
could be accommodated at the Marine Park

Reclamation Facility.

Project Alternative

Although the Project Alternative would increase the peak
discharge to the sanitary system, the relative difference
between the No Action Alternatives is not significant enough
to increase the diameter of the conveyance pipe.
Furthermore, the use of water efficient plumbing fixtures
would result in reduced loads on the system. The Project
Alternative also includes the use of greywater systems to

reduce the volume entering the City sewer system. The
anticipated peak hourly demand for the Project Alternative is
2,748 gpm, which is equivalent to 3.96 MGD or 9.5%
approximately0-02% of the total capacity-and-68:05% of the
remaining-capacity-of thepeak hour flow rating for the

Reclamation Facility. The increase in peak hour flow from the

Project Alternative could be accommodated at the Marine
Park Reclamation Facility.

Mitigation Measures

Implementation of the following mitigation measures would
offset potential impacts to sewer demand associated with
development under the Heights District Plan. Bevelopment

anderany-studiedalternative- would-berequired-te-meet City

sewercodes-thatwould-offerimprovedsewersystem

Mitigation Measures Designed into the Project

. Implementation of greywater systems to collect gently-used
water from bathroom sinks, showers, tubs, and washing

machines for reuse as water for laundry and toilet flushing,
as well as outdoor irrigation.

. Replacement of the 10-inch sewer in Devine Road with an
18-inch pipe to convey increased flow from the Heights
District. This improvement is not identified within the City’s
General Sewer Plan, but is required due to increased flows
resulting from development density.

Existing Regulations and Other-Petential Mitigation

. Development under any studied alternative would be
required to meet City sewer codes that would offer
improved sewer system management over existing
conditions.

. Improvements required for sewer service will be included in
the Capital Improvement Plan.

« Rehabilitation and structural strengthening (such as a
cured-in place liner) of the existing trunk sewer located
south across Mill Plain on the west end of the
Redevelopment Area near the intersection of MacArthur
Blvd and Mill Plain on parcel 37910109. The sewer was
previously deeded to the City, but an easement will be
required in conjunction with future development.

. Planned capacity expansion at the Marine Park Reclamation
Facility will accommodate growth throughout the City.

Significant Unavoidable Adverse Impacts
No significant unavoidable adverse impacts on the sewer
system are anticipated.
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Franchise Utilities
Affected Environment

Telecommunication

Telecommunications facilities are in place throughout the
Heights District and serve existing development. The existing
school sites and commercial areas along Mill Plain Boulevard
are served with broadband communications infrastructure.
Customers in this area have an option for service between at
least two competing communication/cable franchisees.

Electricity
Electrical power in the Heights District is provided by Clark
Public Utilities. Local electrical transmission distribution

infrastructure is provided primarily along Mill Plain Boulevard.

There are four distribution feeder circuits encompassing the
Heights District.

Natural Gas

Natural gas in the Heights District is provided by NW Natural.
Natural gas is available within the Heights District and
provides service to many of the existing properties.

Impacts

Franchise utilities are not a limiting factor for redevelopment
within the Heights District and there are no current identified
deficiencies or shortages in service from these utilities. Future
development under any of the studied alternatives would
increase the demand on franchise utilities and project-
specificimprovements may be required. However, the
existing utility infrastructure is sufficient to support future
development and no significant capital improvements are
anticipated. The additional electrical loads anticipated from
redevelopment would be able to be split amongst the
existing electrical circuits. Distribution system improvements
are not anticipated to be necessary to provide for
redevelopment. Future development will require the
installation of onsite utilities to be connected to the existing
distribution system.

Mitigation Measures

Mitigation Measures Designed into the Project

No significant capital improvements are anticipated as a
result of the Project Alternative to support franchise utility

service for future development and therefore, no specific
measures to address potential impacts are incorporated into

the project. Existing regulations to ensure adequate service
are identified below.

Existing Regulations and Other Mitigation

Future development will be required to pay system
development charges or installation fees for new electrical
service. Additionally, the undergrounding of existing
overhead power lines may-will be required for development
proposals within the Heights District. Howeverneo-impactste

Al . L fore, ditionalmitigati
aretrecommended:

Significant Unavoidable Adverse Impacts
No significant unavoidable adverse impacts on franchise
utilities are anticipated.

Parks and Recreational Facilities

This section considers existing conditions, potential impacts,
mitigation measures, and unavoidable significant adverse
impacts of the Project Alternative and the No Action
Alternatives on recreational opportunities (parks, recreation
facilities, and open space) within and surrounding the
Heights District.

Affected Environment

This section describes the existing parks and recreation
conditions within and surrounding the Heights District and
the existing policy documents that govern park and
recreation facility development.

Planning Document Guidance

The Vancouver Parks and Recreation Department (VPRD) has
established a community-based framework for a healthy,
beautiful, and livable city through the adoption of the
Vancouver Comprehensive Parks, Recreation and Natural
Areas Plan 2014-2020 (parks plan). VPRD strives to provide a
diverse and healthy park system that meets residents’ diverse
interests and needs and enhances their quality of life. The
goals and objectives of the parks plan as they apply to VPRD
are to:

1) Provide a balanced, comprehensive, and interconnected
system of parks, trails, and natural areas

2) Provide diverse recreational opportunities for all
residents,

3) Be effective stewards of the land
4) Preserve our historic and cultural heritage

5) Maintain and enhance existing parks and recreation
facilities and assets

6) Create a dynamic and effective organization
7) Acquire adequate funding to meet needs
8) Build strong partnerships

9) Reflect the community VPRD serves
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To help plan for today and the future and to achieve fairness and equity in the provision of park and open space amenities, VPRD
divides the City into three park planning districts (see Figure 17). The Heights District is located within Park District B. Parks district
boundaries were designed to “reflect barriers to pedestrian circulation, both natural and man-made, and to support a strong
nexus between residents funding this program and those served through land acquisition and park development” (City 2014).
The majority of funding for park acquisition and development is from park impact fees collected within the respective district with
lesser amounts from grants, general fund and real estate excise taxes.

Figure 17. Parks District Map

The parks plan contains adopted parkland acquisition standards, which are derived through an evaluation of local needs in each
park district. There are three different population-based park classifications: neighborhood parks, community parks, and natural
areas. Regional parks and special facilities and trails are based on characteristics other than population and are independent of
park districts.

Neighborhood Parks — These serve nearby residents by giving them access to basic recreation opportunities, enhancing
neighborhood identity, and preserving neighborhood open space. These parks generally provide amenities like playgrounds,
unprogrammed open turf fields, pathways and trails, picnic tables, benches, sports courts, and community gardens and mostly
serve residents within a 10-minute walking distance, a radius of approximately a half-mile (see Figure 19). Sites are generally 2 to 5
acres in size but the size may vary depending upon particular site characteristics, opportunities, and land availability. The
acquisition standard for neighborhood parks is 2.0 acres per 1,000 people. Where preferred acreage and level of service (LOS) are
not possible due to funding limitations or land availability, VPRD may address the need for public park spaces by acquiring smaller
urban parcels and developing them to provide increased user capacity where possible.
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Affected Environment, Impacts, Mitigation \

Community Parks - Typically 20 to 100 acres, community parks are a larger gathering place for a wider segment of the
population. They generally have a half-mile to a 3-mile service area (see Figure 20). Because of their larger service area,
community parks require more support facilities such as parking and restrooms. Community parks may include fields for
programmed and organized sports, skate parks, community gardens, water access, play courts, programmed elements (such as
the amphitheater at Esther Short Park), and/or recreational facilities such as community or senior centers. Community parks may
also incorporate passive recreation space and natural areas. The acquisition standard for community parks is 3.0 acres per 1,000
people. In urban areas where a site of adequate size is not available, or in areas that are poorly served by community parks, VPRD
may modify neighborhood park standards to compensate. In particular, consideration may be given to increasing the site size and
type of development of neighborhood parks to allow increased recreation opportunities.

Urban Natural Areas - These include greenways, natural areas, conservation areas, and open space and are collectively referred
to as urban open spaces. They are primarily managed for natural ecological value and their light recreational amenities and can
provide relief from urban density (see Figure 21). Light, nature-based recreational opportunities may include trails for walking,
running, hiking, and biking, viewpoints, interpretive signage, bird-watching, and environmental education. Urban natural areas
may include wetlands, forests, wildlife habitats, or stream corridors that preserve or protect environmentally sensitive areas, such
as endangered animal habitat and native plant communities. They range in size but are typically based on natural characteristics
such as topography or surface water and are independent of population or parks district area and, therefore, do not have a
standard service size. The acquisition standard for urban natural areas is 1 acre of open space per 1,000 people.

Figure 18 shows existing parks, trails, and open spaces. The VPRD program establishes an LOS standard for urban parks, including
neighborhood and community parks. The acquisition standard is 6 acres per 1,000 people.

Existing Conditions

There are no formal public parks within the Heights District boundaries; however, the Park Hill Cemetery, school sites, and Vanco
Golf Range provide recreation opportunities in the Heights District. Outside the Heights District, there are multiple existing
neighborhood and community parks, and greenway/open space areas that serve the Heights District. Parks and recreation
facilities are identified on Figure 18 and further described below.

Figure 18. Existing Parks Map
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There are no fermal-designatedCity-owned parks facilities within the Heights District but a number of uses do support
recreational activities. The Park Hill Cemetery, which is owned and managed by the City, occupies a 50-plus acre parcel in the
center of the subarea. There are more than 25,000 burials on approximately 42.9 acres of the site and it is open to new interments.
While the cemetery is not used for active recreation, it is valuable green space and is used for passive recreation such as walking.
The subarea’s two elementary schools (9.7-acre Martin Luther King and 16.8-acre Marshall) have school buildings, parking lots,
open fields, playgrounds, and sports courts. The McLoughlin Middle School site occupies approximately 19.6 acres and has school
buildings, parking lots, open and sports fields, a running track, and courtyard areas. That site also includes the Propstra Aquatic
Center, which is owned and operated by Vancouver Public Schools (VPS) but is open to the public. None of these school sites have
joint use agreements with VPRD for public park use but they do provide some green space and recreational facilities that benefit
the community. It should be noted that, outside of an interagency agreement, public school facilities are not available to the
general public during most daylight hours of the school year, and many schools provide after school care that further preclude
public use of the grounds after typical school hours.

While not a parks and recreation facility, the Vanco Golf Range does provide recreational activities. The range is a privately-
operated business that leases approximately 11.56 acres of the cemetery parcel. The facility is open to the public and includes 26
covered tees, eight grass tees, three practice greens, and one practice bunker.

While there are no existing publie-neighborhood parks within the subarea, there are 11 neighborhood parks that serve the
Heights District. They range from 1.9-acre General Anderson Park to 5.2-acre Dubois Park and generally provide non-organized
recreation and access to basic recreational opportunities such as play equipment, benches, trails, picnic tables, and multi-use
playfields. They also enhance neighborhood identity and preserve natural resource areas. Sam Brown Park is a 2.5-acre
undeveloped neighborhood park site that is contiguous to the Burnt Bridge Greenway and provides habitat area and informal
recreational open space and enhances neighborhood identity but could be developed to provide typical neighborhood park
elements as well (City 2014).
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Figure 19. Neighborhood Park Map
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Table 34. Neighborhood Parkland within 0.5 Miles Service-Area-of the Heights District

Developed Park Distance
Neighborhood Parks |District |Acres |(miles)
B 24

1 Columbia Lancaster 0.1 Benches, picnic tables, open lawn, playground with swings

2 Dubois B 3.5 0.2 Benches, picnic tables, open lawn, playground with swings

3 FatherBlanchet B 2.5 0.3 Benches, picnic tables, open lawn, playground with swings

4 General Anderson B 1.9 0.1 Benches, picnic tables, open lawn, playground with swings

5 (arl Gustafson B 4.0 0.1 Benches, picnic tables, open lawn, playground with swings, walking paths

6  Lieser Cr