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TO:   Chair Ledell and Planning Commission 
    
FROM:   Bryan Snodgrass, Principal Planner, bryan.snodgrass@cityofvancouver.us,  

360-487-7946 
 

SUBJECT:  Public hearing review of fall 2023 Comprehensive Plan and Vancouver 
Municipal Code (VMC) Title 20 zoning code map and text changes  

 
HEARING DATE:   10/24/2023 
 
REPORT DATE: 10/12/2023 
 
PROPONENTS:  

• 192nd Avenue Comprehensive Plan and Zoning Map Changes Urban 
Low/R-6 to Urban High/R-22 – Gary Vance, represented by Jessica 
Herseg of Dowl 

• Miller Plan/Zone Comprehensive Plan and Zoning Map Changes Urban 
Low/R-9 to Urban High/R-30 – Sergei Cormanitchi, represented by 
Jayson Taylor of PLS Engineering  

• Wood Duck Springs Comprehensive Plan and Zoning Map Changes 
Urban Low/R-9 to Urban High/R-22 and Commercial/General 
Commercial – Songbird Homes, represented by Jayson Taylor of PLS 
Engineering  

• Datepark Zoning Map Change R-18 to R-30 – Datepark 
Condominiums, represented by Asha Prasad 

• Comprehensive Plan and Zoning Code Text Changes - City of 
Vancouver Community Development Department 

 
LOCATION: Comprehensive Plan and Zoning map changes apply to individual 

properties as indicated in this report. Text changes apply citywide.  
 
RECOMMENDATION:  Forward a recommendation of approval to the City Council of the map 
and text changes as described in this report. 
 
 
 
I. BACKGROUND AND REVIEW PROCESS:  
 
The Growth Management Act requires Comprehensive Plan changes to be reviewed collectively 
and no more than once per year. Zoning changes not involving the Comprehensive Plan may be 
reviewed at any time and independent of one another if needed. This staff report addresses 
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three Comprehensive Plan and zoning map designation changes proposed by property owners as 
part of the Annual Review process, one proposed zoning map designation change not requiring 
an associated Comprehensive Plan map change, and two Comprehensive Plan text changes and 
14 zoning code text changes proposed by City staff. 1 These items were reviewed by the 
Planning Commission at workshops on July 25 and September 12. The October 24 public hearing 
was rescheduled from October 10. 
 
Notice of the October 24, 2023 Planning Commission public hearing was provided through 
publication in the Columbian newspaper. A SEPA Determination of Non-significance (DNS) was 
issued and published in the Columbian on September 21. Individual mailed notice was sent to 
property owners and occupants of lots located within 500 feet of the four proposed map 
changes, and the rezone sites were posted with signs. At report date only one formal comment 
has been received by staff on the proposed map or text changes. Informal inquiries and concerns 
in opposition have been raised by neighboring residents of the 192nd Street rezone.   
 
The GMA requirement to review annual Comprehensive Plan changes concurrently is intended to 
allow for review of cumulative impacts. As indicated in below table, the five Comprehensive Plan 
changes proposed this year apply in different areas and are very small relative to citywide land 
supplies, and do not have significant impacts on each other.  
 
 Comprehensive Plan amendments (map or text) for cumulative assessment 
 

Comprehensive Plan Change Proposal Applicable Area 
192nd Avenue map change - UL/R-6 to UH/R-22 9.8 acres on in east Vancouver 
Wood Duck Springs map change - UL/R-9 to 
UH/R-22 and C/CC 

13 acres in northern Vancouver 

Miller map change - 
UL/R-9 to UH/R-30 

4 acres in northern Vancouver 

Text change to capital facilities plan to add 
downtown capital projects 

Downtown Vancouver 

Text change to parks section of Chapter 5 and 
adoption by reference of Parks Comprehensive  
Plan 

Citywide 

 
 
  

 
1 As noted previously an additional proposed Comprehensive Plan and zoning change has not been included because 
of a dispute over its eligibility. A change from GC to R-30 is proposed on the west side of 143rd Avenue south of 
Fourth Plain Blvd. The property is subject to an existing development agreement which City legal staff believes 
precludes the City from changing to residential zoning without approval of area property owners who are also 
formal parties to the agreement. The applicant believes the City can do so, and has appealed the City staff 
determination that the rezone application is incomplete without a revised development agreement to the Hearings 
Examiner. If the Examiner rules in favor of the applicant, the proposal may be brought for Commission review. 
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II. PROPOSALS AND RECOMMENDATIONS:  
 
A. Comprehensive Plan and zoning map changes 

 
1. 192nd Avenue rezone – Urban Low Density/R-6 to Urban High Density/R-22 on 9.8 

acres at the intersection 192nd Avenue and 15th Street 
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As indicated in the memorandum for the prior workshop, the site is in the Bennington 
Neighborhood and located in an area of detached single family homes to west and north zoned 
R-6, across 15th Street and 192nd Avenue to the south and east zoned R-9. On the diagonally 
opposite corner of the intersection 15th Street and 192nd Avenue are medical offices and 
restaurants zoned CC. Approximately 700 ft. north of the site is the Columbia Tech Center with a 
range of residential, commercial, and employment activities.  
 
The original application proposed R-30 zoning, and envisioned 296 housing units in three and 
four story buildings with enhanced buffering and setbacks on the north and west perimeters 
directly abutting residential areas. In response to neighborhood concerns, the application has just 
recently been scaled down to R-22 zoning, with 210 to 223 units envisioned in two and three-
story buildings. Setbacks of 35 feet are proposed for two-story buildings on the north and west sides of 
the property, with a 20-foot landscape buffer.   
 
A pledge that five percent of the housing units will be affordable to households at 80% of Area 
Median Income (AMI) remains. The applicant is working with staff to finalize a Development 
Agreement to ensure that future development includes the proposed enhanced setbacks and 
approximate building placement, provides for affordable housing as indicated, and addresses 
the City Council Interim Green Building Policy. A draft agreement is anticipated prior to the 
October 24 hearing.  
 
An initial traffic analysis submitted with the application indicates that future development under 
proposed zoning would likely result in 1,457 more daily vehicle trips than development under the 
current zoning, and approximately 89 more trips in the evening peak hour. An expanded traffic 
study was provided by the applicant addressing trip distribution, which indicated that some of 
nearby intersections will experience incremental increases in delay times, but the Level of Service 
for each intersection will remain the same. These analyses were both conducted under the original 
proposal of R-30 zoning enabling approximately 296 housing units, so impacts should be 
lessened under the scaled down proposal of R-22 zoning enabling 210 to 223 units. An updated 
traffic analysis based on the R-22 zoning proposal is included separately with Planning 
Commission materials.  Further traffic analysis will be undertaken at the development review 
stage. 
 
The C-Tran #37 bus runs north and south along 192nd Avenue abutting the site, with service 
between downtown and the Fisher’s Landing Transit Center, at generally 15-minute intervals. 
 
The site is served by the Columbia Valley Elementary, Shahala Middle and Union High schools in 
the Evergreen School District. Information from the district on specific status of those schools is 
pending. Overall the district has faced a general decline in enrollment from pre-pandemic levels. 
District school impact fees are $3,753 per multi-family unit. Full development of the site as 
envisioned if the rezone is approved would result in $800,000 in impact fees towards District 
capital facilities. The Evergreen School District have indicated that the proposed rezone can be 
accommodated. 
 
The applicant has initiated additional public outreach through door knocking, mailers and two 
community meetings in Hanna Acres park near the site, the most recent on September 28 
attended by approximately 20 neighborhood residents, City staff, and the applicant team. 
Primary concerns raised were traffic impacts, particularly to 15th Street west of the site, and to 

https://www.cityofvancouver.us/wp-content/uploads/2023/08/interim_green_building_policy_in_place_july_2021.pdf
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192nd Avenue. General concerns about neighborhood character, area growth, and public service 
impacts were also raised. 
 
See Attachment A of this report for the original application narrative. 
 
 
Analysis, findings, and recommendation  
 
Staff finds that the proposed rezone complies with applicable criteria for Comprehensive Plan 
and zoning map changes of VMC 20.285.050. It facilitates both market rate and affordable 
multi-family housing along a major transportation and transit corridor in very close proximity of 
commercial services, in an area of Vancouver generally lacking higher density multi-family 
housing. The need for housing, particularly denser and lower cost housing, is particularly acute 
presently, as the local, regional, and national housing affordability crisis continues. The City of 
Vancouver established an affordable housing task force in 2015, which issued recommendations 
in a 2016 report. Local voters approved an affordable housing levy in 2016, and renewed it in 
2023. The City Council approved various zoning text changes to facilitate more and smaller 
housing through the Housing Code Updates project in 2022. The newly formed City Economic 
Prosperity and Housing department is leading the development of a citywide Housing Action Plan, 
and based on economic studies has identified a target of producing an average of 2500 housing 
units citywide per year, including 800 below market units, for the next ten years as needed to 
address existing local shortage of housing.  
 
In the past two years the Washington legislature has passed a series of significant new housing 
laws. HB 1220 effectively requires local governments in Clark County to collectively demonstrate 
capacity in their upcoming 20-year Comprehensive Plans to accommodate more than 100,000 
additional housing units, affordable at various income levels. Other statutory changes under HB 
1110 require the cities of Vancouver, Camas and Washougal to effectively allow 4-6 unit plexes 
on almost all lots zoned for single family development, and under HB 1337 all local governments 
must allow two ADUs on single family zoned lots. 
 
Staff finds that the proposal can assist in addressing local housing affordability needs and 
meeting new housing legal requirements. The proposed R-22 zoning is particularly needed to 
demonstrate compliance with new HB 1220 requirements to accommodate housing affordable at 
less than median income, which will likely be impossible to achieve citywide without higher density 
multi-family housing. The proposal site is an appropriate location, given the proximity of 
transportation and commercial services. Focusing developing in proximity to such services will also 
further climate objectives of the City of Vancouver, and new climate requirements in the Growth 
Management Act. 
 
The applicant is also proposing mitigation measures to lessen impacts. In addition to voluntarily 
pledging that 5% of the units would be affordable at 80% of area median income, the applicant 
has scaled back the density and building heights of the original proposal in response to 
neighborhood concerns, while retaining enhanced setbacks and buffers on the north and west 
perimeters which immediately abut existing single family residences. 
 
The proposed rezone would result in additional vehicle traffic in the vicinity, and additional 
children in local schools, but the additional demands on associated public facilities would be 

https://vancouver.municipal.codes/VMC/20.285.050
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partially offset by payment of school and traffic impact fees. Additional traffic would not result in 
level of service failures of local facilities.  
 
The proposed rezone would enable likely development of two and three story buildings on the 
site, some of which would be taller than surrounding single family homes which are predominantly 
two stories. However, impacts will be mitigated by enhanced buffers and setbacks on the north 
and west perimeter of the site directly abutting existing residential areas, and the presence of 
192nd Avenue and 15th Street providing separation from residential areas to the east and south. 
Both 192nd Avenue and 15th Street have substantial existing street trees which will also lessen 
visual impacts of the proposed development to most but not all surrounding properties south and 
east of the rezone site.  In staff’s view this difference in height represents a change, not a 
fundamental incompatibility. 
 
Focusing developing in proximity to such services will also further consistency with City of 
Vancouver Climate Action Framework adopted in 2022, and new climate requirements in the 
Growth Management Act. 
 
Staff finds the proposal to be consistent with Strategic Plan focus areas of Housing and Human 
Needs and Vibrant and Distinct Neighborhoods.  The proposal also complies with applicable 
Comprehensive Plan policies, particularly regarding housing options under Policy H-1, affordable 
housing under H-2, and housing placement near services and centers under H-5. 
 
Staff recommends that the Planning Commission forward a recommendation of approval to the 
City Council. 
 
  

https://www.cityofvancouver.us/wp-content/uploads/2023/08/vancouvercaf_final_121422.pdf
https://www.cityofvancouver.us/wp-content/uploads/2023/07/vancouverstrategicplan_draft06222023.pdf
https://www.cityofvancouver.us/wp-content/uploads/2023/09/Comprehensive_Plan_2011-2030_AUG_2021_Update.pdf
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2. Miller – Urban Low Density/R-9 to Urban High Density/R-30 on 4.1 acres at 63rd Street 
and 72nd Avenue 

 

 
  

 
 
 
The proposal is located on the northeast corner of the intersection 63rd Street and 72nd Avenue. 
The rezone site contains several existing single-family homes, outbuildings, and vacant land. North 
and east of the rezone site are single family homes zoned R-9. West across 72nd Avenue is a City 
of Vancouver Fire Station and training facility. To the south across 63rd Street are newly 
constructed apartments (not shown in the above aerial) zoned R-22. The Miller rezone site is 
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approximately ¼ mile west of the proposed Wood Duck Springs rezone site also under review in 
2023, and approximately 900 feet east of a major commercial center at the southwest corner of 
63rd Street and Andresen. 
 
The application envisions market rate apartments similar in style to those on the south side of 63rd 
if the rezone is approved. A conceptual layout included in Attachment B in this report along with 
the application narrative, envisions locating three apartment buildings in the center of the site, 
with parking along the west, north, and east perimeters. The site contains extensive wetlands, so 
future development likely will not be able to utilize all of the property, and may not be able to 
conform exactly to the conceptual layout. The maximum allowed height in the R-30 zone is 50 
feet. Building locations, access points, conformance with City critical area requirements and other 
specifics will be determined at the time of site plan review. 
 
Land to the south of the rezone site across 63rd Street was approved for rezone from R-18 to R-
22 in 2021, with the same applicant and representative as the Miller rezone. The original 
applicant request and Planning Commission recommendation in that case was to R-30, which the 
City Council reduced to R-22 to better align with single family zoning north of 63rd Avenue.  
 
The site is served by the Walnut Grove Elementary, Gaiser Middle and Fort Vancouver High 
schools in the Vancouver School District. Information from the district on specific current status of 
those schools is pending. Overall the district has faced a general decline in enrollment from pre-
pandemic levels. District school impact fees are $2,486 per multi-family unit. 
 
The C-Tran #32 bus runs north and south along Andresen Road approximately 900 feet west of 
the site, with service between downtown and the Vancouver Mall Transit Center, at generally 30 
minute intervals. 
 
 
Analysis, findings, and recommendation  
 
Staff finds that the Miller rezone proposal complies with applicable criteria for Comprehensive 
Plan and zoning map changes of VMC 20.285.050. It facilitates market rate multi-family housing 
along a major roadway in very close proximity to transit and commercial services, in an area of 
Vancouver generally lacking higher density multi-family housing. As noted previously in this staff 
report, the need for housing, particularly denser and lower cost housing, is particularly acute 
presently, and has been the subject of recent local initiatives as well as new state mandates. 
Focusing developing in proximity to such services will also further consistency with City of 
Vancouver Climate Action Framework adopted in 2022, and new climate requirements in the 
Growth Management Act. 
 
Staff finds the proposal to be consistent with Strategic Plan focus areas of Housing and Human 
Needs, Vibrant and Distinct Neighborhoods, and Climate and Natural Systems.  The proposal also 
complies with applicable Comprehensive Plan policies, particularly regarding housing options 
under Policy H-1, and housing placement near services and centers under H-5. 
 
Staff recommends the Planning Commission forward a recommendation of approval to the City 
Council. 
 

https://vancouver.municipal.codes/VMC/20.285.050
https://www.cityofvancouver.us/wp-content/uploads/2023/08/vancouvercaf_final_121422.pdf
https://www.cityofvancouver.us/wp-content/uploads/2023/07/vancouverstrategicplan_draft06222023.pdf
https://www.cityofvancouver.us/wp-content/uploads/2023/09/Comprehensive_Plan_2011-2030_AUG_2021_Update.pdf
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3. Wood Duck Springs  – Urban Low Density/R-9 to Urban High Density/R-22 and 
Commercial/CC on 13 acres at 63rd Street and 82nd Court 

 

 
 

 
 
 
 
 



10 
 
 

The proposal is located on the north side of 63rd Street approximately one mile north of 
Vancouver Mall. The rezone site contains several existing single-family homes, outbuildings, and 
vacant land. North and east of the rezone site is Kelly Meadows Park, zoned R-9. East and west 
along 63rd Street are large lot single family homesites also zoned R-9. To the south across 63rd 
Street are smaller single- family homes zoned R-18 and R-9. 
 
The application envisions likely development of the site with a mix of up to 283 housing units, 
primarily new market rate apartments and townhomes, and retention of two of the existing single 
family homes. The application indicates townhomes are envisioned on the western portion of the 
site. The application estimates development envisioned if the rezone is approved would result in 
approximately 35% more daily trips than likely development under the current zoning. The north 
central portion of the site contains wetland mapping indicators, which may reduce overall site 
development slightly, to be determined at the time of development review. 
 
The site is served by the Walnut Grove Elementary, Gaiser Middle and Fort Vancouver High 
schools in the Vancouver School District. Information from the district on specific current status of 
those schools is pending. Overall the district has faced a general decline in enrollment from pre-
pandemic levels. District school impact fees are $2,486 per multi-family unit. 
 
The C-Tran #32 bus runs north and south along Andresen Road approximately ½ mile west of the 
site, with service between downtown and the Vancouver Mall Transit Center, at generally 30-
minute intervals. 
 
See Attachment C in this report for the application narrative. 
 
 
 
Analysis, findings, and recommendation  
 
Staff finds that the Wood Duck Springs rezone proposal complies with applicable criteria for 
Comprehensive Plan and zoning map changes of VMC 20.285.050. The rezone would facilitate 
significant market rate multi-family housing along a major roadway, and the commercial 
component of the rezone could potentially provide close by shopping and employment 
opportunities for residents in the development and surrounding residential areas.  
 
Staff finds the proposal to be consistent with Strategic Plan focus areas of Vibrant and Distinct 
Neighborhoods, and Climate and Natural Systems.  The proposal is also consistent with 
Comprehensive Plan policies H-1, Housing Options; H-5, Housing Placement near Services and 
Centers; CD-5, Mixed Use; CD-10, Complimentary Uses; CD-14, Connected and Integrated 
Communities; and CD 16, Sustainability. 
 
Staff recommends the Planning Commission forward a recommendation of approval to the City 
Council. 
 
 
 
 
  

https://vancouver.municipal.codes/VMC/20.285.050
https://www.cityofvancouver.us/wp-content/uploads/2023/07/vancouverstrategicplan_draft06222023.pdf
https://www.cityofvancouver.us/wp-content/uploads/2023/09/Comprehensive_Plan_2011-2030_AUG_2021_Update.pdf
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1. Zoning map change 
 

a. Date Park – R-18 to R-30 on 1.2 acres on SE 18th Street at Todd Road in the 
Maplewood Neighborhood Association approximately 1000 feet south of Fourth Plain 
Boulevard 
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The proposal is located in an older residential area with a mix of housing types zoned R-18. 
North of the site across E. 18th Street at the intersection with Todd Road is a small apartment 
building and a single-family home. West of the rezone site is a single-family home and a duplex. 
South across E 17th Street is a single-family home and small apartment. East is MyPark, a narrow 
park owned and operated by the City of Vancouver. 
 
The site contains two existing homes and 13 Second Chance rental units, owned by the rezone 
applicant Datepark Condominiums, a small affordable housing provider. If the rezone is 
approved, the application proposes to replace all of the existing structures with four buildings 
providing 54 affordable housing units consisting of 24 studios and 30 one-bedroom units.  The 
City of Vancouver Community Development Department is co-sponsoring the application, 
consistent with existing CDD policy in support of rezone applications which staff finds are 
consistent with rezone criteria, and facilitate housing projects where at least 40% of units will be 
affordable to households earning 60% or less of Area Median Income. See Attachment D in this 
report for more information.  
 
The applicant has provided a conceptual site plan indicating the buildings are proposed on the 
east end of the site adjacent to the park, with parking on the west side.  
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The applicant has provided a traffic analysis projecting development of the site as proposed 
under R-30 zoning would result in 327 daily vehicle trips, in comparison to 197 daily trips under 
buildout under the current R-18 zoning. 
 
The site is directly served by the C-Tran #30 bus, with service on 18th Street at 30 minutes 
intervals. 
 
The applicant is working with staff to finalize a Development Agreement to ensure that future 
development follows the conceptual site plan including its enhanced setbacks and approximate 
building placement, provides for affordable housing as indicated, and addresses the City Council 
Interim Green Building Policy. A draft will be provided in advance of the October 24 hearing. 
 
 
Analysis, findings, and recommendation  
 
Staff finds that the Datepark rezone proposal complies with applicable criteria for 
Comprehensive Plan and zoning map changes of VMC 20.285.060. The proposal would allow for 
subsequent development of 54 units of affordable housing immediately adjacent to transit 
service. As noted previously in this staff report, the need for housing, particularly affordable 
housing, is particularly acute presently, and has been the subject of recent local initiatives as well 
as new state mandates. Staff finds the proposal to be consistent with Strategic Plan focus areas 
of Housing and Human Needs, Vibrant and Distinct Neighborhoods, and Climate and Natural 
Systems.  The proposal also complies with applicable Comprehensive Plan policies, particularly 
regarding housing options under Policy H-1, affordable housing under H-2, and housing 
placement near services and centers under H-5. The affordable housing crisis and related recent 
new state housing mandates is the most relevant change in circumstances since establishment of the 
current zoning. 
 
Staff recommends that the Planning Commission forward a recommendation of approval to the 
City Council. 
 
 
  

https://www.cityofvancouver.us/wp-content/uploads/2023/08/interim_green_building_policy_in_place_july_2021.pdf
https://vancouver.municipal.codes/VMC/20.285.060
https://www.cityofvancouver.us/wp-content/uploads/2023/07/vancouverstrategicplan_draft06222023.pdf
http://www.cityofvancouver.us/sites/default/files/fileattachments/community_and_economic_development/page/874/vancouvercomprehensiveplan2011-2030.pdf
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B. Comprehensive Plan and Zoning Code Text Changes 
 

Comprehensive Plan 
Section 

Recommended Action 

1. Comprehensive Plan 
Capital Facilities 
Project list (separate 
document adopted by 
reference into 
Comprehensive Pan) 

Add two capital parking projects to citywide capital project list, Library 
Square/Riverwest Parking Structure, and Downtown Parking Extension 
Project.   

2. Comprehensive Plan 
Chapter 5, Public 
Facilities and Services, 
Appendix E, and  

-Amend Comprehensive Plan text on page 5-33 to clarify parks service 
areas as being within 1.5 miles of public access points 
- Amend Comprehensive Plan text on page 5-38, replacing outdated 
Table 5-15, the 2011-16 Parks Capital Facilities Plan, with new 2023-32 
Capital Facilities Plan. 
- Amend Comprehensive Plan Appendix E, Documents adopted by 
reference, to include updated parks document references See Attachment 
E1 
- Amend Vancouver Parks, Recreation & Cultural Services Comprehensive 
Plan (2022-2031) to update capital facilities plans, service area 
provisions, and other provisions. See Attachment E2 
 

Zoning Code Section Issue/Action 
 

3. Zoning Code 
Definitions, 
Breezeway, VMC 
20.150.040.A  

Require breezeways linking structures (so that a second structure is not 
separate and accessory) to include a roof. 
 
Breezeway. A roofed structure for the principal purpose of connecting the main 
building or buildings on a property with other main buildings or accessory buildings. 
 

4. Use Classifications. 
VMC 20.160.020 

Delete bus barns from the VMC 20.160.020.D.5 category of 
Warehouse/Freight Movement as its already covered under VMC 
20.160.020.B.14 under bus facilities. Add associated fuel storage to the 
VMC 20.160.020.B.14 category of Transportation Facilities to clarify it is 
an allowed use. Add a definition for temporary uses, which are currently 
undefined. 
 
D.5. Warehouse/Freight Movement. Uses involved in the storage and movement 
of large quantities of materials or products indoors and/or outdoors; associated 
with significant truck and/or rail traffic. Examples include freestanding warehouses 
associated with retail furniture or appliance outlets; household moving and general 
freight storage; food banks; cold storage plants/frozen food lockers; weapon and 
ammunition storage; major wholesale distribution centers; truck, marine and air 
freight terminals and dispatch centers; bus barns; grain terminals; and stockpiling 
of sand, gravel, bark dust or other aggregate and landscaping materials. 
 

https://www.cityofvancouver.us/wp-content/uploads/2023/09/Comprehensive_Plan_2011-2030_AUG_2021_Update.pdf
https://vancouver.municipal.codes/VMC/20.150.040A
https://vancouver.municipal.codes/VMC/20.160.020
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B.14. Transportation Facilities. Bus, trolley, streetcar;, light and heavy rail transit 
stops, and stations and other facilities; water taxi and ferry stations; and accessory 
bicycle parking. Includes associated fuel storage. Excludes airports (see 
subsection (E)(2) of this section, Airports/Airparks); public streets and sidewalks; 
and heavy and light rail maintenance/switching yards (see subsection (D)(3) of this 
section, Railroad Yards); and heliports (see subsection (E)(7) of this section, 
Heliports). Such a facility that has regional or state-wide significance is classified 
as an essential public facility by the provisions of the Growth Management Act. 
 
E.10.  Temporary Uses. Includes uses that are temporary or interim in nature that 
are not subject to full compliance with the development standards for the applicable 
zoning district, or by which the city may allow seasonal or transient uses not 
otherwise permitted. Uses may include seasonal or special events involving tents, 
canopies, membrane structures or storage containers. Situations caused by an 
unforeseen event deemed by the planning official to be an emergency situation or a 
temporary trailer or prefabricated building for us on any commercial or industrial 
zoned property as temporary commercial or industrial office or space associated 
with the primary use.   

5. Measuring Lot 
Widths and Depths, 
VMC 20.170.070 

Clarify width and depth for flag lots 
 
B.  Criteria for measuring flag lot widths and depths. Flag lot widths and depths 
are measured from the midpoints of opposite lot lines of the flag portion of the lot, 
excluding the access stem.  

6. Planning Fees, VMC 
20.180.060 37.A (2-9 
lots) 

Delete ‘short subdivision’ reference which is addressed elsewhere in the 
fee code  
37. Subdivisions – Preliminary 

A. 2 – 9 lots (not qualifying as a short subdivision) $8,220.00 

  
7. Decision Making 
Procedures for Type II 
Applications, VMC 
20.210.050  

Remove outdated requirement that notices be through “regular” mail only, 
which eliminates option of notice via email, including to parties that have 
already commented through email. 
 
F.  Distribution of Notice of Application. The Notice of Application shall be 
published in a newspaper of local circulation and sent to the following persons by 
regular mail: 
 
J.  Distribution of the Final Decision. The planning official shall provide an 
affidavit of mailing of the Final Decision as part of the file. The Final Decision shall 
indicate the date the Final Decision was mailed and demonstrate that the required 
Final Decision was mailed to the necessary parties in a timely manner. A Final 
Decision shall be sent by regular mail to: 
 
L.  Distribution of Notice of Decision. The planning official shall provide an 
affidavit of mailing of the Notice of Decision as part of the file. The Notice of 
Decision shall indicate the date the notice was mailed and demonstrate that the 
required notice was mailed to the necessary parties in a timely manner. A Notice of 
Decision shall be sent on the same day as the Final Decision by regular mail to: 
 

8.Conditional Use 
Permits Submission 

Clean up submittal requirements for electronic submittals  
 

https://vancouver.municipal.codes/VMC/20.160.020(E)(2)
https://vancouver.municipal.codes/VMC/20.160.020(D)(3)
https://vancouver.municipal.codes/VMC/20.160.020(E)(7)
https://vancouver.municipal.codes/VMC/20.170.070
https://vancouver.municipal.codes/VMC/20.180.060
https://vancouver.municipal.codes/VMC/20.210.050
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Requirements, VMC 
20.245.030  

10.  Pre-application conference summary or approved pre-application waiver, as 
well as additional information required in the summary. 
11.  One set 8 1/2” X 11” plans. 
120.  One copy of a c Completed SEPA (State Environmental Policy Act) checklist 
(as required), on City provided form. Include SEPA processing fee, pursuant to 
Chapter 20.180 VMC, Fees. 
131.  Required processing fee for Conditional Use Permit (See Chapter 20.180 
VMC). 
142.  Concurrency letter, addressed to Transportation Manager, with summary of 
project with projected traffic impacts, 8 1/2” X 11” site map with appropriate fee. 
(See 20.180 VMC).  

9. Site Plan Review 
Submission 
Requirements, VMC 
20.270.040.C  

Include location and dimensions of easements 
 
C.  Proposed site development plan. The proposed site plan shall be drawn at the 
same scale as the existing conditions plan and shall include the following 
information: 
5. Location, dimension, and purpose of existing easements. 
  

10. Binding Site Plans, 
VMC 20.330  

Fix broken links, add requirement for binding site plans to show 
easements with dimensions – See Attachment F 

11.Lower Density 
Residential Districts, 
VMC 20.410.050 
Development 
Standards 

Clarify that single family streetfront standards adopted as part of 2022 
Housing Code Updates apply to land divisions submitted after the 
7/27/22 ordinance adoption date; Clarify role of Planned 
Developments, Infill, and Clusters in maximum density calculations 
See Attachment G  

12. Critical Areas 
Protection, VMC 
20.740 

In response to new federal Flood Insurance Rate Maps (FIRM) going into 
effect in November, update local definitions, add reference to new FIRM 
maps, and modify the variance process for historic structures in the 
floodplain. See Attachment H 

13. SEPA Categorical 
Exemptions, VMC 
20.790.200 

Pursuant to recent statutory changes allowing greater residential 
exemptions to facilitate housing, exempt apartments with fewer than 200 
units from requiring SEPA review unless critical lands or other factors are 
present to trigger review 
 
1. Residential projects : those containing  20 200 multi-family dwelling 
units or fewer,30 single family units or fewer, or 100 single family units or 
fewer on lots less than 1500 square feet in size   

14. Cottage Clusters, 
VMC 20.950  

Clarify definition of density bonus and common area. Address minimum 
lots sizes and frontages, and allowance for pre-existing homes exceeding 
cluster requirements. See Attachment I 

 
 
 
Analysis, findings, and recommendation  
 
Staff finds the proposed Comprehensive plan and zoning code text amendments are consistent 
with applicable approval criteria of VMC 20.285.070  
 
Proposed Comprehensive Plan changes are necessary to update existing project lists, and 
recognize the latest Parks, Recreation & Cultural Services Comprehensive Plan. Proposed zoning 

https://vancouver.municipal.codes/VMC/20.245.030
https://vancouver.municipal.codes/VMC/20.180
https://vancouver.municipal.codes/VMC/20.180
https://vancouver.municipal.codes/VMC/20.180
https://vancouver.municipal.codes/VMC/20.270.040
https://vancouver.municipal.codes/VMC/20.330
https://vancouver.municipal.codes/VMC/20.410
https://vancouver.municipal.codes/VMC/20.740
https://vancouver.municipal.codes/VMC/20.790.200
https://vancouver.municipal.codes/VMC/20.950
https://vancouver.municipal.codes/VMC/20.285.070
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code changes are primarily for updates, clarifications, and corrections. Updates to Vancouver 
zoning code SEPA provisions are to utilize recent allowances in state law to no longer 
automatically require SEPA review for small and mid-scale residential projects simply on the basis 
of the number of units involved, although review would still be required if other environmental 
factors are present. 
 
Staff recommends that the Planning Commission forward a recommendation of approval of the 
proposed text changes to the City Council. 
 
   
ATTACHMENTS: 
 

A. 192nd Avenue rezone application narrative 
B. Miller rezone application narrative 
C. Wood Duck Springs rezone application narrative 
D. Datepark rezone application narrative 
E1. Parks related changes to Vancouver Comprehensive Plan, 2011-2030 

 E2.  Changes to Vancouver Parks, Recreation & Cultural Services Comprehensive Plan (  2022-  
2031) 

 F. VMC 20.330, Binding Site Plans 
 G. VMC 20.410, Single Family Residential District 
 H. VMC 20.740.120 Frequently Flooded Areas 

     I.  VMC 20.950 Cottage Cluster Developments  

https://www.cityofvancouver.us/wp-content/uploads/2023/09/2022-2031-VPRCS-Comp-Plan-Final-Document-web-res.pdf
https://www.cityofvancouver.us/wp-content/uploads/2023/09/2022-2031-VPRCS-Comp-Plan-Final-Document-web-res.pdf
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Attachment A – 192nd Avenue rezone updated conceptual site plan and updated 
application narrative 
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Attachment B – Miller rezone conceptual layout and application narrative 
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Attachment C – Wood Duck Springs updated conceptual site plan and original 
rezone application narrative 
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Attachment D – Datepark rezone application narrative 
 

Datepark Residence Re-zoning Narrative:  
 
Datepark Condominium Inc is an organization that provides “Second Chance” housing to help 
members of our community since 2005. This organization provides sustainable housing to low-
income tenants in Clark County, City of Vancouver, City of Battleground, City of Camas, and 
other surrounding areas. We provide affordable housing for individuals who have barriers that 
prevent them from meeting common rental qualifications to obtain housing elsewhere in our 
community.  
 
Our organization pertains of 4 female board members, with three of the four being East Indian. 
We have a combined experience of over 25 years in different fields that correlate to this project, 
including general construction and site development, property management, and real estate. 
Some past projects our board members have completed are a 45-mixed use apartment complex 
in Gresham, Oregon and a 31-unit apartment complex in NE Portland, Oregon. We have also 
remodeled and updated 7 Burger King locations throughout the Portland area.  
 
In addition to that, we have 18 years of experience operating second chance housing 
complexes, and pride ourselves in serving our community and helping individuals in need to 
have a safe and stable place to call home. Our vision for Datepark is to provide a larger number 
of affordable rental units to our community. We intend to develop this property, while 
maintaining ownership. We will then maintain control of the complex and will be operating as the 
owners and property management team. We do not have any plans or intention to sell the 
complex at any point after this development is complete.  
 
The property is located at 3607,3701 and 3701 ½ E 18th St Vancouver, WA 98661. It has been 
operating as a second chance housing complex since we acquired it in 2005. It currently has 13 
rental units and two houses on four parcels of land. We will be tearing down all existing 
buildings to construct a 4-story, 54-unit complex on the property. We are very excited about this 
project. This new complex will stay a second chance housing complex and be financially 
affordable for all. We hope to help fill the need for low-income housing, and to maximize the 
amount of community members we can help in having a safe and secure place to call home.  
 
Our plan is to develop Datepark Residence into an affordable housing complex. The land is 
subdivided into four parcels currently zoned at R-18 making our ability to help make an impact 
with the housing crisis severely limited. The existing houses and townhomes are older, with a 
large parking lot in the middle. There is some basic existing landscaping, but aesthetically the 
way the property is, it will need some maintenance.The property currently has a 20-unit parking 
lot, which will be increased to a total of 44 parking units. We are delighted to be able to move 
forward with building a beautiful new complex that will also be visually pleasing to the 
neighborhood and community. We are currently working with our architects and engineers to 
ensure the complex is functional, visually attractive and appealing on all sides of the property. 
We realize that a view of a beautiful building is better than a plain building, an aging building, 
and we want all our neighbors to be happy with their new view and the changes.  

 Sadly, housing is a comfort many individuals in our community do not have.  A home is a safe 
space that provides stability and security to all families and individuals. High housing costs can 
cause individuals and families to spend less on basic needs such as food, clothing, and health 
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care. In addition, everyday many individuals in our community experience mental health crises. 
If they had a safe haven, it would build a sense of security, and help them with a better future.  

 
This development is in the Fourth Plain International District. Residents will have access to local 
city parks, major department stores, shopping, and retail commerce. This project goes hand-in-
hand with Fourth Plain Forward. Increased residents in the neighborhood will directly impact the 
local economy by bringing in more funds spent at local surrounding businesses in the 
International District.  
 
In addition to potentially lessening the impact of the financial burden of a large homeless 
populace, we will be adding greater value to our local economy. As stated above, our property is 
in the Fourth Plain International District. We are also close to cultural centers, community 
centers, shopping and businesses, the VA Hospital, and many other healthcare facilities. We 
are located on a bus line to assist our residents in visiting locations that are not within walking 
distance, and to help individuals travel to and from work. Our tenants will shop locally, visit, and 
utilize these local resources, work in our community and even help ease the “lack of workers” 
many businesses are struggling with.  
 

From our years of experience, we have a rich understanding of how to assist individuals in our 
community who face challenges such as mental health concerns, homelessness, addiction, and 
other struggles. We are not only seen as landlords to these families and individuals, but they 
also see us as counselors, friends, and most importantly, as someone who is willing to “take a 
chance on them” and help provide them with stability. This project will continue to build upon our 
past efforts and allow us to be a better benefit and invaluable resource to our community.  
 
Each parcel is currently zoned at R-18. Rather than developing up to four smaller buildings on 
each parcel, we want to group the parcels and rezone all four lots to R-30. We intend on 
applying for the “affordable housing density bonus”. This will double the zoning and allow us to 
build one 54-unit complex. The main purpose for rezoning the site is to allow us to consolidate 
all units into one complex. The city has approved rezoning in the past to help increase 
affordable housing; we are hoping to utilize this practice and apply this policy to our property. 
We need the city’s help to achieve our dream of becoming a beneficial resource and making a 
positive impact towards addressing our housing crisis while housing up to 162 individuals. With 
our proposed plan to keep 80% of our units below the Area Median Income (AMI) we can help 
create stability for individuals and families. This is why we are hoping the city will serve as the 
sponsor of our rezoning application.  
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Attachment E1 – Parks related changes to Vancouver Comprehensive Plan, 
2011-2030 
 
Page 5-33  
 
Community parks provide a focal point and gathering place for broad groups of users. Usually 20 to 
100 acres in size, community parks are used by all segments of the population and generally serve 
residents from within a 1½-mile radius one-to three-mile service area from the park’s public access 
points. Community parks often include recreation facilities for organized activities, such as sports 
fields, skate parks, community gardens and play courts as well as programming such as the 
amphitheater at Esther Short Park. Community parks may also incorporate such as community or 
senior centers. Because of their large service area, community parks require more support facilities, 
such as parking and restrooms. Some middle and high school sites are included in the community 
parkland inventory, since these facilities can serve some of the community park needs. The acquisition 
standard is 3 acres per 1,000 people, or a total of 278.5 additional acres needed. In urban areas 
where an adequate or suitable community park site is no longer available, or where areas are poorly 
served by a community park, VCPRD considers the modification of neighborhood park standards to 
compensate for the lack of a community park. Specifically, consideration is given to increasing site 
size and type of development of neighborhood parks to allow for increased recreation opportunities. 
In addition, where dense existing neighborhoods may preclude the acquisition of typical acreage for 
neighborhood parks, VCPRD has acquired and developed small urban parks to address the need for 
public park spaces in compact urban environments 
 
 
Page 5-38, Capital Facilities Plan 
 
Table 5-14. Vancouver Parks, Recreation & Cultural Services Comprehensive Plan 2023-2032 
VCPRD Capital Facilities Plan for Vancouver City and UGA, 2011-2016  
See Attachment B - Parks, Recreation & Cultural Services Comprehensive Plan, 2023 Capital 
Facilities Plan Summary  
 
Replace existing Table 5-14 with below: 
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Appendix E  
 
The following separate documents, providing technical data, analysis, and background information, 
are adopted as part of the Vancouver Comprehensive Plan:  
 
I. Facilities and Services Plans  
• Vancouver Parks, Recreation & Cultural Services Comprehensive Plan 2022-2031, and subsequent 
legislatively approved Park Plan and CFP amendments. Vancouver Parks, Recreation and Natural 
Areas Comprehensive Plan 2014, and 2017- 2022 Capital Facilities Plan  
• Vancouver Urban Parks, Recreation and Open Space Plan 2002  
 
II. Additional Plans.  
• Clark County Natural Areas Acquisition Plan – Legacy Lands Program 2022-2027 1990 Clark 
County Open Space Plan  
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Attachment E2 – Changes to Vancouver Parks, Recreation & Cultural Services 
Comprehensive Plan (2022-2031) 

 

https://www.cityofvancouver.us/wp-content/uploads/2023/09/2022-2031-VPRCS-Comp-Plan-Final-Document-web-res.pdf
https://www.cityofvancouver.us/wp-content/uploads/2023/09/2022-2031-VPRCS-Comp-Plan-Final-Document-web-res.pdf
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Attachment F – VMC 20.330, Binding Site Plans 
 
Purpose. The purpose of the binding site plan process is to provide an alternative to the standard subdivision 
process for specific types of development. The binding site plan shall only be applied for the purpose of 
dividing land for: 

A.  Sale or for lease of commercially- or industrially-zoned property as provided in RCW 58.17.040(4); 

B.  A division for the purpose of lease as provided in applicable RCW 59.17.040(5) when no other structure 
other than manufactured homes or travel trailers are permitted to be placed upon the land; provided, that the 
land use is in accordance with the requirements of this Title; and 

C.  Condominiums as provided in applicable either RCW 64.32 or 64.34 consistent with RCW 
58.17.040(7). (Ord. M-3643, 01/26/2004) 

C.  Preliminary plat information. The applicant shall provide the following information: 

1.  Existing conditions plan. The following information shall be provided on one or more to-scale 
drawings: 

a.  A vicinity map showing streets and access points, pedestrian and bicycle pathways, transit stops 
and utility locations within a given radius of the site; 

b.  The site size, dimensions and orientation relative north; 

c.  The location, name and dimensions of public and private streets adjoining the site; 

d.  The location of existing structures and other improvements on the site, including structures, 
driveways, parking, loading, pedestrian and bicycle paths, passive or active recreational facilities or 
open space and utilities; 

e.  Elevation of the site at 2’ contour intervals for grades 0% to 10% and at 5’ contour intervals 
for grades more than 10%; 

f.  The approximate location of significant natural conditions as available from the City’s and/or 
County’s GIS system such as: 

1.  The 100-year flood plain; 

2.  The location of drainage patterns and drainage courses; 

3.  Unstable ground (lands subject to slumping, slides or movement); 

4.  High seasonal water table or impermeable soils; 

5.  Areas having severe soil erosion potential; 

6.  Areas having severe weak foundation soils; 

7.  Significant wildlife habitat or vegetation; 

8.  Slopes in excess of fifteen percent (15%); 

9.  Significant historic, cultural or archaeological resources, rock outcroppings. 

10. Location, dimension, and purpose of existing easements. 

https://vancouver.municipal.codes/WA/RCW/58.17.040(4)
https://vancouver.municipal.codes/WA/RCW/59.17.040(5)
https://vancouver.municipal.codes/WA/RCW/64.32
https://vancouver.municipal.codes/WA/RCW/64.34
https://vancouver.municipal.codes/WA/RCW/58.17.040(7)
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 2.  Preliminary Binding Site Plan. The proposed preliminary binding site plan shall include the following 
information presented on one or more drawings: 

a.  The proposed site and its dimensions and area. 

b.  Proposed lots, tracts and easements including dimensions and total acreage. 

c.  Abutting properties or, if abutting properties extend more than 100’ from the site, the portion 
of abutting properties within about 100’ of the site, and the approximate location of structures and 
uses on abutting property or portion of the abutting property. 

d.  The location and dimensions of development if proposed, including the following: 

1.  Streets and other rights-of-way and public or private access easements on and adjoining 
the site; 

2.  All parking and circulation areas; 

3.  Loading and service areas; 

4.  Active or passive recreational or open space features; 

5.  All utilities; 

6.  Existing structures to be retained on the site and their distance from property lines; 

7.  Proposed structures on the site, including signs, fences, etc., and their distance from 
property lines if known at time of land division; and 

8.  The location and type of proposed outdoor lighting and existing lighting to be retained if 
known at time of land division. 

9. Location, dimension, and purpose of existing easements. 
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Attachment G – VMC 20.410, Single Family Residential Districts 

20.410.050 Development Standards. 

A.  Compliance Required. All developments must comply with: 

1.  All of the applicable development standards contained in the underlying zoning district, except where 
the applicant has obtained a variance(s) in accordance with Chapter 20.290 VMC. 

2.  All other applicable standards and requirements contained in this title. 

B.  Development standards. Development standards in low-density residential zoning districts are contained in 
Table 20.410.050-1 and apply to land divisions approved after the effective date (07/27/2022) of this 
ordinance (M-4377) . These apply to all primary dwellings and accessory buildings on the site. For additional 
regulations governing accessory buildings, see Chapter 20.902 VMC. 

20.410.040 Minimum and Maximum Densities. 

A.  Purpose. The purpose of this section is to establish minimum and maximum densities in each residential 
zoning district. To ensure the quality and density of development envisioned, the maximum density establishes 
the ceiling for development in each zoning district based on minimum lot size. To ensure that property develops 
at or near the density envisioned for the zone, the minimum density for each zoning district is set at just above 
the maximum density of the next less intense zone. 

B.  Maximum and minimum densities. The maximum and minimum densities for the low-density residential 
districts are contained in Table 20.410.040-1. 

Table 20.410.040-1. Minimum and Maximum Densities and Lot Sizes1, 2 

Zone Minimum Lot Size Maximum Net 
Density 

Maximum Average 
Size Minimum Net Density 

R-2 20,000 sf 2.2 30,000 sf 1.8 

R-4 10,000 sf 4.4 19,000 sf 2.3 

R-6 7,500 sf 5.8 10,500 sf 4.5 

R-9 5,000 sf 8.7 7,400 sf 5.9 

R-17 2,000 sf 21.8 4,900 sf 8.8 

1 The minimum and maximum density factors shall only be used for calculating densities of planned unit 
developments governed by Chapter 20.260 VMC, infill development, density transfer, cottage clusters and 
situations where an existing house is allowed on a larger than maximum lot size per subsection (C)(2)(c) of 
this section (Exceptions). Minimum and maximum densities shall be calculated based on the gross area of the 
site minus any public rights-of-way, street tracts, private road easements, lots for dwellings existing on 
December 11, 2004, or designated critical areas. 

  

https://vancouver.municipal.codes/VMC/20.290
https://vancouver.municipal.codes/VMC/20.902
https://vancouver.municipal.codes/VMC/20.260
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Attachment H – VMC 20.740.120 Frequently Flooded Areas. 

This section shall apply to all special flood hazard areas within the boundaries of the city of Vancouver. 

A.  Designation. Frequently flooded areas are the areas of special flood hazards identified by the Federal 
Insurance Administration Administrator and the Federal Emergency Management Agency (FEMA), respectively, 
in scientific and engineering reports entitled Flood Insurance Study: Clark County, Washington and 
Incorporated Areas, Volumes 1 and 2 (Numbers 53011CV001A and 53011CV002A, respectively) effective 
September 5, 2012, and any revisions thereto, with accompanying Flood Insurance Rate Maps (FIRMs and 
their digital version, DFIRMs) and any revisions thereto, which are hereby adopted by reference and declared 
to be part of this chapter. The Flood Insurance Study (FIS), FIRMs and DFIRMs are available from the planning 
official, 415 West 6th Street, Vancouver, WA 98660. (See VMC 20.150.040, Meanings of Specific Words 
and Terms, for definitions for “areas of special flood hazards,” “floodplain,” “floodway,” and “frequently 
flooded areas.”) 

When base flood elevation (BFE) data has not been provided in frequently flooded areas (Zone A), the 
planning official shall obtain, review, and reasonably utilize any base flood elevation and floodway data 
available from a federal, state or other source in order to administer the provisions of this chapter. This best 
available information for flood hazard area identification shall be the basis for regulation until a new 
FIRM/DFIRM is issued. 

B.  Compliance. All development within special flood hazard areas is subject to the terms of this chapter and 
other applicable regulations. 

C.  Penalties for Noncompliance. See VMC 20.740.090. 

D.  Abrogation and Greater Restrictions. This chapter is not intended to repeal, abrogate, or impair any 
existing easements, covenants, or deed restrictions. However, where this chapter and another ordinance, 
easement, covenant, or deed restriction conflict or overlap, whichever imposes the more stringent restrictions 
shall prevail. 

E.  Interpretation (Not Mandatory). In the interpretation and application of this chapter, all provisions shall 
be: 

1.  Considered as minimum requirements; 

2.  Liberally construed in favor of the governing body; and 

3.  Deemed neither to limit nor repeal any other powers granted under state statutes. 

F.  Warning and Disclaimer of Liability. The degree of flood protection required by this chapter is considered 
reasonable for regulatory purposes and is based on scientific and engineering considerations. Larger floods 
can and will occur on rare occasions. Flood heights may be increased by manmade or natural causes. This 
chapter does not imply that land outside the areas of special flood hazards or uses permitted within such areas 
will be free from flooding or flood damages. This chapter shall not create liability on the part of the city of 
Vancouver, any officer or employee thereof, or the Federal Insurance Administration Administrator for any 
flood damages that result from reliance on this chapter or any administrative decision lawfully made 
hereunder. 

G.  Severability. This chapter and the various parts thereof are hereby declared to be severable. Should any 
section of this chapter be declared by the courts to be unconstitutional or invalid, such decision shall not affect 
the validity of the chapter as a whole, or any portion thereof other than the section so declared to be 
unconstitutional or invalid. 

Figure 20.740.120-1. Frequently Flooded Areas/Areas of Special Flood Hazards 

https://vancouver.municipal.codes/VMC/20.150.040A
https://vancouver.municipal.codes/VMC/20.740.090
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Adapted from Floodplain Management: A Local Administrator’s Guide to the National Flood Insurance 
Program, Fifth Edition, FEMA Region 10 

H.  Designation of the Floodplain Administrator (44 CFR 59.22(b)(1)). The land use program manager is 
hereby appointed to administer, implement, and enforce this chapter by granting or denying development 
permits in accordance with its provisions. The floodplain administrator may delegate authority to implement 
these provisions. 

1.  Duties and Responsibilities of the Floodplain Administrator. Duties of the floodplain administrator shall 
include, but not be limited to: 

a.  Development Review. Review all proposed developments to: 

i.  Determine whether a floodplain permit is required; 

ii.  Make interpretations where needed as to the exact location of special flood hazard area boundaries, with 
respect to the flood insurance study maps and zoning district boundaries. 

b.  Permit Review. Review all development permits to determine that: 

i.  The permit requirements of this chapter have been satisfied; 

ii.  All other required state and federal permits have been obtained; 

iii.  The site is reasonably safe from flooding; 

iv.  The proposed development is not located in the floodway. If located in the floodway, assure the 
encroachment provisions of Section 5.4-1 are met; 

v.  Notify FEMA when annexations occur in the special flood hazard area. 

I.  Additional Critical Areas Report Requirements. In addition to the Critical Areas Report requirements in 
VMC 20.740.050, the following information shall be submitted. Elevation data shall reference the NAVD 
1988 Datum. 

https://vancouver.municipal.codes/VMC/20.740.050
Beshouri, Isabella
Not a new edit to LCMC from Suzanne, but something that was missing from VMC.
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1.  Base (100-year) flood elevation in relation to mean sea level. When base flood elevation has not been 
provided or is not available from an authoritative source, it shall be generated by the applicant for 
developments which contain at least 50 lots or 5 acres, whichever is less. 

2.  Elevation in relation to mean sea level, of the lowest floor (including basement) of all existing and 
proposed structures. 

3.  Elevation in relation to mean sea level to which any structure’s lowest floor (including basement) is raised 
to be at least 1 foot above the base flood elevation or for nonresidential flood-proofed structures, the 
elevation in relation to mean sea level to which any structure is flood-proofed. 

4.  Location of the channel migration zone. See the Clark County Shoreline Inventory & Characterization 
Report, Volume 1, Lewis and Salmon-Washougal Watersheds and Rural Areas, Map 27, Potential Channel 
Migration Zone (CMZ) Areas for general locations of channel migration zones. The actual location of the 
channel migration zone on site must be identified by a qualified professional and mapped in accordance with 
the submittal requirements of VMC 20.740.050. 

5.  Description of strategies taken to avoid, minimize, and mitigate unavoidable impacts to public safety. 
When the base flood elevation has not been provided or is not available from an authorized source (VMC 
20.740.120(A)), the Critical Areas Report shall include a discussion of how and whether the proposed 
development would be reasonably safe from flooding. Historical data, high water marks, photographs of past 
flooding and other available information will be used as the basis for this discussion and conclusion. 

6.  Certification, documentation, and demonstration by a qualified professional of how the applicable 
standards of VMC 20.740.120(J) will be met. To support the “no rise” analyses required in VMC 
20.740.120(J)(1), the documentation required in the most recently updated or amended FEMA Region 10 
publication, Floodplain Management: A Local Floodplain Administrator’s Guide to the National Flood 
Insurance Program shall be submitted. 

J.  Performance Standards. Except as noted, the following standards apply to all structures and development 
(including but not limited to the placement of manufactured homes, substantial improvement, roads, railroads, 
trails, dikes, levees, or water, sewer, stormwater conveyance, gas, power, cable, fiber optic or telephone 
facilities) in all areas of special flood hazards and channel migration zones (CMZs). Additional restrictions 
apply in the floodway. 

1.  Encroachments.  

a.  Designated Floodway: Prohibited Encroachments. The following are prohibited in the floodway: 

1.  Water wells (20.740.120(J)(4)(a)). 

2.  On-site waste disposal systems (20.740.120(J)(5)(a)). 

3.  Residential structures or other structures for human habitation including but not limited to: 

a.  Building envelopes within subdivisions (20.740.120(J)(9)(a)); 

b.  New construction or reconstruction of residential structures (20.740.120(J)(10)(b)(1)); 

c.  Placement or replacement of manufactured homes (all types) (20.740.120(J)(10)(b)(2)); 

d.  Critical facilities housing vulnerable populations and emergency services (20.740.120(J)(12)(a)); and 

e.  Recreational vehicles (20.740.120(J)(13)(a)). 

https://vancouver.municipal.codes/VMC/20.740.050
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b.  Designated Floodway: Allowed Encroachments. In areas where the base flood elevation has been provided 
and a regulatory floodway has been designated, other encroachments including but not limited to fill, new 
construction, replacement structures, substantial improvements and other development shall be prohibited 
unless: 

1.  Certification by a qualified professional (in this case, a registered professional engineer) is provided 
demonstrating through hydrologic and hydraulic analyses performed in accordance with standard engineering 
practice that the proposed encroachment would not result in a net increase in base flood elevation (less than 
0.00 feet, rounded) or flood velocity during the occurrence of the base flood discharge. At a minimum, such 
“no rise” analyses shall include a step-backwater analysis and a conveyance compensation analysis as required 
in the most recently updated or amended FEMA Region 10 publication, Floodplain Management: A Local 
Floodplain Administrator’s Guide to the National Flood Insurance Program; and 

2.  The applicable standards of VMC 20.740.120(J)(2) through (J)(15) are also met. 

c.  No Designated Floodway: Allowed Encroachments. In areas where the base flood elevation has been 
provided but a regulatory floodway has not been designated, no encroachments including but not limited to 
new construction, substantial improvement, or other development (including fill) shall be permitted, unless: 

1.  The applicant has demonstrated that the cumulative effect of the proposed development, when combined 
with all other existing and anticipated development will not increase the water surface elevation of the base 
flood more than one foot at any point; and 

2.  The applicable standards of VMC 20.740.120(J)(2) through (J)(15) are also met. 

d.  Other Areas of Special Flood Hazards and CMZs. In areas of special flood hazards except the floodway 
or where the BFE has not been provided, or in channel migration zones, encroachments, including but not 
limited to fill, new construction, replacement structures, substantial improvements and other development shall 
be prohibited, unless: 

1.  A qualified professional provides certification demonstrating that the proposed project would not result in 
a net loss of flood storage capacity; and 

2.  The applicable standards of VMC 20.740.120(J)(2) through (J)(15) are also met. 

2.  Property Damage. Development shall not result in adverse impacts to other properties either upstream or 
downstream. 

3.  Drainage. Drainage paths around structures and on slopes shall be adequate to guide floodwaters around 
and away from proposed structures and adjacent properties. 

4.  Water.  

a.  Water wells are prohibited in the floodway. 

b.  In areas of special flood hazards except the floodway and in CMZs, water wells shall be constructed to 
withstand a 100-year flood without adversely impacting groundwater quality (WAC 173-160-171). 

c.  All new and replacement water supply systems shall be designed to minimize or eliminate infiltration of 
flood waters into the system. 

5.  Waste.  

a.  On-site waste disposal systems are prohibited in the floodway. 

https://vancouver.municipal.codes/WA/WAC/173-160-171
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b.  In areas of special flood hazards except the floodway and in CMZs, on-site waste disposal systems shall 
be located to avoid flood damage to them or release of contaminants from them during a base flood event. 

c.  New and replacement sanitary sewage systems shall be designed to minimize or eliminate infiltration of 
flood waters into the systems and discharge from the systems into flood waters. 

6.  Construction Materials and Methods.  

a.  Construction methods and practices shall minimize flood damage. 

b.  Construction materials and utility equipment shall be resistant to flood damage. For guidance on flood-
resistant materials see the most current FEMA Technical Bulletin 2, Flood-Resistant Materials Requirements. 

c.  Electrical, heating, ventilation, plumbing, and air conditioning equipment and other service facilities shall 
be designed and/or otherwise elevated or located so as to prevent water from entering or accumulating within 
the components during a base flood event. For guidance on the placement of building utility systems, see the 
most current FEMA Publication #348, Protecting Building Utilities from Flood Damage. 

7.  Anchoring. All new construction including substantial improvements and all types of manufactured homes 
shall: 

a.  Be elevated on a permanent foundation and securely anchored to an adequate foundation system to 
prevent flotation, collapse, or lateral movement of the structure resulting from hydrodynamic and hydrostatic 
loads including the effects of buoyancy. 

b.  Be installed or placed using methods and practices that minimize flood damage. Manufactured home 
placement shall follow the guidance in the most current FEMA P-85, Protecting Manufactured Homes from 
Floods and Other Hazards. 

8.  Enclosed Areas Below the Base Flood Elevation.  

a.  Enclosed areas below the base flood elevation shall be used only for vehicle parking, building access, or 
storage. 

b.  New or substantially improved enclosed areas below the base flood elevation shall be constructed in 
accordance with. 

1.  VMC 20.740.120(J)(7), Anchoring 

2.  VMC 20.740.120(J)(10)(c)(2)(d), Residential Construction 

3.  VMC 20.740.120(J)(6)(b) and (J)(6)(c), Construction Materials and Methods 

c.  Enclosed areas below the BFE shall not be considered to be the lowest floor when they are not part of a 
basement and meet the requirements of VMC 20.740.120(J)(10)(d). 

d.  Crawlspace Construction. Crawlspaces are a type of enclosed area below the BFE. Crawlspaces 
constructed at or above the lowest adjacent exterior grade are preferred. (Note: Insurance premiums for 
structures with below-grade crawlspaces will be higher than those with the interior elevation at or above the 
lowest adjacent exterior grade.) Refer to the most current FEMA Technical Bulletin 11, Crawlspace 
Construction for Buildings Located in Special Flood Hazard Areas (available from the Planning Official) for 
more information. Crawlspaces: 

1.  Are prohibited in areas with flood velocities greater than five feet (5’) per second unless designed by a 
qualified professional (in this case an architect or professional engineer). 

https://vancouver.municipal.codes/VMC/20.740.120(J)(10)(c)(2)(d)
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2.  Shall meet the requirements of VMC 20.740.120(J)(8)(a) through (J)(8)(c), Enclosed Areas below the 
BFE. 

3.  Shall not be considered “basements” for the purposes of VMC 20.740.120 when constructed according to 
the following standards: 

a.  The interior grade of a crawlspace below the base flood elevation must not be more than 2’ below the 
lowest adjacent exterior grade. 

b.  The height of the below-grade crawlspace, measured from the interior grade of the crawlspace to the top 
of the crawlspace foundation wall must not exceed 4’ at any point. 

c.  The crawlspace must be equipped with a drainage system that removes floodwaters from the interior area 
of the crawlspace in a reasonable period of time after a base flood event. 

9.  Subdivisions.  

a.  All subdivisions shall be designed: 

1.  To ensure that no residential structure or other structures for human habitation are located in the floodway 
even though lots may extend into the floodway; 

2.  To avoid placement of any structures in areas of special flood hazards and in CMZs; 

3.  Where it is not possible to design a subdivision in a manner to avoid placement of any structures in areas 
of special flood hazards or CMZs, the subdivision shall be designed to minimize or eliminate potential flood 
damage. 

b.  All subdivisions shall have facilities such as sewer, gas, power, cable, fiber optic, telephone, stormwater 
and water systems located and constructed to minimize or eliminate flood damage. (See VMC 
20.740.120(J)(2), Property Damage; VMC 20.740.120(J)(4), Water; VMC 20.740.120(J)(5), Waste; 
VMC 20.740.120(J)(6), Construction Materials and Methods; and VMC 20.740.120(J)(7), Anchoring.) 

c.  All subdivisions shall have adequate drainage provided to reduce exposure to flood damage. (See VMC 
20.740.120(J)(3), Drainage.) 

10.  Residential Construction (Including Manufactured Homes).  

a.  Residential Construction in the Floodway. 

1.  New construction and reconstruction of residential development including placement and replacement of all 
types of manufactured homes is prohibited in the floodway, unless sited as a temporary use in accordance with 
subsection. 

2.  Existing residential structures and manufactured homes in the floodway are nonconforming, but may be 
repaired or improved, provided: 

a.  The repair or improvement does not increase the ground floor area of the structure; and 

b.  The repair or improvement does not result in adverse impacts to other properties either upstream or 
downstream; and 

c.  The cost of the repair or improvement does not exceed 50% of the market value of the structure either: 

1.  Before the start of repair or improvement where there is no damage to the structure; or 
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2.  Before flood or other damage to the structure occurred. 

d.  Any project for improvement of a structure to correct existing violations of state of local health, sanitary, 
or safety code specifications which have been identified by the Planning Official and which are the minimum 
necessary to assure safe living conditions may be excluded from the 50%. 

e.  Any project for improvement to a structure identified as a historic place may be excluded from the 50%. 

b.  Residential Construction in Other Areas of Special Flood Hazards and CMZs. In areas of special flood 
hazards except the floodway and in channel migration zones: 

1.  New residential construction and reconstruction, including all types of manufactured homes and other 
structures for human habitation shall meet all the provisions of this chapter, including VMC 20.740.120(J)(8) 
and (J)(10)(c) through (J)(10)(d). 

2.  New placement or replacement of all types of manufactured homes shall meet the standards of VMC 
20.740.120(J)(7), Anchoring. 

3.  Repair or Substantial Improvement. All provisions of this chapter (including the elevation standards of 
VMC 20.740.120(J)(8) and (J)(10)(c) and (J)(10)(d)), all state and local health, sanitary, safety codes, and 
where applicable, historic preservation codes shall be met when the cost of repair or improvement of an 
existing residential structure exceeds 50% of the market value of the structure either: 

a.  Before the start of repair or improvement where there is no damage to the structure; or 

b.  Before flood or other damage to the structure occurred. 

c.  Elevation.  

1.  BFE Established. The lowest floor (including basement) of new residential structures (including but not 
limited to reconstruction, substantial improvement, the placement or replacement of all types of manufactured 
homes) shall be elevated at least one foot above base flood elevation. Structures shall be elevated using 
means other than fill (such as extended foundation or other enclosure walls, piles, or columns) whenever 
feasible. Mechanical equipment and utilities shall be waterproofed or elevated at least one foot above the BFE. 

2.  No BFE. In areas where the base flood elevation has not been provided or is not available from an 
authorized source (VMC 20.740.120(A) and (I)(5)) and the Critical Areas Report demonstrates to the 
satisfaction of the Planning Official that the proposed development would be reasonably safe from flooding, 
new residential construction (including but not limited to substantial improvement and the placement of 
manufactured homes) shall be elevated at least 2’ above the highest adjacent grade. (Note: Failure to elevate 
at least 2’ above the highest adjacent grade may result in higher insurance rates.) 

d.  Fully Enclosed Areas Below Lowest Floor. Fully enclosed areas below the lowest floor that are subject to 
flooding are prohibited unless designed to automatically equalize hydrostatic flood forces on exterior walls by 
allowing for the entry and exit of floodwaters. Designs for meeting this requirement must be certified by a 
qualified professional (in this case, a registered professional engineer or architect), or must meet or exceed 
the following minimum criteria: 

1.  Contain a minimum of 2 openings having a total net area of not less than 1 square inch for every 1 
square foot of enclosed area subject to flooding; 

2.  The bottom of all openings are no higher than 1 foot above grade; and 

3.  Openings permit the automatic entry and exit of floodwaters even when equipped with screens, louvers, or 
other coverings or devices. 
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For guidance on flood openings, see FEMA Technical Bulletin 1-93, Openings in Foundation Walls. 

4.  A garage attached to a residential structure, constructed with the garage floor slab below the BFE, must 
be designed to allow for automatic entry and exit of floodwaters. 

11.  Nonresidential Construction. New construction and substantial improvement of any nonresidential 
structure shall either be elevated (subsection (J)(11)(a) or (J)(11)(b) of this section) or flood-proofed 
(subsection (J)(11)(c) of this section): 

a.  Be Elevated: BFE Established.  

1.  Have the lowest floor, including basement, elevated at least one foot above the base flood elevation or 
elevated as required by ASCE 24, whichever is greater; 

2.  Meet the same standards for space below the lowest floor as described in subsections (J)(8)(d) and 
(J)(10)(d)(1) through (J)(10)(d)(3) of this section; and 

3.  Have mechanical equipment and utilities waterproofed or elevated at least one foot above the BFE, or as 
required by ASCE 24, whichever is greater. 

b.  Be Elevated: No BFE.  

1.  In areas where the base flood elevation has not been provided or is not available from an authorized 
source (VMC 20.740.120(J)(2A) and (3.120(B)(5)) and the Critical Areas Report demonstrates to the 
satisfaction of the Planning Official that the proposed development would be reasonably safe from flooding, 
new nonresidential construction shall be elevated at least 2’ above the highest adjacent grade. Failure to 
elevate at least 2’ above the highest adjacent grade may result in higher insurance rates; and 

2.  Meet the same standards for space below the lowest floor as described in 20.740.120(J)(8)(d) and VMC 
20.740.120(J)(10)(d); or 

c.  Be Flood-Proofed. Together with attendant utility and sanitary facilities shall: 

1.  Be flood-proofed so that below one foot (or more) above the base flood elevation, the structure is 
watertight with walls substantially impermeable to the passage of water or dry flood-proofed to the elevation 
required by ASCE 24, whichever is greater; 

2.  Have structural components capable of resisting hydrostatic and hydrodynamic loads and effects of 
buoyancy; 

3.  Be certified by a registered professional engineer or architect that the design and methods of construction 
are in accordance with accepted standards of practice for meeting provisions of this subsection based on their 
development and/or review of the structural design, specifications and plans. Such certifications shall be 
provided to the Planning Official as set forth in VMC 20.740.120(L). 

12.  Critical Facilities.  

a.  Critical facilities housing vulnerable populations and emergency services shall be prohibited in the 
floodway. 

b.  In areas of special flood hazards except the floodway and in CMZs, construction of new critical facilities 
shall be prohibited unless the applicant demonstrates that: 

1.  No feasible alternative site is available; and either: 
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a.  The lowest floor, entrances, egresses, and to the extent feasible access routes are elevated to three feet 
above the base flood elevation or to the elevation of the 500-year flood, whichever is higher; or 

b.  The applicant demonstrates that other measures would ensure that in the event of a flood, the facility 
would remain safe and fully operational and that potentially harmful materials would not be displaced by or 
released into floodwaters. Such measures shall be conditions of approval of the Critical Areas Permit. 

13.  Recreational Vehicles.  

a.  Recreational vehicles shall be located outside the floodway. 

b.  Recreational vehicles in areas of special flood hazard except the floodway and in CMZs shall either: 

1.  Be on the site for fewer than 180 consecutive days; 

2.  Be fully licensed and ready for highway use, on its wheels or jacking system, attached to the site only by 
quick disconnect-type water, sewer, stormwater, gas, power, cable, fiber optic, telephone, and security 
devices, and have no permanently attached additions; or 

3.  Meet the requirements of VMC 20.740.120(J)(7), Anchoring; VMC 20.740.120(J)(8), Enclosed Areas 
below the Base Flood Elevation; and VMC 20.740.120(J)(10)(c), Elevation. 

14.  Appurtenant Structures (Detached Garages and Small Storage Structures). For A zones: 

a.  Appurtenant structures used solely for parking of vehicles or limited storage may be constructed such that 
the floor is below the BFE, provided the structure is designed and constructed in accordance with the following 
requirements: 

i.  Use of the appurtenant structure must be limited to parking of vehicles or limited storage; 

ii.  The portions of the appurtenant structure located below the BFE must be built using flood-resistant 
materials; 

iii.  The appurtenant structure must be adequately anchored to prevent flotation, collapse, and lateral 
movement; 

iv.  Any machinery or equipment servicing the appurtenant structure must be elevated or flood-proofed to or 
above the BFE; 

v.  The appurtenant structure must comply with floodway encroachment provisions in Section 5.4-1; 

vi.  The appurtenant structure must be designed to allow for the automatic entry and exit of floodwaters in 
accordance with Section 5.2-1(5); 

vii.  The structure shall have low damage potential; 

viii.  If the structure is converted to another use, it must be brought into full compliance with the standards 
governing such use; and 

ix.  The structure shall not be used for human habitation. 

b.  Detached garages, storage structures, and other appurtenant structures not meeting the above standards 
must be constructed in accordance with all applicable standards in Section 5.2-1. 

c.  Upon completion of the structure, certification that the requirements of this section have been satisfied shall 
be provided to the floodplain administrator for verification. 
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15.  Alteration of Watercourse.  

a.  The planning official shall notify adjacent communities and the state coordinating agency, Washington 
State Department of Ecology, prior to any alteration or relocation of a watercourse, and submit evidence of 
such notification to the Federal Insurance Administration Administrator. 

b.  Alteration or relocation of a watercourse shall be allowed only after: 

i.  Certification by a qualified professional that the alteration or relocation: 

A.  Is the only feasible alternative or is part of a restoration project approved by the appropriate state or 
federal agencies; 

B.  Will not diminish the flood-carrying capacity of the watercourse; 

C.  Will not block side channels; 

D.  Will be accomplished using soft armoring techniques wherever possible; 

E.  Will avoid to the extent possible and then minimize and mitigate removal of vegetation including downed 
woody vegetation; and 

F.  Will not endanger development in the channel migration zone. 

ii.  The applicant provides assurance acceptable to the planning official of maintenance of the relocated 
channel such that the flood carrying capacity of the watercourse is not diminished. 

16.  Changes to Special Flood Hazard Area.  

a.  If a project will alter the BFE or boundaries of the SFHA, then the project proponent shall provide the 
community with engineering documentation and analysis regarding the proposed change. If the change to the 
BFE or boundaries of the SFHA would normally require a letter of map change, then the project proponent 
shall initiate within 180 days of the information being made available, and receive approval of, a conditional 
letter of map revision (CLOMR) prior to approval of the development permit. The project shall be constructed 
in a manner consistent with the approved CLOMR. 

b.  If a CLOMR application is made, then the project proponent shall also supply the full CLOMR 
documentation package to the floodplain administrator to be attached to the floodplain development permit, 
including all required property owner notifications. 

K.  Variances and Minor Exceptions. Variances as interpreted in the National Flood Insurance Program are 
based on the principle that they pertain to a physical piece of property. They apply to the land and are not 
personal in nature, do not pertain to the structure, its inhabitants, or economic or financial circumstances. The 
development standards contained in VMC 20.740.120, Frequently Flooded Areas are required by the Federal 
Emergency Management Agency (FEMA) under the National Flood Insurance Program (NFIP) to protect life 
and property from flood damage. 

Variances from the NFIP standards of VMC 20.740.120 shall meet the approval criteria and other 
requirements of VMC 20.740.120(K) in addition to any other applicable variance criteria or requirements 
(e.g., VMC 20.290 or VMC 20.760). Variances from the NFIP standards of VMC 20.740.120 shall be 
processed as Type I or II variances or shoreline variances as appropriate, not as Minor Exceptions (VMC 
20.740.070). 

https://vancouver.municipal.codes/VMC/20.290
https://vancouver.municipal.codes/VMC/20.760
https://vancouver.municipal.codes/VMC/20.740.070
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Variances or minor exceptions from other critical area standards (any standards of VMC 20.740 not in 
Section VMC 20.740.120) shall meet the applicable criteria and follow the applicable procedures for the 
relief requested (VMC 20.740.070, VMC 20.290, or VMC 20.760) 

1.  NFIP variances may be allowed: 

a.  For Historic Structures. NFIP variances may be issued for the repair, reconstruction, rehabilitation or 
restoration of structures listed on the National Register of Historic Places, the Washington Heritage Register, 
Washington’s Heritage Barn Register, Washington’s Historic Property Inventory Database, Clark County 
Cultural Resources Inventory, or Clark County Heritage Register, provided: Historic Structures upon a 
determination that the proposed repair or rehabilitation will not preclude the structure’s continued designation 
as a Historic Structure and the variance is the minimum necessary to preserve the historic character and design 
of the structure. This variance possibility is only available to those structures that are: 

i. Listed individually in the National Register of Historic Places (a listing maintained by 
the Department of Interior) or preliminarily determined by the Secretary of the 
Interior as meeting the requirements for individual listing on the National Register; 

ii. Certified or preliminarily determined by the Secretary of the Interior as contributing 
to the historical significance of a registered historic district or a district preliminarily 
determined by the Secretary to qualify as a registered historic district; 

iii. Individually listed on a state inventory of historic places in states with historic 
preservation programs which have been approved by the Secretary of the Interior; 

iv. Individually listed on a local inventory of historic places in communities with historic 
preservation programs that have been certified either: 

a. By an approved state program as determined by the Secretary of the Interior or 

b. Directly by the Secretary of the Interior in states without approved programs. 

v. The proposed development will not preclude the structure’s continued designation as 
a historic structure; 

b.  From the Elevation Standard. An NFIP variance from the elevation standard may be issued for new 
construction and substantial improvements to be erected on a small or irregularly shaped lot contiguous to and 
surrounded by lots with existing structures constructed below the base flood elevation. As the lot size increases 
the technical justification required for issuing the variance increases. 

c.  From the Flood-proofing Standard for Non-Residential Buildings. NFIP variances may be issued for 
nonresidential buildings to allow a lesser degree of flood-proofing than watertight or dry flood-proofing 
where it can be determined that such action: 

1.  Will have low damage potential; 

2.  Complies with all other NFIP variance criteria except VMC 20.740.120(K)(1)(a)(2); 

3.  Complies with VMC 20.740.120(J)(4), Water; VMC 20.740.120(J)(5), Waste; VMC 
20.740.120(J)(7), Anchoring; and VMC 20.740.120(J)(9), Subdivisions. 

d.  For Allowed Development within the Floodway. NFIP variances may be issued for development within a 
floodway only when the requirements of VMC 20.740.120(J)(1)(b) are met. 

https://vancouver.municipal.codes/VMC/20.740
https://vancouver.municipal.codes/VMC/20.740.070
https://vancouver.municipal.codes/VMC/20.290
https://vancouver.municipal.codes/VMC/20.760
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2.  NFIP Variance Approval Criteria. NFIP variances from elevation and flood-proofing standards, and for 
development in the floodway (VMC 20.740.120(K)(1)(a)(2) through (4) may be granted only if the 
applicant demonstrates that the requested action conforms to all of the following criteria: 

a.  The NFIP variance is the minimum necessary, considering the flood hazard, to afford relief. 

b.  The applicant has demonstrated good and sufficient cause. 

c.  Failure to grant the NFIP variance would result in exceptional hardship to the applicant. (Exceptional 
hardship for an NFIP variance is described in a FEMA memorandum dated July 22, 1986 entitled Resource 
Materials on NFIP Variance Criteria available from the Planning Official.) 

d.  Granting the NFIP variance will not result in increased flood heights or velocities, additional threats to 
public safety, significantly increased property damage potential, extraordinary public expense, or conflict with 
existing local laws or ordinances. 

e.  Demonstration that the following factors have been considered: 

1.  The danger that materials may be swept onto other lands to the injury of others; 

2.  The danger to life and property due to flooding or erosion damage; 

3.  The susceptibility of the proposed facility and its contents to flood damage and the effect of such damage 
on the individual owner; 

4.  The importance of the services provided by the proposed facility to the community; 

5.  The necessity to the facility of a waterfront location, where applicable; 

6.  The availability of alternative locations for the proposed use which are not subject to flooding or erosion 
damage; 

7.  The compatibility of the proposed use with existing and anticipated development; 

8.  The relationship of the proposed use to the comprehensive plan; 

9.  The safety of access to the property in times of flood for ordinary and emergency vehicles; 

10.  The expected heights, velocity, duration, rate of rise, and sediment transport of the flood waters and the 
effects of wave action, if applicable, expected at the site; and 

11.  The costs of providing governmental services during and after flood conditions, including maintenance 
and repair of facilities such as sewer, gas, electrical, stormwater, and water systems, and streets and bridges. 

3.  Notices Required. A notice to the applicant is required whenever a variance is approved, approved with 
conditions, or denied. Such notice shall include the decision and the reasons for the decision. When a variance 
from the elevation standard is approved or approved with conditions, such notice shall state that the structure 
will be permitted to be built with a lowest floor elevation below that normally required with respect to the base 
flood elevation and that the cost of flood insurance will be commensurate with the increased risk resulting from 
the reduced lowest floor elevation. 

L.  Information to be Obtained and Maintained.  

1.  For all new and substantially improved structures and development, the planning official shall complete 
Section B of a current elevation certificate and obtain and record on that certificate: 
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a.  For elevated (rather than flood-proofed) structures and development, the actual (as-built) elevation in 
relation to mean sea level of the lowest floor (including basement), and whether or not the structure contains a 
basement. 

b.  For nonresidential, flood-proofed structures, the elevation to which the structure was flood-proofed. All 
flood-proofing certifications shall also be maintained. 

c.  Maintain all records pertaining to development in frequently flooded areas subject to the provisions of this 
chapter, VMC 20.740, for public inspection. 

2.  Records of Variance Actions. The planning official shall keep records of all variance actions and report 
any approved variances to the Federal Insurance Administration Administrator upon request. 

3.  Records of Appeal Actions. The planning official shall keep records of all appeal actions. (Ord. M-4325 
§ 3, 2020; Ord. M-4020 § 2, 2012; Ord. M-4017 § 9, 2012; Ord. M-3844 § 2, 2007; Ord. M-3692 
§ 2, 2005) 

 
  

https://vancouver.municipal.codes/VMC/20.740
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Attachment I – VMC 20.950 Cottage Cluster Developments 

20.950.020 Applicability. 

A.  Permitted zones and required minimum project size. Cottage cluster housing developments shall be 
allowed on properties 20,000 square feet or larger in size, in the R-17, R-9, R-6, R-4 and R-2 zoning 
districts. Lot size minimums of the underlying zone are not applicable to cottage cluster developments. 

B.  Permitted Uses. Cottage cluster development uses shall be limited to attached and detached single-
family homes and associated outbuildings, public or private open space, and parking areas. Duplexes or 
attached single-family homes may constitute no more than 20 percent of the total number of units. Home 
occupations pursuant to Chapter 20.860 VMC shall be permitted only if there are no employees residing 
off site. Accessory dwelling units pursuant to Chapter 20.810 VMC shall be permitted only if located 
entirely within the single-family homes. 

C.  The narrow lot development standards in Chapter 20.927 VMC and R-17 zoning district standards of 
Chapter 20.410 VMC shall not apply to cottage housing developments. (Ord. M-4377 § 2(d), 2022) 

20.950.030 Site Development and Design Standards. 

A.  General Standards.  

1.  Cottage housing developments may be allowed at up to two times 200 percent of the maximum 
density of the underlying zone, including any accessory dwelling units. 

2.  Cottage housing developments shall contain a minimum of four and a maximum of 12 units in a 
cluster; provided, that a cottage development may contain up to two clusters. 

3.  Each single-family cottage shall not exceed 1,600 square feet in total floor area, and each 
duplex cottage 3,000 square feet. Floor areas of attached or detached garages and outbuildings 
shall count towards these size limits, with the exception of the first 200 hundred square feet of 
garage or outbuilding per single-family cottage, or 400 square feet per duplex. Existing single-
family homes may remain on site but will be counted toward the total density. 

4.  Building heights may not exceed 25 feet within 50 feet of the project site perimeter, and 30 feet 
elsewhere in the site. Roofs higher than 18 feet shall be pitched at a ratio of at least 6:12. 

5.  Covered porches shall be at least 60 square feet, with no dimension less than five feet. 

6.  Buildings shall be set back at least 10 feet from the nearest public or private road, and at least 
five feet from other buildings. Building setbacks to exterior property lines shall be that of the 
underlying zoning district. 

B.  Cottage Orientation. Cottages must be clustered around a common courtyard and must meet the 
following standards: 

1.  At least 75 percent of the cottage units shall be located within 25 feet of a common courtyard, 
and shall have covered porches and main entries which face the common courtyard or an adjacent 
public street. 

 

https://vancouver.municipal.codes/VMC/20.860
https://vancouver.municipal.codes/VMC/20.810
https://vancouver.municipal.codes/VMC/20.927
https://vancouver.municipal.codes/VMC/20.410
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