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DATE: June 5, 2023 
 
TO:  Chair Ledell and Planning Commission members 
 
FROM: Bryan Snodgrass, Principal Planner, Community Development Department 
 
RE: June 13 workshop review of Burnt Bridge Creek West standalone rezone 

proposal – OCI to IL at 6103 NE 152nd Avenue 
 

 

 
 
 
This memorandum describes this proposal and issues identified by staff in advance of the 
June 13 workshop discussion. The proposal would change only the zoning map designation on 
the property, with no changes to the Comprehensive Plan designation, and so can be reviewed 
at any time during the year. A Planning Commission public hearing is scheduled for July 11. 
City Council review is not yet scheduled. 
 

MEMORANDUM 
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The rezone proposal was originally reviewed by the Commission at a March 14 workshop, at 
which time staff indicated that a denial recommendation was anticipated because of the 
ongoing citywide moratorium on large scale warehouse facilities, and the upcoming 
Comprehensive Plan update process that is underway. Following subsequent moratorium 
revisions by the City Council, preliminary discussions with consultants assisting City staff on 
moratorium issues, and further consideration of the critical lands status of rezone site, staff 
anticipates recommending approval of the rezone. 
 
 
Proposal 
 
The proposal is to change the zoning designation on a 33-acre property at 6103 NE 152nd 
Avenue, parcel 159112000, from OCI (Office Commercial Industrial) to IL (Light Industrial). 
The applicant is Panattoni Development Corporation, represented by Peter Condyles of Toyer 
Strategic Advisors. Hudlicky Limited Partnership is the listed owner. The rezone application 
indicates future development of a single building 278,000 square foot warehouse is 
envisioned. The applicant originally submitted a site plan proposal in September 2022 showing 
warehouse development at the northern end of the site. See Attachment A herein. 
 
The rezone site contains a single-family home and outbuildings, and is otherwise heavily 
forested. The central and southern portion of the site contains mapping indicators for Oregon 
White Oak habitat requiring protection under VMC 20.740, Critical Areas Protection, and for 
wetlands. The originally proposed site plan locates the warehouse at the northern end of the 
site, with likely lesser impacts, although compliance with City critical area standards, and a 
detailed State Environmental Policy Act review would need to be conducted following formal 
submittal of a site plan. The Washington Department of Fish and Wildlife submitted a comment 
with concerns about impacts from future development on the Oregon White Oak habitat, and a 
recommendation to place the southern portion of the site into a conservation easement. See 
Attachment C on page 15 of this report. 
 
The site lies in the upper Burnt Bridge Creek area in northeast Vancouver, approximately 1400 
feet south of Fourth Plain Blvd, 1300 feet west of 162nd Avenue, and 800 feet north of Burnt 
Bridge Creek. There are several small lot homesites abutting to the north and southwest, also 
zoned OCI. The site and the abutting small lot OCI properties are surrounded on all sides by 
larger, mostly undeveloped areas zoned IL. The site is not within a recognized Neighborhood 
Association. 
 
 
Preliminary Staff Analysis 
 
VMC 20.285.060 requires proposed standalone rezones to demonstrate the proposed zoning 
designation is more consistent with applicable criteria of the Vancouver Strategic Plan and 
Comprehensive Plan than the existing designation, and that there has been a change in 
circumstances since the existing designation was originally adopted.  
 

https://vancouver.municipal.codes/VMC/20.285.060
https://vancouver.municipal.codes/VMC/20.285.060
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Application materials are attached to this memorandum as Attachment B. The application 
argues that the existing zoning is intended for industrial economic development, and the 
proposed zoning provides more flexible opportunities for meeting this goal in a manner 
consistent with surrounding area zoning, while providing approximately 200-300 jobs, and 
providing warehousing to meet current consumer demands. The application also includes a 
preliminary economic impact analysis projecting the fiscal benefits from anticipated 
development. 
 
The Vancouver City Council adopted a temporary moratorium on construction of new 
warehouse facilities on December 12, 2022, with an affirming resolution on February 6, 2023. 
Concerns were expressed about significant increases in local as well as national large 
warehouse development that is consuming limited industrial land supplies with potentially 
lower employment yields, and traffic and climate impacts. City of Vancouver analysis at that 
time found there were eight large scale warehouse applications under review citywide 
encompassing 3.3 million square feet in total, accounting for approximately 14% of 
Vancouver’s available industrial land. A Columbian article summarized the situation 
countywide. 
 
Moratorium discussions recognized that warehousing plays an important role in modern 
consumer shopping, and future permanent Vancouver regulations will likely not seek to prohibit 
these uses, but may add some provisions on appropriate locations, mitigation of impacts, 
requirements to better allow for future adaptive reuse, or other considerations that don’t 
currently exist in City code. On March 6 the Council reduced the moratorium scope by 
increasing the threshold size of applicable facilities from 100,000 to 250,000 square feet, with 
exceptions for Port properties on Port-owned land, and any proposals limited to traded sector 
goods. More information is available here. 
 
The rezone proposal is not subject to the moratorium, but while it remains in effect a 
development application for a warehouse as large as envisioned in this case would be 
prohibited. Future development applications submitted after expiration of the moratorium would 
be subject to any new zoning standards developed as part of the moratorium. 
 
Standards for the industrial zones, including the existing OCI and proposed IL zones at this 
site, are available here. Both zones accommodate most industrial uses, although the OCI 
district does not allow some larger or potentially more impactful industrial uses such as 
warehousing. The OCI district has additional allowances for office and commercial uses, 
envisioned in a well landscaped and pedestrian friendly setting. As noted, the rezone site 
contains extensive critical lands and much of the southern and central portions of the property 
are likely not able to be developed. In staff’s view multiple user campus style development 
involving commercial and office uses as generally envisioned in the OCI district is a worse fit 
for the site than single industrial users which are more likely in the IL zone, and are proposed 
in this case.  
 

https://www.columbian.com/news/2022/oct/04/panattoni-proposes-warehouse-along-n-e-152nd-avenue/?clearUserState=true
https://vancouvercity.novusagenda.com/agendapublic/CoverSheet.aspx?ItemID=3284&MeetingID=404
https://vancouver.municipal.codes/VMC/20.440
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Approving the rezone would leave thin strips of OCI-zoned lands abutting to the north and 
south, but these could be rezoned as part of the upcoming Comprehensive Plan update 
process. The larger surrounding area on all sides is zoned IL. 
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Attachment A: Future Development Envisioned 
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Attachment B: Application narrative 
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Attachment C: SEPA comment received 
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