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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 Wood Duck Springs proposal to amend 
Comprehensive Plan and zoning designations for a 13.9 acre property at 
approximately NE 63rd Street and 82nd Court from Urban Low/R-9 to 
Urban High/R-22 and Commercial/General Commercial 

 
HEARING DATE:   11/14/2023 
 
REPORT DATE: 11/2/2023 
 
PROPONENTS: Sergei Cormanitchi, represented by Jayson Taylor of PLS Engineering  
 
RECOMMENDATION:  Forward a recommendation of approval to the City Council  
 
 
 
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. The Comprehensive Plan and 
associated zoning map changes reviewed in this report was continued to November 14 from the 
original Planning Commission public hearing date of October 24, 2023, to allow for completion 
of applicant materials following a revision in the proposal. 
 
Notice of the original 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 of the both 
the original October 24 and continued November 14 hearing dates were sent to property owners 
and occupants of lots located within 500 feet of the proposal, and the site was posted. At report 
date only one formal comment has been received by staff. 
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PROPOSAL AND RECOMMENDATION:  
 

1. 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 
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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 218 housing units, 
primarily new market rate apartments and townhomes, and retention of two of the existing single-
family homes at the center of the site, along with a one-acre commercially zoned area at the 
south of the site fronting 63rd Street. The applicant’s conceptual future site layout submitted shown 
in Attachment A herein indicates townhomes are envisioned on the east and west portions of the 
site, with apartment buildings located more centrally. Development is not envisioned at the north 
end of the site which contains wetlands. Primary future access to the site will likely be from 63rd 
Street at the intersection of 81st Avenue. 
 
The applicant originally proposed R-18 zoning throughout the site, but revised the proposal to 
include a commercial component on advice of City staff to better address City policies related to 
15-minute neighborhoods, and climate. The proposal was also amended to request R-22 zoning. 
 
The applicant’s traffic analysis, posted separately with the November 14 Planning Commission 
public hearing materials, estimates that the maximum possible development under the proposed 
R-22 and CC zoning would result in 2,184 average daily vehicle trips, in comparison to 1,050 
average daily trips from maximum development under the existing R-9 zoning. 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. 
 
One comment has been received to date raising concerns about traffic from the development 
adding to existing speeding on NE 84th Avenue between 63rd and 58th Streets, which is located 
southeast of the site and provides the most direct route from the site to and from the I-5 freeway. 
See Attachment B. 
 
More detailed traffic analysis will be required at the time of site plan review.  
 
The site is served by Walnut Grove Elementary, Gaiser Middle and Fort Vancouver High schools 
in the Vancouver School District. Information from the district on the 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. 
 
 
Analysis, findings, and recommendation  
 
Staff finds that the Wood Duck Springs rezone proposal complies with applicable criteria for 
Comprehensive Plan and zoning map changes included in 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.  
 

https://vancouver.municipal.codes/VMC/20.285.050
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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://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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Attachment A – Conceptual site layout and application narrative 
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Attachment B – Comments Received 
 
 
 
 
From: Steven Holt <stholt@andersen-const.com>  
Sent: Tuesday, October 31, 2023 1:08 PM 
To: Snodgrass, Bryan <Bryan.Snodgrass@cityofvancouver.us> 
Cc: mori.ronae@gmail.com 
Subject: Concerned Citizen In the Walnut Grove Area 
 

CAUTION: This email originated from outside of the City of Vancouver. Do not click links or open attachments 
unless you recognize the sender and know the content is safe. 
Good morning, Mr. Snodgrass,  
 
It was brought to my attention by my neighbor Eric that there are plans in the works to add 224 multi-
family units to the area. I understand the city is growing and developing, and I can relate to and even 
appreciate the booming construction industry that is currently transforming our cities. I am a direct 
beneficiary of this industry as a project engineer for Andersen Construction Company, and I also come 
from the trades. However, I am extremely concerned about the direct and immediate impact that many 
units will have on the traffic flow in front of my house on 84th Avenue from 63rd to 58th Street. This is 
directly in front of my home, and I observe people break the law daily by speeding through our 
neighborhood because it’s a shortcut to the freeway and expressway. I have three brilliant, talented, 
and gifted young children (13, 9, & 8) who play with the other kids in the neighborhood and they all 
cross this street daily. Although a stop sign was installed, they were placed in the wrong locations, and 
they do little to nothing to help ensure the safety of all the young children or special needs children. Are 
there going to be any additional speed control measures put in place to help with the sudden influx of 
traffic in this area? Lastly, there are speed bumps on 87th Avenue from 63rd to 58th Street so vehicles 
avoid driving that road due to the traffic control measures.  
 
Warmly,  
 
 
 
Steven Holt Jr 
  

PROJECT ENGINEER 2 

 

 You don't often get email from stholt@andersen-const.com. Learn why this is important  

mailto:stholt@andersen-const.com
mailto:Bryan.Snodgrass@cityofvancouver.us
mailto:mori.ronae@gmail.com
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