


  

- 2 - | P a g e  
N:\LAND USE\LONG RANGE PROJECTS\2019 Docket\PREDES-19-0001 - Cornelius\Staff\2019-07-03_PREDES-19-0001_Zack_Report_CC_07-23-
2019.docx 

Use (RGU) land use designation to Friday Harbor Unincorporated Urban Growth Area (FH UUGA).  The parcel is located adjacent to Browne’s and fronts on Mullis Street.  It is currently used by Browne’s for outdoor storage and parking.  There is also a single-family residence and dog park on the subject parcel.  The purpose of the proposal is to relocate and expand Browne’s nursery to the subject parcel.  This would allow for connection to Town utilities, i.e. urban services.  According to page 11 of the applicant’s SEPA checklist, the removal of the existing dwelling is not anticipated.  The docket application suggested that other properties in the area also be considered for a change in designation to FH UUGA.  The San Juan Island Fire and Rescue Fire Chief, Norvin Collins, suggested that the fire station (TPN 352312016) be brought into the FH UUGA (Exhibit 6). In addition, the Port of Friday Harbor and the Town Administrator, Duncan Wilson, suggest re-designating additional parcels south of the subject parcel including the fire station (Exhibits 6 and 7).  The 2019 docket application was specific to the Cornelius property and did not provide analysis of other properties.  These suggestions for expanding the Town’s unincorporated Urban Growth Area can be considered during the update of the SJC Comprehensive Plan because the required additional analysis was not provided with the application.   Map 1. Land Use Designations near the Subject Property 

  Existing Conditions:  TPN 351444005000 is located on Mullis Street, adjacent to the Friday Harbor UGA and Friday Harbor Airport.  It is a 5.10-acre parcel.  The property has three access points: a driveway connected to Cedar Street, a private road, a driveway on Mullis Street, and an entrance to a parking lot located on the north side of the property. Browne’s employees enter the parking area located on the subject property from the Browne’s Home Center property. See the aerial in Map 2 below.    The parcel was created by simple land division in 2016 by permit PSLD00-16-0002 (Exhibit 10.D).  Many of the permits authorizing development on the subject parcel are filed under the original TPN 351444001000.  There are three uses located on the parcel.  A single-family residence, a public dog park, and a parking lot 
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with temporary storage area.  There is a small category IV wetland on the parcel, near Mullis Street, on the western part of the property.   The entire County is a critical aquifer recharge area.  There are no other mapped critical areas on this parcel.   Map 2. TPN 351444005000 Aerial Map 

   Single-Family Residence There is an existing single-family residence on the east portion of the parcel.  According to the Assessor’s records, it was built in 1978 (Exhibit 12).  The existence of an on-site septic permit was confirmed by sewage design application 2012961 (Exhibit 10.C).  Sewage capacity for the number of bedrooms was not determined at that time. According to the Town, the home has an illegal water connection.   Water service cannot be extended beyond the incorporated Town limits. Approval of the proposal and annexation would resolve this issue.   Dog Park There is a driveway and parking area for a fenced, off-leash dog park operated by Island Rec on the southern portion of the parcel.  The driveway provides access from Mullis Street to the dog park parking area.  The dog park was permitted in 2008 (08 CU 0001, Exhibit 10.A).  It was originally all on the subject parcel, but after a simple land division in 2016, it is only partially located on the subject property.  According to the conditional use permit application, the dog park was planned to be eventually vacated and relocated to the gravel pit after Island Rec developed plans for use of the pit.  There is no current plan or proposal suggesting relocation of the dog park.  Parking and Temporary Storage Area A graveled parking lot and temporary storage area for Browne’s equipment and building supplies is located on the north side of the parcel.  These uses were permitted in 2009 by conditional use permit (09 CU 0011, Exhibit 10.B). 
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Surrounding Land Uses:  The surrounding area is developed with residential, commercial, institutional, and transportation uses.  The nearest homes are approximately 70 feet to the west and east of the property boundary.  North:  Commercial (Browne’s Home Center) South:  Institutional (Dog Park and Fire Station) East:     Residential West:   Transportation (Friday Harbor Airport)  The applicant describes the current use of the parcel as follows (Exhibit 1):    There is a substantive difference between most island properties and the subject parcel considering the property is surrounded on three sides by development consisting of Browne's Home Center to the north, Mullis Avenue and the Friday Harbor Airport to the west, and urban density residential development further to the north and to the east.  Land Use Designations: The RGU and the proposed FH UUGA land use designations are land use designations on the SJC Comprehensive Plan Official Map (SJC Official Map).  Land use designations are governed by the SJC Comprehensive Plan. The implementing regulations are in San Juan County Code (SJCC) Title 18.  The SJC Official Map includes twelve other parcels designated as FH UUGA.  These are shown in grey on Map 1, west of Guard Street.  If approved, the proposal will not add the subject parcel to the Town of Friday Harbor.  It will remain under the County’s jurisdiction until it is annexed by the Town.  The Town and County agreed to comprehensive planning processes in the Joint Planning Policies with the Town of Friday Harbor and Other County-wide Planning Policies (SJC Comprehensive Plan Appendix 2 – Exhibit 13).  Also guiding this process is the Friday Harbor Unincorporated Urban Growth Area Management Agreement (SJC Comprehensive Plan Appendix 3 - Exhibit 14). Section 8, Item 1 of this agreement says:  “Only those areas within the unincorporated UGA may be considered for annexation to the Town.”  These documents require the Town to annex parcels designated FH UUGA before annexing other parcels.  Re-designating this parcel to FH UUGA would enable Browne’s to pursue annexation into the Town of Friday Harbor.  Then, the subject property could be legally served by urban level governmental services, particularly Town sewer and water necessary for the relocation and expansion of Browne’s nursery.    Coordination with the Town: WAC 365-196-310 (3)(a) states:  “The designation process shall include consultation by the county with each city located within its boundaries. The adoption, review and amendment of the urban growth area should reflect a cooperative effort among jurisdictions to accomplish the requirements of the act on a regional basis, consistent with the county-wide planning policies and, where applicable, multicounty planning policies.”  A letter dated May 6, 2019, from the Town Administrator, Duncan Wilson, expressed the Town’s support of the proposal (Exhibit 7).  On May 14, 2019, County staff met with Town Land Use Administrator, Mike Bertrand, to facilitate cooperative planning between County and Town (Exhibit 8).  Evaluation of this proposal 
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has been a cooperative process between Town and County consistent with the SJC Comprehensive Plan Appendices 2 and 3.  Summary of Staff Analysis:  Staff analyzed the consistency of the proposal with the Growth Management Act (GMA), the SJC Comprehensive Plan, and San Juan County Code.  The required analysis primarily addresses whether or not the parcel is “characterized by urban growth,” whether the Town needs extra commercial capacity, and if the subject parcel can be served by urban services.  Additional staff analysis of applicable WACs, RCWs, and County policies is included in Exhibit 15.  Characterized by Urban Growth   The first factor to be considered for this request is whether the parcel was characterized by urban growth per state law. RCW 36.70.A 030 (21) defines urban growth as:   "Urban growth" refers to growth that makes intensive use of land for the location of buildings, structures, and impermeable surfaces to such a degree as to be incompatible with the primary use of land for the production of food, other agricultural products, or fiber, or the extraction of mineral resources, rural uses, rural development, and natural resource lands designated pursuant to RCW 36.70A.170. A pattern of more intensive rural development, as provided in RCW 36.70A.070 (5)(d), is not urban growth. When allowed to spread over wide areas, urban growth typically requires urban governmental services. "Characterized by urban growth" refers to land having urban growth located on it, or to land located in relationship to an area with urban growth on it as to be appropriate for urban growth.  Although the subject parcel does not have urban growth on it, it meets the definition of ‘characterized by urban growth’ because it is adjacent to urban growth.  Browne’s (TPN 351492017000) meets the definition of urban growth above.  The subject parcel, being adjacent to TPN 351492017000, is “land located in relationship to an area with urban growth on it as to be appropriate for urban growth.”    SJC Residential and Commercial Capacity  This proposal is the only site-specific amendment to the SJC Comprehensive Plan Official Map being considered on the 2019 docket.  The County’s supply of RGU designated lands was deemed sufficient at when the SJC Comprehensive Plan was adopted.  There are 306 parcels designated RGU in San Juan County.  These parcels represent approximately 1,771 acres (Exhibit 3).  The subject parcel is five (5) acres or about 0.2 percent of the total land designated RGU.  A net change of 0.2 percent of the overall supply of RGU designated lands does not represent a substantial change in expected RGU capacity.    Residential There is no additional housing capacity on the parcel because the one dwelling unit per five-acre density is already achieved by the existing single-family residence.  Commercial The County is preparing a Land Capacity Analysis with the SJC Comprehensive Plan update.  Under the preliminary draft Gross Developable Lands Inventory, the subject parcel is identified as Re-developable Commercial based on its land use designation of RGU and existing development.  RGU is typically understood as having commercial capacity.  The parcel has additional commercial capacity that is somewhat limited by the existing development and the allowed uses in the RGU designation. 
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If the proposal were approved, the commercial capacity of the property would be temporarily reduced because the allowed uses in the FH UUGA Land use designation are limited until the property is annexed.  This outcome could be offset by two staff-recommended conditions of approval requiring the property-owner to pursue annexation within a given period and to retain the commercial capacity on this property once annexed.   Town Commercial/Industrial land use Capacity  According to the June 21, 2019 letter (Exhibit 11) from Mike Bertrand, Town Land Use Administrator, the Town’s inventory of Light Industrial (IN) property is developed to about 80 percent and the Town needs more vacant IN designated parcels.  County Staff conducted additional analysis of the IN zone and agrees with Mr. Bertrand’s assessment that approximately 80 percent of the IN zone is developed.  In the same letter, Mr. Bertrand also indicated that the Mullis Street corridor is the logical place for this type of development.    The Friday Harbor Urban Growth Area (FH UGA) is approximately 1,300 acres.  Approximately 61 parcels are zoned Light Industrial (IN).  Lands zoned IN occupy about 67 acres of the FH UGA.  The following analysis does not include the portion of the airport that is split zoned Public Service (PU) and IN.  This area was excluded because the airport parcel is already developed with the existing airport.  Table 1 below shows the parcels that were determined to be undeveloped during the County’s analysis. Of the 61 IN zoned parcels, thirteen are undeveloped.  This was determined based on the Town’s 2019 Zoning Map and available County parcel data, including the assessed improvement value.  This assessed improvement value information is publicly available through the County’s Polaris web map 
https://sjcgis.maps.arcgis.com/apps/webappviewer/index.html?id=39b87792947e40a5aa0fcb8af5910bd1.  Any LI zoned parcel with an assessed improvement value below $40,000 was considered vacant unless noted in Table 2.  The $40,000 threshold was used because improvements valued less than $40,000 typically have improvements that would not preclude future development.  Table 1. Undeveloped IN Parcels in Town of Friday Harbor 

TPN Acres Description 
351491548000 0.1723 Eastern half of the parcel is occupied by Mullis Street 
351491641000 0.4056 Undeveloped 
351491545000 0.392 Undeveloped parcel used for parking and boat storage 
351491555000 0.2983 Partially developed with a parking lot that serves the adjacent parcel 
351491803000 10.4947 Undeveloped parcel adjacent to the Hospital (substantial wetlands) 
351491644000 0.3451 Undeveloped 
351460010000 0.6531 Undeveloped 
351492023000 0.3707 Partially developed with a parking lot that serves the adjacent parcel 
351492024000 0.3142 Undeveloped 
351492025000 1.0776 Undeveloped (substantial wetlands) 
351492029000 1.0097 Undeveloped (substantial wetlands) 
351492027000 0.4589 Undeveloped (substantial wetlands) 
351492028000 0.2344 Undeveloped (substantial wetlands) 
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Table 2. Town Parcels zoned IN and with existing development that will likely preclude future development1. 
TPN Description 
351151111000 Machinery and equipment yard 
351151110000 Machinery and equipment yard 
351151109000 Machinery and equipment yard 
351149092000 Existing Gas Station, part of a larger complex on the adjacent parcel (TPN 351149108000) 
351151035000 Public Works Facility 
351491625000 Part of the airport 
351491627000 Part of the airport. 

1These parcels have an assessed improvement value below $40,000.  Total Acreage of parcels in Table 1 is 16.23.  This is approximately 24 percent of the 67 total acres of land zoned IN; indicating that around 76 percent of the land zoned IN is developed.  The total acreage was calculated without deducting the areas constrained by wetlands.  Several undeveloped parcels listed in Table 1 are covered by large wetlands.  It is reasonable to assume that the size and location of these wetlands further constrains the development potential of these parcels.  The area with substantial wetlands includes the undeveloped parcels directly adjacent to the north of Browne’s.  Parcels zoned IN with substantial wetlands are shown in Map 3 and 4 below.  Map 3. Possible Wetlands on Undeveloped Parcels zoned IN. 
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Map 4. Possible Wetlands on Undeveloped Parcels zoned IN. 

  Conclusion  In a letter dated June 21, 2019, Mike Bertrand, Town Land Use Administrator stated, “Currently our inventory in that zone (Light Industrial) has been developed to about 80%.”  After review of the parcel and available wetland data, County staff concurs with this assessment of the existing development on lands zoned IN.  The total area zoned IN is shown on Map 5 below.  



 

- 9 - | P a g e  
N:\LAND USE\LONG RANGE PROJECTS\2019 Docket\PREDES-19-0001 - Cornelius\Staff\2019-07-03_PREDES-19-0001_Zack_Report_CC_07-23-2019.docx 

Map 5. Parcels Zoned IN 
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Comparison of uses allowed in RGU designation and the Town’s Light Industrial zoning  The current proposal is not annexation into the Town of Friday Harbor but rather, a change from one County land use designation to another.  The applicant has expressed a desire to pursue eventual annexation into the Town following the re-designation of the subject parcel into the FH UUGA land use designation.  This step must occur prior to the Town considering annexation.  The staff recommendation includes a condition of approval requiring the applicant to begin annexation proceedings in a set timeframe.  The following analysis evaluates the implications of this possible annexation.  In a letter dated June 21, 2019, the Town indicated the parcel likely would be zoned Light Industrial (IN) if annexed (Exhibit 11).  The change in land use designation/zoning would change the allowable and prohibited uses on the subject parcel.  San Juan County Code (SJCC) 18.30.040 Land use table – Rural, resource and special land use designations provides the land use controls for the RGU Land use designation.  Chapter 17.52 Friday Harbor Municipal Code (FHMC) provides the Town’s land use regulations for IN zoning.  Table 3 shows the uses that would be allowed in IN zoned areas by Chapter 17.52 FHMC and the corresponding information from SJCC 18.30.040.  Many of the same uses are allowed in both LI and RGU though the required permit type may be different.    There are several uses specifically prohibited in the County’s RGU Land use designation.  The named commercial uses explicitly prohibited in RGU by SJCC 18.30.040 are drinking establishments, hotel/motels, and nursing homes.  The only named industrial use prohibited in RGU by SJCC 18.30.040 is a feedlot.  Named uses are defined in Chapters 18.20 SJCC.  Table 3. Comparison of Allowed Uses in RGU and IN Zoning. 
Chapter 17.52 FHMC Named Use Light Industrial (IN) Zoning and Required Permit Type SJCC Equivalent Use and Required Permit Type 
Ancillary single-family uses Permitted Outright  (FHMC 17.52.020) SFR accessory to allowed use, Provisional Use  
Wholesale and retail commercial uses to include outdoor storage Permitted Outright  (FHMC 17.52.020) Outdoor Storage Yards, Conditional Use 
Light manufacturing uses Permitted Outright  (FHMC 17.52.020)  Light Manufacturing, Conditional Use 
Automobile sales, service and repair Permitted Outright (FHMC 17.52.020) Automotive fuel, service and repair stations; Conditional Use 
Commercial parking lots Permitted Outright  (FHMC 17.52.020) Unnamed Commercial Uses, Provisional or Conditional Use depending on impacts 
Community or public park and recreational facilities Permitted Outright  (FHMC 17.52.020) Parks, Conditional Use 
Indoor entertainment and amusement facilities Permitted Outright  (FHMC 17.52.020) Indoor Entertainment Facility, Conditional Use 
Outdoor storage Permitted Outright  (FHMC 17.52.020) Outdoor Storage Yards, Conditional Use 
Self-storage rental units Permitted Outright  (FHMC 17.52.020) Warehouse, mini-storage, and moving storage facilities; Conditional Use 



  

- 11 - | P a g e  
N:\LAND USE\LONG RANGE PROJECTS\2019 Docket\PREDES-19-0001 - Cornelius\Staff\2019-07-03_PREDES-19-0001_Zack_Report_CC_07-23-
2019.docx 

Chapter 17.52 FHMC Named Use Light Industrial (IN) Zoning and Required Permit Type SJCC Equivalent Use and Required Permit Type 
Professional services Permitted Outright  (FHMC 17.52.020) Personal and Professional Services; Provisional or Conditional Use depending on impacts 
Cultural, religious, and health care facilities Permitted Outright  (FHMC 17.52.020) Unnamed Institutional Uses, Conditional Use 
Public and private utility structures Conditional Use  (FHMC 17.52.030) Utility Facilities, Provisional or Conditional Use depending on impacts 
Equipment maintenance and repair performed outdoors Conditional Use  (FHMC 17.52.030) Unnamed Industrial Uses, Conditional Use 
Activities of a marijuana processor or marijuana producer after such activities have been duly licensed by the state of Washington pursuant to Chapter 314-55 WAC 

Conditional Use  (FHMC 17.52.030) There is currently a moratorium on this use in San Juan County outside of the Town’s jurisdiction. 

 Urban Service Capacity  In Exhibit 9, Wayne Haefele, Town Public Works’ Director, provided information regarding the water and sewer capacity related to the proposal. According to the Friday Harbor Municipal Water System Plan Update from 2013, the minimum system capacity is 3,633 Equivalent Residential Units (ERUs). Currently, active service connections equal 3,307 ERUs.  Mr. Haefele determined that there is sufficient capacity for water service to the subject parcel (Exhibit 9). He also provides that the sewer system is measured on hydraulic and treatment capacity with neither nearing system limits, concluding that the Town has capacity to serve the parcel with both water and sewer service.  State Law: There are many specific requirements related to the proposal in State law (Chapter 36.70A RCW and Chapter 365-196 WAC).  Detailed staff analysis of how the proposal is consistent with applicable state laws, including the Growth Management Act (GMA) is provided in Exhibit 15.  The GMA requirements in Chapter 36.70A RCW and Chapter 365-196 WAC are summarized into three primary requirements, paraphrased below:  
 An urban growth area may include lands outside a city if it is already characterized by urban growth defined in RCW 36.70A.030 (21) (WAC 365-196-200 (21)). 
 Expansion of the UGA should be based on the need for more area that allows urban growth within the UGA (WAC 365-196-310 (4)(c)). 
 Counties and cities should facilitate urban growth in areas already characterized by urban growth that are or can be served by existing services and facilities (WAC 365-196-310 (2)(f)). 

Through the analysis in Exhibit 15, staff determined that the proposal is consistent with the applicable State laws.  The subject parcel meets the definition of “Characterized by urban growth” provided in RCW 36.70A.030 (21).  The expansion of the UGA is needed because Town has determined there is limited vacant land available in the IN zoning (Exhibit 11).  The subject parcel is adjacent to lands with existing urban growth 
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and would be appropriate for future urban growth because it can be served by existing urban services (WAC 365-196-310 (2)(f)(ii)).     San Juan County Comprehensive Plan: SJC Comprehensive Plan provides many requirements for designating an UGA.  Detailed staff analysis of the consistency of the proposal with all these requirements is provided in Exhibit 15. The SJC Comprehensive Plan requirements for designating unincorporated UGAs are summarized into three primary requirements, paraphrased below:  
 Unincorporated UGAs should be located adjacent to incorporated towns, can be served by municipal services, and contain or are appropriate for a mixture of uses (Land Use Element, Policy 2.3.A.1.b). 
 The County and Town must coordinate designating the FH UGA boundary (Appendices 2 and 3). 
 Expansion of the UGA should be based on projected need (Appendix 2, Policies for Designation of Unincorporated Urban Growth Areas Policy 2). 

Staff determined that the proposal is consistent with the SJC Comprehensive Plan (Exhibit 15).  The subject parcel is adjacent to the FH UGA and the Town has indicated they have water and sewer capacity to serve it (Exhibit 9).  The County and Town have coordinated during the staff review of this proposal (Exhibit 8).  In a letter dated June 21, 2019, the Town indicated that the additional land is needed in the Town’s IN zone (Exhibit 11).   San Juan County Code 18.90.030(F) Criteria for Approval:  Staff analysis of these criteria are provided below in bold.  F. Criteria for Approval. These actions are reviewed for conformance with the applicable provisions of 
the Comprehensive Plan, the UDC, and as follows: 
1. Comprehensive Plan Official Map Amendments. The County may approve an application or proposal 
for a Comprehensive Plan Official Map amendment if all of the following criteria are met: 

a. The changes would benefit the public health, safety, or welfare. 
The proposal would allow for relocation and expansion of Browne’s nursery on a parcel already 
partially used by the business. Browne’s is a commercial use that provides goods and services for 
the rural areas but is most appropriate to be located in the UGA.  The proposal will serve the public 
interest by allowing the store to expand its operation in an area already characterized by urban 
growth.  The subject parcel is characterized by urban growth based on its location in relationship 
to other parcels with existing urban growth.   
The proposal would enable an increase in the availability of goods and services for rural areas while 
focusing the associated growth in an area already characterized by urban growth.  This serves the 
public welfare by enabling this growth on an appropriate parcel and helping to prevent urban 
growth from expanding into other rural areas not characterized by urban growth. 
b. The change is warranted because of one or more of the following: changed circumstances; a 
demonstrable need for additional land in the proposed land use designation; to correct demonstrable 
errors on the official map; or because information not previously considered indicates that different 



  

- 13 - | P a g e  
N:\LAND USE\LONG RANGE PROJECTS\2019 Docket\PREDES-19-0001 - Cornelius\Staff\2019-07-03_PREDES-19-0001_Zack_Report_CC_07-23-
2019.docx 

land use designations are equally or more consistent with the purposes, criteria and goals outlined 
in the Comprehensive Plan. 
There is a need for the land use designation in the area.   Cornelius Holdings, LLC, the new owner 
of the subject parcel and Browne’s intends to expand the business by moving Browne’s nursery to 
the subject parcel that is currently used for parking and equipment storage.  The Town indicated 
that they are at about 80 percent capacity of the IN zoning, and the proposal would eventually 
allow annexation.  Annexation would allow expansion of this zoning onto the subject property.  
The proposal and subsequent annexation would allow additional capacity for a use that serves the 
rural areas of San Juan County in an area already characterized by urban growth.  Two of the staff 
recommended conditions of approval are intended to ensure that this transition takes place in a 
defined period and in a way that serves the public interest by preserving the commercial capacity 
of the subject parcel.   
c. The change is consistent with the criteria for land use designations specified in the Comprehensive 
Plan. 
The change is consistent with the Comprehensive Plan as outlined in Exhibit 15.  The analysis 
includes consideration of the SJC Comprehensive Plan land use designation policies and 
Appendices 2 and 3 (Exhibits 13, 14, and 15). 
d. The change, if granted, will not result in an enclave of property owners enjoying greater privileges 
and opportunities than those enjoyed by other property owners in the vicinity where there is no 
substantive difference in the properties themselves or public purpose which justifies different 
designations. 
An enclave will not be created by this proposal.  The subject property is surrounded on three sides 
by Town urban growth.   Although several property owners to the south of the subject property 
that are also designated RGU expressed general interest in the same re-designation, only one site-
specific docket request was submitted.  The proposal has a specific purpose, expansion of Browne’s 
on the subject parcel, which is already partially used by the business.  The adjacency to the 
incorporated FH UGA and current use of the subject parcel by Browne’s indicates that granting the 
proposal will not give the property owners greater privileges beyond what is currently enjoyed by 
property owners in the vicinity.  Further, the adjacency of the parcel to the FH UGA and its being 
characterized by urban growth is a difference substantive enough to justify the new designation.   
e. The benefits of the change will outweigh any significant adverse impacts of the change. 
Browne’s is a commercial use that provides goods and services for the rural areas but is most 
appropriate to be located in the UGA.  The benefits of the change is that a parcel characterized by 
urban growth would be eventually served by urban services; increasing the commercial 
development potential of the parcel.  The proposed change will allow Browne’s to relocate the 
nursery and expand their business.  This will serve the public interest by allowing the store to 
expand its operation in an area already characterized by urban growth.  
The adverse impacts of the change are minimal.  The current RGU land use designation is one of 
the more permissive rural land use designations, allowing a breadth of commercial uses typically 
prohibited in other rural designations.  Development on the parcel in the short-term will be limited 
by the allowed uses in the FH UUGA designation (Exhibit 14).  The limit on uses in FH UUGA will 
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apply until the Town decides to annex the property.  On a longer timeline, it is likely that once the 
parcel is annexed the allowed uses would not be significantly different from what is allowed under 
the RGU designation. One of the biggest net-changes is that it would allow the subject parcel to be 
served by urban level services. 

2. Map Change. Following approval of a Comprehensive Plan Official Map amendment, the County shall 
amend the official maps to reflect the change. The County shall also indicate on the official maps the 
number of the ordinance adopting the change. 
This will be done to implement the adopting ordinance. 
3. Concomitant Agreement. The County is specifically authorized to enter into a concomitant agreement 
as a condition of any Comprehensive Plan Official Map amendment.  Through that agreement, the County 
may impose development conditions designed to mitigate potential impacts of the use or development 
that may occur as a result of such an amendment. 

       Staff does not recommend a concomitant agreement for the proposed re-designation.  Findings of Fact  1. The applicant submitted a site-specific annual docket land use re-designation request for TPN 351444005000 and paid the required fees on February 25, 2019 (Exhibit 1).  2. The application was deemed complete on March 22, 2019.    3. There are no permit or code enforcement actions related to this application.   4. The applicants own the lot adjacent to the north (TPN 351492017000), the location of Browne’s Home Center, a commercial use.   5. A notice of application and SEPA threshold Determination of Non-significance will be issued in July, prior to the Planning Commission’s public hearing.  Notice will be provided to federal, state and local agencies in accordance with SJCC 18.80.050 and WAC 197-11-340.  6. As required by RCW 36.70A.106, a notice of the County’s intent to adopt comprehensive plan amendments will be mailed to the Washington Department of Commerce at least sixty days before adopting any changes.     7. The applicable Revised Code of Washington (RCW) sections are:  RCW 36.70A.020 Planning Goals RCW 36.70A.030 Definitions RCW 36.70A.110 Comprehensive Plans – urban growth areas RCW 36.70A.115 Comprehensive plans and development regulations must provide sufficient  land capacity for development  8. The applicable Washington Administrative Code (WAC) sections are:  WAC 365-196-310 Urban Growth Areas  
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9. The applicable Comprehensive Plan Sections are:  Section B.2 Land Use Element Appendix 2 Joint Planning Policies with the Town of Friday Harbor, and other County-wide Planning Policies Appendix 3 Friday Harbor Unincorporated Urban Growth Area management Agreement  10. The applicable Unified Development Code Sections are:  SJCC 18.80.050 SEPA Implementation Rules SJCC 18.90.010 Legislative Decisions SJCC 18.90.020 Legislative Procedures SJCC 18.90.030 Amendments to Comprehensive Plan Official Maps  11. The proposal is consistent with the SJC Comprehensive plan goals and policies and the criteria for approval in SJCC 18.90.030(F).  Preliminary Staff Recommendation:  The proposed site-specific re-designation of TPN 351444005000 from Rural General Use to Unincorporated Town of Friday Harbor UGA land use designation meets the criteria for approval in SJCC 18.90.020 SJCC 18.90.030(F) and the requirements for legislative procedures in SJCC 18.90.020, as conditioned.    Based on the coordination process with the Town and detailed analysis found in Exhibit 15, staff recommends approval of docket request PREDES-19-0001 for site-specific re-designation of tax parcel number 351444005000, on Mullis Street, San Juan Island from Rural General Use to Town of Friday Harbor Unincorporated UGA.  The following conditions should apply:  1. Within two (2) calendar years of approval, the applicant must submit documentation for approval by the administrator demonstrating that they have begun the process of annexation into the Town of Friday Harbor Urban Growth Area.  If the administrator determines that the applicant has made reasonable progress pursuing annexation into the Town of Friday Harbor this period may be extended up to an additional three (3) calendar years but not to exceed a total of five (5) calendar years from the date of approval.  2. Upon annexation into the Town, the parcel must maintain commercial development capacity at a minimum of the allowed uses in the County’s Rural General Use land use designation.  3. Vegetative screening must be maintained between the existing dog park and any future proposed development.  4. Public right-of-way access for the commercial use of TPN 351444005000 must only be provided from Mullis Street.  5. The County shall amend the SJC Comprehensive Plan Official Maps and indicate the number of the ordinance adopting the proposed amendment.     
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Project Schedule:  July 19, 2019 – Initial Planning Commission briefing.  August 16, 2019 – Planning Commission public hearing.  September 2019 – County Council briefing, if the Planning Commission arrives at a recommendation.  October 2019 – County Council public hearing and deliberations.  October/November 2019 – County Council decision on PREDES-19-0001.   Exhibit List  
Exhibit No. Description of Item Submitted  By Date Number of Pages 

1 Application Materials  Applicant February 25, 2019 52 
2 Memo from Agent to Town of Friday Harbor (Town)  

Applicant December 20, 2018 29 
3 TPN 351444005000 Reference Maps  Planner No date 6 
4 Correspondence re: Request for Additional Information  

Planner March 22, 2019 4 
5 SEPA Checklist  Applicant February 11, 2019 16 
6 Email from applicant re: Fire Station Property Applicant March 25, 2019 6 
7 Letter of Support from Town Administrator, Duncan Wilson Town   May 6, 2019 3 
8 Email exchange between San Juan County Planner III, Adam Zack and Town Land Use Administrator, Mike Bertrand re: Town and County Coordination Meeting May 14, 2019  

Planner April 25, 2019 
3 

9 Letter from Town Public Works Director, Wayne Haefele Town   May 31, 2019 5 
10 Related permits Planner No date  

10.A Conditional Use Permit 08- CU 001  (dog park) Planner Approved: April 2, 2008 10 
10.B Conditional Use Permit 09-CU 011 (parking and storage area) Planner Approved: September 11, 2009 20 
10.C On-Site Sewage System Inspection 2019961 Planner January 11, 2016 3 
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10.D Simple Land Division PSLD00-16-0002 Planner Approved:  April 13, 2016 9 
11 Letter from Town of Friday Harbor Land Use Administrator Mike Bertrand re: Town’s Capacity Need 

Planner June 21, 2019 6 
12 San Juan County Assessor’s Information for Tax Year 2018-2019 Planner No date 4 
13 Comprehensive Plan Appendix 2, Joint Planning Policies with the Town of Friday Harbor, and Other County-Wide Planning Policies 

Planner December 2, 2008 
14 

14 Comprehensive Plan Appendix 3, Friday Harbor Unincorporated Urban Growth Area Management Agreement 
Planner July 8, 2008 13 

15 Detailed Staff Analysis Planner June  2019 20 
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J.. vvny 1:, lll� dlll�IIUlll�IIL U�IIIIS tJIVtJU;,cu, 

This parcel is proposed to be absorb'"' into the TFH UGA. It is a sister parcel to T0N 351492017 which is INSIDE 
the Town of Friday Harbor boundi,_ _; and is the long time home of Browne's Ho Center. 

The applicant recently purchased both the Browne' Home Center site and the adjacent five acres to the south, which 
is the subject parcel in this application. 

Agents for the applicant are preparing a proposal to relocate the Browne's Home Center Nursery from the Town 
parcel to the County parcel (the subject parcel) so that the plant nursery is fronting Mullis Avenue. 

2. How would the map amendment benefit the public health, safety, or welfare?

It would allow the owner to annex into the Town of Friday Harbor and develop urban uses on the parcel.

3. Describe how the amendment is warranted due to one or more of the following: changed circumstances; a demonstrable
need for additional land in the proposed land use designation; to correct demonstrable errors on the official map; or because
information not previously considered indicates that different land use designations are equally or more consistent with the
purposes, criteria and goals outlined in the Comprehensive Plan. · . ,

To the best of our knowledge, San Juan County has little proper,-ty in the Friday Harbor UG.t\.:.There is only one small
parcel (1.2 acre) adjacnet to the Town at this writing. ·· ·· · 

The subject five acre parcel is an ideal location for expansion of the U�A with the allowances of more intense land uses 
that are urban in nature that can be served by urban utilities including Town water and sewer. 

4. Describe how the proposed amendment is consistent with the .cr[t�ria for the. pr9posed land use designations as specified in
the Comprehensive Plan. ' ' y .... \'.:, . 

The subject parcel is currently zoned RGU. This requesfis not to �h�rige th� la�d'use deignation but rather expand the
TFH UGA for future urban development on the property. ·; 

The County may want to consider inclusion of other nearby RGU properties into the UGA as well. 

5. Describe how the amendment, if granted, wiU not result in an e.nclave of property owners enjoying greater privileges and
opportunities than, those enjoyed by other property owners in the vicinity where there is no substantive difference in the
properties themselv�s _or public purpos� which justifies different designations.

There is a substantive difference between. most island .properties and the subject parcel considering the property is 
surrounded on three sides by development consisting of Browne's Home Center to the north, Mullis Avenue and the 
Friday Harbor Airport to the 'rest, and urban density residential development further to the north and to the east. 

6. Describe how the benefits of the change will outweigh any significant adverse impacts of the change.

There will be no significant adverse impacts created by this change. The benefits are providing additional land area 
suitable for urban development to serve the expanding needs of San Juan Island citizens. 

7. How is this proposal consistent with the Growth Management Act (GMA)- RCW 36.70A?

It will provide more land for urban development in an area already characterized as being urban development.

8. Does this proposal include an Urban Growth Area (UGA) expansion? I X Yes I □ No
9. If yes, which UGA? Town of Friday Harbor
10. Attach map(s) of the property that shows existing buildings, roads, water bodies, wetlands and other environmentally
sensitive areas, soil types (for resource lands or where otherwise appropriate) and other significant features, as well as the land
use, shoreline environment, and density designations of the property and abutting properties. (In most instances, copies of GIS
Legal parcel maps or Assessor's maps provide suitable base maps on which to provide this information.) See attached.

E:\Cornelius UGA Expns App.docx 4 

































































































Exhibit 2































Exhibit 3













Exhibit 4









Exhibit 5

































Exhibit 6













Exhibit 7







Exhibit 8







Exhibit 9











Exhibit 10.A





















Exhibit 10.B









































Exhibit 10.C







Exhibit 10.D



















Exhibit 11













7/3/2019 San Juan County - Property Details - 55 CORNELIUS HOLDINGS LLC for Year 2018 - 2019

https://parcel.sanjuanco.com/PropertyAccess/Property.aspx?cid=0&year=2018&prop_id=25655 1/4

San Juan County    Assessor Homepage     | Treasurer Homepage

25655 CORNELIUS HOLDINGS LLC for Year 2018 - 2019

Property

Account
Property ID: 25655 Legal Descrip�on: PR NW-SE-SE Sec

14, T 35N, R 3W
Tax Parcel #: 351444005000 Agent Code:
Type: Real
Tax Area: 0493 - SAN JUAN Land Use Code 11
Open Space: N DFL N
Historic Property: N Remodel Property: N
Mul�-Family Redevelopment: N
Township: 35 Sec�on: 14
Range: 3 Legal Acres: 5.1037

Loca�on
Address: Mapsco:
Neighborhood: Friday Harbor- Area 01-Comm Map ID: SAN JUAN ISLAND
Neighborhood CD: 11016

Owner
Name: CORNELIUS HOLDINGS LLC Owner ID: 58628
Mailing Address: C/O TAL HOLDINGS LLC 

201 NE PARK PLAZA DR STE 240 
VANCOUVER, WA 98684-5874

% Ownership: 100.0000000000%

Exemp�ons:

Pay Tax Due
Select the appropriate checkbox next to the year to be paid. Mul�ple years may be selected.

Year - Statement ID Tax Assessment Penalty Interest Total Due
2019 - 19786 (Balance) $1341.73 $35.74 $0.00 $0.00 $1377.47

Total Amount to Pay: $

*Convenience Fee not included

Taxes and Assessment Details
Property Tax Informa�on as of 07/03/2019

Amount Due if Paid on: NOTE: If you plan to submit payment on a future date, make sure you enter the date and click
RECALCULATE to obtain the correct total amount due.

Exhibit 12
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Click on "Statement Details" to expand or collapse a tax statement.

Year Statement
ID

First Half
Base
Amt.

Second
Half
Base Amt.

Penalty Interest Base
Paid

Amount
Due

Statement Details
2019 19786 $1377.53 $1377.47 $0.00 $0.00 $1377.53 $1377.47

Statement Details
2018 19877 $1501.61 $1501.50 $0.00 $0.00 $3003.11 $0.00

Statement Details
2017 19984 $1401.91 $1401.83 $0.00 $0.00 $2803.74 $0.00

Values

Taxing Jurisdic�on

Improvement / Building

Improvement #1: 1 Story State Code: 1100 816.0 sq� Value: $82,220

Bathroom: 1 Bedroom: 1
Dining: 1 Exterior wall: SI/ST
Fireplace: FS-A Fixtures: 6
Flooring: VINYL/PERGO Flooring: CARPET
Founda�on: PERIM Hea�ng/cooling: ELBB
Interior finish: FINISH Kitchen: 1
Living: 1 Plumbing: UTIL
Plumbing: ROUGHIN Plumbing: TUBSHWR
Plumbing: TOILET Plumbing: LAVATORY
Plumbing: WTRHEAT Plumbing: KSINK
Roof covering: CO/BU Sep�c: YES
Sub floor: FRAME U�lity: 1
 

Type Descrip�on Class
CD

Sub Class
CD

Year
Built Area

 MA MAIN FLOOR 4+ 1978 816.0
 Deck-Wood WOOD DECK 4+ 1978 328.0
 Deck-Con SLAB 4+ 1978 36.0

Sketch
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Property Image

https://parcel.sanjuanco.com/PropertyAccess/Sketch.aspx?cid=0&img_id=96268&full=true&ext=.jpg
https://parcel.sanjuanco.com/PropertyAccess/ImageRetriever.aspx?cid=0&img_id=17196&full=true&ext=.jpg
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Land

Roll Value History

Deed and Sales History

Payout Agreement

Search Help

Website version: 9.0.40.29 Database last updated on: 7/3/2019 4:23 AM © N. Harris Computer Corpora�on

https://parcel.sanjuanco.com/PropertyAccess/ImageRetriever.aspx?cid=0&img_id=17196&full=true&ext=.jpg
http://parcel.sanjuanco.com/Help/SearchHelp.pdf
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Appendix 2 1 
County-wide and Joint Planning Policies 

Policies for Designation of a Friday Harbor Urban Growth Area 

 
The Town and County shall cooperatively and jointly determine the Friday Harbor Urban Growth Area 
(FHUGA). 
 

Policy 1 The criteria for determining the FHUGA should include the following: 
 

a. Existing areas characterized by urban development or able to support urban levels of 
development; and 

b. The proximity to the Town of Friday Harbor corporate limits of areas characterized by urban 
development or ability to support urban levels of development; and 

c. The presence of designated critical areas and resource lands, and other lands with limited 
development capability as defined in a land use inventory conducted in accordance with the 
"Policies for Joint County and Town Planning," below; and 

d. Other natural or topographic features which may serve to define the boundaries of the 
FHUGA. 

 

Policy 2 The Town and County should agree on the 20-year population forecast for San Juan Island to be 
used for the purpose of growth management planning. The 20-year population forecast should, at 
a minimum, consider both the State Office of Financial Management projections and seasonal 
fluctuations in population which are characteristic of the Town and County. 

 

Policy 3 The Town and County should jointly determine the portion of the 20-year population forecast 
which should be allocated to the FHUGA. 

 

Policy 4 Based on the evaluation called for in Policies 1 through 3, the Town and County should jointly 
determine the amount of land necessary to support the population allocation and its capacity for 
residential and non-residential uses. 

 

Policy 5 The Town and County should jointly identify additional commercial and other non-residential 
uses required to serve rural areas outside the FHUGA, but required to be located within the 
FHUGA, and determine the amount of land necessary to support those uses. 

 

Policy 6 Based on the results of Policies 1 through 5, the Town and County should jointly determine the 
preliminary boundary of the FHUGA. 

 

Policy 7 The Town and County should jointly define the levels of service necessary to support urban 
levels of development within the FHUGA. 

 

Policy 8 The final boundary of the FHUGA should be determined by the Town, County and other service 
purveyors' abilities to provide urban levels of facilities and services for a 20-year planning period. 
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Policies for Joint County and Town Planning 

and 

Policies for Promotion of Contiguous and Orderly Development 

 
The following policies are intended to provide guidance in development of comprehensive, consistent and 
coordinated plans for the FHUGA. They are intended to ensure that the Comprehensive Plans of the Town 
and County promote contiguous and orderly development. 
 

A. GENERAL POLICIES 
 

Policy 1 As a component of the Growth Management Act (GMA) implementation, the Town and County 
should prepare a Friday Harbor Urban Growth Area Management Agreement. The Town and 
County agree to jointly formulate and adopt goals, policies and standards which will be the basis 
for all planning decisions within the FHUGA. 

 

Policy 2 The development review process defined by the FHUGA Management Agreement should be 
uniform and predictable in techniques, terminology, and standards. Subject to the terms of the 
agreement, final actions within the unincorporated areas of the FHUGA will be made by the 
County, and final actions within the incorporated area will be taken by the Town. 

 

Policy 3 The FHUGA Management Agreement should define the following for the unincorporated 
portions of the FHUGA: 

 
a. A process and standards for review of development proposals; and 

b. The extent of use of Developer Extension Agreements (DEA) for the construction of required 
capital facilities. The DEA should specify the facilities to be constructed, applicable conditions 
and standards; identify fees for processing and review of facility construction plans and 
specifications; identify required bonds and assurances; and establish required inspections. 

 

Policy 4 County permitting procedures should include notification to the Town Plan Administrator of all 
development proposed to locate within 1,000 feet of the Friday Harbor municipal boundary. 
County procedures should also specify a minimum setback for new uses other than residential, 
forestry or agricultural uses proposed to locate within areas designated as Rural General Use or 
Rural Farm Forest by the County Comprehensive Plan when such development is proposed to 
occur on property that abuts area zoned for single-family residential by the Town of Friday 
Harbor Comprehensive Plan. 

 

Policy 5 San Juan County should encourage the conservation of agricultural open space presently existing 
at those locations at or near the points where Beaverton Valley, Roche Harbor and San Juan 
Valley Roads cross the Town’s municipal boundaries in order to mark and maintain these distinct 
“edges” between the Town and the rural area of the County. 

 

B. ANNEXATION 
 

Policy 1 The comprehensive plans of the Town and County should contain a section devoted to policies 
for annexation. 

 

Policy 2 Annexation agreements between the Town and Property owners within the FHUGA seeking 
annexation should define the annexation request, phasing, extension of urban services, proposed 
development, and specific conditions under which the annexation will be considered by the 
Town. 
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Policy 3 Urban services and capital facilities should be extended to lands within the FHUGA only when those  
 lands are annexed to the Town. 

 

C.  LAND USE 
 

Policy 1 The County should coordinate a land use inventory for the FHUGA with the Town. The inventory 
  should include agreed upon definitions of land categories, for example "vacant land," "developed 
  land" and "constrained land," and identify such lands. In addition, the inventory should, at a 
  minimum, identify the following: 

 
a. Lands currently served by Town of Friday Harbor water and sewer services; 

b. Lands within the Town of Friday Harbor's existing water and sewer service areas; 

c. Lands within service areas of public water systems as defined in RCW 70.116; 

d. Lands designated as resource lands or critical areas. 
 

Policy 2 The County should consult with the Town in the process of designating other areas of San Juan Island  
 as activity centers and give substantial weight to the Town's concerns regarding impacts to the Town 
 including but not limited to tax base, water, sewer, transportation and other service requirements. 

 

D.  LOCAL CAPITAL FACILITIES 
 

General Policies 
 

Policy 1 The Town and County should jointly develop the portion of the capital facilities element of their 
 respective Comprehensive Plans which pertains to the FHUGA. The capital facilities element should  
 inventory existing local capital facilities. Capital facilities include, but are not limited to, water, sewer,  
 parks, public buildings, fire protection, public safety, and storm drainage facilities. The inventory  
 should include the type of facility, the age of the facility, level of development, location, capacity, and  
 financial information. 

 

Policy 2 The capital facilities element should be designed to serve development envisioned or authorized by 
 the land use classifications of the FHUGA. 

 

Policy 3 The capital facilities element should require facilities or facilities improvements to accommodate the  
 impacts of new development to be in place at the time of development, or a financial commitment to  
 be in place to complete the improvements within six years. 

 

Policy 4 The capital facilities element should establish capacity and level of service standards for existing and 
 proposed capital facilities in the FHUGA. 

 

Policy 5 The capital facilities element should establish criteria for the siting of new capital facilities and  
 utilities which: 

 
a. Provide for the protection of critical areas and resource lands; 
b. Are consistent with adopted land use regulations; and 
c. Ensure compatibility between capital facilities and residential uses. 
 

Policy 6 The capital facilities element should identify the means and methods of financing for expansion or 
  new construction of capital facilities and utilities. 
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Water Quality and Supply 
 

Policy 1 The capital facilities element should include uniform and consistent policies for the protection 
and enhancement of water supplies.  

 

Policy 2 The capital facilities element should require that all new development be contingent upon proof 
that a water supply is available and adequate for proposed uses. 

 

Policy 3 The capital facilities element should provide for the protection of water quality and address 
public education, stormwater management, and watershed management. 

 

Policy 4 The capital facilities element should promote water conservation as a means to ensure protection 
and availability of water supplies, and include conservation measures which apply to both water 
supply development and water use. 

 

E. UTILITIES 
 

Policy 1 The utilities element should be developed in cooperation with local power and 
telecommunications utilities and franchises. 

 

Policy 2 The utilities element should be designed to serve development envisioned or authorized by the 
land use elements of the Comprehensive Plans of both the Town and County. 

 

Policy 3 The utilities element should establish criteria for the siting of new utilities which: 
 

a. Provide for the protection of critical areas and resource lands; 

b. Are consistent with adopted land use regulations; 

c. Ensure compatibility between utilities and residential uses. 

d. Consider the use of "utility corridors" as a means to reduce impacts of utility 
construction, and facilitate repair and maintenance. 

 

Policies for Siting and Design of Essential Public Capital Facilities of County or State 
Wide Significance. 

 
Recognizing the diverse essential public facility needs of San Juan County’s many islands, following are the 
policies of the Town and County for addressing the siting and development of essential public capital 
facilities of county or state-wide significance, including those facilities located within the Shoreline 
jurisdiction. 
  

Policy 1  Essential Public Facilities (EPFs) are facilities that provide a necessary public service as their 
primary mission, and that are difficult to site. EPFs include those facilities listed in RCW 
36.70A.200; any facility that appears on the list maintained by the State Office of Financial 
Management under RCW 36.70A.200(4); secure community transition facilities as defined in RCW 
71.09.020; state education facilities; state or regional transportation facilities as defined in RCW 
47.06.140; general aviation airports; state and local correctional facilities; solid waste handling 
facilities; in-patient facilities including group homes, substance-abuse and mental health facilities; 
and facilities determined to be an Essential Public Facility under SJCC 18.30.050 E. 

 
 Essential public capital facilities of county or state-wide significance also include, but are not 
limited to: passenger and vehicle ferry terminals (public); public elementary and secondary schools; 
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solid waste collection, transfer and disposal facilities; county roads and county docks; county 
equipment storage and maintenance yards; county septage handling and treatment 
facilities; primary electrical transmission and distribution system; fire stations and emergency service 
facilities; public libraries; post offices; parks; county administrative offices; and general aviation 
airports. 

 
Essential public facilities on San Juan Island include: town streets; town equipment storage and 
maintenance yards; municipal sewer system; municipal water system and associated watershed; and 
town hall administrative offices. 

  
Location and Design Policies 

 

Policy 2 In coordination with the Town of Friday Harbor, ensure that sufficient lands are available to 
accommodate essential public facilities (EPFs). 

 
Policy 3 On San Juan Island, new public schools and government administrative offices should be located 

within the Town, its UGA, or other area where adequate water supply and sewage disposal exist 
without new extensions of urban services. 

 
Policy 4 Other facilities, should not be located outside the urban growth area unless its operation warrants a  
 rural location. 

 
Location Policies for San Juan Island 

 
Policy 5 The Town of Friday Harbor and San Juan County should avoid duplication of facilities and facilities 

sites when they could reasonably and practically be shared among the two jurisdictions for common 
or multiple purposes, particularly those that, by their nature, warrant a rural location. 

 
Policy 6 The Town and the County should maintain a standing task force of elected and appointed 

representatives, including representatives of the Port of Friday Harbor as appropriate, to develop 
specific siting criteria for a given facility, and to analyze and rank potential sites; such analysis must 
include evaluation of consistency with the applicable comprehensive plan. 

 
Policy 7 The Town and the County should ensure that public involvement in siting decisions is fostered to the 

greatest extent possible by holding public meetings and otherwise distributing information at the 
earliest possible point in the decision process, in addition to public notices and hearings that may be 
required by law. 

 

Policies for Other Capital Facilities of County or State Wide Significance 

 
Policy 1 The capital facilities elements should require facilities or facilities improvements to accommodate the 

impacts of new development to be in place at the time of development, or require a financial 
commitment to be in place to complete the improvements within six years. 

 
Policy 2 The capital facilities elements should be designed to achieve consistency with county or state plans 

and policies for the siting of public capital facilities. 

 
Policy 3 Capital facilities element policies should be designed to serve development envisioned or authorized 

by the comprehensive plans of both jurisdictions. 
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Policy 4 The capital facilities elements should be designed to achieve consistency between both 
  jurisdictions’ plans for capital facilities. 

 
Policy 5 The capital facilities elements should establish and maintain standards for the level of service for 

both existing and future public capital facilities. 

 
Policy 6 The capital facilities elements should establish criteria for the siting of new public capital facilities 

which: 
 

a. Provide for the protection of critical and resource lands; and 
b. Provide for urban services; and 
c. Are consistent with adopted land use regulations and shoreline master program; and 
d. Ensure compatibility between capital facilities and residential uses. 

 
Policy 7 The capital facilities elements should identify the timing and methods of financing for expansion 

or new construction of public capital facilities. 
 

Policies for Transportation Facilities and Strategies 

 
Following are the policies of the Town and County for development of the transportation elements of their 
comprehensive plans. 
 

Policy 1 The transportation elements should be based on an inventory of existing transportation facilities 
including, but not limited to, airports, marine ports, roads, ferry terminals, marinas, parking 
facilities, and bicycle, equestrian and pedestrian trails. 

 

Policy 2 The transportation elements should require transportation facilities or facilities improvements to 
accommodate the impacts of the development to be in place at the time of development, or 
require a financial commitment to be in place to complete the improvements within six years. 

 

Policy 3 The transportation elements should be designed to achieve consistency between both 
jurisdictions' plans for transportation facilities. 

 

Policy 4 The transportation elements should establish standards for the level of service for existing and 
proposed transportation facilities. 

 

Policy 5 The transportation elements should contain specific requirements to bring existing facilities into 
compliance with level of service standards adopted under Policy 4. 

 

Policy 6 The transportation elements should identify needs for expansion of transportation systems and 
facilities. Transportation facilities should be designed to serve development envisioned or 
authorized by the comprehensive plans of both jurisdictions. 

 

Policy 7 The transportation elements should establish criteria for the siting of new transportation facilities 
which: 

 
a. Provide for the protection of critical areas and resource lands; 

b. Provide for urban services and capital facilities; 

c. Are consistent with adopted land use regulations; and 

d. Ensure compatibility between transportation facilities and residential uses. 
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Policy 8 The transportation elements should contain strategies designed to encourage conservation. 
 

Policy 9 The transportation elements should identify the timing and methods of financing for expansion or 
new construction of transportation facilities and, at a minimum, include: 

 
a. An analysis of funding capabilities and revenue sources; 

b. A multi-year financing plan; and 

c. A contingency plan for funding shortfalls. 

Policy 10 The transportation elements should promote the active involvement of, and coordination with, the 
Port of Friday Harbor and the State Department of Transportation in developing comprehensive plan 
policies which affect the Town, County, airport, marina and ferry terminal. 

 

Policies for Affordable Housing 

 
Following are the policies of the Town and County for development of the housing elements of their 
Comprehensive Plans. 
 

Policy 1 The housing elements should include goals and policies that provide for a wide range of housing 
development types and densities to meet the housing needs of a diverse population and provide 
affordable housing choices. 

 

Policy 2 The housing elements should include an inventory of existing housing conditions, an assessment of 
the current and projected need for affordable housing by household type, household income group 
and housing type. 

 

Policy 3 The Town and County should consider the following factors when making decisions regarding land 
supply for affordable housing: 

 
a. Overall density goals, goals for resource land conservation and protection of environmentally 

sensitive areas, and goals for open space and other public uses. 
b. Existing neighborhood character, environmental constraints, and applicable designation, 

zoning and development regulations. 
c. Varying interests of property owners in terms of timing of development, land use, and 

financial capability. 
d. Effects on land costs and housing affordability resulting from land supply allocated by the 

comprehensive plans of both jurisdictions. 
 

Policy 4 The housing elements should include policies for preservation and improvement of the existing 
housing stock. 

 

Policies for Economic Development and Employment 

 

Policy 1 The Economy and Employment elements of the Town and County Comprehensive Plans should 
contain goals and policies to ensure future economic vitality, broaden employment opportunities and 
meet the needs of projected growth while maintaining environmental integrity. 

 

Policy 2 The Economy and Employment elements should be aimed at diversifying the economy and 
employment opportunities in appropriate areas of the County. Economic development policies 
should implement and be consistent with the County and Town Comprehensive Land Use Plans and 
Capital Facilities elements.  
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Policy 3 The Economy and Employment element should, at a minimum, include an inventory and 
assessment of the local economy, an analysis of economic and employment opportunities and 
options, an economic and employment strategy, and an action plan for implementing the 
strategy. 

 

Town of Friday Harbor Watershed Management 

 

Policy 1 Because the 4,880-acre watershed (see Figure 1, below) containing the Town of Friday Harbor’s 
water supply occurs largely within the jurisdiction of the County, the County Comprehensive 
Plan and development regulations should provide for notice to be given to the Town Plan 
Administrator of all development permit applications submitted to the County which affect land 
within this watershed. For those applications for which the County Code specifies a public and 
agency comment period, the Town Plan Administrator should be given opportunity to comment. 

 

Policy 2 The Town and the County should support public educational efforts regarding best management 
practices for the protection of water quality. 

 

Analysis of the Fiscal Impacts 

 
The following policies are intended to provide guidance to the Town and County in assessment of the fiscal 
impacts of implementing their comprehensive plans for San Juan Island: 
 

Policy 1 The Town and County Comprehensive Plans should include an analysis of the fiscal impacts 
associated with implementing plans, policies and regulations. The analysis should include an 
inventory of tax bases including: 

 
a. Sources of tax revenue including property, sales, franchise, hotel/motel, and other taxes; 

b. Regulations and constraints governing the use of each revenue source; 

c. Methods for collecting the revenue from each source; and 

d. Sensitivity of each revenue source to fluctuations. 
 

Policy 2 The analysis of fiscal impacts should include an evaluation of the public and private revenues 
required to fund the costs of public facilities and services resulting from the proposed land use, 
business activity and level of service standards. 

 

Policy 3 The Town and County should each evaluate potential effects of GMA implementation regulations 
on their respective tax bases and tax revenues with particular attention to the effects on operating 
and capital budgets; assessed valuation; future debt capacity and assumption of debt. 

 

Policy 4 The Town and County should jointly evaluate the potential for distribution of tax and non-tax 
revenues resulting from the Town's role as a center of commerce and primary point of entry for 
San Juan Island. 

 

Policy 5 The Town and County should jointly enter into a service agreement in accordance with RCW 
36.115 to compensate for imbalances in transportation or capital facilities levels of service as 
defined in the respective comprehensive plans. The basis for this service agreement should be the 
analysis and evaluation results obtained from Policies 2 and 4 of this section. 
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Policies for Designation of Unincorporated Urban Growth Areas 

 

Policy 1 For San Juan Island, in addition to the joint policies for the Friday Harbor UGA (above), the County 
shall consult and cooperate with the Town of Friday Harbor regarding any potential new UGAs on 
San Juan Island that are not associated with the Town. The County shall solely determine the 
boundary for and regulations pertaining to other Urban Growth Areas. One Urban Growth Area 
should be located on each of the ferry-served islands of Orcas and Lopez. 

 

Policy 2 The criteria for determining a UGA and its boundary should include the following: 

a. Existing areas characterized by urban development or facilities or able to support urban 
levels of development; and 

b. Projected needs for residential, commercial and institutional activities and uses for the UGA, 
parks and open space and other non-residential uses, and the amount of land necessary to 
support those uses; and 

c. Protection of critical areas and resource lands, and the identification of and accounting for 
other lands with limited development capability; and 

d. Other natural or topographic features which may serve to define the boundaries of the UGA. 
 

Policy 3 The County should determine the portion of the 20-year population forecast which should be 
allocated to the UGA. The 20-year population forecast should, at a minimum, provide for the growth 
in population that is projected for the county by the State Office of Financial Management and consider 
seasonal fluctuations in population that are characteristic of the County. 

 

Policy 4 Based on the evaluation called for in Policies 2 through 4, the County should determine the amount of 
land necessary to support the population allocation and its capacity for residential and non-
residential uses. 

 

Policy 5 The County should identify additional commercial and other non-residential uses required to serve 
rural areas outside the UGA, but required to be located within the UGA, and determine the amount 
of land in the UGA necessary to support those uses. 

 

Policy 6 The County should determine a reasonable land market supply factor for each UGA, and determine the 
additional amount of land in the UGA necessary to provide for this. 

 

Policy 7 Based on the results of Policies 2 through 6, the County should determine the interim boundary of 
each UGA. 

 

Policy 8 The County should define the levels of service necessary to support urban levels of development 
within each UGA. 

 

Policy 9 The final boundary of each UGA should be adjusted as necessary based on the results of capital 
facilities planning. 
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Detailed Staff Analysis  Staff analysis of compliance with applicable state laws, the SJC Comprehensive Plan, and developmentregulations is provided in bold below.  Revised Code of Washington (RCW)  RCW 36.70A.020 (1) Planning goals states:  Urban growth. Encourage development in urban areas where adequate public facilities and services exist or can be provided in an efficient manner.  The planning goals in RCW 36.70A.020 are provided to guide the development of comprehensive plansand development regulations.  In a letter dated May 31, 2019, Wayne Haefele, Town Public WorksDirector, indicated that the Town has adequate water and sewer facilities to serve the subject parcel(Exhibit 9).  The subject parcel is adjacent to the incorporated limits of the Town of Friday Harbor,suggesting that urban level services can be provided to the subject property in an efficient manner.  Theproposal can be conditioned to be consistent with this goal.  RCW 36.70A.030 (21) definitions states:  "Urban growth" refers to growth that makes intensive use of land for the location ofbuildings, structures, and impermeable surfaces to such a degree as to be incompatiblewith the primary use of land for the production of food, other agricultural products, orfiber, or the extraction of mineral resources, rural uses, rural development, and naturalresource lands designated pursuant to RCW 36.70A.170. A pattern of more intensive ruraldevelopment, as provided in RCW 36.70A.070 (5)(d), is not urban growth. When allowedto spread over wide areas, urban growth typically requires urban governmental services."Characterized by urban growth" refers to land having urban growth located on it, or toland located in relationship to an area with urban growth on it as to be appropriate forurban growth.  The subject parcel is adjacent to Browne’s Home Center and the incorporated Friday Harbor UGA.  Theparcel with Browne’s Home Center (TPN 351492017000) is already developed with urban growth asdefined in RCW 36.70A.030 (21).  The subject parcel, being adjacent to TPN 351492017000, is located“in relationship to an area with urban growth on it as to be appropriate for urban growth.”  The subject parcel meets the definition of ‘characterized by urban growth’ provided in RCW 36.70A.030 (21).  RCW 36.70A.110 (1) states:  Each county that is required or chooses to plan under RCW 36.70A.040 shall designate anurban growth area or areas within which urban growth shall be encouraged and outsideof which growth can occur only if it is not urban in nature. Each city that is located in sucha county shall be included within an urban growth area. An urban growth area mayinclude more than a single city. An urban growth area may include territory that is locatedoutside of a city only if such territory already is characterized by urban growth whetheror not the urban growth area includes a city, or is adjacent to territory alreadycharacterized by urban growth, or is a designated new fully contained community asdefined by RCW 36.70A.350. 
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 The subject parcel meets the definition of “characterized by urban growth” as explained above.  Designating the subject parcel as part of an urban growth area would be consistent with RCW 36.70A.110 (1).    RCW 36.70A.110 (2) states:  Based upon the growth management population projection made for the county by the office of financial management, the county and each city within the county shall include areas and densities sufficient to permit the urban growth that is projected to occur in the county or city for the succeeding twenty-year period, except for those urban growth areas contained totally within a national historical reserve. As part of this planning process, each city within the county must include areas sufficient to accommodate the broad range of needs and uses that will accompany the projected urban growth including, as appropriate, medical, governmental, institutional, commercial, service, retail, and other nonresidential uses.  The proposed re-designation from RGU to FH UUGA will temporarily limit the allowed uses on the property until it is eventually annexed.  The property is already developed with a single-family residence and is assigned a density of five acres per dwelling unit; only one dwelling unit is allowed on this five-acre property under current regulations.  This means that the property does not provide additional residential capacity for the County.  Even if the existing home were demolished and replaced, there would not be a net-change in residential capacity if the re-designation were granted.  If granted, the proposal would reduce the commercial capacity of the property until the Town decides to annex it because the allowed uses in the FH UUGA Land use designation are limited.  This outcome is offset by two staff-recommended conditions of approval requiring the property-owner to pursue annexation within a given period and to retain the commercial capacity on this property if it is annexed.   In a letter dated June 21, 2019, Town Land Use Administrator, Mike Bertrand, indicated that the Town has limited lands available in the IN zone (Exhibit 11).  In that letter, Mr. Bertrand also indicated that the Town has a need for more undeveloped land in that zoning and that this would be the likely zoning applied to the property should the Town annex the property.    If granted, the proposal will allow the Town to consider annexing the subject property.  This will enable the Town to determine if this undeveloped parcel is needed for the Town to provide area sufficient to accommodate the broad range of needs and uses to accompany the projected growth.  Each urban growth area shall permit urban densities and shall include greenbelt and open space areas. In the case of urban growth areas contained totally within a national historical reserve, the city may restrict densities, intensities, and forms of urban growth as determined to be necessary and appropriate to protect the physical, cultural, or historic integrity of the reserve. An urban growth area determination may include a reasonable land market supply factor and shall permit a range of urban densities and uses. In determining this market factor, cities and counties may consider local circumstances. Cities and counties have discretion in their comprehensive plans to make many choices about accommodating growth.  
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The Town of Friday Harbor has determined that adding the subject parcel to the Town’s UGA fits within their reasonable land market supply factor and will permit a range of urban uses (Exhibit 11).  In a letter dated June 21, 2019, Town Land Use Administrator, Mike Bertrand, indicated that the Town needs more undeveloped land in the Light Industrial (IN) zoning (Exhibit 11).   Re-designating the subject property to FH UUGA will enable the Town to consider annexing the property to address their stated need for additional undeveloped land in the IN zone.  Within one year of July 1, 1990, each county that as of June 1, 1991, was required or chose to plan under RCW 36.70A.040, shall begin consulting with each city located within its boundaries and each city shall propose the location of an urban growth area. Within sixty days of the date the county legislative authority of a county adopts its resolution of intention or of certification by the office of financial management, all other counties that are required or choose to plan under RCW 36.70A.040 shall begin this consultation with each city located within its boundaries. The county shall attempt to reach agreement with each city on the location of an urban growth area within which the city is located. If such an agreement is not reached with each city located within the urban growth area, the county shall justify in writing why it so designated the area an urban growth area. A city may object formally with the department over the designation of the urban growth area within which it is located. Where appropriate, the department shall attempt to resolve the conflicts, including the use of mediation services.  This requirement does not apply to the proposal.  RCW 36.70A.110 (4) states:  In general, cities are the units of local government most appropriate to provide urban governmental services. In general, it is not appropriate that urban governmental services be extended to or expanded in rural areas except in those limited circumstances shown to be necessary to protect basic public health and safety and the environment and when such services are financially supportable at rural densities and do not permit urban development.  Re-designating the subject parcel to FH UUGA to be eventually annexed into the Town will allow the parcel to be served by urban governmental services and prevent such services from being expanded in a rural area.    RCW 36.70A.110 (7) states:  An urban growth area designated in accordance with this section may include within its boundaries urban service areas or potential annexation areas designated for specific cities or towns within the county.  Changing the land use designation from RGU to FH UUGA would in effect, designate the area for potential annexation into the Town of Friday Harbor.  It is the applicant’s stated goal to pursue annexation if the proposal is granted.  Further, staff recommends that approval of the request, if granted, be conditioned to require the applicants to pursue annexation within a defined term.  As conditioned, the proposal can be consistent with the requirement in RCW 36.70A.110 (7).    
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RCW 36.70A.115 (1) states:  Counties and cities that are required or choose to plan under RCW 36.70A.040 shall ensure that, taken collectively, adoption of and amendments to their comprehensive plans and/or development regulations provide sufficient capacity of land suitable for development within their jurisdictions to accommodate their allocated housing and employment growth, including the accommodation of, as appropriate, the medical, governmental, educational, institutional, commercial, and industrial facilities related to such growth, as adopted in the applicable countywide planning policies and consistent with the twenty-year population forecast from the office of financial management.  There are 306 parcels designated RGU in San Juan County (Exhibit 3).  These parcels combine for approximately 1,771 acres.  The subject parcel is five (5) acres or about 0.2% of the total land designated RGU.  A net change of 0.2 percent of the overall supply of RGU designated lands does not represent a substantial change in expected RGU capacity, which is typically understood as commercial capacity.    If granted, the proposal would reduce the commercial capacity of the property because the allowed uses in the FH UUGA land use designation are limited.  This outcome is offset by two staff-recommended conditions of approval requiring the property-owner to pursue annexation within a given period and to retain the commercial capacity on this property if it is annexed.   This proposal is currently the only specific amendment to the SJC Comprehensive Plan the County is considering.  The supply of RGU designated lands was deemed sufficient at the time it was adopted and this action will not significantly affect the overall supply of RGU in the County because it represents a 0.2 percent net change in the lands designated RGU.    Washington Administrative Code (WAC)  WAC 365-196-200 (21) states:  "Urban growth" refers to growth that makes intensive use of land for the location of buildings, structures, and impermeable surfaces to such a degree as to be incompatible with the primary use of land for the production of food, other agricultural products, or fiber, or the extraction of mineral resources rural uses, rural development, and natural resource lands designated pursuant to RCW 36.70A.170. A pattern of more intensive rural development, as provided in RCW 36.70A.170 (1)(d), is not urban growth. When allowed to spread over wide areas, urban growth typically requires urban governmental services. "Characterized by urban growth" refers to land having urban growth located on it, or to land located in relationship to an area with urban growth on it as to be appropriate for urban growth.  The subject parcel is adjacent Browne’s Home Center and the incorporated FH UGA.  The parcel with Browne’s Home Center (TPN 351492017000) has urban growth as defined in RCW 36.70A.030 (21), located on it.  The subject parcel, being adjacent to TPN 351492017000, is located “in relationship to an area with urban growth on it as to be appropriate for urban growth.”  The subject parcel meets the definition of ‘characterized by urban growth’ provided in RCW 36.70A.030 (21).    
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WAC 365-196-310 (2)(c) states:  An urban growth area may include territory that is located outside a city if such territory already is characterized by urban growth or is adjacent to territory already characterized by urban growth.  The subject parcel is outside a city and meets the definition of “characterized by urban growth” as provided in RCW 36.70A.030 (21).  It is also adjacent to territory characterized by urban growth.  The proposal is consistent with this standard.  WAC 365-196-310 (2)(e) states:  The urban growth area may not exceed the areas necessary to accommodate the growth management planning projections, plus a reasonable land market supply factor, or market factor. In determining this market factor, counties and cities may consider local circumstances. Cities and counties have discretion in their comprehensive plans to make many choices about accommodating growth. Each urban growth area shall permit urban densities and shall include greenbelt and open space areas.  In a letter dated June 21, 2019, Town Land Use Administrator, Mike Bertrand indicated that the Town has a need for additional undeveloped land in the IN zone (Exhibit 11).  County staff reviewed Mr. Bertrand’s assessment in the analysis on page 23 of this document.  After review, County staff concurs with the assessment that approximately eighty percent of the lands zoned IN are fully developed.    WAC 365-196-310 (2)(f) states:  Counties and cities should facilitate urban growth as follows:  (i) Urban growth should be located first in areas already characterized by urban growth that have existing public facilities and service capacities adequate to serve urban development.  (ii) Second, urban growth should be located in areas already characterized by urban growth that will be served by a combination of both existing public facilities and services and any additional needed public facilities and services that are provided by either public or private sources.  (iii) Third, urban growth should be located in the remaining portions of the urban growth area.  The proposal would allow San Juan County to facilitate urban growth consistent with item ii above.  The parcel is already characterized by urban growth as defined in both WAC 365-196-200 (21) and RCW 36.70A.030 (21).  In a letter dated May 31, 2019, the Town of Friday Harbor indicated that existing water and sewer facilities have the capacity to serve the subject property (Exhibit 9).  Re-designation of the subject parcel to FH UUGA will allow the property eventually to be served by existing public facilities.  WAC 365-196-310 (3)(a) states:  The designation process shall include consultation by the county with each city located within its boundaries. The adoption, review and amendment of the urban growth area 



Exhibit 15 
 

6 | P a g e  
N:\LAND USE\LONG RANGE PROJECTS\2019 Docket\PREDES-19-0001 - Cornelius\Staff\2019-07-03_PREDES-19-
0001_Detailed_Staff_Analysis.docx 

should reflect a cooperative effort among jurisdictions to accomplish the requirements of the act on a regional basis, consistent with the county-wide planning policies and, where applicable, multicounty planning policies.  In a letter dated May 6, 2019, Town Administrator, Duncan Wilson, expressed the Town’s support of the proposal (Exhibit 9).  On May 14, 2019, County staff met with Town Land Use Administrator, Mike Bertrand, to facilitate cooperative planning between County and Town (Exhibit 8).  Evaluation of this proposal has been a cooperative process between Town and County consistent with the Countywide planning policies in SJC Comprehensive Plan Appendices 2 and 3.  WAC 365-196-310 (3)(f) states:  Counties and cities should develop and evaluate urban growth area proposals with the purpose of accommodating projected urban growth through infill and redevelopment within existing municipal boundaries or urban areas. In some cases, expansion will be the logical response to projected urban growth.  On May 14, County staff met with Town Land Use Administrator, Mike Bertrand, to discuss and evaluate this proposal (Exhibit 8).  After that meeting and reviewing Mr. Bertrand’s letter stating the need for expansion (Exhibit 11), County staff determined that in this case, expansion as proposed by the applicant is the logical response to the projected urban growth.  WAC 365-196-310 (4)(b) states:  General considerations for determining the need for urban growth areas expansions to accommodate projected population and employment growth.  (i) Estimation of the number of new persons and jobs to be accommodated based on the difference between the twenty-year forecast and current population and employment.  (ii) Estimation of the capacity of current cities and urban growth areas to accommodate additional population and employment over the twenty-year planning period. This should be based on a land capacity analysis, which may include the following: (A) Identification of the amount of developable residential, commercial and industrial land, based on inventories of currently undeveloped or partially developed urban lands.  (B) Identification of the appropriate amount of greenbelt and open space to be preserved or created in connection with the overall growth pattern and consistent with any adopted levels of service. See WAC 365-196-335 for additional information.  (C) Identification of the amount of developable urban land needed for the public facilities, public services, and utilities necessary to support the likely level of development. See WAC 365-196-320 for additional information.  (D) Based on allowed land use development densities and intensities, a projection of the additional urban population and employment growth that may occur on the available residential, commercial and industrial land base. The projection 
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should consider the portion of population and employment growth which may occur through redevelopment of previously developed urban areas during the twenty-year planning period.  (E) The land capacity analysis must be based on the assumption that growth will occur at urban densities inside the urban growth area. In formulating land capacity analyses, counties and cities should consider data on past development, as well as factors which may cause trends to change in the future. For counties and cities subject to RCW 36.70A.215, information from associated buildable lands reports should be considered. If past development patterns have not resulted in urban densities, or have not resulted in a pattern of desired development, counties and cities should use assumptions aligned with desired future development patterns. Counties and cities should then implement strategies to better align future development patterns with those desired.  (F) The land capacity analysis may also include a reasonable land market supply factor, also referred to as the "market factor." The purpose of the market factor is to account for the estimated percentage of developable acres contained within an urban growth area that, due to fluctuating market forces, is likely to remain undeveloped over the course of the twenty-year planning period. The market factor recognizes that not all developable land will be put to its maximum use because of owner preference, cost, stability, quality, and location. If establishing a market factor, counties and cities should establish an explicit market factor for the purposes of establishing the amount of needed land capacity. Counties and cities may consider local circumstances in determining an appropriate market factor. Counties and cities may also use a number derived from general information if local study data is not available.  (iii) An estimation of the additional growth capacity of rural and other lands outside of existing urban growth areas compared with future growth forecasted, and current urban and rural capacities.  (iv) If future growth forecasts exceed current capacities, counties and cities should first consider the potential of increasing capacity of existing urban areas through allowances for higher densities, or for additional provisions to encourage redevelopment. If counties and cities find that increasing the capacity of existing urban areas is not feasible or appropriate based on the evidence they examine, counties and cities may consider expansion of the urban growth area to meet the future growth forecast.  The County is currently conducting a Land Capacity Analysis as part of the SJC Comprehensive Plan Update.  The County’s Land Capacity Analysis is not yet complete.  The Town did not provide a detailed Land Capacity Analysis although Town Land Use Administrator, Mike Bertrand, indicated that the Town has a need for additional land in the IN zone (Exhibit 11).    County staff performed additional analysis related to Mr. Bertrand’s assessment and agreed with his determination that the Town’s IN zone is approximately 80 percent developed.  Staff analysis begins on page 6 of the July 3, 2019, staff report.  The Town indicated that the subject parcel is an ideal location for increasing the undeveloped land zoned IN (Exhibit 11).  It is assumed that additional analysis of the 
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need for additional land in the incorporated Town limits will be conducted during the Town’s annexation proceedings.  Furthermore, in examining the difference in allowed uses between the IN zone and RGU land use designation, staff determined that the net change of commercial capacity may be slightly increased.  Analysis of the difference between Town and County code in allowed uses is included on page 10 of the July 3, 2019, staff report.  The most significant difference between what is allowed now and what may be allowed if the proposal is approved is not in land use but that the subject parcel will be allowed to connect to Town water and sewer services.  WAC 365-196-310 (4)(c) states:  Determining the appropriate locations of new or expanded urban growth area boundaries. This process should consider the following:  (i) Selection of appropriate densities. For all jurisdictions planning under the act, the urban growth area should represent the physical area where that jurisdiction's urban development vision can be realized over the next twenty years. The urban growth area should be based on densities which accommodate urban growth, served by adequate public facilities, discourage sprawl, and promote goals of the act. RCW 36.70A.110 requires that densities specified for land inside the urban growth area must be urban densities. See WAC 365-196-300 for recommendations on determining appropriate urban densities.  (ii) The county should attempt to define urban growth areas to accommodate the growth plans of the cities. Urban growth areas should be defined so as to facilitate the transformation of services and governance during the planning period. However, physical location or existing patterns of service make some unincorporated areas which are characterized by urban growth inappropriate for inclusion in any city's potential growth area.  The subject parcel is characterized by urban growth as defined in RCW 36.70.030 (21) and WAC 365-196-300 (21).  The physical location and existing patterns of service do not make this area inappropriate for inclusion in the growth area.  In letter dated May 31, 2019, Town Director of Public Works, Wayne Haefele, indicated that the parcel is within an area that the Town can serve with existing facilities and that those facilities have capacity to serve the subject property (Exhibit 9).  In a letter dated June 21, 2019, Town Land Use Administrator Mike Bertrand indicated that the proposal is consistent with the Town’s growth plan and that the Town intends to annex the property after it is re-designated (Exhibit 11).  (iii) Identifying the location of any new lands added to the urban growth area. Lands should be included in the urban growth area in the following priority order:  (A) Existing incorporated areas; (B) Land that is already characterized by urban growth and has adequate public facilities and services; (C) Land already characterized by urban growth, but requiring additional public facilities and urban services; and (D) Lands adjacent to the above, but not meeting those criteria. 
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 The subject parcel is already characterized by urban growth as defined in WAC 365-196-200 (21) that can be served by existing public facilities and services.  As previously noted, Town Director of Public Works, Wayne Haefele, indicated that the parcel is within an area that the Town can serve with existing facilities and that those facilities have capacity to serve the subject property (Exhibit 9).  The subject parcel meets criterion B from WAC 365.196-310 (4)(c)(iii).    (iv) Designating industrial lands. Counties and cities should consult with local economic development organizations when identifying industrial lands to identify sites that are particularly well suited for industry, considering factors such as:  (A) Rail access; (B) Highway access; (C) Large parcel size; (D) Location along major electrical transmission lines; (E) Location along pipelines; (F) Location near or adjacent to ports and commercial navigation routes; (G) Availability of needed infrastructure; or (H) Absence of surrounding incompatible uses.  If approved, the re-designation from RGU to FH UUGA will not designate new industrial lands. The property may be zoned for industrial development once it is annexed into the Town (Exhibit 11).  Consideration of this possible industrial zoning will take place if and when the Town pursues annexation.  (v) Consideration of resource lands issues. Urban growth areas should not be expanded into designated agricultural, forest or resource lands unless no other option is available. Prior to expansion of the urban growth area, counties and cities must first review the natural resource lands designation and conclude the lands no longer meet the designation criteria for resource lands of long-term commercial significance. Designated agricultural or forest resource lands may not be located inside the urban growth area unless a city or county has enacted a program authorizing transfer or purchase of development rights.  The subject parcel is not designated agricultural, forest or resource lands on the Comprehensive Plan Official Map.  (vi) Consideration of critical areas issues. Although critical areas exist within urban areas, counties and cities should avoid expanding the urban growth areas into areas with known critical areas extending over a large area. See RCW 36.70A.110(8) for legislative direction on expansion of urban growth areas into the one hundred-year flood plain of river segments that are located west of the crest of the Cascade mountains and have a mean annual flow of one thousand or more cubic feet per second.  A Critical Areas Assessment dated March 2018, was submitted with a pre-application meeting packet (File PREAPP-18-0011).  This report determined that there is a category IV wetland on the subject property.  This report established that the category IV wetland is 0.64 acres or approximately 12.8 percent of the five-acre parcel.  Though there is a wetland on the property, it does not extend over a large area.  The subject parcel is not located in a hundred-year flood plain.  The entire County is a critical aquifer recharge area (CAR).  County regulations require all non-residential uses to provide 
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groundwater protection and that some specific uses must have periodic inspections to ensure conformance with the groundwater protection requirements (SJCC 18.35.080).  The proposal is consistent with this requirement.  (vii) If there is physically no land available into which a city might expand, it may need to revise its proposed urban densities or population levels in order to accommodate growth on its existing land base.  WAC 365-196-310 (4)(e) states:  County actions in adopting urban growth areas.  (i) A change to the urban growth area is an amendment to the comprehensive plan and requires, at a minimum, an amendment to the land use element. Counties and cities should also review and update the transportation, capital facilities, utilities, and housing elements to maintain consistency and show how any new areas added to the urban growth area will be provided with adequate public facilities. A modification of any portion of the urban growth area affects the overall urban growth area size and has county-wide implications. Because of the significant amount of resources needed to conduct a review of the urban growth area, and because some policy objectives require time to achieve, frequent, piecemeal expansion of the urban growth area should be avoided. Site-specific proposals to expand the urban growth area should be deferred until the next comprehensive review of the urban growth area.  The Friday Harbor UGA was adopted by Ordinance 2-1998 on June 15, 1998.  It has not been amended since.  Several other property owners have expressed interest in expanding the FH UGA as a part of the County’s ongoing Comprehensive Plan update.  These requests have been deferred to the comprehensive review of the UGA boundaries that will take place during the SJC Comprehensive Plan update.    (ii) Counties and cities that are required to participate in the buildable lands program must first have adopted and implemented reasonable measures as required by RCW 36.70A.215 before considering expansion of an urban growth area.  RCW 36.70A.215 (5) lists the criteria for which counties and cities within those counties are required to participate in the buildable lands program.  San Juan County does not meet the criteria because its population was less than one hundred fifty thousand in 1996 as determined by Office of Financial Management population estimates.  Reasonable measures provisions do not apply.  (iii) Consistent with county-wide planning policies, counties and cities consulting on the designation of urban growth areas should consider the following implementation steps:  (A) Establishment of agreements regarding land use regulations and the provision of services in that portion of the urban growth area outside of an existing city into which it is eventually expected to expand. (B) Negotiation of agreements for appropriate allocation of financial burdens resulting from the transition of land from county to city jurisdiction. 
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(C) Provision for an ongoing collaborative process to assist in implementing county-wide planning policies, resolving regional issues, and adjusting growth boundaries.  Countywide planning policies and a UGA management agreement are established in Appendices 2 and 3 of the SJC Comprehensive Plan (Exhibits 13 and 14).  Analysis of the consistency of the proposal with these appendices begins on page 14 of this report.  San Juan County Comprehensive Plan  Comprehensive Plan Policy 2.2.A.13 states:  13. Future review and revision of the Land Use Element, its land-use designations, and the Official Maps should be based in part on the sufficiency of capital facilities as provided in the Capital Facilities Element and six-year plan, review of development patterns, projected needs, the availability and adequacy of water resources, the ability to control and mitigate the impacts of development, and the retention and protection of resource lands, special districts, critical areas, and water quality.  In a letter dated May 31, 2019, the Town Director of Public Works determined that the Town has the capacity to serve the property if it is annexed into the Town (Exhibit 9).  As conditioned, approval of the proposal is not likely to increase demand for County capital facilities.  The subject parcel will be annexed into the Town and it will be their responsibility to serve it.  The Town Land Use Administrator, Mike Bertrand, indicated that the development patterns and projected needs indicated that the UGA should expand (Exhibit 11).    Staff further analyzed the development patterns in the IN zone on page 6 of the staff report and agreed with Mr. Bertrand’s assessment that the IN zone was approximately 80 percent developed.  The proposed re-designation is not likely to affect the availability and adequacy of water resources because Town has indicated adequate capacity to serve the property with Town water service (Exhibit 9).    The approval of the proposal can be conditioned to mitigate the impacts of development.  For example, a staff recommended condition of approval would require future development to maintain visual screening between the existing dog park and future commercial development.  The proposal does not affect resource lands or special districts.  It is unlikely that the proposed amendment will influence water quality.  The existing wetland will still remain subject to the protections of the Friday Harbor Municipal Code (FHMC) and as such the impacts to the wetland will be mitigated and controlled.  Comprehensive Plan Policy 2.3.A.1 states:  1. Establish different urban growth areas, each of which has a mix of land uses with housing, businesses, and services appropriate to its character, size, and location, as described in a. and b., below. Types of Growth Areas  a. Towns are incorporated Urban Growth Areas with a full range of urban facilities and services, including high-density residential, general commercial, and general industrial uses, schools, and neighborhood and community parks. Towns offer a variety of housing types and are pedestrian oriented with compact development patterns. They have 
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municipal sewage treatment facilities, municipal water systems and provide other urban governmental services. Towns are incorporated.  b. Unincorporated Urban Growth Areas (UGAs) are: 1) adjacent to incorporated towns, are or can be served by municipal water systems and municipal sewage treatment facilities, and contain or are appropriate for a mixture of uses including general commercial and general industrial and high density residential. All or a portion of these areas may be annexed into a town within the twenty year planning time frame; or 2) are non-municipal urban growth areas i.e, they provide community sewage treatment facilities and community water systems services at non-rural or urban levels of service, and provide some other services similar to towns but have no incorporated core. UGAs provide a variety of housing types and residential densities, some of which are at urban-level densities, with the remainder conditioned to not preclude future upzoning. The UGAs are pedestrian-oriented with a compact village core.  The applicants propose re-designation of the subject property to the Town of Friday Harbor Unincorporated UGA (FH UUGA).  The proposal must be consistent with Policy 2.3.A.1 (b)(1).  The subject parcel is adjacent to the incorporated Town of Friday Harbor.  In a letter dated May 31, 2019, the Town indicated that the subject property can be served by municipal water and sewage facilities and that these facilities have capacity for service (Exhibit 9).    The applicant indicated that they intend to develop the site with commercial uses once the parcel is annexed into the town.  The subject parcel may be annexed into the Town within a twenty-year period, as the Town deems appropriate.  Staff recommends a condition of approval that the applicants must begin the annexation process within two (2) years of the approval of their request.  This condition will help ensure the parcel is expediently annexed; consistent Policy 2.3.A.1.   Comprehensive Plan Policy 2.3.A.2 states:  2. Growth Areas should be designated on the Comprehensive Plan Official Maps where existing or proposed uses and services will meet the above definitions. Growth Areas designated on the Comprehensive Plan Official Maps are identified in Table 1, below.  Table 1. Summary of Urban Growth Areas. 
Location Designation 
Friday Harbor Town 
Friday Harbor Urban Growth Area Urban Growth Area 
Eastsound Urban Growth Area 
Lopez Village Urban Growth Area 

 The proposal will result in the parcel being re-designated from RGU to FH UUGA.  As noted above, approval of the proposal can be conditioned to be consistent with the definition of unincorporated UGAs in Policy 2.3.A.1 (b)(1).    Comprehensive Plan Policy 2.3.A.4 states:  4. Consider the local knowledge, experience, and preferences of community residents, in addition to the directives of the GMA and this Plan, when establishing the type, size, character, and boundaries of a growth area, deciding appropriate uses and their location, 
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determining community infrastructure requirements, and establishing standards and design guidelines to protect and retain important features which the community values.  In a letter dated May 31, 2019, Town Public Works Director, Wayne Haefele, indicated that the Town has adequate sewer and water capacity to serve the parcel (Exhibit 9).  The parcel is located on Mullis Street, a County Road (Exhibit 3).  Staff recommends a condition of approval requiring any future right-of-way access for commercial development to be from Mullis Street to avoid increasing the demand on other nearby transportation infrastructure.  The public will have the opportunity to provide local knowledge and preference during public hearings before the Planning Commission and County Council.    Comprehensive Plan Policy 2.3.A.11 states:  11. The Town of Friday Harbor and the County should prepare and maintain an Urban Growth Area Management Agreement in accordance with the San Juan County and Town of Friday Harbor Joint Planning Policy adopted in 1992, as amended.  See Exhibits 13 and 14 for the adopted policies and FH UUGA management agreement.  Comprehensive Plan Policy 2.3.A.12 states:  12. Urban Growth Areas (UGAs) should be designed to accommodate fifty percent (50%) of the population growth projected for the island where the UGA is located during the twenty year planning period. Development of urban areas should be encouraged consistent with smart growth principles. The Town, County, and utility providers should jointly explore infrastructure planning, construction and financing options for necessary capital improvements. Potential financing options include developer agreements, utility local improvement districts, grants, service area agreements, and impact fees.  The proposal would not affect the County’s ability to accommodate 50 percent of the population growth projected for San Juan Island.    Approval of the proposal would not significantly change the housing capacity available to house the projected population in rural San Juan County.  The property is currently assigned a maximum density of five acres per dwelling unit on the Comprehensive Plan Official Map.  There is already a single-family residence on the parcel.  Under the current designation, an additional dwelling unit would not be allowed on this property unless it is an accessory dwelling unit (ADU).  If the re-designation is approved and the property is re-designated FH UUGA, a second dwelling unit would be allowed only as a two-family residential use (duplex).  This use would be allowed outright per Appendix 3 of the Comprehensive Plan.  If approved, the proposed re-designation would temporarily reduce the commercial capacity of the subject parcel until the parcel is annexed by the Town.  The allowed uses within the FH UUGA land use designation are limited until the parcel is annexed (Appendix 3 of the Comprehensive Plan).  This reduction can be offset by the proposed condition of approval requiring the applicants to apply for annexation within two (2) calendar years of approval.  Failure to apply for annexation in the specified period would be grounds for revocation of the site-specific re-designation.  This will help to ensure that any reduction of commercial capacity is limited to a defined period.  
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In an email dated June 7, 2019, Town Land Use Administrator Mike Bertrand indicated that the parcel would be zoned Light Industrial (IN) if it is eventually annexed into the Town of Friday Harbor (Exhibit 11).  In the analysis beginning on page 10 of the July 3, 2019, staff report, staff compared the allowed uses in the RGU land use designation and the IN Zone.  In that analysis, staff found that the allowed uses in both IN and RGU are largely the same, albeit with difference in permitting processes.  The net-change in capacity for commercial development on the subject parcel will not significantly change with approval of the proposal and subsequent annexation into the Town.  For this reason, staff recommends two conditions of approval.  The first requires the applicant to apply for annexation within two (2) years of approval.  The second requires that the commercial uses allowed will be maintained at a minimum of the allowed uses in RGU if the parcel is annexed.  Comprehensive Plan Appendix 2, Policies for Designation of Unincorporated Urban Growth Areas Policy 2 states:  The criteria for determining a UGA and its boundary should include the following:  a. Existing areas characterized by urban development or facilities or able to support urban levels of development; and b. Projected needs for residential, commercial and institutional activities and uses for the UGA, parks and open space and other non-residential uses, and the amount of land necessary to support those uses; and c. Protection of critical areas and resource lands, and the identification of and accounting for other lands with limited development capability; and d. Other natural or topographic features which may serve to define the boundaries of the UGA.   The subject parcel meets the definition of ‘characterized by urban growth’ provided in RCW 36.70A.030 (21).  In a letter dated May 31, 2019, the Town indicated that there is adequate capacity to serve the subject parcel with Town sewer and water services (Exhibit 9).  The proposal is consistent with criterion A.  Comprehensive Plan Appendix 2, Policies for Designation of Unincorporated Urban Growth Areas Policy 3 states:  The County should determine the portion of the 20-year population forecast which should be allocated to the UGA. The 20-year population forecast should, at a minimum, provide for the growth in population that is projected for the county by the State Office of Financial Management and consider seasonal fluctuations in population that are characteristic of the County.  The SJC Comprehensive Plan requires that 50 percent of the twenty-year population forecast for San Juan Island should be directed to the Town of Friday Harbor UGA in Comprehensive Plan Policy 2.3.A.12.  The County adopted a population forecast in 2017 by Resolution 27-2017.       Comprehensive Plan Appendix 2, Policies for Designation of Unincorporated Urban Growth Areas Policy 4 states: 
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 Based on the evaluation called for in Policies 2 through 4, the County should determine the amount of land necessary to support the population allocation and its capacity for residential and nonresidential uses.  The subject parcel meets designation criteria A from Policy 2.  The SJC Comprehensive Plan requires that 50 percent of the twenty-year population forecast for San Juan Island should be directed to the Town of Friday Harbor UGA in Comprehensive Plan Policy 2.3.A.12.  The County Council has the discretion to determine the amount of land necessary to support the population allocation.   Unified Development Code   SEPA  Staff reviewed the SEPA checklist submitted by the applicant (Exhibit 5).  A Determination of Non-Significance will likely be issued on July 14, 2019, prior to the Planning Commission’s public hearing and deliberations on this matter.   SJCC 18.90.020 Legislative Procedures states:  A. Procedures. All proposed amendments to this code and proposed amendments to the official maps and/or Comprehensive Plan shall be handled according to the procedures established in Chapters 36.70 and 36.70A RCW, RCW 36.32.120, the County Charter, and the County code. This process will ensure formal public notice and public hearings, evaluation, and recommendations from the planning department’s professional, technical perspective and from the planning commission’s knowledgeable lay perspective. Final action is reserved for the County council.  B. Planning Department. The department shall evaluate all requests to modify this code and forward recommendations to the planning commission and County council for consideration.  DCD staff evaluated the request and forwarded a recommendation to the Planning Commission in this staff report.  The Planning Commission will be briefed at their regularly scheduled meeting on July 19, 2019.  The County Council will be briefed on the staff and Planning Commission recommendations following the Planning Commission’s recommendation.  C. Planning Commission. The planning commission shall hold a public hearing and make recommendations to the County council on all legislative decisions specified in this section.  The Planning Commission will hold a public hearing on this proposal on August 16, 2019.  The Planning Commission will deliberate on their recommendation following the public hearing and make a recommendation to the County Council.  D. County Council. All amendments to the development code, Comprehensive Plan, and official maps require a public hearing before the County council.  
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The County Council will hold a public hearing on this proposal once the Planning Commission has issued a recommendation.  E. Public Notice. Notice of all public hearings will be given in conformance with applicable law. The department shall maintain a printed list of proposed development code and Comprehensive Plan amendments, and shall include a copy of the list on its web site. A single e-mail list shall be maintained by the department. All those requesting the service shall receive all department notices digitally.  DCD posted a list of requested amendments to the Comprehensive Plan and Unified Development Code (UDC) in a staff report dated April 1, 2019.  This site-specific re-designation request was posted in a separate staff report dated April 25, 2019.  A single e-mail list was created and maintained by DCD as Attachment D of the staff report dated April 1, 2019.  The additional public notices will be published as needed during each step of the process.  F. Implementation. The County council decision shall become effective no sooner than 10 working days after passage of an ordinance except in the case of an emergency.  This requirement should be condition of approval and determined by the ordinance.  G. Comprehensive Plan Amendments. Amendments to the Comprehensive Plan text and official maps may not be considered more frequently than once per year except as provided in RCW 36.70A.130(2) and the Comprehensive Plan.  This is the only site-specific Comprehensive Plan Official Map amendment being considered in this annual docket.  The proposal is consistent with this requirement.  H. Unified Development Code (UDC) Amendment. Amendments to the UDC may be adopted at any time.   This application does not request amendment of the UDC.  This standard does not apply.  SJCC 18.90.030 Amendments to Comprehensive Plan Official Maps states:  A. Purpose of Amendments to Comprehensive Plan Official Maps. Amendments to the 
Comprehensive Plan Official Maps are the mechanism by which the Comprehensive Plan 
land use district designation or density applicable to property can be changed to reflect 
such things as changed circumstances, new land use needs, new land use policies, or 
inconsistencies between designations, area characteristics and the goals and policies as 
well as purpose and intent of the Comprehensive Plan. 

The proposal has been made to reflect a changed circumstance.  The applicants recently purchased the 
subject property and now they want to develop it further.  The applicant determined that this would 
require access to urban level sewer and water service (Exhibit 1).  Urban level services cannot be 
extended outside the UGA. 

B. Who May Initiate. The County council, planning commission, department, or any other 
interested party may propose an amendment to this code or the Comprehensive Plan and 
the official maps at any time subject to the requirements of this section. 
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The applicant is an interested party because they are the owner of the subject property. 
C. Time Limitations. Requests for amendment of the official maps (redesignation or 
density change) shall only be submitted to the planning department between January 1st 
and March 1st of any year for consideration during the remainder of that year. Requests 
submitted after March 1st shall be returned to the applicant for resubmittal the following 
year. This limitation does not apply to requests by the County council. 

The application was submitted on February 25, 2019, within the required timeframe of submittal 
(Exhibit 1).  The application can be considered during the remainder of 2019. 

D. Application Procedure. 
1. The request shall be in writing, in a form approved by the planning director, and shall include 
the following information: 
a. Historic use of the property and adjoining lands; 

An account of the recent historic use of the property and adjoining lands is found on page 9 of the SEPA 
environmental checklist (Exhibit 5).  The parcel has been developed.  Existing land uses include a single-
family residence, a dog park, and a parking and outdoor storage area. This satisfies the requirement. 

b. Allowable population density of the surrounding area as measured by the maximum 
allowable residential density; 

The allowable population density as measured by the maximum allowable residential density under the 
SJC Comprehensive Plan was shown on a land use map submitted with the application (Exhibit 1).   The 
maximum density allowed on the parcel is one dwelling unit per five acres. This satisfies the 
requirement. 

c. Existing soil and sewage disposal conditions; 
Existing soil and sewage disposal conditions is included on page 3 of the submitted SEPA checklist 
(Exhibit 5).  This satisfies the requirement. 

d. Description of existing water supply; 
A description of the existing water supply in included on page 5 of the submitted SEPA checklist (Exhibit 
5).  This satisfies the requirement. 

e. Suitability for agricultural or timber use; 
A discussion of the site’s suitability for agricultural use is included on page 9 of the submitted SEPA 
checklist (Exhibit 5).  This satisfies the requirement. 

f. Known archaeological or historical resources on the property; 
Known archaeological or historical resources on the property are addressed on page 13 of the submitted 
SEPA checklist (Exhibit 5).  This satisfies the requirement. 

g. Natural resources involved; 
Information about the natural resources related to the proposal is included on page 8 of the submitted 
SEPA checklist (Exhibit 5).  This satisfies the requirement. 
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h. Availability of existing public services and utilities; and 
Existing public services and utilities are addressed on page 14 of the submitted SEPA checklist (Exhibit 
5).  This satisfies the requirement. 

i. Names of abutting property owners. 
A list of the names of adjacent property owners is included (Exhibit 1).  This satisfies the requirement. 

2. Through the use of legal descriptions and maps, the application shall identify clearly 
the areas for which the change is requested. The reason or reasons for the request shall 
be clearly stated. The application shall describe how the proposed change meets all of the 
criteria for approval listed in subsection (F) of this section. 

The applicant submitted several maps and a legal description of the property with the application 
(Exhibit 1).  This satisfies the requirement. 

3. If a proposal would remove a resource land designation from property, the applicant 
must provide information demonstrating that the property is not appropriately 
designated as agricultural land or forest land under RCW 36.70A.170. 

The proposal does not remove a resource land designation from the property.  Further information 
regarding designated agricultural or forestland is not required. 

E. Notice of Hearing. The following notice provisions are required in addition to 
publication of notice of public hearing. 

A notice of public hearing will be published as required.   
1. For Comprehensive Plan Official Map amendments involving any number of parcels the 
applicant shall mail a notice of hearing at least 30 days prior to the planning commission 
hearing to all directly affected property owners and to all property owners within 300 feet 
of the proposal’s outer boundary line. 

The applicant will mail notice of public hearing to the neighboring property owners. 
2. For Comprehensive Plan Official Map amendments involving five parcels or fewer, the 
applicant shall mail a notice of hearing to all property owners within 300 feet of the 
boundaries of all subject properties at least 30 days prior to the planning commission 
hearing, using the names and addresses shown on the tax assessment rolls. The notice of 
hearing shall be deemed to have been provided on the date the notices are deposited in 
the mail. The applicant shall provide the director with a declaration of mailing and a list 
of those individuals to whom the notice was mailed. All notices returned to the applicant 
must be submitted to the director for inclusion in the file. 

The proposal involves Comprehensive Plan Official Map amendments for fewer than five parcels.  The 
applicant must comply with these provisions. 

3. For Comprehensive Plan Official Map amendments involving five parcels or fewer, the 
applicant shall post a notice of hearing on each of the subject properties in accord with 
the provisions of SJCC 18.80.030(A)(2)(c) prior to the planning commission hearing. 
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The proposal involves Comprehensive Plan Official Map amendments for fewer than five parcels.  The 
applicant must comply with these provisions. 

F. Criteria for Approval. These actions are reviewed for conformance with the applicable 
provisions of the Comprehensive Plan, the UDC, and as follows: 
1. Comprehensive Plan Official Map Amendments. The County may approve an 
application or proposal for a Comprehensive Plan Official Map amendment if all of the 
following criteria are met: 

a. The changes would benefit the public health, safety, or welfare. 
Approval of the proposal would allow for relocation and expansion of Browne’s nursery on a parcel 
already partially used by the business. Browne’s is a commercial use that provides goods and services 
for the rural areas but is most appropriate to be located in the UGA.  Approval will serve the public 
interest by allowing the store to expand its operation in an area characterized by urban growth.  The 
subject parcel is characterized by urban growth based on its location in relationship to other parcels 
with existing urban growth.   
Approval of the proposal would enable an increase in the availability of goods and services for rural 
areas while focusing the associated growth in an area already characterized by urban growth.  This 
serves the public welfare by enabling this growth on an appropriate parcel and helping to prevent urban 
growth from expanding into other rural areas. 

b. The change is warranted because of one or more of the following: changed 
circumstances; a demonstrable need for additional land in the proposed land use 
designation; to correct demonstrable errors on the official map; or because 
information not previously considered indicates that different land use 
designations are equally or more consistent with the purposes, criteria and goals 
outlined in the Comprehensive Plan. 

There is a need for the land use designation in the area.   Cornelius Holdings, LLC, the new owner of the 
subject parcel and Browne’s intends to relocate and expand the business by moving Browne’s nursery 
to the subject parcel that is currently used by the business for parking and equipment storage.  The 
Town indicated that they are at about 80 percent capacity of the IN zoning, and the proposal would 
eventually allow annexation.  Annexation would allow expansion of this zoning onto the subject 
property.   

c. The change is consistent with the criteria for land use designations specified in 
the Comprehensive Plan. 

Staff analysis in this report outlines how the proposal is consistent with the Comprehensive Plan.  This 
analysis includes consideration of the SJC Comprehensive Plan land use designation policies and 
Appendices 2 and 3 (Exhibits 13, 14, and 15). 

d. The change, if granted, will not result in an enclave of property owners enjoying 
greater privileges and opportunities than those enjoyed by other property 
owners in the vicinity where there is no substantive difference in the properties 
themselves or public purpose which justifies different designations. 
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An enclave will not be created by this proposal.  The subject property is surrounded on three sides by 
Town urban growth.   Although several property owners to the south of the subject property that are 
also designated RGU expressed general interest in the same re-designation, only one site-specific 
docket request was submitted and analyzed.   
The proposal has a specific purpose, expansion of Browne’s on the subject parcel.  The adjacency to the 
incorporated FH UGA and current use of the subject parcel by Browne’s indicates that approval of the 
proposal will not give the property owners greater privileges beyond what is currently enjoyed by 
property owners in the vicinity.  Further, the adjacency of the parcel to the FH UGA and its being 
characterized by urban growth is a difference substantive enough to justify the new designation.   

e. The benefits of the change will outweigh any significant adverse impacts of the 
change. 

Browne’s is a commercial use that provides goods and services for the rural areas but is most 
appropriate to be located in the UGA.  The benefits of the change is that a parcel characterized by urban 
growth would be eventually served by urban services; increasing the commercial development 
potential of the parcel.  The proposed change will allow Browne’s to relocate and expand the existing 
business.  This will serve the public interest by allowing expansion of the store in an area characterized 
by urban growth.  
The adverse impacts of the change are minimal.  The current RGU land use designation is one of the 
more permissive rural land use designations, allowing a breadth of commercial uses typically prohibited 
in other rural designations.  Development on the parcel in the short-term will be limited by the allowed 
uses in the FH UUGA designation (Exhibit 14).   
The limit on uses in FH UUGA will apply until the Town annexes the property.  On a longer timeline, it 
is likely that once the parcel is annexed the allowed uses would not be significantly different from what 
is allowed under the RGU designation. One of the biggest net-changes is that it would allow the subject 
parcel to be served by urban level services. 

2. Map Change. Following approval of a Comprehensive Plan Official Map amendment, 
the County shall amend the official maps to reflect the change. The County shall also 
indicate on the official maps the number of the ordinance adopting the change. 

A map change will occur if the County approves the proposal.  The adopting ordinance will amend the 
SJC Comprehensive Plan Official Maps and indicate the adopting ordinance number on the amended 
maps. 

3. Concomitant Agreement. The County is specifically authorized to enter into a 
concomitant agreement as a condition of any Comprehensive Plan Official Map 
amendment. Through that agreement, the County may impose development conditions 
designed to mitigate potential impacts of the use or development that may occur as a 
result of such an amendment. 

Staff does not recommend a concomitant agreement for the proposed re-designation. 
G. Appeals. Appeals of County council decisions under this section must be filed with the 
Growth Management Hearings Board as provided by state law.  
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