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Great communities don’t just happen…. 

Like a good parade, they take community 

vision and planning.
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Hearing to Take Public Testimony        



Lopez Village Planning and
Review Committee

Barbara Thomas, Chair

Annie Albritton

Sandy Bishop 

Nancy Greene  

Madrona Murphy

Dennis Ryan  

Dedication: Dan Drahn



 One designation: Village Commercial. 

 One set of regulations. 

 To provide greater local governance 

over future development according to 

the community vision.

Why do a subarea plan?



 A “subarea plan” is part of the SJC Comprehensive Plan;

 It will guide growth consistent with the community’s vision;

 Has had an extensive public process;

 Was refined by the Planning Commission and County Council 

in response to public comments.

Plan Overview



Dark blue: 

Applies in Lopez Village Urban Growth Area

Gravelly:

Does not apply in the UGA reserve area
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Where does the plan apply?



What is in the Subarea Plan?

 Planning context;

 Community vision; 

 Goals to achieve the vision;

 Policies to guide decision-

making; and

 Land use maps.



Proposed Land Use Designations

Village Commercial (VC); 

Village Residential (VR); and 

Village Institutional (VI).



How does the plan work?



Implementation

 Development regulations; 

 Standard plans; and 

 An implementation plan.



Development Regulations

 Land use table;

 Density;

 Dimensional 

standards

 Lighting;

 Landscaping;

 Parking; 

 Signage; and

 Road standards.



Standard Plans

STANDARD 

PLAN NO.

DESCRIPTION

911 Typical Street 

Sections

912 Typical Street 

Sections

913 (a) & (b) Parking Layout

914 Pedestrian Crossing 

Layout

915 Streetscape Details

916 Pedestrian Path

917 Pedestrian Bridge 

Requirements



Implementation  Plan



Thank you for your involvement…
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 Station # 1 Blue 

 Station # 2 Red

 Station #3 Yellow 

 Station #4 Green 



February Pop-up Studio

Thank you Village Market for accommodating us!



Public Process Highlights:

 April 2014:   Work session at LCCA

 Mar   2018:   Open house & workshop at LCCA

 Sept  2018:   Council/Planning Commission hearing

 Oct   2018:   Planning Commission hearing / deliberations 

 Nov 2018:   Council continued hearings on 2nd and 29th

 Feb   2019:   Council work sessions on 11th and 19th

 April  2019:   Hearing at LCCA - Possible alternatives

 2019: Cont. hearings: June 3, July 8, Aug 19, Sept 14



Highlights of Council’s Draft Changes

Subarea Plan: 

 Make the tree planting plan recommended

Maps: 

 189 Hummel Lake - TPN 25143301000: Changed to Village 

Commercial (Conditional use permit) – Aufderhar

 32 Hummel Lake - TPN: Spit lot: VR and VC (Village Commercial on 

first 300 feet from Fisherman Bay Road - Gallanger

 127 Lopez Road - TPN: 251549015000 - Fisherman Bay Village 

Condos: Village Commercial





Highlights of Council’s Changes

Development Regulations

 Simplified & clarified definitions – used Lopez’s artisan / artisanal;

 Increased maximum impervious surface – 65 to 85 percent;

 Increased maximum square footage of buildings allowed in 

Village Commercial and Institutional  – 6,000 to 8,000 square feet;

 Deleted neighborhood enterprise option;

 Sign, lighting and landscape sections - organized & clarified;



Highlights of Council’s Draft Changes

Development Regulations

 Tree list and planting plan are recommended;

 Deleted heritage tree requirement;

 Deleted the parking credits, register and bank;

 Stayed with PC parking and road requirements; and

 Included standard plans for typical road sections. 



Highlights of Council’s Draft Changes

Land Use Table

 Added brewery, distil., wine-making, farmers mkt & SFR w/commercial;

 Clarified mobile food vending and day care; 

 Changed nursing homes from N to Y in VC/VI and P in VR;

 Added multi-family in VI for affordable housing projects; 

 Government  & community clubs offices – Y not P; and 

 Added construction contractor yards/offices regulating outdoor storage.



Public Comments 

One public comment was received from 
Kenn Aufderhar prior to this hearing. 

He supports the designation of Village 
Commercial on 189 Hummel Lake Road.



Adoption criteria

San Juan County Code 18.90.050 Subarea plans.

B. Criteria. Subarea plans shall be consistent with goals and 

policies in the Comprehensive Plan and all applicable subarea 

plans and with the provisions of the State Environmental Policy 

Act (SEPA).

 The proposal is consistent with the SJC Comprehensive Plan.

 All procedural requirements have been met.



Staff Recommended Changes

 Ordinance: Change the word ‘September” to October on background 

item DD page 4.

 Ordinance - Regulations: Change footnote 7 on page 34 related to live-

work units as described in the 9/25/19 staff report:

7. When associated with a mixed-use building, the residential unit or units must be located 

on the second floor to allow commercial development on the bottom floor, except that 

residences may be placed behind the commercial portion of the building on the first floor.  

The ratio of residential floor to commercial floor area allowed is fifty 

percent (50%). The residential floor area cannot exceed fifty percent 

(50%) of the total floor area of the structure. 

 Subarea Plan: Remove Appendix F: LCA documentation and  re-letter 

Appendix G for reasons proposed in the October 9, 2019 staff memo.

and any other changes recommended by Council.



Sample Motion
I  make a motion to adopt the October 14, 2019 Ordinance 

titled:

AN ORDINANCE REGARDING THE CREATION OF THE LOPEZ VILLAGE SUBAREA PLAN,
AMENDING THE SAN JUAN COUNTY COMPREHENSIVE PLAN OFFICIAL MAPS AND ADDING
A NEW SECTION TO SECTION B, ELEMENT 2, LAND USE; ADOPTING A NEW LOPEZ VILLAGE
SUBAREA PLAN INCLUDING A LAND USE PLAN, OFFICIAL MAP, GOALS AND POLICIES, AND
AN IMPLEMENTATION PLAN; STANDARD PLANS, AND AMENDING SAN JUAN COUNTY
CODE SECTIONS 18.20.010, 18.20.080, 18.20.120, 18.20.130, 18.20.140, 18.30.190, 18.30.210,
18.60.240 AND ADDING A NEW ARTICLE TO SAN JUAN COUNTY CODE CHAPTER 18.30 TO
INCLUDE DEVELOPMENT REGULATIONS FOR THE LOPEZ VILLAGE URBAN GROWTH AREA.

including any final housekeeping edits from the PA and the
following changes recommended by staff:



Staff Recommended Changes

 Ordinance: Change the word ‘September” to October on background 

item DD page 4.

 Ordinance - Regulations: Change footnote 7 on page 34 related to live-

work units as described in the 9/25/19 staff report:

7. When associated with a mixed-use building, the residential unit or units must be located 

on the second floor to allow commercial development on the bottom floor, except that 

residences may be placed behind the commercial portion of the building on the first floor.  

The ratio of residential floor to commercial floor area allowed is fifty 

percent (50%). The residential floor area cannot exceed fifty percent 

(50%) of the total floor area of the structure. 

 Subarea Plan: Remove Appendix F: LCA documentation and  re-letter 

Appendix G for reasons proposed in the October 9, 2019 staff memo.

and any other changes recommended by Council.
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Questions


