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U-11	 TOWN OF BUCKLEY: Urban Growth Area (UGA) expansion – Moderate Density Single-Family (MSF) and Neighborhood Commercial (NC)
       	Applicant:	City of Buckley

General Description:	
The proposal expands the City of Buckley’s Urban Growth Area (UGA) and Urban Service Area (USA).   The land use designation changes from Agricultural Resource Lands (ARL), Forest Lands (FL), Park and Recreation (PR), Rural 10 (R10), and Rural 20 (R20) to Moderate Density Single-Family (MSF) and Neighborhood Commercial (NC).  The Single-Family (SF) and Residential Resource (RR) zoning classifications would implement the MSF land use designation.  The Neighborhood Commercial zoning classification would implement the NC land use designation.  The proposal area includes 112 parcels totaling approximately 899 acres.

Preliminary Staff Recommendation
Staff does not support the proposal.  Staff finds the proposal is not consistent with provisions in Growth Management Act (GMA), Countywide Planning Policies, and the Comprehensive Plan in reference to demonstrating a need to expand the urban growth area to accommodate the County’s adopted 20-year housing target and de-designating Agricultural Resource Lands.

Implementation Requirements  
N/A

Impact Analysis 
Procedures for Amendments to the Comprehensive Plan, PCC 19C.10, requires all amendments to the Plan to be evaluated based on the following (PCC 19C.10.065 A.): 

1. Is there a community or countywide need for the proposed amendment? If so what is that need? 
[bookmark: _GoBack]No community or countywide need is apparent.  The housing capacity analysis as reported in the 2014 Pierce County Buildable Lands Report demonstrates that the existing urban growth area is adequate in accommodating the 2030 urban housing targets for the County and its cities and towns.  A countywide total of 115,483 additional housing units are needed and the estimated housing capacity equals 184,962.  This difference accounts for an excess of 69,479 dwelling units, or 60 percent more housing capacity than needed countywide. A countywide total of 160,885 additional jobs are needed to meet the 2030 total urban employment target. The estimated employment capacity equals 319,386, representing an excess of 158,501 jobs or approximately 98.5 percent of the total need.

The net gain in housing and employment capacity associated with this proposal totals 543 homes and 2,165 jobs.  This was calculated using the same methodology and assumptions as the 2014 Pierce County Buildable Lands Report.

2. Is the infrastructure available to support the requested amendment, such as sewer, water, roads, schools, fire support?
No. The City has not demonstrated its ability to provided infrastructure and services to the proposed amendment area.  

The proposal is within the White River Basin. The City’s Sewer Collection and Treatment System information is included in the Capital Facilities Element of their Comprehensive Plan (adopted 2005). The City owns, operates, and maintains its sanitary sewer system. The City anticipates as it expands to provide service within its GMA, additional pumping stations will connect to the system. 

The proposed amendment area is within the White River School District, and the East Pierce Fire District. If the parcels are re-designated, due to the allowed maximum density of the new land use designation, future development may have an impact on the services provided by either of these districts.

The proposed amendment area is within the City of Buckley (Buckley Water), Marion Water Company, and the City of Tacoma water service area. The Buckley Water purveyor currently has 1,820 active connections. The Marion Water Company has 254 action connections, and has Washington State Department of Health (DOH) approval for 381 connections. The City of Tacoma services several parcels within the proposed area.  

3. Would the requested amendment provide public benefits? If so, what sorts of public benefits?
No public benefit is apparent. 

4. Are there physical constraints on the property?
All of the parcels, of the proposed amendment, that are east of the City of Buckley contain steep slopes (20-40 percent).

Pierce County data identifies delineated and proposed wetlands within the amendment area. County development regulations address development impacts related to these constraints.  

5. Are there environmental constraints, such as noise, access, traffic, hazard areas on or adjacent to the proposed amendment?
All of the parcels, of the proposed amendment, that are east of the City of Buckley contain steep slopes (20-40 percent). Many of the parcels feature proposed and delineated wetlands.  Nearly all of the parcels are within the priority habitat range for White River Elk.  

6. What types of land use or activities are located on the property?
The predominate development and uses in the proposed amendment area include:
· North side - 	Vacant and single family residential
· East side - 	Vacant and single family residential
· South side - 	Vacant and single family residential
· West side  - 	Vacant, single family residential, school properties, and Current Use Farm and Agriculture

7. What types of land use or activities are located on neighboring properties?
Developments and uses on properties abutting the parcels include:
· North: Mixture of vacant, Current Use Open Space, Current Use Farm and Agriculture, and single family residential parcels
· East: 	Mixture of vacant and Designated Forest Land (RCW 84.33) parcels
· South:	Mixture of vacant, single family residential, Designated Forest Land (RCW 84.33), Current Use Farm and Agriculture, and Current Use Open Space parcels
· West:	Mixture of vacant, single family residential, Current Use Farm and Agriculture, Current Use Open Space, and White River School District

8. Is the proposed amendment consistent with all applicable state and local planning policies? 
The proposed amendment is inconsistent with the Growth Management Act (GMA), the Pierce County Countywide Planning Policies (CPPs) and the Pierce County Comprehensive Plan (Comprehensive Plan).  The provisions associated with each of these emphasize that the urban growth area should be expanded only when there is a demonstrated needed to accommodate the County’s 20-year housing targets. 

The proposed amendment would be consistent with the CPPs and Comprehensive Plan policies that emphasize that future UGA expansion should be affiliated with a neighboring city or town.  This urban growth area expansion would be affiliated with a city or town. 

The proposed expansion would be inconsistent with the Countywide Planning Policies and the Pierce County Comprehensive Plan that requires a finding stating there is a countywide or specific UGA need for additional land.  Alternatively, the Pierce County Comprehensive Plan would allow for expansion if there was a similar reduction in the UGA elsewhere resulting in a no-net gain of housing or employment capacity.  The 2014 Pierce County Buildable Lands Report indicates that the countywide UGA is adequate to accommodate development over the next 20 years. There has been no finding that such a need exists and the proposal does result in a net gain of capacity. 

The Growth Management Hearings Board has ruled that even adding marginal housing or employment capacity when the County has adequate land to meet its target(s) is not consistent with GMA. In its 2009 amendment cycle Pierce County approved an urban growth area amendment and made a finding that stated, 
“The amendment is limited to 5.2 acres and has an insignificant effect on urban residential capacity.”

The amendment was appealed to the Growth Management Hearings Board (Board).  The County’s action was overturned by the Board.  The Board stated in its decision (Case No. 10-3-0003c) that the proposal,
“…brings in an additional 5.2 acres…With the UGA already substantially oversized, even marginal expansions violate the GMA requirement of RCW 36.70A.110(2) to size UGAs to accommodate forecasted growth and GMA Goal to reduce sprawl…The Board finds and concludes that adoption of Amendment U-8a was clearly erroneous and failed to comply with RCW 36.70A.110(2) or be guided by RCW 36.70A.202(2).”

As noted previously, the 2014 Buildable Lands Report indicates the current Urban Growth boundary is adequate to accommodate the County’s 20-year housing target.

The proposal to re-designate ARL properties to another land use designation is also inconsistent with GMA, VISION 2040, and the Comprehensive Plan.  The GMA directs counties to establish criteria into Comprehensive Plans to designate Agricultural Resource Lands (RCW 36.70A.160) and adopt policies for the long term preservation of these properties.  V2040 contains a policy that specifically states, 
	“Support the sustainability of designated resource lands.  Do not convert these lands to 	other uses.”

The Pierce County Comprehensive Plan contains criteria for de-designating properties as Agricultural Resource Lands.  The only situation where a property may be removed from the ARL designation is if either the property no longer meets the criteria for designating this type of resource lands or the property was originally designated as a resource land in error. The ARL designated properties within this proposal still meets the ARL criteria.  An error was not made in its ARL designation.  

 Furthermore, designated agricultural lands may be amended directly into the UGA only if the property is within an adopted community plan that permits it.  If an ARL de-designation proposal is not within an adopted community plan area, the City and the County must first enter into a joint planning agreement, then only through the required GMA compliance review update can ARL properties be re-designated to Reserve 5.  During the proceeding amendment cycle, the City may propose the inclusion of the Reserve-5 properties into the urban growth area.  The proposal is not within a community plan and the County has not yet entered into a joint planning agreement to re-designate the properties to Reserve 5.

Procedures for Amendments to the Comprehensive Plan, PCC 19C.10, requires UGA amendments to the Plan to be evaluated further evaluated on the following: 

1. Demonstration put forth by the jurisdiction affiliated with the proposed UGA that it has the capability and capacity to provide urban level services to the area while maintaining a healthy natural ecosystem. This can be demonstrated by, but not limited to, the submittal of financial plans for infrastructure and services, such as a sewerage general plan for the area, storm drainage plan(s); evidence of compliance with NPDES; and evidence of an available adequate potable water supply.

The City of Buckley has the capability and capacity to provide urban level services to the area while maintaining a healthy natural ecosystem.  Evidence of the City’s ability to meet these obligations is as follows:

Sanitary Sewer:  The proposal is within the White River Basin. The City’s Sewer Collection and Treatment System information is included in the Capital Facilities Element of their Comprehensive Plan (adopted 2005). The City owns, operates, and maintains its sanitary sewer system. The current sanitary system consists of a collection system and secondary treatment plant. Effluent is treated before discharged to the outfall to the White River. The City anticipates as it expands to provide service within its GMA, additional pumping stations will connect to the system.

Water Quality:  In 2007, the Washington State Department of Ecology (DOE) issued a Stormwater Phase II NPDES Permit for Western Washington. The DOE determined that the City of Buckley was to be included under the Stormwater Phase II NPDES Permit coverage. This permit requires that each jurisdiction’s stormwater management system, reduces the discharge of pollutants, protects water quality, and meets the requirements of the Clean Water Act. In 2012, DOE reissued an updated version of the permit to 2018. 

Transit:  The proposal is not within Pierce Transit’s service boundary. 

Potable water supply: The proposed amendment area is within the City of Buckley (Buckley Water), Marion Water Company, and the City of Tacoma water service area. The Buckley Water purveyor currently has 1,820 active connections. The Marion Water Company has 254 action connections, and has Washington State Department of Health (DOH) approval for 381 connections. The City of Tacoma services several parcels within the proposed area and throughout the County. 

2. Demonstration put forth by the jurisdiction affiliated with the proposed UGA that the adopted land use and design standards for the area shall plan for design characteristics and infrastructure necessary to make transit a viable transportation alternative.

While the proposal re-designates R10 and ARL to NC; which has a maximum density of 25 units per acre, proposal is not conducive in supporting transit as a viable transportation alternatives. In 2012, the Pierce Transit removed the City of Buckley from its service area. 


Applicable RCWs/Policies

Growth Management Act (GMA)
36.70A.020 (8): Natural resource industries. Maintain and enhance natural resource-based industries, including productive timber, agricultural, and fisheries industries. Encourage the conservation of productive forest lands and productive agricultural lands, and discourage incompatible uses.

[bookmark: 36.70A.170]RCW 36.70A.170 (1)(a): Natural resource lands and critical areas — Designations.(a) Agricultural lands that are not already characterized by urban growth and that have long-term significance for the commercial production of food or other agricultural products;

RCW 36.70A.110 (2): 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.

Pierce County Countywide Planning Policies (CPPs)

A-T 2.3	The urban growth area of a jurisdiction may be expanded only if: 
2.3.1	the jurisdiction’s observed development densities are consistent with the planned density assumptions as documented in the most recently published Buildable Lands Report as required by RCW 36.70A.215, and 
2.3.2	there is a demonstrated need for additional residential or employment capacity within the urban growth area affiliated with an individual jurisdiction and a demonstrated need county-wide; or the expansion results in a no net gain to the countywide UGA. 
2.3.3	the consistency evaluation, as required through the Countywide Planning Policies on Buildable Lands, policies BL-3. and BL-4., identifies an inconsistency between the observed and planned densities, the jurisdiction shall either:
1)	demonstrate reasonable measures were adopted to rectify the inconsistencies. Documentation shall also be submitted that summarizes the monitoring results of the effectiveness of the measures in rectifying density inconsistencies, or 
2)	document updated development data that indicates consistency.

Pierce County Comprehensive Plan (Comprehensive Plan)
19A.30.010 Urban Growth Areas.
H. LU-UGA Objective 6. Provide criteria and priorities for the expansion of urban growth areas.
1.	Expansions of the Comprehensive Urban Growth Area (CUGA) and satellite urban growth areas shall be approved by the County Council through a Comprehensive Plan amendment process as established in Chapter 19C.10 PCC, only if the following criteria are met:
a.	 Residential land capacity within all urban growth areas is evaluated and the need for additional residential land capacity within all or any specific urban growth area is clearly demonstrated and the observed development densities are consistent with the density assumptions as documented in  the most recent published Buildable Lands Report as required by RCW 36.70A.215. If the Buildable Lands Report identifies an inconsistency between the observed and assumed densities, the jurisdiction shall either: (1) demonstrate reasonable measures were adopted to rectify the inconsistency, or (2) document updated development data that indicates consistency. If a jurisdiction adopted reasonable measures, documentation shall be submitted that summarizes the monitoring results of the effectiveness of the measures in rectifying density inconsistencies; and/or
b.	The supply of land needed for additional commercial/industrial uses outside urban growth areas is clearly demonstrated; and   
c. 	Documentation that adequate public facilities and services can be provided within the 20-year planning horizon is provided.
d. 	Proposed UGA expansion areas shall be required to comply with the requirements of Pierce County’s TDR/PDR Program.
e. 	Proposed UGA expansion areas should be approved only if the proposing jurisdiction provides an analysis of:
(1)	the underdeveloped lands, consistent with the Pierce County Buildable
Lands program methodology, within its existing municipal boundaries and affiliated UGAs, and evidence of implementation strategies in place or being pursed to densify the underdeveloped lands;
(2)	housing goals or policies in place to encourage housing for all economic segments of the community; and
(3)	how the proposal is consistent and reasonable with the jurisdiction’s adopted comprehensive plan.
f. 	Future UGA expansion areas should be approved only if it is demonstrated that the area has the capability and capacity to provide urban level services to the area while maintaining a healthy natural ecosystem.
g.	Future UGA expansion areas should avoid the inclusion of designated agricultural lands and critical areas, unless (a) otherwise permitted by the applicable community plan, or (b) the development rights are removed.
h.	Adopted land use and design standards for proposed UGA expansion areas shall plan for design characteristics and infrastructure necessary to make transit a viable transportation alternative.
i.	Prohibit the expansion of the UGA into the one hundred year floodplain of any river or river segment per RCW.
2.	The following priorities for expanding the 20-year CUGA boundary or satellite city or town UGA boundary shall be considered during the Plan amendment process:
a.	Future UGA expansion areas should be affiliated with a city or town.
b.	All Reserve lands adjoining the UGA boundary should be amended into the UGA prior to consideration of Rural Residential lands except when the amended area is being reclassified to Employment Center.
c.	Rural Centers may be amended into the UGA when adjacent to Reserve lands being amended into the UGA at the same time.
d.	As Reserve lands are amended into the UGA, the County should consider reclassifying other rural lands to Reserve designations to replenish the supply.
e.	Lands with high concentrations of critical areas or designated as agricultural and forest lands of long-term commercial significance should be given the lowest priority for inclusion into the UGA, and should be included in the UGA only when a compensatory program, such as a transfer of development rights program or other program, is in place. A determination that land has long-term commercial significance shall be made only following an analysis of the land.

19A.30.070 Resource Lands – Agriculture.
D. LU-Ag Objective 18. Provide the criteria and process for removing properties from the
Agricultural Resource Lands Designation.
1. Removal of properties from the Agricultural Resource Lands designation must be
evaluated against the same criteria as designation (see PCC 19A.30.070 B. above).
2. Removal of properties from the Agricultural Resource Lands designation shall be
limited to the following processes:
a. The approval of a Map Amendment to correct technical errors under the
timelines and procedures established for regular Comprehensive Plan Amendments.
b. The adoption of a community plan that includes re-designation of parcels
consistent with PCC 19A.30.070 C.
c. The approval of a Map Amendment to establish a Reserve-5 buffer for a city or town, following a recommendation of an approved joint planning agreement consistent with the provisions of PCC 19A.30.070 C.1. and 3.
d. De-designation of Agricultural Resource Lands for the purpose of expanding a Reserve-5 buffer for a city or town created pursuant to PCC 19A.30.070 C. shall
only be considered during the Compliance review required by RCW 36.70A.130.
e. De-designation of agricultural resource lands for the purposes of expanding the Urban Growth Area, provided that such de-designation is allowed for and consistent with the applicable community plan.
3. Agricultural Resource Lands cannot be amended directly into the Urban Growth Area unless permitted by the applicable community plan.
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