CITY OF MOSCOW

COMMUNITY DEVELOPMENT DEPARTMENT

STAFF REPORT

DATE:  March 15, 2006
GENERAL INFORMATION

Hearing Body:  Planning and Zoning Commission
Subject:  Petition for Comprehensive Plan Map Amendment
Attachments:
1. Public Hearing Notice
2. March 16, 2006 Petitioners Comments

3. January 31, 2006 Revised Application for Comprehensive Plan Amendment

4. January 20, 2006 Application for Comprehensive Plan Map Amendment

5. June 6, 2005 City Council Meeting Minutes
6. June 6, 2005 City Council RSRC&S Granting Approval of Comprehensive Plan Amendment
7. May 11, 2005 Planning & Zoning Commission Meeting Minutes
8. 1995-2006 Avg. Daily Traffic near Mountain View Road/Hwy 8 intersection

9. Comments from ITD on future access to subject property in relation to Hwy 8

10. Sec. 67-6509 of the Idaho Local Planning Act 
11. Relevant Criteria and Standards Worksheet for Comprehensive Plan Amendment 

Prepared By:  Andrew W. Ackerman
STAFF REVIEW
Proposal:  The petitioners, represented by attorney Michael Curley, request that 74.59 acres of land located southeast of the intersection of Hwy 8 and S. Mountain View Road and comprising all of Lots 53-60 (and vacated ROW), as well as 3.8 acres located across S. Mountain View to the west, that runs from the northwest intersection of S. Mountain View Road north to Alturas Technology Park (commonly known as the Thompson Property) and currently designated Extensive Commercial (EC) and Low Density Residential (LR), be amended per the petition. Specifically, petitioners request that Lots 53-55 and 58-60 of the subject land be re-designated to Low Density Residential (LR) or any less intensive land use than allowed by EC. Further, petitioners request that Lots 56 and 57 of the subject property and the 3.8 acre property west of Mountain View, be re-designated to Light Industrial (LI). See Figure 1.0 below. 
Zoning: The 74.59 acres east of S. Mountain View Road and south of Hwy 8 referenced by the petition is in the Agriculture/Forestry (AF) Zoning District per the Area of City Impact Zoning Map. The property is part of a larger 90 acre piece that was annexed into the City on June 6, 2005 without a zone change. 
Site and Area Land Use:  The subject lands are currently farmed ground.  The 78.39 acres requested for re-designation is located adjacent, and due south of, the Moscow Cemetery and southwest of limited amounts of low density residential properties across Hwy 8. Also adjacent to the east, are a mix of low, moderate, and high density residential (single family, mobile-home parks, apartment units). Similar to the subject parcel, crop farmland is the dominate existing land use to the south across E. Palouse River Drive, as well as adjacent and to the west of S. Mountain View Drive north to Alturas Technology Park at the northern intersection with Hwy 8. The Tidyman’s building and additional single family residential uses are somewhat setback and separated by the Technology Park, but visible to the west across S. Mountain View Road. East Side Market Place is the closest major commercial site and located cater-corner approximately 250 yards northwest of the subject site.
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Figure 1.0 Proposed Designations and Surrounding Land Uses
1999 Moscow Comprehensive Plan (the Plan):  74.59 acres of the subject lands east of Mountain View Road proposed for re-designation are currently designated EC. The remaining 3.8 acres west of S. Mountain View are also designated EC. 
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Figure 1.1 Existing Comprehensive Plan Designations
Water and Sewer:  While there is some possibility for City water to be extended easterly from Alturas Business Park or Eastside Market Place or southerly from the northerly end of the cemetery on Mountain View Road to the subject lands, a preliminary analysis done by a prospective developer indicates that utilities would more likely be extended approximately .5 mile, tying into a location west of the site along E. Palouse River Drive.  The city would require that city utilities be extended to the site regardless of the land use types or intensities permitted and developed on the site.
Access, Streets, Traffic:  At such time a development is proposed for any portion of the subject property that would result in a need for a new/additional access to/from Hwy 8 or S. Mountain View Road, such approvals will be required from the Idaho Transportation Department and/or City of Moscow Public Works Department.  The 3.8 acres on the west side of south Mountain View Road would require access approval from the City only.  As stated previously, Hwy 8, S. Mountain View Road, and E. Palouse River Drive all adjoin the subjects lands and are all designated on the Comprehensive Plan Map as arterial streets. Additionally, see the discussion re: multiple accesses to/from arterials in Staff Analysis below and the attached comments from the Idaho Transportation Department representative, Dave Couch.
Latah Trail adjoins subject land located south of State Hwy 8 on the north side.  An Extensive Commercial designation makes it somewhat likely that impacts will occur to the trail in the future. However, it is also likely that the impacts would be adequately mitigated at the time of any type of development proposal. Mitigations would need to be such that they allow the trail to function at the current high level i.e., limited auto and bike/pedestrian interaction as well as maintaining the aesthetically pleasing environs directly adjacent to the trail.
Input From Other Agencies:  See attached memos from ITD. Other departments were solicited but no comments were received. 
Staff Analysis

Sec. 2-3.A of the Zoning Code states that it is the intent of the code for newly annexed lands to be placed in the FR zoning district, “until land use studies determine the character and appropriate use of such areas.” (Sec. 2-3.A) The 3.8 acres at the northwest corner S. Mountain View Road and E. Palouse River Drive is currently zoned Farm/Ranch (FR) on the City Zoning Map and was not part of the June 2005 annexation. The AF zone is intended to encourage the sustainability of economically viable agriculture and forestry land uses while allowing low-density residential as a secondary use that does not conflict with the primary resource-based use. Additionally, residential uses in AF zones are not to place inappropriate demands on rural public services nor promote conversion of farm and forest uses to other uses without careful examination or thorough planning for new uses that would result in conversion of the land from the existing use(s). The minimum lot area in the AF zone is 40 acres, with the exception being that a single parcel of land less than 40 acres may be divided from an existing parcel of 40 or more, and the newly created parcel must be at least one acre in size, registered with the County and City, and reviewed and approved by the Council and County Commissioners.   

In contrast to the AF zone, FR districts are intended to maintain a variety of existing rural/land based commercial and recreational uses, while at the same time setting minimum standards for development of similar uses so that newly proposed uses are not in conflict with surrounding uses or require any additional levels of service, i.e. “to protect against spasmodic, disorderly, and indiscriminate development until such time another appropriate use of the land . . . has been determined.” (Sec. 2-3.A)

The existing EC land use designation is intended for motor vehicle oriented businesses and businesses requiring a larger amount of land area in relation to the productive floor area (CP pg. 13-5).  The EC designation also states that, “parcels buffered from residential land uses by natural features, major streets, certain institutional uses, and similar man made divisions are appropriate for this designation.” As seen in the aerial photo (Figure1.0) the parcel is buffered by a major/principal arterial to the north, and a partially improved, minor arterial to the west, and an unimproved county road to the south. The residential uses to the east have little to no buffering, either natural or man made.
The subject lands are adjacent to some existing and planned arterial streets (Hwy 8, S. Mountain View Road and E. Palouse River Drive) as designated in the 1999 Comprehensive Plan. However, Hwy 8 is currently the only one of the three streets that is built to arterial standards and a more recent 2004 Transportation Commission Road Designations Map proposes S. Mountain View Road and E. Palouse River Drive to be classified as minor arterials and Carmichael Road to the east be designated a collector. Having stated the above, staff is also aware of the ACI Implementation Policies on pg. 13-8 of the Comprehensive Plan. Policy #5 states, “Discourage both residential and commercial strip development with multiple accesses off of county roads which are, or may become, arterial streets.” While this land is no longer in the ACI, the recent acquisition of the property within city limits without zoning, it’s location adjacent to undeveloped land in the ACI, and the fact that it is a large vacant parcel that borders both existing and proposed arterials warrants consideration of the ACI planning policies. It should also be noted that the traffic numbers on Hwy 8 have stayed rather flat over the last 10 years, increasing only slightly. Any type of development on the subject land would require significant mitigations to the directly adjacent intersections and likely have impacts on county roads where they bisect Hwy 8 to the east (expl. Carmichael and Lenville Road).  
The LR designation is intended for residential development ranging from 1 – 9 dwelling units per net acre. (Comprehensive Plan page 13-3).  The density or intensity of residential use within LR designated lands is intended to be reflective of the underlying land capability, i.e. the Plan stipulates developments of 1-2 units/ac. in areas having topographic constraints, unlikely to develop in the next 20 years (i.e. low level of city services), and in floodplains. The Plan stipulates that higher residential densities may be achieved (3-9 units) in areas where city utilities are already available or in areas generally absent of topographic constraints (less than 20% slope). As mentioned above the site does not currently have city utilities available or directly adjacent, but it does meet the second suitability criteria consisting almost entirely of less than 20% slopes.  

The fact that the subject lands are currently zoned AF and FR (obviously not the intent of the EC designation) is not a reason to consider the existing EC designation inconsistent with the underlying zoning.  The Plan (page 13-3) states “an area may be zoned for a lower intensity than is indicated by this plan, but should not be zoned for a more intense use.”  AF and FR zoning is a lower intensity zone than indicated by the EC designation. As stated in the FR zoning code, further land use studies are necessary to determine what the most appropriate future use of the land should be. Residential designations, as proposed in the petition, also require intense amounts of infrastructure development and therefore it should not be assumed that the overall impact of a residential designation would be less than the existing EC. For example, if 74.5 acres were developed as Low Density Residential (10,000 sq. ft. min. lots) would result in approximately 234 single family homes (70%= lots; 30%= streets/driveways) and 25 acres of impervious surface.
The Economic Development Element of the The Plan (Section 6) discusses the importance of retail trade and service uses for the City of Moscow.  Table 1: Employment by Industry shows that as of 1990 Moscow economy had a slightly higher than average reliance on retail trade than did the rest of the State of Idaho.  On pg 6-3 it is stated that, “Moscow has historically been the retail center of the region.” Later on pg. 6-5 the Plan states that, “The City should encourage and control economic development in order to support the growing population, provide people with jobs, and to sustain the existing retail trade and services.” The Plan then goes on to state, “retail trade is not normally considered a base industry (i.e. an industry that brings new money into the community) but Moscow does attract from a large marketing area outside of the city limits.  Encouraging the development of new businesses in Moscow would re​-​​​​​​​establish the level of the retail share in the total employment that peaked in 1980.  (It decreased by 3% in the 1990 census).” The subject property, if kept entirely as EC would in fact attract additional retail trade; retail trade that to a certain extent already exists in large amount on the west side of the city. Increasing total employment and diversification/attracting of new employment to the city are both in line with the goals of the Plan. However, the Economic Development Element appears to warn of relying too heavily on retail as the sole economic strategy for the City. The statement on pg. 6-1 of the Economic Element that manufacturing industries are predominately “dirty” and reduce overall quality of life is a perspective that is rapidly changing as the economy shifts to the information age. The recent emergence of hi-tech and bio-tech industries and others have demonstrated “clean” manufacturing practices coupled with high paying jobs.  The Plan seems to generally acknowledge this fact on pg. 6-5, “While some manufacturing operations would be inconsistent with Moscow’s character, others would provide beneficial economic development.”
Staff observes that up until recently there has been limited supply of undeveloped, large-scale, EC designated land available for large-scale commercial development.  However, multiple opportunities do exist to site commercial/manufacturing businesses on moderately-sized EC lands or larger Light Industrial (I) designated properties within the City. Currently, a minimum of three vacant properties, each between 5 and 7 acres in size, exist within city limits that are zoned Motor-Business (MB). Another 3-4 moderately-sized MB sites exist that could be redeveloped. Further, the annexation of the UI North Farm property and re-designation of over 40 acres to EC adjacent to the existing EC/MB designated lands creates a new, and abundant, supply of EC land within city limits that would require only minor extensions of City infrastructure and improvements to streets in order to accommodate development(s) in these locations. 
Implementation Policy #6 of the Economic Development Element of the The Plan is that “new retail trade should be encouraged within appropriate areas of the City.”  While the floor to land area ratios for EC is stated in the Plan to be necessarily higher than other uses, the Plan also contemplates areas closer to the core of the town as being possible locations for the EC designation. “Additional, limited areas, of extensive commercial land may be needed at the interchanges of Hwy 8 and US Hwy 95…” pg. 13-5. The description of this policy goes on to state the importance of being able to compete with retail centers outside of Moscow.  “By operating successfully, they attract other businesses to Moscow, which in turn draws additional trade to Moscow.  This spiraling effect can continue as long as there is an increasing market to be served.”  Additionally, it is stated that “zoning for motor oriented businesses should be limited to a few areas along primary arterial streets where it would cause minimum interference with other circulation patterns.” The vacant moderately sized MB zoned properties mentioned above are all located on arterials. 
Other Issues:  None
RELEVANT CRITERIA & STANDARDS:

Regardless of the decision, Staff suggests adopting a Reasoned Statement related to the proposed Comprehensive Plan Map Amendment as per items 1 thru 7 on the attached, suggested Reasoned Statement of Relevant Criteria and Standards for Granting or Denial of Comprehensive Plan Map Amendment.
RECOMMENDATIONS:  Staff recommends that before any decisions or recommendations are made on the future use of the subject property that the entire area be zoned to FR and that no additional action be taken until:

1. The appropriate land use studies are done showing that the existing designation is the most appropriate per City Zoning Code 2-3.A, per the first paragraph of the Land Use Element of the Plan (pg. 13-3) (i.e. what are the “probable future needs” of the city as they relate to commercial land designations), and per Implementation Policy #1 of the Economic Development Element; and
2. Commercial land availability/suitability studies have been done that are in compliance with the Plan’s Agriculture land use designation guidelines (pg. 13-6) and ACI Implementation Policies (pp. 13-8 and 13-9); and
3. The Commission has adequately addressed per the Plan the criteria for considering proposals to change the Comprehensive Plan Map for AF zoned land in the ACI, to a designation that would allow commercial or industrial uses (pg. 13-10) 
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