
STAFF REPORT NO. 128-01 ^ 

TO: Mayor and Cttx Council DATE: 06/04/01 ^ 
FROM: Pat McDonneWCity Manager U10 3 31 

Subject: Public Hearing - development agreement allocating concurrency trips, and clarifying 
development review vesting rights for Hewlett-Packard South campus on property located 
between SE 176th and SE 192nd Avenues and north of SE 34th Street. 

Objectives: To allocate concurrency trips to allow future build-out of the Hewlett-Packard site 
over the next fifteen (15) years according to the approved master plan. 

Also, to recognize vesting of the Hewlett-Packard site under the 1996 Clark County Code and 
the 1997 Master Plan approval consistent with the East County annexation transition agreements 
between the City of Vancouver and Clark County, The Master Plan approval process began 
when the site was located in Clark County, and was completed by the County on August 24, 
1997 after the site had been annexed into the City of Vancouver. 

The specific request is for approval of a Development Agreement by City Council. 

Staff recommends that City Council immediately approve the proposed Hewlett-Packard 
Development Agreement, 

Present Situation: The Hewlett-Packard Master Plan review and approval processes were 
started when the site was still located in Clark County. During the review, but prior to any 
conclusions to the discussions with Clark County staff, the site was annexed into the City of 
Vancouver January 1, 1997. The City and County agreed that the County should continue the 
review and obtain a decision from the County Hearings Examiner prior to the project being 
handed over to the City. 

Clark County issued a Mitigated Determination on Non-Significance for the master plan 
proposal June 25, 1997. The Clark County Hearings Examiner approved the existing Hewlett-
Packard Master Plan August 24, 1997. The final Master Plan for Hewlett-Packard Company was 
approved in January 1998. 

Purpose: The purpose of the Development Agreement is to: 
• Allocate concurrency trips along the SE 164th and SE 192nd Avenue Corridors; and, 
• Allocate additional capacity; and, 
• Vest the Hewlett-Packard site under the 1996 Clark County Code and the 1997 Master Plan 

approval consistent with the East County annexation transition agreements between the City 
of Vancouver and Clark County. 

Advantage: Approval of the proposed development agreement would enable industrial and 
commercial development along the SE 192nd Avenue and SE 34th Street Corridors in compliance 
with the approved Hewlett-Packard Master Plan. 
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Disadvantage: Denial of the request could limit the potential build-out of the Master Plan for 
Hewlett-Packard Company. 

Action Requested: On June 4, 2001, subject to public hearing, adopt resolution that immediately 
approves the Hewlett-Packard Development Agreement and authorizes the City Manager to sign 
said document. 

Attachments: 
* Resolution (includes the Hewlett-Packard Development Agreement as Exhibit A) 
• Master Plan for Hewlett-Packard Company (dated January 1998) 

A1051501/PM:SW:MW 

This staff report references the terms and conditions of the request for approval. Any document referred to herein 
may be reviewed prior to the City Council meeting in the office of the City Manager. Documents may be reviewed 
following scheduled Council meetings in the office of Central Records, 100 East 13th Street, first floor. Office 
hours are 8:00 a.nu to 5:00 p.m., Monday through Friday. 
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6-4-01 

RESOLUTION NO. M~ 5 ^ 5 

A RESOLUTION relating to approval of a development agreement pursuant to 

Revised Code of Washington (RCW) 36,70B between the City of Vancouver and Hewlett-

Packard Company, a Delaware Corporation. 

WHEREAS, Section 36.70B.170(1) of the RCW authorizes a City to enter into a 

development agreement with persons having ownership or control of real property within its 

jurisdiction; and 

WHEREAS, on January 1, 1997, the City of Vancouver annexed the Hewlett-Packard 

site that is subject to this development agreement; and 

WHEREAS, prior to the date of annexation, Hewlett-Packard applied to Clark County 

for master plan approval; and 

WHEREAS, the City and County agreed to have the County process the master plan 

application notwithstanding the site's annexation to the City; and 

WHEREAS, the City and County also agreed that the City would implement the 

County-approved master plan; and 

WHEREAS, on August 21, 1997 the County approved the Hewlett-Packard Master 

Plan; and 

RESOLUTION -1 
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WHEREAS, the development agreement approved with this resolution sets forth the 

allocation of concurrency trips along SE 164th and SE 192nd Avenue corridors, as well as 

additional capacity, to those developments within the Hewlett-Packard Master Plan; and 

WHEREAS, the development agreement approved with this resolution vests the 

Hewlett-Packard site under the 1996 Clark County Code and the 1997 master plan approval 

consistent with the East County annexation transition agreements between the City of 

Vancouver and Clark County; and 

WHEREAS, City staff recommends approval of the subject development agreement. 

NOW, THEREFORE, 

BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF VANCOUVER: 

Section 1. That pursuant to the Laws of Washington, RCW 36.70BJ70, the City 

Council of the City of Vancouver approves the development agreement attached hereto as 

Exhibit "A". 

Section 2. The proper officers of the City are hereby authorized to execute the 

attached Exhibit "A". 

J t ^ y u £ ^ -2001. 

Royce PollardjMayor 

SIGNED this H~{ day of lt^ 

Attest: 

<M*A 
S\f via Costich, Interim City Clerk 

RESOLUTION - 2 
A10515O1/PMSWMW 



Approved as to form: 

Ted H. Gathe, Cit/Attorney 

RESOLUTION •* 3 
A1051501/PM.SWMW 



RECORDING REESTED BY 
AND WHEN RECORDED RETURN TO: 
Stephen W. Horenstein, Attorney 
Miller Nash LLP 
P.O. Box 694 
Vancouver, WA 98666 

DEVELOPMENT AGREEMENT 

Grantor: Hewlett-Packard Company 
Grantee: City of Vancouver, Washington 
Abbreviated Legal: 
Assessor's Tax Parcel #s 126455 
Other Reference Nos: 9807210520 

Effective Date: "Jur i fc ^ 2001 

Parties: HEWLETT-PACKARD COMPANY, a 
Delaware corporation (hereinafter referred to 
as "HP"); and 

THE CITY OF VANCOUVER, 
WASHINGTON, a Washington municipal 
corporation (hereinafter referred to as "the 
City'*)* 

RECITALS 

A. HP owns certain property within the City legally described in Exhibit "A" 
attached hereto and incorporated fully by this reference, commonly known as the HP South 
Campus, hereinafter "the Property." At the time of the execution and approval of this 
Development Agreement all of the Property is subject to this Development Agreement. 

B, The HP South Campus Master Plan was approved by the Clark County 
Hearings Examiner Final Order (PUD 96-003 and COV 96-002) dated August 21, 1997, 
hereinafter referred to as "the HP Master Plan," The mistake in the application number that 
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referred to the Master Plan as a PUD was corrected by the Hearings Examiner at the time of 
the approval. At the time of the approval of the HP Master Plan, the HP South Campus 
already contained about 715,000 square feet of floor area and about 2,500 employees. Full 
build-out of the site is estimated to include 2.6 million square feet of gross floor area and 
almost 10,000 employees, 

C While the City annexed the Property effective January 1, 1997, the application 
for the HP Master Plan was submitted prior to that date, and therefore, Clark County was 
responsible for the processing of the application. It was recognized during Clark County's 
review and approval that the City would be responsible for the implementation of the master 
plan over time, 

D. PIP received preliminary Site Plan Approval for Building Three on the South 
Campus on January 23, 1997, which approved the development of Building Three based upon 
the submittal of final site plan approval materials. Thus far, HP has not submitted final site 
plan approval materials, but remains vested for 186 PM peak hour trips for the duration of the 
preliminary Site Plan Approval which will expire on January 23, 2002, five years from the 
date of issuance, unless HP files for an extension. 

E. The parties desire to enter into this Development Agreement to govern the 
development of the Property, including reserving capacity in the transportation system for 
development within the HP South Campus for the purpose of meeting concurrency 
requirements. 

F. Pursuant to RCW 36.70B.170(1), the parties are authorized to enter into a 
development agreement that sets forth development standards and other provisions that apply 
to and govern and vest the development, use, and mitigation of the development of the 
Property, 

NOW, THEREFORE, the parties agree as follows: 

1. Purpose. The purpose of this Development Agreement is to: 

1.1 Reserve capacity in the SE 192nd Avenue corridor for development within the 
HP Master Plan for the purpose of meeting concurrency requirements. 

1.2 Reserve capacity in the SE 164th Avenue corridor for development within the 
HP Master Plan for the purpose of meeting concurrency requirements. 

1.3 Allocate additional capacity, to those developments within the HP Master Plan, 
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1.4 Not preclude the allocation of additional capacity to any development within 
the HP Master Plan in the event HP constructs or improves transportation 
infrastructure that will create additional capacity in the SE 192nd Avenue 
corridor. 

1.5 Incorporate by reference, and make binding on the parties, the approval of the 
HP South Campus Master Plan, as approved by the Clark County Hearings 
Examiner, consistent with the East County annexation transition agreements 
between the City and the County that specifically provide for vesting, and as 
described in the Recitals above. 

1.6 The City shall recognize the vesting of the HP Master Plan, approved by Clark 
County on August 24, 1997 (PUD96-003), under the Clark County Code 
(CCC) Section 18.414.070. This provision states that development shall be 
constructed in a timely manner, following the phasing approved in the master 
plan. Substantial progress toward development of the first phase or entire 
project, whichever is applicable, shall occur within twenty percent (20%) of the 
project's timeline as adopted in the approved master plan. If substantial 
progress is not made, extensions for successive periods of two (2) years may be 
granted. Existing development on the master plan site may constitute 
substantial progress towards fulfilling these timelines. 

Twenty percent of the HP Master Plan timeline is 4 years. This was calculated 
because the HP Master Plan was approved on August 24, 1997 as a 20-year 
plan, and twenty percent of 20 years is 4 years. The light industrial Hewlett-
Packard complex was in place at time of master plan approval and constitutes 
substantial progress towards fulfilling the master plan timeline. 

2. Description of the Proposed Development on this Property, The development on the 
Property shall be consistent with the HP Master Plan approved by the Clark County Hearings 
Examiner, described in the Recitals above, 

3. Vesting. Under the Clark County Code (CCC), Section 18.414.070, HP, by virtue of 
obtaining Master Plan approval by the Hearings Examiner on August 24, 1997, is vested to 
the CCC standards in place on December 9, 1996, the Technically Complete date, as well as 
to the Master Plan for Hewlett-Packard Company, HP may elect to be subject to later 
enacted laws, regulations and ordinances subject to City Council approval. Any modifications, 
additions, or changes to the approved HP Master Plan, as described on pages 15-16 of the 
approved Master Plan for Hewlett-Packard Company, shall be considered under the rules in 
effect as of the date of vesting as described above. If the project is not considered vested 
under the standards listed above, then HP will have to comply with curxent laws, regulations 
and ordinances. Any permit or approval issued by the City after the execution of this 
Development Agreement must be consistent with this Development Agreement. 
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4. Reservation of Transportation Capacity in the SE 192 Avenue Corridor. A traffic 
study was completed by David Evans and Associates, Inc., on June 14, 1999, to determine the 
average daily trips, AM peak hour trips, and PM peak hour trips generated by development of 
the HP Master Plan in accordance with its provisions. Full utilization of the HP Master Plan 
site will generate approximately 30,000 vehicle trips per day, 4,200 trips during the AM peak 
hour, and 3,590 trips during the PM peak hour. The specific numbers of trips generated by 
the HP South Campus at each of the five studied intersections are indicated in Table 4 of the 
traffic study, which is attached to this Development Agreement as Exhibit" " and 
incorporated herein by this reference. All five of the studied intersections were projected to 
operate at level of service "D" or better in the AM and PM peak hours, and the levels of 
service of the five studied intersections are listed in Table 6 of the attached traffic study. To 
the extent that any proposed development within the HP Master Plan permitted to utilize the 
trips described in this section does not generate more than the number of trips described 
herein, such developments) shall be found to comply with and meet concurrency 
requirements for the SE 192nd Avenue corridor and shall not be required to provide any 
system improvements relating to concurrency. 

5. Reservation of Transportation Capacity in the SE 164th Avenue Corridor. An 
addendum to the traffic study on SE 192nd Avenue was completed by David Evans and 
Associates, Inc., on December 9, 1999, to determine the impacts of HP's short-term 
development of an additional 525,000 square feet of office/research facilities on the HP South 
Campus. A copy of this addendum is attached to this Development Agreement as 
Exhibit" " and incorporated herein by this reference. The traffic study addendum 
estimated that such expansion on the HP South Campus would create an additional 305 PM 
peak hour trips on SE 164,h Avenue, City staff has indicated that the south SE 164th Avenue 
Corridor TMZ has the capacity for another 1,496 PM peak hour trips. To the extent that any 
proposed development within the HP Master Plan permitted to utilize the trips described in 
this section does not generate more than the number of trips described herein, such 
development(s) shall be found to comply with and meet concurrency requirements for the SE 
164th Avenue corridor and shall not be required to provide any system improvements relating 
to concurrency. In addition to the trips described in this section, HP shall remain vested of the 
duration of this Development Agreement for the 1S6 PM peak hour trips on SE 164th Avenue 
from the preliminary site plan approval of Building Three described in Recital D above, 

6. Dedication of Right-of-Way. Studies conducted by David Evans and Associates, 
considered the future needs of HP for SE 192nd Avenue. These studies included the 
identification of specific locations of access points to the 192nd Avenue corridor. These access 
points have been included in the city's design and will be constructed as part of the SE 192nd 

Avenue Phase 2 project. Under the agreement with Clark County previously mentioned, HP 
agreed to dedicate needed right-of-way for SE 192nd Avenue. HP hereby agrees to dedicate 
the right-of-way within 60 days of execution of this agreement, and/or immediately before 
award of the construction contract for SE 192nd Avenue, Phase 2. The city agrees, at it's own 
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cost, to prepare all necessary legal descriptions, maps, provide recordation and construction of 
the improvements of SE 192nd Avenue, with exception of traffic signal improvements at the 
access points noted above, in consideration for the land dedication. 

Traffic signal improvements shall be made at the sole expense of HP at such time the access 
roads are completed which serves the HP site. All underground conduits and junction boxes 
will be constructed as part of the City's SE 192nd Avenue construction project to include the 
erection of traffic signal poles and mast arms. HP will be responsible for the installation of 
the remaining components and electrical control equipment. 

7. Allocation of Additional Trips. The parties hereby agree that trips generated by the 
commercial office and industrial uses within the HP Master Plan. Meet the adopted Level of 
Service (LOS) standards for both corridors of SE 164th Avenue at 14 mph and for SE 192nd 

Avenue estimated at 10 mph. 

7.1 The HP Master Plan uses provide an exceptional opportunity to create 
family wage jobs, A substantial majority of the HP Master Plan will be 
devoted to Light Industrial and Office uses. In general, the ratio of 
manufacturing and office to support services is expected to range from 
approximately 80:20 to 50:50, but will ultimately be market dependent. 
Commercial retail uses will be limited to no more than 10% of the total full 
build-out floor area (10% of 2,600,000=260,000 square feet). 

7.2 The HP Master Plan was approved under Chapter 18.414 of the Clark County 
Code. 

7.3 The HP Master Plan incorporates a commitment to Commute Trip 
Reduction. HP currently is subject to the provisions of commute trip 
reduction found in RCW 70.94.521, et seg., and local ordinance, HP's 
commute trip reduction programs at the South Campus location include such 
programs as ridesharing, transit subsidies, and alternative work schedules. 
HP's future development consistent with the HP Master Plan will also 
incorporate such programs, to the extent required. 

8. Allocation of Additional Capacity for System Improvements. If HP constructs or 
improves any transportation infrastructure within the study area, corridor or applicable 
transportation system that creates additional capacity in said area, HP shall not be precluded 
from being allocated the additional capacity that the construction or improvement of the 
transportation infrastructure creates up to the amount needed for the build-out of the HP 
Master Plan as noted in this agreement. 

9. Evaluation of Progress: In the first quarter of the 13th year after the adoption of the 
Development Agreement, HP shall have the obligation to schedule a meeting with the City 
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and the City shall have the obligation to meet with HP in one or more meetings as necessary. 
The purpose of these meetings will be to examine the progress of development on the HP 
South Campus and to determine HP's need for the remaining unused vehicular trips on SE 
192nd Avenue that are reserved for HP pursuant to this Development Agreement. Should HP 
desire to extend the term of the Development Agreement for the purpose of vesting itself for 
all or some portion of the then remaining unused vehicular trips on 192nd Avenue for an 
additional period of time, HP shall Provide the City with a form of Amended Development 
Agreement containing HP's proposal in this regard to the City not later than 180 days before 
the expiration of this Development Agreement. The City shall thereafter hold a public hearing 
on the amended Development Agreement under the law now in effect for such purposes as 
may be hereinafter amended. If HP and City staff have been able to reach agreement as to the 
number of remaining vehicular trips on 192nd Avenue that should remain vested for HP 
beyond the expiration of the original Development Agreement then the City staff and HP shall 
make a joint recommendation in this regard. If the parties have not reached agreement then 
each shall present their position and recommendation to the City Council at the public 
hearing. In any event, the final decision as to the number of remaining vehicular trips on I92"d 

Avenue that shall remain vested for HP beyond the expiration of the original Development 
Agreement shall be the decision of the City Council after public hearing. 

10. Access onto SE 192nd Avenue. The parties agree that access onto SE 192nd Avenue from 
the HP South Campus shall be consistent with the design of Phase II of SE 192nd Avenue, as 
depicted in Exhibit" " to this Development Agreement. 

11. HP Master Plan Approval Incorporated by Reference. The Hearings Examiner's Final 
Order approving the HP Master Plan, incorporating Clark County case files PUD 96-003 and 
COV 96-002, are hereby incorporated into this Development Agreement by reference and 
shall become binding on all of the parties to this Development Agreement. 

12. Reserved Authority of City. Anything in this Development Agreement to the contrary 
notwithstanding, the City shall have the authority to impose new or different regulations to the 
extent required by a serious threat to public health and safety as required by RCW 
36.70B. 170(4), to the extent such threat is proximately caused, or proximately aggravated by, 
the impacts of the proposed development of the Property, or any portion thereof; provided, 
however, that such action shall only be taken by legislative act of the City Council after 
appropriate public process. HP reserves all rights to contest and/or appeal the implementation 
of such new or different regulation, and further reserve the right to seek any damages they 
may be lawfully entitled to, to the extent such new or different regulation impacts the property 
rights conveyed under this Development Agreement. 
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13. Run with the Land. This Development Agreement shall be binding on the parties' 
successors and assigns. This Development Agreement shall be recorded with the Clark 
County Auditor. 

14. Term. The term of this Development Agreement shall be fifteen (15) years. The parties 
may mutually agree to extend the term, 

15. Public Hearing. The City Council has approved execution of this Development 
Agreement by resolution after a public hearing. 

DATED this V * ^ day of ~SuALe- , 2001. 

CITY OF VANCOUVER HEWLETT-PACKARD COMPANY 

By :_~ Ijmlk^i. By-
lell, City Manager Title: 

Attest: 

Costich, Interim City Clerk 

Approved as to form: 

By: C^rtQjt 
Ted Gathe, Cit^ Attorney 
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STATE OF WASHINGTON ) 
: ss. 

County of Clark ) 

I certify that Titrf* tn^DoniuU appeared personally before me and that I know 
or have satisfactory evidence that he/she signed this instrument, on oath stated that he/she was 
authorized to execute the instrument and acknowledged it as the Q$JM JwAfUtosrof CITY 
OF VANCOUVER, to be the free and voluntary act of such partyJbr the use^and purposes 
mentioned in the instrument. 

DATED this V™- day of <J O/ttg, 2001. 

NOTARY PUBLIC FOR WASHINGTON 
My Commission Expires: / / * ~ 8 - 0 3 

^OPwS*§/ ^S«//^m ^n^aVir-
'" i i inm»*%* 

STATE OF ) 
: ss+ 

County of ) 

I certify that appeared personally before me and that I know or have 
satisfactory evidence that he signed this instrument, on oath stated that he was authorized to 
execute the instrument and acknowledged it the _ _ of HEWLETT-
PACKARD COMPANY to be the free and voluntary act of such party for the uses and 
purposes mentioned in the instrument. 

DATED this day of , 2001. 

NOTARY PUBLIC FOR WASHINGTON 
My Commission Expires: ^ _ ^ _ _ „ _ 
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PRE-AGENDA 
STAFF REPORT NO* PA002-01 

TO: Mayor and Crta Council DATE: 06/04/01 
FROM: Pat McDonnem\pity Manager 

Subject: Public Hearing — development agreement allocating concurrency trips, and clarifying 
development review vesting rights for Hewlett-Packard South campus on property located 
between SE 176th and SE 192nd Avenues and north of SE 34th Street, 

Objectives: To allocate concurrency trips to allow future build-out of the Hewlett-Packard site 
over the next fifteen (15) years according to the approved master plan. 

Also, to recognize vesting of the Hewlett-Packard site under the 1996 Clark County Code and 
the 1997 Master Plan approval consistent with the East County annexation transition agreements 
between the City of Vancouver and Clark County. The Master Plan approval process began 
when the site was located in Clark County, and was completed by the County on August 24, 
1997 after the site had been annexed into the City of Vancouver, 

The specific request is for approval of a Development Agreement by City Council, 

Staff recommend* that City Council immediately approve the proposed Hewlett-Packard 
Development Agreement. 

Present Situation: The Hewlett-Packard Master Plan review and approval processes were 
started when the site was still located in Clark County. During the review, but prior to any 
conclusions to the discussions with Clark County staff, the site was annexed into the City of 
Vancouver January 1, 1997. The City and County agreed that the County should continue the 
review and obtain a decision from the County Hearings Examiner prior to the project being 
handed over to the City. 

Clark County issued a Mitigated Determination on Non-Significance for the master plan 
proposal June 25, 1997. The Clark County Hearings Examiner approved the existing Hewlett-
Packard Master Plan August 24, 1997. The final Master Plan for Hewlett-Packard Company was 
approved in January 1998, 

Purpose: The purpose of the Development Agreement is to: 
* Allocate concurrency trips along the SE 164th and SE 192nd Avenue Corridors; and, 
* Allocate additional capacity; and, 
* Vest the Hewlett-Packard site under the 1996 Clark County Code and the 1997 Master Plan 

approval consistent with the East County annexation transition agreements between the City 
of Vancouver and Clark County. 

Advantage: Approval of the proposed development agreement would enable industrial and 
commercial development along the SE 192nd Avenue and SE 34th Street Corridors in compliance 
with the approved Hewlett-Packard Master Plan. 
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Disadvantage: Denial of the request could limit the potential build-out of the Master Plan for 
Hewlett-Packard Company. 

Action Requested: On June 4, 2001, subject to public hearing, adopt resolution that immediately 
approves the Hewlett-Packard Development Agreement and authorizes the City Manager to sign 
said document. 

Attachments: 
* Resolution (includes the Hewlett-Packard Development Agreement as Exhibit A) 
• Master Plan for Hewlett-Packard Company (dated January 1998) 

A1051501/PM:SW:MW 
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6-4-01 

RESOLUTION NO. 

A RESOLUTION relating to approval of a development agreement pursuant to 

Revised Code of Washington (RCW) 36.70B between the City of Vancouver and Hewlett-

Packard Company, a Delaware Corporation. 

WHEREAS, Section 36.70B.170(1) of the RCW authorizes a City to enter into a 

development agreement with persons having ownership or control of real property within its 

jurisdiction; and 

WHEREAS, on January 1, 1997, the City of Vancouver annexed the Hewlett-Packard 

site that is subject to this development agreement; and 

WHEREAS, prior to the date of annexation, Hewlett-Packard applied to Clark County 

for master plan approval; and 

WHEREAS, the City and County agreed to have the County process the master plan 

application notwithstanding the site's annexation to the City; and 

WHEREAS, the City and County also agreed that the City would implement the 

County-approved master plan; and 

WHEREAS, on August 21, 1997 the County approved the Hewlett-Packard Master 

Plan; and 

# » 

RESOLUTION - I 
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WHEREAS, the development agreement approved with this resolution sets forth the 

allocation of concurrency trips along SE 164th and SE 192nd Avenue corridors, as well as 

additional capacity, to those developments within the Hewlett-Packard Master Plan; and 

WHEREAS, the development agreement approved with this resolution vests the 

Hewlett-Packard site under the 1996 Clark County Code and the 1997 master plan approval 

consistent with the East County annexation transition agreements between the City of 

Vancouver and Clark County; and 

WHEREAS, City staff recommends approval of the subject development agreement. 

NOW, THEREFORE, 

BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF VANCOUVER: 

Section 1. That pursuant to the Laws of Washington, RCW 36.70B.170, the City 

Council of the City of Vancouver approves the development agreement attached hereto as 

Exhibit "A". 

Section 2. The proper officers of the City are hereby authorized to execute the 

attached Exhibit "A". 

SIGNED this day of -2001. 

Royce Pollard, Mayor 

Attest: 

Sylvia Costich, Interim City Clerk 

RESOLUTION - 2 
A1G515G1/PM:SW'MW 
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Approved as to form: 

Ted H. Gathe, City Attorney 

RESOLUTION-3 
A1Q515G1/PM:SW:MW 
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EXECUTIVE SUMMARY 

The purpose of this report is to identify the traffic impacts on SE 192nd Avenue from the full 
utilization of the Hewlett Packard (HP) South Campus site. A focus of concern is that the 
roadway will operate at an acceptable level of service and the development of the HP campus 
plus other planned development in the study area will not exceed the capacity of the roadway. 

The HP South Campus site consists of 189 acres of land bounded by S£ 34th Street to the south, 
SE 176* Avenue to the west, and the proposed alignment of SE 192nd Avenue to the east in the 
City of Vancouver, Washington. 

According to the HP South Campus Master Plan, all future development of the site is contingent 
upon the southern extension of SE 192w Avenue and the connection to SR 14. Without the 
construction of SE 192™1 Avenue or major improvements in the SE 164* corridor* die HP site and 
other development in «« > icmny cannot expand due to PM peak hour iraffic conditions. 

Thc HP South Campus Master Plan was developed to identify planning guidelines for the 
development of South Campus site. The Master Plan identifies potential land uses for the HP site 
without limiting uses to specific parcels for me purpose of retaining flexibility due to market 
demand. The site could be developed exclusively by HP or developed independently. Complete 
build out of the site will result in an increase of demand on the transportation system. 

Trip generation rates were estimated based on the proposed uses identified in the HP South 
Campus Master Plan. The trips generated by the HP site were combined with volumes obtained 
from the 2017 EMME/2 PM peak hour traffic model maintained by the Southwest Washington 
Regional Transportation Council (RTC). Five intersections along SE 192nd Avenue were 
analyzed to identify future traffic operation conditions. 

Based on the land use identified in the South Campus Master Plan and trip generation rates from 
the 2TE Trip Generation ($* Edition) future traffic demands were forecasted. Based on these 
assumptions, full utilization of me site will generate approximately 30,000 vchicic uips per twy, 
4,200 trips during the AM peak hour, and 3,590 nips during the PMjjeafc hour). The trips are 
expected to exit and enter through the two existing driveways along Sc 34T SutKt, LWO proposed 
driveways along SE 1921* Avenue and the proposed driveway along SE 176° Avenue. 

The result of die traffic analysis reported that the five intersection along SE 192nd Avenue are 
expected to operate at an acceptable level of service of LOS D or better in both the AM and PM 
peak hours even with the addition of the traffic estimated from the HP site. 

Since the proposed SE 192rf Avenue is not constructed, actual signal timings are unavailable. 
Therefore the signal tunings used in the traffic analysis were optimized to obtain the best signal 
timings. The traffic an&Jysi* was conducted at a planning level and the signal timings do not 
necessarily represent signal timings out in the field. The lane configurations used m the analysis 
mirror those identified in the design plans for SE 192nd Avenue extension. 

The SE 192nd Avenue corridor is projected to operate at an acceptable level of service and not to 
exceed capacity through the year 2017. The HP site is likely to develop and future transportation 
projects should consider die HP development. The market demands will dictate how rapidly 
HP*s site is developed. 
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INTRODUCTION 

This report summarizes the impacts of expansion of the Hewlett Packard (HP) Company's South 
Campus located in Vancouver, Washington. The purpose of this repair is to present the traffic 
impacts on the proposed SE 192Bd Avenue from full build-out of the HP South Campus site and to 
ensure that capacity is reserved on the new road for future HP development. 

The objective of this report is to support a Developer's Agreement between HP and The City of 
Vancouver, Washington. 

PURPOSE AND METHODOLOGY 

Proposed development plans were obtained from the HP South Campus Master Plan. Trip 
generation rates were estimated based on the proposed uses identified in the HP South Campus 
Master Plan. Additional trips generated from the full build-out of the South Campus were 
combined with volumes from the 2017 EMME/2 a computer based traffic model maintained by 
Metro and the Southwest Washington Regional Transportation Council (RTC). 

HEWLETT-PACKARD (HP) SOUTH CAMPUS MASTER PLAN 

The objective of the Master Plan is to create planning guidelines that satisfy Clark County's 
requirements while retaining maximum flexibility for HP to respond to market demands. The HP 
South Campus Master Plan is designed to guide the development of the HP South Campus for the 
next 20 years by establishing maximum area build-out, development standards, and plans for 
internal circulation art access, landscaping, utilities, and security. 

The Master Plan identifies land uses permitted in the Clarfc County code for the ML zoning 
overlay. The Plan identifies potential land uses for the HP site without limiting uses to specific 
parcels. The purpose is to create a set of planning guidelines but retain flexibility to meet market 
demand. 

The Master Plan created a transportation and circulation plan that describes the planned 
circulation and internal roadways of the site and expected access points. The internal roadway 
and access points were developed to provide access to each of me parcels within the site to allow 
flexibility in development depending upon market demand. In addition, the transportation system 
was developed to support adequate circulation and access for the planned uses identified for the 
HP site. 

PROPOSED DEVELOPMENT PLANS 

The HP South Campus site consists of 189 acres of land bounded by SE 34* Street to the south, 
SE 176* Avenue to the west, and the proposed alignment of SE 192— Avenue to the east. The 
study area is shown in Figure 1. 

The HP South Campus expansion will be developed as described in the HP South Campus Master 
Plan. From this plan, three development scenarios have been defined (HP manufacturing-office 
mix, office park, and a business park). 
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Adjacent Development 

The area adjacent to the site consists of single residential subdivisions to the north, south, and 
east. Fisher's Landing Elementary School is located along SE 34th Street south of the HP site. A 
combination of residential and commercial land uses arc planned to the east by Newlands 
Northwest (NNW). The timing of the development to the east will depend upon the construction 
of SE192"1 Avenue. 

SURROUNDING ROADWAYS 

Tbe roadways surrounding the HP South Campus include SE 176th Avenue to the west, SE 34* 
Street to the south, and the proposed NH 192** Avenue to the east, 

SE 192*Avenue 

SE 192°° Avenue between NE 18* Street and SR 14 is identified in the Regional Transportation 
Plan as pan of the proposed highway system. SE 192** Avenue is designated as an arterial 
parkway with four travel lanes and a median with left turn lanes at key locations and limited 
access points. 

An arterial parkway typically uses a 1,000-foot spacing requirement between adjacent 
intersections. However, geographic characteristics and the presence of wetlands restrict the 
possible access locations along the proposed SE 192nd Avenue. An agreement between Hewlett 
Packard and the City of Vancouver was made to allow lesser distance between access points. 

SE 34* Street 

SE 34ft Street is designated as a minor arterial and consists of four travel lanes and a median with 
left turn pockets at key locations. SE 34m Street also has sidewalks and bus pullouts on each side. 

ITiere are two existing driveways located on SE 34th Street thai access the South Campus. 
Employees and visitors use the east gale entry (Access C on Figure 1} and employees, service 
vehicles, and shipping/receiving traffic use ihe west gate entry (Access D on Figure 1). Truck 
traffic currently accesses the site through the west gate entry along SE 34* Street. 

SEUfAvewie 

SE 176* Avenue is designated as a collector and consists of two lanes of travel with a center turn 
lane, sidewalk and bike lanes. 

Currently there is no vehicle access to the HP site along SE 176™ Avenue. However, employees 
ihat walk or bike to work can access the site through a card key gate near the electrical substation. 

SITE ACCESS 

Two access gates currently exist along SE 34* Street and the proposed development of the HP 
South Campus would consist of three additional accesses. The eastern access from SE 34"* Street 
will serve as one of the primary access points. 
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A proposed access point located along SE 176^ Avenue that would provide access at the north 
and west comer of the site (Access E on Figure 1)* 

Two access points are proposed along SE 192nd Avenue. The Mid-Site access, Access A will 
serve as the primary access point, as well as provide truck access for the HP site. The North 
Boundary, Access 6 is another secondary access point. The Master Plan contains specific 
information governing development of the north boundary road as a public road or a private road. 

PREVIOUS AGREEMENTS 

SE 192M Avenue is designated as an arterial parkway. The 1,000 feet intersection spacing 
requirements for this roadway cannot be achieved for the two proposed access points to the HP 
South Campus due to geographical and environmental constraints. HP, the Newtand\ Group, 
Inc., and the City of Vancouver, Washington entered into a Memorandum of Agreement (dated 
July 8„ 1998) that specifies access points to the HP South Campus from the proposed SE 192M 

Avenue. The proposed intersection Spacing along SE 192nd Avenue is presented in Table L 

TABLE 1 
FUTURE ACCESS SPACING ALONG SE 192™ AVENUE 

Segment 

HP North Boundary Access to HP Mid-Site Access 

HP Mid-Site Access to Newtond's Development Access 

Newland's Development Access to SE 34* Sneer 

SE 34ffl Sireer to NewlandTs Development Access 

Spacing (ft) 

1000 

750 

650 

650 

EXISTING CONDITIONS 

SE 34th Street and SE 164th Avenue are principal facilities serving traffic from the HP South 
Campus. SE 164* Avenue is the principal arterial street serving the north/south traffic in the 
eastern portion of the metropolitan Vancouver area. In addition, SE 164* Avenue is the only 
connection to SR 14 in the area. SE 34* Street is the principal arterial street serving the east/west 
traffic for the HP South Campus. 

Particularly during the PM peak, the existing transportation network in the vicinity of the HP site 
is nearing its capacity. In previous studies, the intersection of SE 164* Avenue and SE 34* Street 
has been determined to be operating at or near capacity during the PM peak hour-
According to the HP South Campus Master Plan, all future development of the site is contingent 
upon the southern extension of SE 192nd Avenue. Without the construction °f SE 192nd Avenue 
or major improvement in the SE 164ta corridor, the HP site and other developments in the vicinity 
cannot expand due to PM peak hour traffic conditions. 

SE 192"* Avenue is a proposed north/south arterial planned for the City of Vancouver, 
Washington. Steps have been taken to construct and design portions of SE 192nd Avenue. 
Funding is aggressively being sought for completion of the roadway by various agencies 
including the City of Vancouver, Clark County, and Washington State Department of 
Transportation (WSDOT). 
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TRAFFIC FORECASTS AND DISTRIBUTION 

The HP South Campus Master Plan divides the campus into six parcels of land, five of which are 
available for development. The existing HP buildings occupy 54 acres of Parcel One. The other 
five parcels surround the existing HP development. Traffic forecasts were conducted for full 
build-out of the South Campus. This process consists of trip generation, distribution, and 
assignment for the potential build out of the developable land. 

TRAFFIC VOLUMES 

The 2017 EMME/2 PM peak hour model traffic projections were obtained from RTC. The model 
included the proposed SE 192M Avenue and extension of Mill Plain Blvd. to SE 192°* Avenue, 

Historically the PM peak hour traffic volumes are higher compared to the AM peak hour 
volumes. Since, the EMME/2 model obtained from the RTC estimated 2017 PM peak hour 
traffic volumes, 2017 AM peak hour traffic projections needed to be calculated. To be 
conservative, the 2017 AM peak hour model projections were made by assigning the reversed 
2017 PM peak hour origin-destination matrix. 

By examining the 2017 PM peak hour projections, it was apparent that me RTC model 
significantly underestimates the future traffic from the HP Site. According to the 2017 peak hour 
information in the model the proposed SE 192nd Avenue is projected to carry a total of.1285 
vehicles (965 southbound/320 northbound) during the AM peak and 1265 (335 southbound/930 
northbound) during the PM peak hour. These volumes include the extension of Mill Plain 
Boulevard and SE 192nd Avenue. Therefore, to estimate 2017 PM peak hour traffic, the HP site 
generated traffic was added to the model traffic projections. 

Typically the AM peak period occurs between 6:00 a.m. and 9:00 a,m. The AM peak hour would 
be the hour with The highest volumes during the peak period. Ihe PM peak generally occurs 
between 3:00 p.m. and 6:00 p.m. According to traffic counts taken in February 1996 at the 
intersection of SE 34° street and SE 164™ Avenue, the AM peak hour is between 7:00 a.m. and 
frOO a.nv The PM peak hour is between 4;30 p.m. and 530 p.m. The HP generated peak hour 
does not coincide with these. 

SITE DEVELOPMENT 

The HP South Campus Master Plan proposes that each of the individual parcels in the site have 
the potential to develop independently depending upon market demand or to develop by HP 
exclusively. The master plan also identifies potential land uses that are permitted and likely to be 
developed under the ML zoning designated by Clark County. 

A variety of development scenarios were considered for the HP site as a pan of the HP South 
Campus Master Plan. Each of the development scenarios accounts for frill utilization of ihe site 
and would substantially increase demand on the transportation system. For the purpose of this 
traffic analysis, the following development scenarios included: 

• Exclusive HP only use, 50 percent would be used for manufacturing and 50 percent for single 
tenant office buildings; 

• HP facilities totaling approximately 1.0 million square feer (combination of manufacturing 
and single tenant office) plus a business park totaling approximately 1.25 million square feet; 
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• HP facilities totaling approximately 1.0 million square feet (combination of manufacturing 
and single tenant office) plus an office park totaling approximately 125 million square feet; 
and 

* HP facilities totaling approximately 1.0 million square feet (combination of manufacturing 
and single tenant office) plus an industrial park totaling approximately 0.93 million square 
feet. 

TRIP GENERATION 

The first step is the calculation of vehicle trip generation for the South Campus based upon land 
use identified in the HP South Campus Master Flan. Trips were calculated based on these land 
use assumptions discussed above and data from the Institute of Transportation Engineers report, 
Trip Generation (?* Edition). The calculations are presented in Table 2. 

TABLE 2 
TRIP GENERATION COMPARISON FOR VARIOUS DEVELOPMENT SCENARIOS FOR HP'S 

SOUTH CAMPUS 

Development Scenario 

1992 Actual 

2.6millionth (HPonly) 

1.0 million tr(HP)+l25 
million ft2 (office park) 

1.0 million fi* (HP)+1.25 
million ft* (business park) 

l.o million ft2 (HP)+0.93 
million ft3 (industrial park) 

Total Daily 
Trips 

4.1S0 

• 39,955 

22,256 

25,944 

14,463 

AM Peak 
Tronic 

385 

3,32s 

3,620 

3345 

2 J 38 

PMPeak 
Traffic 

525 

3,224 

3,166 

3,129 

2P126 

Source 

1992 Traffic 
Impact Analysis' 

ITE2 

ITE5 

ITE* 

ITE5 

David Evans and Associates, Inc., Traffic Impact Analysis fiewlen Packard Company Vanravvcr/Camas Division 
Proposed Campus Plan, August 1992 

* Combination of 50% building area devoted IO "manufacturing** (land use co4e 140) and 50% to "single tenani 
office building" (land use code 713) using square fed of building and trip raio from the Institute ofTransponauon 
Engineers* Trqj Generation (S* Edition) 

1 Combination of 460,000 ft2 building area devoted ta "manufacturing" (land use code 140}. 540,000 fc 
to "single tenant office building" (land use code 713), and 1,250,000 fr for office park (bind use code 
750) using square feet of building and trip rate* from the Institute of Transportation Engineers' Trtp 
Generation f5* Edition) 

' Combination of 460,000 ft* building area devoted U> "n^ufiaauruig" (land use code 140x540,000 ft3 

to "single tenant office building" (land use code 713), and 1,250,000 ft2 for business park (land use 
Code 770) using square feet of building and trip rates from the Institute of Transportation Engineers1 

Trip Generation ($* Edition) 
* Combination of +60,000 fc building ana devoted to "manufacturing' (land use code 140), £40,000 ft1 

to "single tenant office building" (bind use code 713), and 930,000 t r for industrial parte (land use 
code 130) using square feci of building and trtp rates from me institute of Transportation Engineers* 
Trip Generation ($* Edition) 
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This table preseros a range of different land use scenarios. To be conservative, volumes used m 
the analysis process were estimated from the high average of the original projected volumes. It 
was estimated that full build out of ihe HP South Campus- would-result in-approximaiely 30,000 
Vehicle trips per day. 

With 30 000 trips generated per day from the HP South Campus site, the AM peak hour would 
experience approximately 4,200 vehicle trips per day. The AM trip generation estimate is higher 
man the original projection. This will give a ''worst-case" scenario. 

The trips generated from the HP South Campus and used in the analysis process are presented in 
Table 3. 

TABLE3 
TK1P GENERATION FOR THE HP SOUTH CAMPUS 

Scenario I Total Daily Trips AM Peak Traffic PM Peak Traffic 
A combination of land uses including 
manufeduririg. office park, business park, 30,000 4,200 3,590 
and industrial. 

HP SOUTH CAMPUS TRAFFIC DISTRIBUTION 

The distribution and assignment of the trips generated from the build-out of the HP South campus 
were based on the geographical distribution of HP's current employees' places of residence and 
the traffic patterns surrounding the study area. The employees* information was obtained by 
reviewing the zip codes of employees' places of residence. Traffic patterns were obtained from 
the 2017 EMME/2 PM peak hour traffic model. Because significant residential growth in the 
eastern portion of Clark County can be anticipated in the next 20 years, the distribution patients 
reflect both current employee patterns and regional model information. 

Regional Traffic Distribution 

Based on the data mention above, the trips generated from die site were assigned to the 
transportation network. Traffic traveling in either the north or southbound direction would access 
the site via S£ 164* Avenue and SE 192* Avenue. SE 34* Street would serve the 
east/westbound traffic generated from the site. The regional traffic distribution and assignment 
are presented in Figure 2. 

It is estimated that 40 percent of the traffic generated from the site would travel to and from the 
north, and 50 percent would travel-to-and-from the south. Eive. percent of the traffic is estimated 
to travel to and from the west and five percent from me east. 

Site Traffic Distribution 

The primary access for the HP South Campus will be the mid-site access located along SE 192*1 

Avenue. The north and southbound traffic would use SE 164* Avenue and SE l°2nfl Avenue. 
Traffic traveling east and westbound would use SE 34 Street. 
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Site Access Distribution 

The Mid-Site access would serve as the primary access and truck access for roe HP development. 
The SE 34* Street east gate access would remain a primary access for the HP Campus. Each of 
the Primary accesses will_serve approximately 10,000 vehicles per day. The SE 192 North 
Boundary, SE 34* Street west gate, and SE 176* Avenue access points would serve between 
3,000 and 3,500 vehicles per day. The trip generation by access for the HP site is presented in 
Table 4, 

TABLE4 
TRIP GENERATION BY ACCESS FOR HP's SOUTH CAMPUS 

Access 

SE 192* Mid-Site 
SE 192 - Nonh Boundary 

SE 34m Sneer East 

SE 34* Street West 

SElTe* Avemw 

Combined 

Daily 
Volumes 

10,000 

3,500 
10,000 

3,500 
3,000 

30,000 

AM 
Exiting 

140 

50 
140 

SO 

40 

420 

AM 
Entering 

1,260 
440 

1,260 

440 
3S0 

3,780 

PM 
Exiting 

960 

340 
960 

340 

280 

2,SS0 

PM 
Entering 

240 

80 
240 

so 
70 

710 

Trip Assignment 

The trips generated from the HP site were assigned to the street network following the trip 
distribution described above. The site-generated traffic is shown in Figure 3. 

BACKGROUND TRAFFIC 

Background traffic was obtained for 2017 from the RTC*s EMME/2 PM peak hour traffic 
projections model. The model included the proposed SE 192*1 Avenue and the extension of Mill 
Plain Boulevard to SE 192°* Avenue. Background traffic is shown in Figure 4, 

TOTAL TRAFFIC 

Total traffic volumes were calculated for the year 2017 by combining the traffic projections from 
the RTC EMME/2 model and the trip generation projections for the proposed HP South Campus 
build out. The resulting total traffic volumes are presented in Figure S. 

2017 FUTURE TRAFFIC OPERATIONS 

An operations analysis was conducted for the SE 192na Avenue corridor from SE 15* Street to SE 
34* Street. The 2017 peak hour traffic operations analysis including calculations of intersection 
capacity, level of service (LOS), and vehicle queue lengths were conducted at the following 
intersections: 

• SE 192°* Avenue and SE 15* Street; 

* SE 192^ Avenue and SE 20* Street; 
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* SE 192nd Avenue and HP North Access; 

* SE 192°* Avenue and HP Mid-Site Access; and 

* SE 192** Avenue and SE 34* Street, 

The objective of the traffic operation analysis is to ensure that the 2017 fimirc network will 
operate at an acceptable level of service (LOS D or better) including the full build out of the HP 
site. 

TRAFFIC ANALYSIS METHODOLOGY 

The treific operation analysis was conducted using computer based traffic software program 
based on the methods identified in the 1997 Highway Capacity Manual 

Signal Timings 

Signal Timings used in the traffic analysis were optimized and ranged from 70-sccond cycle 
lengths to 120-second cycle lengths. The traffic analysis was conducted at a planning level and 
die signal timings do not necessarily represent signal timings out in the field. Also, since the 
proposed SE 192** Avenue is not constructed, actual signal timings are unavailable. 

INTERSECTION MEASURES OF EFFECTIVENESS 

To evaluate the operation of the signalized intersections it is important to calculate the 
intersection capacity and level of service. 

Intersection Capacity 

Transportation engineers have established various standards for measuring traffic capacity of 
roadways and intersections, A volume to capacity ratio (v/c) is used to identify the operating 
condition of each of the intersection. The v/c ratio is defined as the ratio of demand flow rate to 
the capacity of the facility. For a signalized intersection, a composite v/c ratio is computed for 
the sum of the critical lane groups to represent the overall intersection operation. 

Level of Service (LOS) 

Level of service as defined in the 1997 Highway Capacity Manual defines level of service in 
terms of control delay, based on initial deceleration delay, queue move-up time, stopped delay, 
and final acceleration delay. Table 5 describes the level of service criteria in delay. Level of 
Service definitions can be found in Appendix A-

IMPACT OF HEWLETT PACKARD SOUTH CAMPUS DRAFT REPORT 
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TABLES 
LEVEL-OF-SERVTCE CRITERIA FOR SIGNALIZED 

INTERSECTIONS 
Level at Service 

A 

B 

C 

D 

E 

F 

Control Delay Per Vehicle (sec) 

olO 

-10 and P20 

>20 and P35 

>35 and £55 

*55 and P80 

>S0 

Source 1997 Highway Capacity Monvai Chapter 9 

TRAFFIC ANALYSIS RESULTS 

The results of the analysis are presented in Table 6. All of the five intersections analyzed wen: 
projected to operate at level of service D or better in the AM and the PM peak hours. 

TABLE6 
ESTIMATED 2017 PEAK HOUR LEVEL OF SERVICE 

Intersection 

SE 192nd Avenue and S£ IS* Street 

SE 192"* Avenue and SE 20* Street 

SE 192M Avenue and HP North Access 

SE 192W Avenue and HP Mid-Site Access 

SE 192M Avenue and SE 34* Street 

Note-

AM Peak Hour 

0,79 D 

0,83 D 

0.65 B 

0-83 C 

0,90 D 

PM Peak Hour 

0.81 D 

0.62 C 

0.71 C 

0.68 D 

0.93 D 

0.80 D - Intersection volume-o-capaeiry raiio is 0.S0 and ihe level of service D 

LANE CONFIGURATION REQUIREMENTS 

Figure 6 presents the lane configurations for the four intersecrions analyzed and the appropriate 
storage lengths needed for the projected traffic. The lane requirements art necessary for the 
transportation system to operate at an acceptable level of service and to accommodate the future 
projected volumes. The Jane configurations used in the analysis mirror those identified in the 
design plans for SE 192M Avenue extension. 
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SE 197" Avenue andSE If* Street 

Bo* SE 192"* Avenue and SE 15* Street consist of five lanes in each direction. Each approach 
has an exclusive left-turn lane, a through lane, and a shared through and right-turn lane. 

SE 192"Avenue andSE 2(f* Street 

SE 192M Avenue would consist of five lanes, SE 20* Street is 64 feet wide. This can 
accommodate a five-lane section with bike lanes. At a minimum, an acceptable level of service 
can be achieved with one left turn land and one shared through and right-turn lane in the 
westbound direction. In the eastbound direction, SE 20* Street would operate at an acceptable 
level of service with one left turn lane, one Through land and one right turn lane, 

SE 192"* Avenue and fiP North Boundary Access 

SE 192°* Avenue would consist of five lanes. The HP north boundary access approach would 
consist of one left and a shared through and right-turn lane. 

SE 19?* Avenue and HP Mid-Site Access 

SE 19204 Avenue northbound approach would consist of two left turn lanes and tow through lanes 
and the southbound would consist of one through lane and a shared through and right-turn lane. 
The HP Mid-Site access approach would consist of one left turn lane and one right-tum lane. 

SE 192** Avenue and SE 5*1* Street 

The southbound approach along SE I92na Avenue consists of two left-turn lanes, one through 
lane and one shared through and right-turn lane. The northbound approach would consist of two 
left-turn lanes* two through lanes, and one right-turn lane. Along SE 34* Street in the westbound 
approach There would be two left-turn lanes, one through lane and one shared through and right 
turn lane. In the eastbound along SE 34* Street there will be one left turn lane, TWO through lanes 
and one right-turn lane. 

STORAGE LENGTHS 

The design vehicle queue lengths at these four intersections were estimated based on the AM and 
PM peak hour traffic conditions. The final calculations are presented in Table 1 andFigure 6. To 
accommodate the projected capacity, the following storage lengths are required. 

IMPACT OF HEWLETT P A C K A R U SOUTH CAMPUS 
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TABLE 7 
INTERSECTION STORAGE 1XNCTHS 

Intersection Movement 

SE 19T* Avenue and SE IS4 Strea 

Southbound left-turn lane 

Northbound left-turn lane 

Eastbound left-rum lane 

Westbound left-nun lane 

SE 19T°Avenue andSE20* Street 

Southbound left-rum lane 

Northbound left-turn lane 

Eastbound lefwum lane 

Eastbound righwura lane 

Westbound left-turn lane 

SE 191" Avenue and HP North Boundary Access 

Southbound left-turn lane 

Nonfabound left-turn lane 

Eastbound left- and right-turn laoc 

S£ 192" Avenue twd HP Mid-Site Access 

Northbound left-turn lanes (2) 

Eastbound left-turn lane 

Easrbound right-turn lane 

SE 19?" Avenue andSElf* Street 

Southbound left-mm lanes Q) 

Northbound left-nan lanes (2) 

Northbound right-turn lane 

Eastbound left-turn lane 

Eascbound right-turn lane 

Westbound left-nun lanes (2) 

Storage Length (feet) 

425. ft 

500 ft. 

150 ft 

75 ft-

350 ft. 

275 ft 

275 ft 

275 ft. 

300 ft 

100 ft. 

2Q0fi_ 

275 ft 

325 ft 

250 ft 

250 ft. 

375 ft 

350 ft. 

350 ft 

200 ft 

275 ft 

300 ft. 

CONCLUSIONS 

Based on the land use identified in the South Campus Master Plan and trip generation rates from 
The ITE Trip Generation (5* Edition) future traffic demands were forecasted. Based on these 
assumptions, full utilization of the site will generate approximately 30.000 vehicle trips per day, 
4 200 trips during the AM peak hour, and 3,590 trips during the PM peak hour). The tnps are 
expected to exit and enter through the two existing driveways along S£ 34* Street, two proposed 
driveways along SE 192"° Avenue and the proposed driveway along SE 176* Avenue. 

IMPACT OF HEWLETT PACKARD SOUTH CAMPUS PJJJJ ff'SS 
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The 2017 volumes obtained from RTC model include local and regional projects planned for the 
area such as the extension of Mill Plain Boulevard and SE 192nd Avenue. 

The five intersection along SE 192nd Avenue ate expected to operate at an acceptable level of 
service of LOS D or better in both the AM and PM peak hours even with the addition of the 
traffic estimated from the HP site. These conditions depend on traffic growth and management of 
transportation improvements. 

SE 192nd Avenue has not been constructed, nonetheless, the lane configurations identified in this 
analysis are ideuiical to these used in the design of SE 192nd Avenue-
HP is a recognized leader in the promotion of alternative modes of transportation. A summary of 
some guidelines outlined in the HP South Campus Master Plan is presented in Appendix B. 

It is imperative that future transportation related projects consider the HP South Campus traffic. 
The HP site is likely to develop, however, market conditions and demands will determine the 
ultimate development of individual parcels and the traffic generated. 

IMPACT OF HEWLETT PACKARD SOUTH CAMPUS DRAFT REPORT 
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IMPACT OF HEWLETT-PACKARD SOUTH CAMPUS 
DEVELOPMENT ON SE 164™ AVENUE 

AN ADDENDUM TO 
IMPACT OF HEWLETT PACKARD SOUTH CAMPUS 

DEVELOPMENT ON SE 192ND AVENUE (JUNE 14,1999) 

December 9r 1999 

Background 

The original report, Impact of Hewlett Packard South Campus Development on S£ 197* Avenue 
(June 14, 1999), identified the impact of full development of the Hewlett Packard (HP) South 
Campus as specified in HP's Master Plan. It focussed on the impacts in the S£ 192"* Avenue 
corridor and the level of service that would be achieved at key intersections-
Current HP facilities on the South Campus amount to approximately 712,000 square feet of 
building space, A further 300,000 square feet (known as Building 3) was approved, but has not 
yet been constructed. Total build-out of the site as specified in the Master Plan is approximately 
2.6 million square feet. 

Tne original analysis was based on the existence of S£ 192' 
with SR 14. 

Avenue including an interchange 

Purpose of this Addendum 

This addendum presents information regarding partial development of the HP site and focuses on 
an interim condition with regard to the street system* This interim condition assumes that SE 
192nfl Avenue is not yet constructed. 

Development Proposal 

The interim development propos$ aqggpwd in this addendum is the construction of an additional 
building or buildings. The propoigd'expansion is 525,000 square feet of office/research facilities. 
This expansion would increase the development of HP's South Campus from approximately 
1,000,000 square feet to 1,525,000 square feet 

Trip Generation 

During February 1996, DEA obtained traffic counts on 34* Street and for HP's east and west 
driveways. Counts for the driveways were obtained for five-minute increments so that inbound 
and outbound HP traffic could be compared with peak hour traffic on the adjacent street network. 
At that time, Clark County staff had determined that the AM peak period for the SE 34* StreetfSE 
164* Avenue intersection was from 7:05 AM to S;05 AM and that the PM peak period was from 
4;35PM until 5:35 PM. 

Table 1 summarizes the combined traffic counts at HP's east and west gates during the time 
intervals determined by the County in 1996. Table 1 also indicates the specific trip generation 
rates derived from these counts according to the actual development on HP*s South Campus, 

ImplCI Of HP South Campus DcvcIopcKQToa 164* Avenue 
P»gtf 1 Of3 
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Table l 
Traffic Count Summary and Calculated Trip Rates 

Traffic Counts Trip Rate per Thousand 
Gross Square Feet 

AM Peak (7:05 AM - 8:05 AM) 

Entering 

Exiting 

Total 

261 

119 

380 

0.37 

0.17 

0.53 

PM Peak (4:35 PM - 5:35 PM) 

Entering 

Exiting 

Total 

76 

366 

442 

o.u 
0.51 

0,62 

After calculation of the specific HP Trip generation rates from Table J».me increase in vehicle nips 
was calculated by multiplying the rates by the size of the proposed'facility expansion. The trips 
generated by the proposed expansion are illustrated in Table 2. 

' ^ • •—•••• 1 i p p p 1 1 ™ 

Table* 
Traffic Creneraw ri by faciligy Expajuiou 

(SZSiflQO square feet) 

Tr ip^;(per l00Osqft ) Total Vehicle Trips 

AM Peak (7:05 AM ̂  8:05 AJW) 

Entering 

Exiting 

Total 

037 

0.17 

0.53 

194 

89 

27g 

PM Peak (4:35 PM - 5:35 PM) 

Entering 

Exiting 

Total 

0.11 

0.51 

0.62 

5$ 

267 

325 

Traffic Distribution 

Traffic distribution for the facility expansion was devebped by analyzing the location of residence of 
current HP employees. The employee's zip code of residence was obtained for 2651 employees 
from February 1996. Employees' routes to the HP campus were based on the minimum likely time 
path along major highways. Distribution of traffic in the immediate vicinity of the HP campus are 

lropftci of HP South Cunpus Development on JM* Avenue 
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summarised in Table 3. The percentages of traffic are illustrated in one column, the total traffic 
genexaied by the proposed expansion are illustrated in the second column 

Table 3 
Trip Distribution Summary for the PM Peak Hour 

To/From 

Total PM Peak Hour Traffic in All Directions 

West via SE Cascade Park Drive 

North via l64th Avenue 

South via 164th Avenue 

East via 34th Street 

Percentage 

100 

2 

41 

53 

4 

Total Traffic 

325 

6 

133 

172 

13 

Impact on SE 164* Avenue Corridor 

The Traffic Management Zone system adopted by the City of Vancouver includes the SE 1641" 
Avenue corridor. The City of Vancouver staff has indicated that the available PM peak hour is 
1496 vehicles for the SE 164* Avenue corridor. 

As shown in Table 3, a total of 13 vehicles arc estimated to travel east on SE 34* Street These 
vehicles would have no impact on the S£ 164* Avenue cpmdor. .A, total of 6 vehicles arc 
estimated to cross the SE 164* Avenue using SE 34* Scr&L A total cf 305 vehicles would be 
expected to travel along S£ 164* Avenue (133 to the north of SE 34* Street; and 172 to the 
south)-

Conclusion 

HP's proposed expansion of 525,!W square' feet 00 its South Campus is calculated to increase the 
number of PM peak hour trros'hy 3£5 vehicles. Of these, 305 would travel along SE 164* 
Avenue, The 305 vehicles ge&ejated'by HF would account for approximately 20 percent of the 
available capacity in the conidor^^lculated by city staff under the Traffic Management Zone 
program adopted during 1999. 

lmpaciofHPSouaiCiunput.DgvcIopmcMon 164*Av<nue 
Pii@c3oO 
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DEVELOPMENT CONCEPT 

Purpose of the Master Plan 
The purpose of the Hewlett-Packard Company (HP) Master Plan is to create a planning framework for 
the Vancouver site that optimizes campus development, preserves future flexibility and expedites 
regulatory approvals. The Master Plan is a critical planning tool for making informed decisions in the 
context of a long-term strategy for the HP campus. The Master Plan will guide development on the 
campus for the next 20 years by establishing maximum floor area build-out, Development Standards, and 
plans for internal circulation and access, landscaping, utilities and security. 

The Master Plan also forms the basis for updating entitlement agreements with Clark County and other 
regulatory agencies. 

Master Plan Approach 

The Master Plan establishes a simple configuration of building, circulation, utility and landscape / 
recreation systems, accommodating a selective range of potential development. The pian is intentionally 
diagrammatic to clearly establish planning guidelines, yet retain the flexibility to respond to evolving 
needs. The plan is not a detailed engineering document and is not intended to be used for implementing 
projects. It will be used as a filter in setting project boundaries. 

The maximum build-out is anticipated to be 2.6 million gross square feet of floor area. Uses on the site 
are expected to be a range of approximately 80:20 manufacturing and office and support services, to 
50:50 rnanufacturing and office and support services (office and support services are in conjunction with 

) on- or off-site industrial activity), but will ultimately be market dependent. 

Assumptions 

The Master Plan is predicated on the following assumptions: 

• The Master Plan will be approved by Clark County, but will be implemented by the City of 
Vancouver, which has annexed the property, who will adopt the Master Plan by reference, 

• SE 192nd Avenue will be constructed. 

E x i s t i n g C o n d i t i o n s 

Existing Conditions Plan 

The Existing Conditions Plan shows the footprint of existing buildings and parking lots and internal 
roads on the site, including locations of some uses such as shipping / service areas, marshaling, 
recreation, and open space areas (Figure 1). The building zones for Building B3 and the truck trailer 
parking area not proposed to be built under the proposed Master Plan. 

Site Location 

The site is bordered by SE 176th Avenue on the west and SE 34th Street on the south in eastern Clark 
County, The northeastern boundary of the property will be formed by the future extension of SE 192nd 
Avenue. The property is located in Township 1 North, Range 3 East, Section 6 and the northwest quarter 
of Section 5. The Clark County Tax Assessor map identifies the site as Parcel 126455, Lots 5, 7, 10, 13, 

/ 22N, 36, 41. A vicinity map is attached as Figure 2, 

• 
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Description of Site Facilities 

HP's campus encompasses 189 acres, of which approximately 79 acres (42%) in the central and south-
central portions are developed for HP facilities, consisting of five buildings, a private recreation area and 
parking lots. Of the remaining 110 acres, 75 acres are held for interim agricultural use, 32 acres are 
undeveloped open space, and 3 acres are temporarily used for truck marshaling. Proposed construction 
of SE 192nd Avenue on the east boundary of the campus will reduce the total site area by approximately 
8 acres to 181 acres. Primary uses are light manufacturing (approximately 471,495 gross square feet) 
and office / support services (240,904 gross square feet). Total employee occupancy is 2,505, including 
all shifts. Existing campus buildings are one story high, except the Bl building, which is two stories plus 
a partial basement. All buildings have been constructed since 1979. 

In addition to the existing facilities, another building, known as B3, is currently in the permitting stage, 
and is not intended to be built under the proposed Master Plan, B3 is proposed to be constructed in 
phases, with full build-out to consist of approximately 300,000 square feet of floor area with 659 parking 
spaces on approximately 10 acres. Phase I is proposed to include the construction of approximately 
180,000 to 200,000 square feet of floor area. Phase II construction will occur based on market demand 
and conditions. The structure will have a footprint of approximately 100,000 square feet. 

B3 is intended to provide office and light manufacturing space for research and development to support 
HP's current light industrial activities. Phase I will consist entirely of office support activities. Phase II 
may include facilities for light manufacturing. 

The truck trailer parking area has been approved by Clark County and the City of Vancouver for the area 
immediately northeast of Building 4. It will provide approximately 170 parking spaces for truck trailers. 
This parking area received site plan review approval from Clark County and building permit approval 
from the City of Vancouver, 

Landscaping 

The site has five distinctive landscape zones. Buffer landscaping with large deciduous and coniferous 
trees and shrubs has been installed along frontage with SE 34th Street The areas immediately adjacent 
to the buildings include highly manicured plantings of irrigated lawn, flowering shrubs and shade trees. 
These areas include building entries, courtyards, parking lots and recreational areas. Forest areas vary 
from the dense coniferous woodlands in the northeast portion of the site to mixed species areas along the 
north property line. Other areas on campus include low maintenance holding areas used for construction 
laydown and water detention facilities. 

Circulation 

Access to the campus is from two points on SE 34th Street. The east entry is used by employees and 
visitors; the west entry by employees, service, and shipping / receiving personnel. Bicycles and 
pedestrians obtain access at the same locations that automobiles and trucks use on SE 34th Street, There 
are no bike lanes or sidewalks adjacent to on-site roadways. Southeast 34th Street has been recently 
improved to four lanes with sidewalks and bus pullouts on each side. Southeast 176th Avenue has 
recently been improved with two lanes of traffic, bike lanes and sidewalks. There is no vehicle access to 
the site from SE 176th Avenue; however, employees walking or bicycling have access to the site from 
SE 176th Avenue near the PUD substation through a card key gate. A proposed extension of SE 192nd 
Avenue would intersect the northeastern boundary of the site. This road would provide three lanes of 
traffic and bike lanes, with access to the site. 
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The internal road network consists of a campus loop road providing access to all existing buildings. 
Truck traffic enters through the westerly entry on SE 34th Street and travels directly to the shipping / 
receiving areas, which are primarily to the north of buildings B2 and B4. Employee parking is inside of 
the loop road near the building entries. Visitor parking is located near the Bl building entry. A total of 
1,585 parking spaces are provided, equivalent to 2.25 spaces per 1,000 square feet of gross floor area. 

Covenant 

In 1979, HP entered into an agreement with Clark County regarding anticipated employment at final 
build-out, Development Standards, required road improvements and utilities. Since 1979, the 
Development Standards in industrial zones have changed to the point where HP's standards are much 
more stringent than the standard industrial Development Standards, particularly the setback 
requirements. In addition, several issues in terms of road capacity and threshold build-outs, need to be 
established in light of the new Master Plan. HP is proposing to remove the existing 1979 covenant and 
has applied for a covenant release in association with its Master Plan application. 

Clark County Zoning Designation 

The Clark County zoning designation for the site is ML. The zoning designations for the parcels 
surrounding the site are: 

North: Rl-6, R-22 (northwest of the site), and R-1S (north-northeast of the site) 

South: Rl-6, R-22 (southeast of the site) 

East: Rl~6 

West: Rl-6 

Clark County Comprehensive Plan Designation ) 

The Clark County Land Use Plan map designates the site as Light Industrial. The Land Use Plan map 
designates the parcels adjacent to and surrounding the site as: 

North: Urban Low Residential, Urban Medium Residential (northwest and north-northeast of the 
site) 

South: Urban Low Residential, Public Facilities, Urban Medium Residential (southeast of the site) 

East: Open Space (northeast corner), Urban Low Residential, Mixed-Use 

West- Urban Low Residential 

Surrounding Uses 

To the north, west, and south are single-family residential subdivisions. There is a significant amount of 
undeveloped land to the east. Fisher's Landing Elementary School in the Evergreen School District is 
being constructed south of the campus on SE 34th Street. Within two years, property abutting the north, 
west and south sides of the campus are expected to be fully built out. The timing of development to the 
east will depend on the construction of SE 192nd to the south, 

DEVELOPMENT TIMING 

The Master Plan is intended to guide development on the campus for the next 20 years. The plan has 
been developed to reflect HP's long-term business strategy, which defines the type and magnitude of 
development related to square footage build-out, rather than a timeline. Full build-out of the campus is 
estimated to be 2.6 million square feet, which would result in total employment for the entire campus to 
be 9,900 employees. 
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CONCEPTUAL DEVELOPMENT PLAN 

The Conceptual Development Plan indicates the potential parcel configuration of the HP campus. The 
Plan shows six parcels; however, the actual number of parcels at build-out will depend on market 
conditions. The Plan is not intended to limit or establish the size or shape of individual parcels on the 
campus site. 

Parcel Development Examples 

An example of how future uses might be organized is provided on the Parcel Development Examples 
plan (Figure 3). The configurations are based on a sample 20-acre area, with corresponding parcel data. 

LIST OF POTENTIAL USES 

The Master Plan identifies the types of uses on the site in the list of potential uses but does not limit uses 
to particular areas. In general, the ratio of manufacturing and office and support services is expected to 
range from approximately 80:20 to 50:50, but will ultimately be market dependent. Commercial retail 
uses will be limited to no more than 10% of the total full build-out floor area (10% of 2,600,00 = 
260,000 square feet). 

The chart following Figure 3 is a list of allowable uses in the HP Master Plan. * The appropriate review, as 
listed, is mandatory. 

**P" - Permitted uses 

"C" - Conditional uses which may be permitted, subject to the approval of a conditional use permit from the 
City of Vancouver. 

"R/A" - Uses which may be permitted, subject to review and approval of the Planning Director. (The 
application for a use subject to Planning Director review to be subject to a Type II process as provided in 
CCC 18.600 or closest equivalent city process, provided that a pre-application review shall not be required. 
The Planning Director should be the initial review authority unless an applicant requests review by the 
examiner, in which case the applications should be subject to a Type III process or equivalent (but without 
pre-application review). Applications for a use subject to Planning Director review and for site plan review 
for that use can be processed concurrently if requested by an applicant. 

1 The list of potential uses on the HP campus was derived from Clark County Code Chapter 18.317,030, All uses 
prohibited in ML zones in Clark County were excluded from the list. Most permitted uses were retained, but some 
uses such as zoos, were not. No uses were added that were not on the use list in IS.317-030. 
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A. Services-Office and Support 

R/A 

Office and support services in conjunction with on- or off-site industrial activity, such as P 
general administrative facilities (human resources, advertising, accounting, data processing, 
facility management, etc.), product support service centers, repair facilities, copy centers, 
telephone call centers, research and development facilities, employee training facilities, 
conference and meeting facilities, etc. 

P 

B. Services-Retail 

Services Commercial Uses 

Service Commercial Uses 

(Maximum of 260,000 square feet for the 189-acre Master Plan site) which are permitted in the 
Clark County Hghway Commission District and are not located within 200 feet of the center 
line of the public right-of-way within industrial building 

p 
Exterior stand-alone structure 

(Stand-alone commercial use or combination of stand-alone commercial uses in a single 
building or contiguous complex of buildings containing more than 65,000 square feet of floor R/A 
area are prohibited, unless the applicant shows as part of the site review application that a larger 
concentration of stand-alone commercial uses will be integrated physically and functionally 
with other uses on the Master Plan site and will not be oriented, marketed or operated primarily 

\ to serve customers off the Master Plan site.) 

C. Assembly-Manufacture2 of Products. 

Assembly and fabrication of sheet metal products P 

Assembly, manufacture, compounding or treatment of articles or merchandise from the P 
following previously prepared materials: cellophane, canvas, cloth, cork, felt, fiber, glass, hair, 
horn, lacquer, paper, plastics, precious or semiprecious metals or stones, shell textiles, wood 
(excluding sawmills, lumber mills and planing mills), yarns and paint 

Manufacture, compounding, processing, packaging, or the treatment of such products as bakery P 
goods, candy, cosmetics, dairy products, drugs, perfumes, pharmaceuticals, perfumed toilet 
soap, toiletries, food and beverage products 

Manufacture of pottery and figurines or other simitar ceramic products using only previously P 
pulverized clay 

Manufacture of musical instruments, toys, novelties, rubber or metal stamps P 

Manufacture of optical goods, scientific and precision instruments and equipment P 

Manufacture of artificial limbs, hearing aids, dentures, surgical instruments and dressings, and P 
other devices employed by the medical and dental professions 

Manufacture and/or assembly of communication equipment and electronic equipment and P 
supplies 

2 Manufacturing in this instance is defined to include modern manufacturing activities including software development. 

ft 
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Printing, publishing and bookbinding P 

Manufacture of cable, transmission P 

D. Processing and Storage. 

Wholesale business, storage buildings and warehouses P 

Processing uses such as laboratories, blueprinting and photocopying P 

Brewery, distillery or winery P 

E. Other. 

Welding shop P 

Administrative, educational, and other related activities and facilities in conjunction with a P 

permitted use 

Agriculture P 

Silviculture P 
Off-site hazardous waste treatment and storage facilities, subject to State Siting Criteria (RCW P 
70.105.210) 

Heliports subject to Section 1S.406.020J of the Clark County Zoning Ordinance C 

Public and private recreational facilities P 

F. Public Services and Facilities. 

Buildings and other structures such as police and fire substations P 

Educational institutions P 

Sewer, water and utility transmission lines P 

Museums, historic and cultural exhibits and the tike P 

Accessory Uses. 

The following accessory uses are permitted on the HP campus: 

1. On-site hazardous waste treatment and storage facilities, subject to State Siting Criteria (RCW 
70.105.210). 

2, Gate houses or security facilities under 1,000 square feet of floor area^ 

3 Gatehouses or security facilities arc not listed in 18.317.035 of the Clark County Zoning Code. However, gatehouses and 
security facilities are required to insure public safety and company security at the HP campus. Their identification as an 
accessory use is not inconsistent with the intent of the Clark County Zoning Code, 
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TRANSPORTATION AND CIRCULATION PLAN 

The Transportation and Circulation Plan (Figure 4) shows proposed on-site circulation and access to 
public roads. 

Vehicular access to and within the site is based on a grid system of major streets which provide access to 
each of the principal parcels identified in the Master Plan. The grid system parallels the existing street 
system and provides connections with SE 176th Avenue, S£ 34th Street, and the proposed extension of 
SE 192nd Avenue. 

The two existing entries on SE 34th Street are proposed to be supplemented by four additional ones that 
would provide access to the entire site, A new entry is proposed on SE 176th Avenue; one additional 
entry is proposed on SE 34th Street; and two new entries are proposed on the extension of SE 192nd 
Avenue. The two existing access points and the four new ones are illustrated on the Transportation Plan 
diagram. The principal roadways which make up the internal circulation system and that provide access 
to the principal parcels are also illustrated on the Transportation Plan diagram. 

The proposed North Boundary Road may be either a private road or a public road. The Master Plan 
provides for the road to connect to SE 192nd Avenue at the east and SE 176th Avenue at the west 
boundary of the HP parcel. As a private road, it would be for HP use and would serve for internal 
circulation and would not connect directly to NE 192nd Avenue. The proposed North Boundary Road is 
agreed to be a public roadway that needs to be constructed to collector standards from SE 176th to SE 
192nd by the property owner (HP or its successors) if both conditions 1 and 2 below are met: 

• Condition 1: An intersection of the North Boundary Road with SE 192nd Avenue is requested by HP 
(or a successor owner of Parcel 5) and is constructed as an at-grade intersection providing for all 
turning movements from the west, north, and south approaches of the intersection. 

* Condition 2: Building permits are issued for development on at least 60% of the parcel frontage on 
the south side of the North Boundary Road. 

The transportation system was developed to ensure that adequate circulation and adequate access are 
available to support planned use of the main 189-acre site. As indicated elsewhere, the principal parcels 
have the potential to be developed independently according to market demands, and by HP or companies 
with which the site may be jointly developed. It is, therefore, important to provide access to each of the 
six major parcels. In addition, it is critical that sufficient capacity be available for access to and from the 
principal parcels. The need to provide independent access to the northern and western parcels defined 
the need for an access to SE 176th Avenue. Two accesses to the extension of SE 192nd Avenue allows 
independent access to the northern and eastern parcels and provides a location that could allow specific 
access for trucks. 

As noted in the Transportation Plan diagram, signalization is proposed for three locations: the existing 
east entry on SE 34th Street and the two accesses on SE 192nd Avenue, Proposed locations of these two 
entries on SE 192nd Avenue are conceptual. Specific locations will be designated through the approval 
by the City of Vancouver of a road access plan (for SE 192nd Avenue from SE 134th Street to the north 
HP property line) involving surrounding land owners and HP. It is recognized that due to balancing 
transportation and environmental concerns, 1000-foot spacing between intersections will not likely be 
achieved. Although a warrant analysis for three access points has not been conducted, it is likely that 
prior to site build-out, signalization warrants will be met. In addition, although a more detailed analysis 
will be required at a later time, the three site accesses proposed for signalization are judged to be spaced 
appropriately from other existing or proposed signalized intersections to allow for efficient traffic flow, 

) The east entry on SE 34th Street is aligned with a street serving the residential area to the south. The 
southern proposed signalized intersection on SE 192nd Avenue could potentially be aligned with a street 
serving the area to the east. 
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The Transportation Plan diagram also notes some of the provisions for bicyclists, pedestrians, and users 
of public transit. The diagram reinforces the concept of providing for bicyclists and pedestrians along 
the same roadways that provide motor vehicle access to the major parcels. The diagram also illustrates 
some of the key bicycle and pedestrian facilities that serve the existing HP buildings in Parcel No. 1. 
Bus stops are also indicated on SE 34th Street near both existing entry points. Should public transit be 
provided on SE 192nd Avenue, the southerly, signalized entry would also provide a good bus stop 
placement opportunity. HP is an industry leader in the promotion of alternative modes of transportation. 
HP currently provides covered bicycle parking, lockers and showers. Such facilities need to be site and 
building specific and therefore will be designed in conjunction with future development proposals for the 
campus. 

Market conditions and demands of HP will determine the ultimate development of individual parcels and 
the amount of traffic generated. The need for the development of all or portions of the transportation 
network shown on the Transportation and Circulation Plan in conjunction with the development of 
individual parcels will be governed by traffic analysis at the time of individual site plan approvals. In 
addition to the approximately 1 million square feet existing or planned at the campus planned, an 
additional 1.6 million square feet of development is anticipated with the full build-out of the campus. 
New manufacturing, light industrial, or office development is planned and could produce up to 
approximately 20,000 daily vehicle trips. This amount of development reinforces the need for a regional 
arterial system of which SE 192nd Avenue and a new interchange are key components. 

HP will dedicate to the city or county the frill width of the proposed SE 192nd Avenue through the east 
end of the site as shown on the Transportation Plan when funding is secured to construct SE 192nd Street 
from at least the north HP boundary line to State Route 14 (SR-14), including funding of the proposed 
interchange between SE 192nd Avenue and SR-14. HP will dedicate this land subject to receiving 
appropriate Traffic Impact Fee credits for right-of-way and construction costs as per the current County 
program. 

UTILITY PLAN 

Utility corridors are proposed to follow the campus road system. Utilities for HP buildings will extend 
from existing campus systems, using the utility corridors for distribution. A utility corridor integrated 
with the north campus road will allow Parcels 3,4, and 5 to be serviced separately from HP should these 
parcels be owned or occupied by non-HP users. Non-HP users would make an independent connection 
to city utility mains, and would not hook up to private HP utility lines. 

There are two graphics indicating the existing locations of utilities in adjacent rights-of-way and the 
existing and future proposed locations of on-site utilities. The Utility Plan-Water / Sewer (Figure 5) 
shows the existing and future locations of domestic, fire, and process water supply lines; sanitary sewer; 
and storm sewer tines. The Plan also indicates the proposed utility corridor for future lines servicing 
undeveloped portions of the site. 

The Utility Plan-Electrical (Figure 6) illustrates the existing and future locations of communication and 
electrical lines, as well as the proposed utility corridor for serving future development on the site. 

PUBLIC SERVICES 

The Master Plan will use existing public facilities and services, and will not require extension of public 
services to areas not currently served. 

• 
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The following providers currently provide services to the HP site: 

• Clark Public Utilities: electricity 
• Northwest Natural Gas; natural gas 
• US West: telephone service 
• BFI: solid waste disposal service 
• Vancouver Fire Department No. 5; fire suppression 
• Vancouver Police Department, East Precinct: police 

OPEN SPACE PLAN 

Open space will be provided through on-site existing and proposed passive landscaped and natural areas. 

CONCEPTUAL DRAINAGE PLAN 

The conceptual drainage plan is presented in the Preliminary Stormwater Report on Sheets SW 2, SW 3, 
SW 4 and Parcel Development Examples. The site soils are highly permeable. Recent geotechnical 
engineering performed at the site indicates that a 600 inch per hour infiltration rate is available. This 
infiltration rate is capable of discharging drainage without any potential flooding. 

DEVELOPMENT STANDARDS 
The Development Standards in the following section establish the permitted and conditional uses, and 
standards for: height and setbacks; performance; landscaping and screening; parking and loading; access 
and circulation; and, storage of solid waste and recyclable materials. 

AMENDMENT PROCEDURES 

A) Any modifications, additions, or changes to an approved Master Plan are subject to the 
following: 

1) Minor changes that do not affect the general concept for development of the site as set 
out in the Master Plan shall be reviewed as a Minor Development process as described in the 
City of Vancouver's Code* To be considered minor, the amendment must meet the following 
criteria: 

a) Substantial compliance with the approved site plan and conditions imposed in 
the existing Master Plan with no changes tn use and no departure from the bulk and scale 
of structures originally proposed; and, 

b) no greater impact would occur. 

2) Changes that do not affect the general concept for development of the site as set out in 
the Master Plan shall be reviewed as a Major Development process as described in the City of 
Vancouver's Code, To be considered moderate, the amendment must meet the following 
criteria: 

a) Substantial compliance with the approved site plan and conditions imposed in 
the existing Master Plan but having a change in use and/or less than fifty percent (50%) 
change in the bulk and scale of structures originally proposed; and, 

b) some increase in anticipated impacts would occur. 

• 
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3) Changes that do not meet the above criteria will be considered major amendments 
affecting the general Master Plan development concept and shall be subject to a more extensive 
Major Development review. Fees in effect at the time of the change request application will be 
applicable. 

B) Proposed Master Plan amendments shall be subject to review criteria of Section 18,414,050, 
consistent with Section 18,600.110 of Clark County's Master Plan Ordinance. 

C) Appeal provisions for Master Plan approval or amendments, and development approvals 
pursuant to an approved Master Plan shall be as specified in Chapter 18.600 in Clark County's Code, 

PLANNING DIRECTOR REVIEW _ _ 

Purpose 
Upon review of the Planning Director, certain uses may be allowed in this Master Plan; provided, that the 
director is of the opinion that such uses would not be incompatible with the existing character of the area. 
Further, the director, at his / her discretion, may refer any proposal to the Hearings Examiner for his / her 
review and approval, or denial. Any uses approved under this provision by either the Planning Director, 
or Hearings Examiner in public hearing, shall be compatible with adopted city land use policies and 
goals. 

Review Procedure for the Director 
It shall be the duty of the Planning Director to review the proposed use to ascertain all pertinent facts, 
and to state approval or disapproval of the proposed use fifteen (15) working days of the filing of such a 
request. The Planning Director shall forward his written statement of findings and reasons to the 
Hearings Examiner at his / her next regular meeting. 

Findings 
In approving a use, the Planning Director shall first make a finding that all of the following conditions 
exist: 

A, That the site of the proposed use is adequate in size and shape to accommodate said use, and all 
yards, spaces, walls and fences, parking, loading, landscaping and other features required to adjust 
said use with land and uses in the neighborhood to ensure that said use is compatible with 
neighborhood land uses. 

B. That the site for the proposed use relates to streets and highways adequate in width and pavement 
type to carry the quantity and kind of traffic generated by the proposed uses. 

C. That the proposed use will have no substantial adverse effect on abutting property or the permitted 
use thereof. 

D, That free-standing commercial facilities should augment HP's site and/or its employees (i.e., food 
services, daycares and recreational facilities). 

O:\TWC\CLIENTH\HPMP\MP\F1NAL\2-10MP.DOC\ 
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HEWLETT-PACKARD COMPANY MASTER PLAN 
DEVELOPMENT STANDARDS 

Purposes 

Hewlett-Packard Campus Master Plan, The Hewlett-Packard Master Plan site is intended to provide 
locations for activities which require processing, fabrication, storage, wholesale trade and their 
supporting uses. 

The following chart is a list of allowable uses in the HP Master Plan. The appropriate review, as listed, is 
mandatory. 

"P"- Permitted uses 
"C"- Conditional uses which may be permitted, subject to the approval of a conditional use permit from 

Clark County. 
2 

"R/A" - Uses which may be permitted, subject to review and approval of the Planning Director. 

A. Services-Office and Support 

Office and support services in conjunction with on- or off-site industrial activity, such as P 
general administrative facilities (human resources, advertising, accounting, data processing, 
facility management, etc.), product support service centers, repair facilities, copy centers, 
telephone call centers, research and development facilities, employee training facilities, 
conference and meeting facilities, etc. 

B. Services-Retail 

Service Commercial Uses 

(Maximum of 260,000 square feet for the 189-acre Master Plan site) which are 
permitted in the Clark County Highway Commercial District (CH) and are not located 
within 200 feet of the center line of the public right-of-way within industrial building p 

Exterior stand-alone structure 

(Stand-alone commercial use or combination of stand-alone commercial uses in a 
single building or contiguous complex of buildings containing more than 65,000 square 
feet of floor area are prohibited, unless the applicant shows as part of the site review 
application that a larger concentration of stand-alone commercial uses will be 
integrated physically and functionally with other uses on the Master Plan site, and will 
not be oriented, marketed or operated primarily to serve customers off the Master Plan 
site.) 

R/A 

The list of potential uses on the Hewlett-Packard campus was derived from Clark County Code Chapter 
18.317.030. All uses prohibited in ML zones in Clark County were excluded from the list. Most permitted uses 
were retained, but some uses, such as zoos, were not. No uses were added that were not on the use list in 
18.317.030. 
2 

Please see page 5 of the Master Plan document. 
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C. AssemfaSy-Manufacture^ of Products. 

Assembly and fabrication of sheet metal products P 

Assembly, manufacture, compounding or treatment of articles or merchandise from the P 
following previously prepared materials: cellophane, canvas, cloth, cork, felt, fiber, glass, 
hair, horn, lacquer, paper, plastics, precious or semiprecious metals or stones, shell textiles, 
wood (excluding sawmills, lumber mills and Planing mills), yarns and paint 

Manufacture, compounding, processing, packaging, or the treatment of such products as P 
bakery goods, candy, cosmetics, dairy products, drugs, perfumes, pharmaceuticals, 
perfumed toilet soap, toiletries, food and beverage products 

Manufacture of pottery and figurines or other similar ceramic products using only P 

previously pulverized clay 

Manufacture of musical instruments, toys, novelties, rubber or metal stamps P 

Manufacture of optical goods, scientific and precision instruments and equipment P 

Manufacture of artificial limbs, hearing aids, dentures, surgical instruments and dressings, P 
and other devices employed by the medical and dental professions 
Manufacture and/or assembly of communication equipment and electronic equipment and P 

supplies 

Printing, publishing and bookbinding P 

Manufacture of cable, transmission P 

D. Processing and Storage. 

Wholesale business, storage buildings and warehouses P 

Processing uses such as laboratories, blueprinting and photocopying P 

Brewery, distillery or winery P 

E. Other. 

Welding shop P 

Administrative, educational, and other related activities and facilities in conjunction with a P 
permitted use 

Agriculture P 

Silviculture P 

Off-site hazardous waste treatment and storage facilities, subject to State Siting Criteria P 

(RCW 70-105.210) 

Heliports subject to Section 18.406*020J of the Clark County Zoning Ordinance C 

Public and private recreational facilities P 

F. Public Services and Facilities. 

Buildings and other structures such as police and fire substations P 

Educational institutions P 

Sewer, water and utility transmission lines P 

Museums, historic and cultural exhibits and the like P 

3 
Manufacturing in this instance is defined to include modern manufacturing activities including software 

development 
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ACCESSORY USES 
The following accessory uses are permitted on the Hewlett-Packard campus: 

1 On-site hazardous waste treatment and storage facilities, subject to State Siting Criteria (RCW 
70.105.210). 

2 Gate houses or security facilities under 1,000 square feet of floor area^ 

HEIGHT REGULATIONS 
New lots and structures and additions to structures subject to this chapter shall comply with the applicable 
standards for lots, building height, setbacks and building separation in Table 1 

Table 1: Standards 
(Additional setbacks and/or landscape requirements may apply, particularly adjoining residential uses or zones See 
Table 2 of the Development Standards) 

Subject 
Minimum area of new zoning district 

Maximum area of new zoning district 

Minimum lot area 

Minimum lot width 

Minimum lot depth 

Maximum building height 

6 
Minimum building setback 

Front / street side 

Side (interior) 

Rear 

Maximum building coverage 

Minimum landscaped area / type 

Standard 
50 acres 

None 

10,000 sq.ft. ' 

100 feet 

100 feet 

No height limit 

20 feet 

10 feet 

15 feet 

50 percent 

20 percent/LI 

Gatehouses or security facilities are not listed in 18.317.035 of the Clark County Zoning Code. However, 
gatehouses and security facilities are required to insure public safety and company security at the HP campus. Their 
identification as an accessory use is not inconsistent with the intent of the Clark County Zoning Code 

A special minimum lot area is proposed for a portion of what is shown as Parcel No 5 from the Conceptual 
Development Plan. There is a large stand of mature trees in the area of the conceptual Parcel No, 5 (see attached 
map). For the area delineated on the attached map, only one parcel shall be created in this more heavily treed area 
without Planning Director review. Through development as a single parcel, more opportunities will exist to create a 
site plan that will have the potential to retain the most existing mature trees. If a proposal is brought forth to 
partition this area, the partician would be subject to Planning Director review and be evaluated on the effectivness of 
the proposed design to retain mature trees. This modification fully responds to the Hearings Examiner decision, 
condition D in Final Order PUD 96-003 / COV 96-002 (please see Figure 1 A). 
6 

A special setback along SE 176th Avenue frontage provides that no building over one story may be built closer 
than 40 feet from the right-of-way. 
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Hewlett-Packard Company Mas^mlan Development Standards 

PERFORMANCE STANDARDS 
i No land or structure shall be used or occupied within this district unless there is continuing compliance with 

the following minimum performance standards: 

1, Maximum permissible noise levels shall be as determined by WAC Chapter 173-60, as 
7 

amended, and applicable provisions of Chapter 18.402 of the Clark County Code . 

2, Smoke and Particulate Matter. Air emissions must be approved by the Southwest 
Washington Air Pollution Control Authority. 

3, Heat and Glare. Except for exterior lighting, operations producing heat and glare shall be 
conducted entirely within an enclosed building. Exterior lighting shall be designed to 
shield surrounding streets and land uses from nuisance and glare, 

DEVELOPMENT STANDARDS 
Integration of Commercial Uses with Other Uses on Site 

Commercial uses proposed as part of the Hewlett-Packard Master Plan are encouraged to be integrated 
with other non-commercial uses on the site. The following techniques should be explored as commercial 
uses are proposed to be added to the HP Master Plan site: 

1. Location of commercial facilities (interior of the site, rather than at the edge). 
2. Design of commercial buildings (common architectural themes, building materials and 

landscaping materials) 
3. Orientation of activity areas associated with commercial development towards the interior of 

the site (access, parking} entries to buildings and service entries). 
4. Integration of pedestrian ways on the site to connect proposed commercial facilities to other 

non-commercial uses on site, 
5. Scaling and focusing signs and lighting to emphasize convenience of access from within the 

site at least as much as from outside. 

The above listed techniques are not intended to be prescriptive design standards, they are rather listed as 
ideas to encourage integration of commercial activities with other non-commercial actives on the site. 

Landscaping and Screening Design and Approval Standards. 

In terms of future build-out, HP proposes to plant and maintain landscaping in accordance with specific 
locations and uses as follows: 

1. Domestic areas adjacent to primary buildings which have high visibility will provide a 
professional, high quality and manicured image. 

2. Site buffers along property boundaries establish a positive public image, screen HP activities, 
meet county requirements and blend the campus site with the surrounding community, 

3. Landscaping in parking lots and on internal circulation routes are to provide a unifying 
character, establish identifiable corridors of circulation and highlight primary entries. 

4. Recreational areas are to provide for safe athletic activities and accommodate intense 
recreational uses. 

5. Holding areas are to be visually pleasing and inexpensive to develop and maintain. 

•References to Clark County Code sections, Clark County Departments of Community Development and Public 
Works, and Clark County Planning Director, should be considered also to refer to their equivalent for the City of 
Vancouver (i.e., Vancouver Municipal Code, Departments of Community Development and Public Works, and 
Vancouver Director of Community Development), for any development in the Master Plan occurring after January 
1, 1997, date of annexation of the HP campus. 
The JD White Company, Inc. Page 5 January 1998 
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6. Agricultural areas are to be maintained in large parcels as a holding method for future 
development. 

7. Minimizing irrigation requirements and managing water consumption will play an increasingly ^ 
important role and HP will endeavor to incorporate conservation measures into the 
Landscaping Plan to address this issue. 

A, Applicability 

The following standards apply to landscaping and screening on the Hewlett-Packard campus site. 
Landscaping and screening within public rights-of-way shall comply with the applicable provisions in 
Chapter 12.05 of the Clark County Code*. 

B, Landscaping and Screening Design Standards (Figures 1 through 7: Landscaping and Fence 
Standards). 

1, LI, General Landscaping (Figure 1), 

a. Intent- The LI standard is for open areas. It is intended to be used where distance 
is the principal means of separating uses or development, and landscaping 
enhances the area between them. The LI standard consists principally of 
groundcover plants; trees and high and low shrubs also are required, 

b. Required Materials. There are two ways to provide trees and shrubs to comply 
with an Ll standard. Shrubs and trees may be grouped. Groundcover plants, grass 
lawn or approved perennial flowers must fully cover the landscaped area not in 
shrubs and trees. See Table 2, 

i) Where the area to be landscaped is less than ten (10) feet deep, one (1) tree 
shall be provided per thirty (30) linear feet. 

ti) Where the area is ten (10) feet deep or greater, one (1) tree shall be 
provided per eight hundred (800) square feet and either two (2) high 
shrubs, or three (3) low shrubs shall be provided per four hundred (400) 
square feet of landscaped area. 

2. L2, Low Screen Landscaping (Figure 2). 

a. Intent, The L2 standard uses a combination of distance and low-level screening to 
separate uses or development. The standard is applied where a low level of 
screening sufficiently reduces the impact of a use or development, or where 
visibility between areas is more important than a greater visual screen. 

b. Required Materials, The L2 standard requires enough low shrubs to form a 
continuous screen three (3) feet high and ninety-five percent (95%) opaque year 
around. In addition, one (1) tree is required per thirty (30) lineal feet of landscaped 
area or as appropriate to provide a tree canopy over the landscaped area. 
Groundcover plants must fully cover the remainder of the landscaped area. A 
three- (3) foot high masonry wall or fence at an F2 standard or a berm may be 
substituted for shrubs, but the trees and groundcover plants are still required. 
When applied along street lot lines, the screen or wall is to be placed along the 
interior side of the landscaped area. See Table 2. 

) 
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3. L3, High Screen Landscaping (Figure 3), 

a. Intent. The L3 standard provides physical and visual separation between uses or 
development principally using screening. It is used where such separation is 
warranted by a proposed development, notwithstanding loss of direct views. 

b. Required Materials. The L3 standard requires enough high shrubs to form a screen 
six (6) feet high and ninety-five percent (95%) opaque year around. In addition, 
one tree is required per thirty (30) lineal feet of landscaped area or as appropriate 
to provide a tree canopy over the landscaped area. Groundcover plants must fully 
cover the remainder of the landscaped area. A six-(6) foot high wall or fence that 
complies with an Fl or F2 standard (Figures 6 and 7), with or without a berm may 
be substituted for shrubs, but the trees and groundcover plants are still required. 
When applied along street lot lines, the screen or wall is to be placed along the 
interior side of the landscaped area. See Figure 3. 

4. L4, High Wall Landscaping (Figure 4). 

a. Intent. The L4 standard is used where extensive screening of visual and noise 
impacts is needed to protect abutting sensitive uses and/or there is little space for 
separation between uses. 

b. Required Materials. The L4 standard requires a six-(6) foot high wall that 
complies with the F2 standard (Figure 7). When adjacent to another property, the 
wall shall abut the property line. When adjacent to a street or road right-of-way, 
the wall shall be on the interior side of the landscaped area. One (1) tree is 
required per thirty (30) lineal feet of wall or as appropriate to provide a tree canopy 
over the landscaped area. In addition, four (4) high shrubs are required per thirty 
(30) lineal feet of wall. Groundcover plants must fully cover the remainder of the 
landscaped area. See Figure 4. 

5. L5, High Berm Landscaping (Figure 5). 

a. Intent. The L5 standard can be used instead of the L4 standard where extensive 
screening is warranted and more space is available for separation between uses, 

b. Required Materials. The L5 standard requires a berm four (4) to six (6) feet high. 
If the berm is less than six (6) feet high, low shrubs that comply with the L2 
standard must be planted on op of the berm so that the overall screen height is six 
(6) feet. In addition, one (1) tree is required per thirty (3 0) lineal feet of berm, or 
as appropriate to provide a tree canopy over the landscaped area. Groundcover 
plants must fully cover the remainder of the landscaped area. See Figure 5. 
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Table 2: Landscaping and Screening Matrix 

Zoning of land abutting 
development site 

Single-
family 

Multi-family 

Campus, 
office, 

university 

Commercial 

Industrial 

All Ell 
zones 

R12--R-43 
zones 

OR,OC, 
andU 
zones 

AI1C 
zones 

ML 

MH 

Zoning of proposed development 

Single-family 

AltRI 

Separated 
from site 
by a street 

None 

None 

LI 

5-ft 

LI 

5-ft 

LI 

5-ft 

LI 

5-ft 

zones 

Not 
separated 
by a street 

None 

L3 

5-ft 

L3 

10-ft 

L3 

10-ft 

L3 

50-ft 

L3 

50-ft 

Multt- amity 

R-12 through R-43 

Separated 
from site 

by a street 
L2 

10-ft 

LI 

5-ft 

LI 

10-ft 

L2 

5-ft 

L2 

5-ft 

L2 

5-ft 

Not 
separated 
by a street 

L3 

5-ft 

LI 

5-ft 

L2 

5-ft 

L3 

10-ft 

L3 

10-ft 

L3 

15-ft 

Campus, office & 
university 

OR,OC,artdU 
zones 

Separated 
from site 

by a street 
L2 

10-ft 

LI 

5-ft 

L2 

5-ft 

L2 

5-ft 

L2 

5-ft 

L2 

5-ft 

Not 
separated 
by a street 
L4 in 15-ft 

L5 in 10-ft 

L2 

5-ft 

L3 

5-ft 

L3 

10-ft 

L3 

10-ft 

L3 

15-ft 

Commercial 

All C zones 

Separated 
from site 

by a street 
L2 

10-ft 

L2 

10-ft 

L2 

10-ft 

L2 

10-ft 

L3 

10-ft 

L2 

10-ft 

Not 
separated 
by a street 
U in 15-ft 

L5 In 10-ft 

L4 in 15-ft 

L5 in 10-ft 

L3 

5-ft 

LI 

5-ft 

L2 

5-ft 

L3 

10-ft 

Industrial 

ML 

Separated 
from site 

by a street 
L3 

10-ft 

L3 

10-ft 

L2 

10-ft 

L2 

10-ft 

L2 

10-ft 

L2 

10-ft 

Not 
separated 
by a street 
L4 in 50-ft 

L5in40-ft 

L4 in 15-ft 

L5 in 10-ft 

L4 in 15-ft 

L5 in 10-ft 

L3 

5-ft 

LI 

5-ft 

L3 

10-ft 

MH 

Separated 
from site 

by a street 
L3 

10-ft 

L3 

10-ft 

L3 

10-ft 

L2 

10-ft 

L2 

10-ft 

L2 

10-ft 

Not 
separated 
by a street 
L4 in 50-ft 

L5 in 40-ft 

L4 in 20-ft 

L5 in 15-ft 

L4 in 15-ft 

L5 in 10-ft 

L3 

10-ft 

L3 

10-ft 

LI 

0-ft # 
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6. Fl, Fence, Partially Sight-obscuring (Figure 6), 

a. Intent The Fl fence standard provides partial visual separation. The standard is 
applied where a proposed use or development has little impact, or where visibility 
between areas is more important than a total visual screen, 

b. Required Materials. A fence or wall that complies with the Fl standard shall be six 
(6) feet high and at least fifty percent (50%) sight-obscuring. Fences may be made 
of wood, metal, bricks, masonry or other permanent materials. See Figure 6. 

7, F2, Fence, Fully Sight-obscuring (Figure 7). 

a. Intent. The F2 fence standard provides visual separation where complete 
screening is needed to protect abutting uses, and landscaping alone cannot 
provide that separation.. 

b Required Materials. A fence or wall that complies with the F2 standard shall be 
six (6) feet high and one hundred percent (100%) sight-obscuring. Fences may be 
made of wood, metal, bricks, masonry or other permanent materials. See Figure 7. 

C Landscaping and Screening Approval Standards—Generally 

1, A Landscape Plan shall contain landscaping and screening consistent with the applicable 
design standards, based on Table 2 and other applicable provisions of this chapter. 

2, The applicant may provide landscaping and screening that exceeds the standards in this 
chapter; provided: 

a, A fence or wall, (or a combination of a berm and fence or wall), may not exceed a 
height of six (6) feet above the finished grade at the base of the fence or wall (or at 
the base of a berm, if combined with one) unless the approval authority finds 
additional height is necessary to mitigate potential adverse effects of the proposed 
use or other uses in the vicinity; and 

b. Landscaping and screening shall not obstruct sight distance at intersections as 
provided in Chapter 12.05 of the Clark County Code*. 

3, The Planning Director may approve use of existing vegetation to fulfill landscaping and 
screening requirements of this chapter if that existing landscaping provides at least an 
equivalent level of screening as the standard required for the development in question, 

4, As a condition of approval of a conditional use or planned unit development, the county 
may require an applicant to provide landscaping and screening that differs from the 
standards in Table 2 where necessary to comply with the other applicable approval 
standards for the use or development. 

5, Landscaped areas required for stormwater management purposes may be used to satisfy the 
landscaping area requirements even though those areas may be inundated by surface water. 

6, Required landscaping and screening shall be located on the perimeter of a lot or parcel. 
Required landscaping and screening shall not be located on a public right of way or private 
street easement, unless authorized under Chapter 12.05 of the Clark County Code*. 

D Landscape and Screening Standards for Outdoor Activity Areas and Equipment. 

1, Outdoor activity areas shall be screened from property used or zoned for residential 
purposes or a public road right-of-way to at least an F2 or L3 standard if within one 
hundred (100) feet of the property or right-of-way, and to at least an Fl standard if equal to 
or more than one hundred (100) feet from the property or right-of-way. Outdoor activity 
areas include storage of solid waste and recyclables from the site and, where permitted, 
storage of goods, materials or equipment. 
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2. Rooftop and ground-level exterior equipment shall be screened from adjoining property 
used or zoned for residential purposes or from an adjoining public road right-of-way to at 
least an F2 or L3 standard if visible at grade from the property or right-of-way. 

E. Landscaping and Screening Standards for Parking and Loading Areas. 

1, A minimum five- (5) foot wide strip landscaped to at least an L2 standard, or a minimum 
ten- (10) foot wide strip landscaped to at least an LI standard shall be provided where 
vehicle parking or loading adjoins a public road right-of-way, 

2, Where a vehicle parking or loading area adjoins a property with zoning or land uses other 
than the proposed land use, the area shall be landscaped and screened as provided in Table 
-2 adjoining the other property, 

3. Parking areas that contain at least seven (7) spaces shall contain landscape islands equally 
distributed at a ratio of one (1) island for every seven (7) parking spaces. A landscape 
island shall contain at least twenty-five (25) square feet, shall be at least four (4) feet wide, 
and shall prevent vehicles from damaging trees, such as by using a wheel stop or curb. 

4. At least one (1) tree shall be planted in each landscape island. Trees in landscape islands 
shall reach a mature height of thirty (30) feet or more, cast moderate to dense shade in the 
summer, live at least sixty (60) years, require little maintenance, (such as by being insect, 
disease and drought resistant and not producing fruit), and be suited for use in the proposed 
location, (such as by being tolerant of pollution and direct and reflected heat). 

F. Landscaping and Screening Standards for Special Buffers Along North and West Property 
Boundaries (Figure 8). 

1. A special landscape and screening standard is established along the west property frontage 
with SE 176th Avenue. This landscape buffer will be of the character shown in Figure 9. 

2. A special landscape and screening standard is established along the north property 
boundary. A landscaped buffer of 30 (thirty) feet along the property line will separate the 
potential future street right-of-way from the rear property line of adjoining residences. 
This landscaped buffer will be of the character shown in Figure 10. This landscaping will 
be installed no later than at the time of site plan approval for development of parcels 
abutting the northern property line. At the time of site plan approval requiring this 
landscaping, a maintenance agreement will be recorded specifying responsibility for the 
maintenance of this landscape strip. If aNorthem Boundary Road is not constructed, the 
ten- (10) foot landscape strip will be in addition to landscaping required under general 
Landscaping and Screening Standards. 

G. Timing, Selection, Installation, Maintenance and Irrigation Standards. 

1. Timing, That applicant shall install landscaping and screening required by this chapter 
consistent with the approved site plan or an approved modification thereto before the 
county issues an occupancy permit or final inspection for the development in question; 
provided, the Planning Director may defer installation of plant materials for up to six (6) 
months after the county issues an occupancy permit or final inspection for the development 
in question if the Planning Director finds doing so increases the likely survival of plants. 

Shrubs and Groundcover Selection. All required groundcover plants and shrubs must be of 
sufficient size and number to meet the required standards within three (3) years of planting. 
Mulch (as a groundcover) must be confined to areas underneath plants and is not a 

substitute for living groundcover plants, lawn or approved flowers. 

a. Shrubs shall be supplied in a minimum three- (3) gallon containers or equivalent 
burlap balls with a minimum spread of eighteen (18) inches to meet the L2 buffer 
requirement, and minimum of five- (5) gallon containers or equivalent burlap balls 

2. 
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with a minimum spread of thirty (30) inches to meet the L3 buffer requirement. 
Reduction in the minimum size may be permitted if certified by a registered 
landscape architect that the reduction shall not diminish the intended effect or 
the likelihood the plants will survive. 

b Groundcover plants shall be placed not more than thirty (30) inches on center and 
thirty (30) inches between rows. Rows of plants shall be staggered for a more 
effective covering. Ground-cover shall be supplied in a minimum four- (4) inch 
size container or a two and one-quarter- (2V4) inch container or equivalent if 
planted eighteen (IS) inches on center. Reduction in the minimum size may be 
permitted if certified by a registered landscape architect that the reduction shall not 
diminish the intended effect or the likelihood the plants will survive. A lawn or 
flower bed of flowers approved by the Planning Director may be substituted for 
groundcover plants. 

3. Tree Selection, Trees may be deciduous or evergreen. The required tree height shall be 
measured from the ground level at final planting to the top of the tree 

a. Required trees for parking and loading areas shall be a minimum caliper of two (2) 
inches and a minimum height often (10) feet at the time of planting. 

b. Required deciduous trees (other than street trees) shall be fully branched, have a 
minimum caliper of one and one-half (1-1/2), and a minimum height of eight (8) 
feet at the time of planting. 

c. Required evergreen trees (other than street trees) shall be fully branched and a 
minimum of six (6) feet high at the time of planting. 

d. If the Planning Director decides reducing the minimum size of trees will not 
detract from the desired effect of the trees, he or she may reduce the minimum size 
of trees (other than street trees) if the applicant submits a written statement by a 
landscape architect registered in Washington or expert in the growing of the tree(s) 
in question certifying that the reduction in size at planting will not decrease the 
likelihood the trees will survive. 

e. See also subsection E4 of this section regarding trees in landscape islands in 
parking lots. 

f. See also Chapter 12,05 of the Clark County Code* regarding street trees and 
vegetation in the right-of-way. 

4. Selection-Generally. Landscape materials should be selected and sited to produce a hardy 
and drought-resistant landscape area. Selection should include consideration of soil type 
and depth, the amount of maintenance required, spacing, exposure to sun and wind, the 
slope and contours of the site, compatibility with existing native vegetation preserved on 
the site, water conservation where needed, and the impact of landscaping on visibility of 
the site for purposes of public safety and surveillance. Landscaping materials shall be 
selected in accordance with a list of plant materials adopted by reference as the Clark 
County Plant List. 

5. Installation Standards. The applicant shall show and comply with the following: 

a. Plant materials will be installed to current nursery industry standards. 

Plant materials shall be properly supported to ensure survival. Support devices 
such as guy wires or stakes shall not interfere with vehicular or pedestrian 
movement. 

b. 

) 
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c. Existing trees and plant materials to be retained shall be protected during 
construction, such as by use of chain link or other sturdy fence placed at the 
dripline of trees to be retained. Grading, topsoil storage, construction material 
storage, vehicles and equipment shall not be allowed within the dripltne of trees to 
be retained. 

6 Maintenance. Maintenance of landscaped areas is the ongoing responsibility of the 
property owner. Required landscaping must be continuously maintained in a healthy 
manner, plants that die must be replaced with in-kind materials unless otherwise 
authorized by the Planning Director. Vegetation shall be controlled by pruning, 
trimming or otherwise so that it will not interfere with the maintenance or repair of any 
public utility, restrict pedestrian or vehicular access, or obstruct sight distance at 
intersections as provided in Chapter 12.05 of this Code. 

7. Irrigation, The intent of this standard is to ensure that plants will survive the critical 
establishment period when they are most vulnerable due to lack of watering. All required 
landscaped areas in the urban growth boundary must comply with one of the .following. 

a. A permanent built-in irrigation system with an automatic controller will serve the 
landscape area in question, and the system will be installed and operational before 
the county grants an occupancy permit or final inspection for the development in 
question; or, 

b. A temporary irrigation system will serve the landscape area in question; provided, 
to receive approval of this system, the applicant must submit a statement from a 
landscape architect registered in Washington or expert in the growing of the 
vegetation in question certifying that the proposed temporary irrigation system will 
provide sufficient water to ensure that the plant materials to be planted will survive 
installation and, once established, will survive without watering other than natural 
rainfall; or, 

c A permanent or temporary irrigation system will not serve the landscape area in 
question; provided: 

i) The Planning Director finds the landscape area otherwise fulfills the 
requirements of this chapter, and, 

ii) The applicant submits the following with the site plan application to the 
Clark County Department of Community Development*: 

a) A statement from a landscape architect registered in Washington, 
or expert in the growing of the vegetation in question certifying 
that the materials to be planted will survive without watering other 
than natural rainfall; and, 

b) A plan for monitoring the survival of required vegetation on the 
approved site plan for at least one year and for detection and 
replacement of required vegetation that does not survive with like-
kind material or other material approved by the Planning Director, 
and, 

c) A statement from the applicant agreeing to install an irrigation 
system if the Planning Director finds one is needed to ensure 
survival of required vegetation, based on the results of the 
monitoring plan, 

D. The Clark County Department ofCommtmity Development* maintains an approved plant list that 
should be consulted in determining appropriate vegetation, 
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Parking and Loading Standards. 

A Generally. 

1. Applicability. Except as otherwise provided by this title, required off-street parking and 
loading spaces shall be improved and maintained as set forth in this section for all uses on 
the HP campus site. 

2 Timing. Parking and loading spaces required for a given use or development shall be 
consistent with this Master Plan before the county* issues an occupancy permit or final 
inspection for the use or development in question. 

3. Availability. 

a. Parking spaces required for a given use or development shall be available for the 
parking of operable passenger automobiles of residents, customers, patrons and 
employees only, and shall not he used for the storage of vehicles or materials, or 
for the parking of trucks used in conducting the business or use. 

b. Loading spaces required for a given use or development shall be available for 
loading and unloading of trucks and similar vehicles, 

c Required off-street parking spaces may not be used for loading or unloading unless 
the Planning Director finds that loading and unloading in those spaces will occur 
during hours of the day when the spaces are not needed for parking. 

4. Location of Parking and Loading Facilities. 

a. Off-street parking spaces for other uses shall be located on the same lot as the use 
or on another lot not more than three hundred (300) feet from the building or use 
they are intended to serve, measured in a straight line from the building; provided, 
where required parking for a use or development will be located on a lot other than 
the lot on which the use it serves is located, then, before the county issues a 
building permit for the use or development, the applicant shall submit an 
agreement executed by the owner of the lot where the off site parking is proposed 
authorizing use of the lot for the proposed parking spaces for the use or 
development in question. 

b. Loading spaces for a given use shall be situated on the same lot as the use it serves, 
except as provided for joint use of facilities, 

c Loading spaces shall not be located in a required front yard. Access drives and 
maneuvering areas for parking and loading spaces shall not be located in a required 
front yard, except to the minimum extent practicable for access to the site. 

5. Joint Use of Facilities. The Clark County Planning Director* may authorize use of given 
off-street parking and/or loading spaces by two or more uses if: 

a. The Planning Director finds the applicant has shown that the uses that share the 
parking and/or do not require that parking and/or loading at the same time; and, 

b. Where shared parking or loading for a use or development will be located on a lot 
other than the lot on which the use it serves is located, then, before the county 
issues a building permit for the uses or developments on one lot that will be served 
by the shared parking and/or loading on another lot, the applicant shall submit an 
agreement executed by the owner of the off-site lot where parking and/or loading 
is proposed authorizing use of the lot for the proposed parking and/or loading 
spaces for the use or development in question subject to terms and conditions that 
assure parking and/or loading will be^available for each use it serves as provided in 
paragraph A5a of this section. 
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6. Change or Expansion of a Use. A site plan that changes the use of an existing structure or 
lot shall provide off-street parking and loading for the new use as required by this section. 
A site plan that enlarges an existing structure or use shall provide for additional parking 
and loading based only on the parking and loading requirements of the expansion, except 
as otherwise provided in Clark County Code*, Chapter 18.412 (Nonconforming Uses). 

7 Lighting Light fixtures in parking or loading areas shall be consistent with RCW 47 3-
6.180 on public roadways and not cast significant light or glare off-site on adjacent 
properties. 

8. Surfacing. All parking and loading spaces and related access drives and maneuvering areas 
shall be paved to standards approved by the director of public works, 

9 Drainage, Stormwater drainage facilities for parking and loading spaces and related access 
drives and maneuvering areas shall comply with this Master Plan and Standards Chapter 
13.25 of the Clark County Code*. 

10 Wheel Stops and Curbs. 

a. Parking and/or loading spaces on the perimeter of a parking lot or adjacent to 
interior landscaped areas or sidewalks shall include a wheel stop or curb at least 
four (4) inches high located three (3) feet back from the front of the parking and/or 
loading space. 

b. The front three (3) feet of a parking space may be improved with groundcover 
landscape material, instead of asphalt or concrete pavement, provided that the area 
shall not be counted toward landscape or open space area requirements. 

c. The perimeter of a parking or loading area and access and maneuvering drives 
associated with them shall be improved with a curb, rail or equivalent so that 
vehicles do not extend over a property line, sidewalk or public or private street, 

11 Maintenance of Parking and Loading Areas. Required parking and loading spaces and 
associated access and maneuvering drives shall be maintained in good repair at all times. 

B Calculation of Parking Requirements. A site plan for a given use or uses shall show that at least 
the number of parking spaces required by Table 3 will be provided consistent with this section 
unless otherwise consistent with this section. 

1. Where Table 3 requires a certain number of parking spaces based on the area of a building, 
the area shall be the gross floor area within the exterior walls of the strucmre, excluding the 
area of a building that encloses parking or loading spaces. 

2. Where more than one use occupies a given structure or parcel of land or where a given 
business includes a combination of uses, the minimum required number of parking spaces 
shall be the sum of the requirements for each use, except to the extent the uses comply with 
the requirements of this section for shared parking. 

3. Where a building may be used for more than one purpose, and the applicant does not limit 
the permitted uses in the building, parking spaces shall be provided based on the possible 
use(s) that require the most parking spaces. 

4 Where Table 3 does not list the parking requirements for a proposed use, the Planning 
Director shall determine the minimum parking requirements for the use, based on 
requirements in Table 3 for other similar uses, if any, or on substantial evidence of parking 
needs for similar uses in other, similar locations. 

5. Up to 30 percent (30%) of required parking spaces and all parking spaces in excess of 
minimum requirements may comply with,the standards for;compact cars in Table 4. 
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6. All parking areas shall comply with applicable local, state and federal standards regarding 
parking for disabled persons. 

7. Any user of the site may apply to the review authority to reduce the required number of 
parking spaces to less than that required in Table 3 as part of site plan review application or 
other application if the review authority finds that a lesser number of off-street parking 
spaces will be enough to fulfill all parking needs of the use or development, based on 
substantial evidence in the application, such as an adequate survey of parking demand at 
similar uses under similar conditions. The number of parking spaces for disabled persons 
may not be reduced under this subsection. 

C Parking Design Standards. Off-street parking spaces shall comply with the standards for stalls and 
aisles, as set forth in Table 4 and Figure 1L 

D. Loading Space Number and Design Standards, 

I Commercial, industrial and public utility uses that have a gross floor area of five thousand 
(5,000) square feet or more, shall provide truck loading or unloading berths in accordance 
with the following table: 

Square Feet of Floor Area 
Less than 5,000 

5,001-30,000 

30,001 - 100,000 

100,000 and over 

Number of Berths Required 
0 

1 

2 

3 

2. Restaurants, office buildings, hotels, motels, hospitals and institutions, schools and 
colleges, public buildings, recreation or entertainment facilities, and any similar use that 
has a gross floor area of thirty thousand (30,000) square feet or more, shall provide off-
street truck loading or unloading berths in accordance with the following table: 

Square Feet of Floor Area 
Less than 30,000 

30,001-100,000 

100,000 and over 

Number of Berths Required 
0 

I 

2 

3. A loading berth shall be at least twelve (12) feet wide and thirty-five (35) feet long, and 
have a height clearance of fourteen (14) feet Where the vehicles generally used for 
loading and unloading exceed these dimensions, the required length of these berths shall be 
increased. 
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Table 3: Minimum Number of Parking Spaces 

Use Minimum Number of Parking Spaces* 
A Commercial residential 

1. Hotel 

2 Motel 

3 Clubs/ lodges 

1 space / bedroom 

1 space / bedroom 

Spaces to meet the combined requirements of 
the uses being conducted, such as hotel, 
restaurant, auditorium, etc 

B Institutions 

1 Welfare or correctional institutions 

2 Convalescent hospital, nursing 
home, sanitarium, rest home, 
home for the aged 

3. Hospital 

1 space / 3 beds for patients or inmates 

1 space / 3 beds for patients or residents 

2 spaces / bed 

C Places of assembly 

1 Church 

2. Library, reading room, museum, 
art gallery 

3 Preschool, nursery, kindergarten, 
mini day care center or 
commercial day care center 

4 Elementary or junior high school 

5. High school 

6. College, commercial school for 
adults 

7. Other auditoriums, meeting rooms 

1 space / 4 seats, or 8 feet of bench length in 
the main auditorium 

I space / 400 square feet of floor area 

2 spaces / teacher or employee 

1 space / 4 seats, or 8 feet of bench length m 
auditorium or assembly room, whichever is 
greater 

1 space / employee, plus 1 space / each 6 
students, or 

1 space / 4 seats, or 8 feet of bench length in 
the auditorium, whichever is greater 

1 space / 3 seats in classroom 

1 space / 4 seats, or 8 feet of bench length 

D Commercial amusements 

1. Stadium, arena, theater 

2, Bowling alley 

3 Dance hall skating rink 

1 space / 4 seats, or 8 feet of bench length 

5 spaces / lane 

1 space /150 square feet of floor area 

. ) 
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Table 3: Minimum Number of Parking Spaces, continued 

E. 

F. 

Use 
Commercial 

1. 

2. 

3 

4. 

5. 

6. 

7. 

8. 

Retail store except supermarkets 
and stores selling bulky merchan
dise and grocery stores, 1,500 
square feet gross floor area or less 

Commercial retail, 1,501 square 
feet or more 

Service or repair shops 

Retail stores and outlets selling 
furniture, automobiles or other 
bulky merchandise where the 
operator can show the bulky 
merchandise occupies the major 
area of the building 

Bank, office (except medical and 
dental) 

Medical and dental office or clinic 

Eating or drinking establishments 

Mortuaries 

Industrial 

1. 

2. 

Manufacturing establishment 

Storage warehouse, wholesale 
establishment, rail or trucking 
freight terminal 

— n , , , " I • m - H W P " " * 

Minimum Number of Parking Spaces* 

I space / 350 square feet of floor area 

1 space / 350 square feet of floor area 

1 space / 200 square feet of floor area 

1 space / 600 square feet of floor area 

1 space / 400 square feet of floor area 

1 space / 200 square feet of floor area 

1 space / 200 square feet of floor area 

1 space / 4 seats or 8 feet of bench length 

1 space / 500 square feet 

1 space / 2,000 square feet of floor area 

* There is no maximum allowable number of spaces. 
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Table 4: Parking Stall Design Standards 

Angle 

A 

0° 

45° 

60° 

70° 

90° 

NIL.. « U H - = 

Type 

Compact 

Standard 

Compact 

Standard 

Compact 

Standard 

Compact 

Standard 

Compact 

Standard 

Stall 
Width 

B 
S.G 

9 0 

SO 

9.0 

80 

9,0 

8.0 

9.0 

7.5 

9.0 

Stall Depth 

C 
SO 

9,0 

19,1 

19.S 

20.4 

21.8 

20 6 

21.0 

15,0 

18,0 

Aisle Width 

D 
12.0 

120 

140 

130 

19.0 

18.0 

20.0 

19.0 

24,0 

24.0 

Curb Length 

E 
22,0 

22.0 

11.3 

12.7 

9.2 

10.4 

8.5 

9.6 

75 

9.0 
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Access and Circulation Standards. 

A. Applicability. This section applies to new development that includes parking or loading areas or 
vehicle, bicycle or pedestrian circulation, including changes to access and circulation of existing 
development. 

B. Vehicle Access and Circulation Generally. 

1. Availability. Access and circulation required for a proposed use or development shall be 
improved to the standards in this chapter before the county issues an occupancy permit or 
final inspection for the use or development in question. 

2. Joint Access. The Clark County Planning Director* may authorize joint access by two or 
more uses if: 

a. The Clark County Planning Director* finds the access will comply with other 
applicable access and circulation standards of these standards; and, 

b. Before the county issues a building permit for the use or development on one lot 
that will be served by shared access on another lot not owned by HP, the applicant 
shall submit to the HP cross-easements or equivalent agreements executed by the 
owner of the affected property and filed permanently in county records with deeds 
to the properties authorizing use of the properties for the proposed shared access. 

3. Access and circulation drives shall comply with the HP Master Plan and shall be wide 
enough to safely accommodate the traffic that will use it. Each parking and loading space 
shall have access from a street by means of such a drive. 

4. It shall be practicable for a typical driver to enter and exit all loading spaces and to enter 
and exit all groups of more than two (2) parking spaces without backing or maneuvering in 
a street other, than an alley. 

C. Pedestrian Circulation. Pedestrian circulation shall be provided consistent with the following: 

1. Required pedestrian circulation routes shall be improved with an asphalt, concrete or other 
approved all-weather surface; provided, pedestrian circulation routes through recreational 
or open space areas may be improved with a material consistent with their purpose and the 
characteristics of their location. 

2. Pedestrian circulation routes shall connect structures and uses on the site, such as buildings, 
vehicle and bicycle parking areas, children's play areas, required outdoor areas, open 
spaces, plazas, resting areas and viewpoints. 

3. n The applicant shall extend pedestrian circulation routes to sidewalks and transit stops along 
streets abutting the site, to pedestrian facilities that extend to the edge of the site from off-
site, and to the edge of the site in the direction of existing, approved or proposed off-site 
pedestrian and transit facilities. 

4. To the extent practicable, the pedestrian circulation system shall be designed to minimize 
the distance a pedestrian needs to walk between typical origins and destinations on and off 
the site, including transit stops, public sidewalks and building entrances. Circuitous routes 
generally should be avoided except for an appropriate purpose given the use or setting. 

5. Where pedestrian or bicycle routes cross access, maneuvering, parking or loading areas, the 
crossing must be clearly identified by using any of the following methods: striping; 
elevation changes; speed bumps; different paving material; and/or, another method that 
effectively alerts drivers, pedestrians and cyclists of the location and nature of the crossing. 
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6. Where a pedestrian or bicycle route is parallel and adjacent to an auto travel lane, the 
pedestrian or bicycle route must be safely separated from the auto travel lane by using a 
raised path, a raised curb, bollards, landscaping or other physical barrier. 

D. Access Standards for Drive-in, Drive-up and Drive-through Uses. 

1. All uses providing drive-in, drive-up and drive-through services as defined by this title 
shall provide on the same site queuing spaces for in-bound vehicles as follows: 

Use 
Drive-in banks 

Drive-in restaurant 

Gasoline service stations 

Mechanical car washes 

Parking facilities: 
Free-flow entry 

Ticket dispense entry 

Manual ticket dispensing 

Attendant parking 

Other facilities 

Requirement 
5 spaces / service terminal 

10 spaces / service window 

3 spaces / pump 

3 spaces / washing unit 

1 space / entry driveway 

2 spaces / entry driveway 

8 spaces / entry driveway 

10% of the parking capacity served by the driveway 

To be set in site Plan or conditional use review 

2. A vehicle queuing space shall be eighteen (18) feet long and eight (S) feet wide and shall 
not be used for backing and maneuvering space for parking or other purposes, 

\ Standards for Storage of Solid Waste and Recyclable Materials. 

A. Applicability. This section shall apply to nonresidential construction that is subject to the Master 
Plan, 

B. Amount of Storage Required. 

1. The amount of solid waste and recyclable storage area required is based on the 
predominant use(s) of the building, (i.e., office, retail, educational / institutional or other). 
If a building has more than one of the uses listed in this section, and that use occupies 
twenty percent (20%) or less of the gross floor area of the building, the floor area occupied 
by that use shall be counted toward the floor area of the predominant use(s). If a building 
has more than one of the uses listed in this section, and that use occupies more than twenty 
percent (20%) of the gross floor area of the building, then the storage area requirement for 
the whole building shall be the sum of the requirement for the area of each use. 

2. Storage areas for multiple uses on a single site may be combined and shared. 

3. The specific requirements are based on an assumed storage height of four (4) feet for solid 
waste / recyclables. Vertical storage higher than four (4) feet but no higher than seven (7) 
feet may be used to accommodate the same volume of storage in a reduced floor space 
(potential reduction of forty-three percent (43%) of specific requirements). Where vertical 
or stacked storage is proposed, the site plan shall include drawings to illustrate the layout of 
the storage area and dimensions of containers. 

; 
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4. Buildings shall provide a minimum storage area often (10) square feet, plus the following-

Office: 

Retail 

Educational and 
Institutional: 

Other: 

4 square feet /1,000 square feet of gross floor area (GFA) 

10 square feet /1,000 square feet of GFA 

4 square feet 1,000 square-feet of GFA 

4 square feet / 1,000 square feet of GFA 

Location, Design and Access Standards. Required storage areas for solid waste and recyclable 
materials shall comply with the following standards: 

Location, 

a. 

b. 

c. 

e. 

f. 

The storage area for source-separated recyclables shall be located with the storage 
area for residual mixed solid waste. 

Indoor and outdoor storage areas shall comply with Uniform Building and Fire 
Code requirements. 

Storage area space requirements can be satisfied with a single location or multiple 
locations, and can combine both interior and exterior locations. 

Outdoor storage areas can be located within interior side yard or rear yard areas. 
Outdoor storage areas shall not be located within a required front yard setback or 
in a yard adjacent to a public right-of-way or private street easement unless no 
alternative location is possible. Outdoor storage areas shall not be located in a side 
or rear yard which abuts property that is not within the same development 
(perimeter yard of the development as opposed to the side yard of one project on 
one interior lot within the development). 

Exterior storage areas shall be located in central and visible locations on a site to 
enhance security for users. 

Exterior storage areas can be located in a parking area, if the proposed use provides 
at least the minimum number of parking spaces required for the use after deducting 
the area used for storage and access, 

g+ The storage area shall be accessible for collection vehicles and located so it will 
not obstruct pedestrian or vehicle traffic movement on the site or on public streets 
adjacent to the site. 

r 
2. Design Standards. 

a. The dimensions of the storage area shall accommodate containers consistent with 
current methods of local collection. 

b. Storage containers shall meet Uniform Fire Code standards and be made of and 
covered with waterproof materials or situated in a covered area 

c. Exterior storage areas shall be enclosed by a screen to at least an F2 standard. A 
gate(s) through the fence shall allow access to users and haulers. The gate(s) for 
haulers shall be capable of being secured in a closed and open position. 

d. Storage containers shall be clearly labeled to indicate the type of materials 
accepted. 

~> 

) 
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3. Access Standards. 

a. Access to storage areas can be limited for security reasons. However, the storage 
area shall be accessible to users at convenient times of the day, and to collection 
service personnel on the day and approximate time they are scheduled to provide 
collection service. 

b. Storage areas shall be designed to be easily accessible to collection trucks and 
equipment, considering paving, grade and vehicle access. A minimum often (10) 
feet horizontal clearance and eight (S) feet of vertical clearance is required if the 
storage area is covered. 

c. Storage areas shall be accessible to collection vehicles without requiring backing 
out of a driveway onto a public street. If only a single access point is available to 
the storage area, adequate turning radius shall be provided to allow collection 
vehicles to safely exit the site in a forward motion. 

Crime Prevention and Safety Guidelines. 

To the extent practicable, all development subject to the Master Plan shall comply with the following 
guidelines: 

1. Building orientation and public use areas shall take into consideration the user's ability to 
monitor other doorways as a safety provision. 

2. Exterior area where mailboxes will be located shall be lighted. 

3. Exterior lighting levels shall be selected and light fixtures shall be oriented towards areas 
vulnerable to crime. 

Bicycle Guidelines. 

Bicycle areas are not required to meet the following standards; however, developments are encouraged to 
meet these standards to the extent practicable. 

A. Design Guidelines. 

1. Bicycle parking facilities should either be a lockable enclosure in which the bicycle is 
stored, or a secure stationary rack which supports the frame so the bicycle cannot easily be 
pushed or fall to one side. Racks that require a user-supplied lock should accommodate 
locking the frame and both wheels using either a cable or U-shaped lock. 

2. Bicycle parking spaces should be at least six (6) feet long, and two and one-half (2 1/2) feet 
wide, and overhead clearance in covered spaces should be a minimum of seven (7) feet. 

3. A five- (5) foot aisle for bicycle maneuvering should be provided and maintained beside or 
between each row of bicycle parking, 

4. Bicycle racks or lockers should be securely anchored. 

5. Required bicycle parking should be well lighted and secure. 

6. Bicycle parking should not obstruct walkways. A minimum five (5) foot wide aisle shall 
remain clear. 

7. If ten (10) or more bicycle spaces are provided for commercial development, then at least 
fifty percent (50%) of the bicycle spaces should be covered. A lockable enclosure shall be 
considered as a covered parking space. No covered spaces are required for industrial 
development. 

8. All of the required bicycle parking for residential uses should be covered. This may 
include space provided in a carport or garage. 
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B Location Guidelines 

la. Bicycle parking should be located on the site within fifty (50) feet of a primary building 
entrance Bicycle parking should have direct access to both the public right-of-way and to 
the primary entrance of the principal use. 

1 b Bicycle parking may be provided within a building easily accessible for bicyclists 

2 For buildings or developments with multiple entrances, bicycle parking should be located 
at the most appropriate employee entrance. 

3 Bicycle parking may be located in the public right-of-way only with the approval of the 
director of Clark County Public Works*. 

Signage Standards. 

Purpose. 

Scope. 

Definitions. 

Signs Prohibited. 

Sign Permits. 

Signs Permitted With Sign Permit Unrestricted by Zoning District. 

Specifications for Signs on HP-owned Property Controlled by Zoning District. 

Special Sign Control Districts. 

Limited Access Highway-Restricted Advertising. 

Nonconforming Signs. 

Mobile Home Park Signs. 

Signs Facing Residential Districts. 

Sign Placement/ Solar Access. 

On-site Interference. 

Lighted Signs as Nuisance, 

Enforcement. 

Removal of Signs in Violation of This Chapter. 

Maintenance and Appearance of Signs. 

Abandoned Signs. 

Purpose. 

The purpose of this chapter is to add sign requirements common to the HP Master Plan campus site for 
the preservation of the character of the Master Plan area, structures, and uses. These requirements 
include, but are not limited to, standards relating to the number, size, placement and physical 
characteristics of signs, 

B. 18.409,012 Scope. 

The signage covered under this chapter includes, but is not limited to: all industrial, office and 
commercial signs, and wall graphics; professional and business signs; and, banners, balloons, flags and 

A. 

B, 

C 

D 

E. 

F. 

G 

H. 

I. 

J 

K, 

L 

M, 

N. 

O 

P. 

Q 

R. 

S 

A. 

1S.409.010 

18.409.012 

18.409.014 

18.409,020 

18.409,025 

1S 409.040 

18.409.050 

18,409 055 

18.409.060 

18.409.070 

18.409.080 

18.409.090 

18.409.095 

18.409.100 

18.409.110 

18.409.120 

1&409.130 

18,409.140 

18.409.150 

18409.010 
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other temporary signage. It is not intended to regulate traffic signs or other governmental street signs. 
Further, it is not intended to regulate the display of the national or state flag. 

C. 18.409.014 Definitions. 

The following definitions and terms shall be used in the interpretation of this chapter: 

1. Banner. "Banner" means an on-site sign such as those used to announce an open house, 
a grand opening, or to make a special announcement. Normally,, it is constructed of 
cloth, canvas, or similar material and is without a rigid frame. It will be considered 
either as a fascia or freestanding sign, depending on the method of attachments, and will 
have to comply with the normal zone requirements, 

2. Bay Door Sign. "Bay door sign" means a number sign which is affixed to bay doors and 
includes sign type BD1 (Section G, Specifications for Signs on HP-owned Property), 

3. Billboard. "Billboard" shall mean the same as "off-premises sign " See definition of 
"off-premises sign." 

4. Bulletin Board. "Bulletin board" means a sign which is designed for the posting of 
bulletins, notices and announcements. 

5. Business Complex. "Business complex" means two (2) or more commercial businesses 
on a lot or contiguous lots with common access and parking. 

6. Business Complex Sign. "Business complex sign" means a sign which is designed to 
Identify a business complex where no single business identification and/or advertisement 
occupies more than fifty percent (50%) of the sign area, 

7. Directional Sign. "Directional sign" means any sign which is designed and erected 
solely for the purpose of traffic or pedestrian direction, and which is placed on the 
property to which the public is directed. See also "off-premises directional signs." 
Directional signs may be one of the following types; MD, DS1; DS2; DS3; DS4; or DS5 
(Section G, Specifications for Signs on HP-owned Property). 

8 Doorway Identification Sign. "Doorway identification sign" means a non-illuminated 
sign which is limited to the name, address, and number of the building, institution, or 
person and to the activity carried on the building or institution, or the occupancy of the 
person; PROVIDED, that the lettering, excluding numbers, of each sign shall not exceed 
two (2) square feet. 

9. Electronic Message Center. "Electronic message center" means a sign on which the 
copy changes automatically on a lampband or through mechanical means, such as 
electrical or electronic time and temperature units. 

10. Fascia Signs. "Fascia sign" means a flat sign which projects one and one-half (I-!4) feet 
or less horizontally from the vertical face of the wall of a building, or vertical face of a 
canopy awning or parapet upon which it is affixed, painted, or attached, running parallel 
for its whole length to the face or wall of the building and which does not extend beyond 
the horizontal width of such wall, awning or parapet. 

11. Freestanding Sign. "Freestanding sign" means a sign not attached to or forming a part of 
a building. 

12. Height of Sign. "Height of sign" means the vertical distance measured from grade at the 
point of support, or average grade for multiple supports and monument signs, to the 
highest point on the sign and sign structure, 

13. Industrial Complex. "Industrial complex" means two (2) or more industrial businesses 
on a lot or contiguous lots with common access and parking. 
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14 Industrial Complex Sign. "Industrial complex sign" means a sign which is designed to 
identify an industrial complex where no single business identification and advertisement 
occupies more than fifty percent (50%) of the sign. 

15 Monument Sign. "Monument sign" means a sign and supporting structure which has 
similar top and bottom dimensions and is constructed as a solid structure, or one which 
gives the appearance of a continuous, nonhollow, unbroken, unfenestrated mass. 
Further, similar top and bottom dimensions shall mean dimensions which are within ten 
percent (10%) of each other. 

16. Portable Sign. "Portable sign" means any sign designed to move or to be moved by 
trailer or vehicle to advertise at different locations. Further, these signs including any 
sign which is not firmly fastened to a building or the ground. 

17. Premises. "Premises" means the area within the jurisdiction of the HP Master Plan. 

18 Off-Premises Directional Sign. "Off-premises directional sign" means a sign which is 
located outside the area included in the HP Master Plan. 

19 Projecting Sign. "Projecting sign" means a sign which projects more than one and one-
half (l-'/i) feet horizontally from the vertical face of a building, awning, canopy or parapet. 

20. Rooftop Sign. "Rooftop sign" means a sign erected upon the roof of a building or 
canopy, or a sign attached to a building which projects vertically above the roof, eave, 
awning or parapet; however, this does not include signs attached to the vertical face of a 
parapet, awning or canopy; PROVIDING, the sign does not project above the vertical 
face of the parapet, awning or canopy to which it is attached. 

21, Rotating Sign. "Rotating sign" means a sign in which the sign itself, or any portion of 
the sign, moves in a revolving or similar manner. 

22 Which directs persons to a premises different from where the sign is located. These 
signs typically Include an address or street name or direction such as "...two blocks north 
on the right." 

23. Sign. "Sign" means a display or device affixed to the ground, attached to a building, or 
other structure using graphics, symbols, and/or written copy designed specifically for the 
display of a commercial or other advertisement to the public. 

24. Sign Area. 

a. The area of a freestanding sign or structure not utilizing an integral part of the 
building for its background means the largest cross-sectional area of the sign 
measured to a line encompassing all portions of the sign structure, including 
tubing used in lighting such sign or structure, but excluding posts without 
attached lighting. Further, the base on which a monument-type sign is set may 
be excluded; PROVIDED, there is no attached lighting. 

b. The area of a double-faced sign (i.e., a sign painted on two sides, or signs which 
are erected in a "V" configuration with an angle between the two faces not 
exceeding thirty (3Q*)degrees, shall be the largest area on one side of the sign. 
Further, these types of signs shall be considered as one sign for the purpose of 
determining the number of signs allowed 

c. The area of any sign or structure utilizing an integral part of the building or 
awning as a background means the area within the shortest line drawn to include 
all letters, design and tubing which are a part of the sign or structure; 
PROVIDED, that for illuminated awnings the area shall be limited to the area 
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within the shortest line drawn to include all copy and graphics, excluding 
illuminated areas outside of these lines, 

25, Street Frontage. "Street frontage" means the linear frontage of a parcel of property 
abutting a single public street, 

26. Temporary Sign, "Temporary sign" means any sign which is not permanently installed 
or affixed to any sign structure or building, and not displayed for longer than thirty (30) 
days. In case of construction project signs, they may be maintained for the duration of 
the construction. Temporary signs shall also include balloons attached to buildings or 
property. (Ord. 1991-12-109) 

27 Traffic Sign. "Traffic sign" means a free-standing, post-mounted regulatory traffic sign 
intended for on-site traffic and excludes public right-of-way traffic signs. Traffic signs 
on HP property may include the following types: TS1 or TS2 (Section G, Specifications 
for Signs on HP-owned Property). 

28. Wall Mount Sign. "Wall mount sign" means a fascia sign, including SRI, SR2, SR3 or 
WM signs (Section G, Specifications for Signs on HP-owned Property), 

29. Portable Sign, "Portable sign" means any sign designed to move or to be moved by 
trailer or vehicle to advertise at different locations. Further, these signs including any 
sign which is not firmly fastened to a building or the ground. 

Signs permitted. 

1. Directional Signs. 
2. Traffic Signs. 
3. Bay Door Signs. 
4. Wall Mount Signs, 

D. 18,409,020 Signs Prohibited. 

Erection of signs having any of the following characteristics is prohibited on the HP Master Plan campus 
site: 

1. Signs which bear or contain statements, words or pictures of an obscene nature. 

2. Signs advertising activities that are illegal under state or federal laws or regulations in 
effect at the location of such signs or at the location of such activities. 

3. A sign which does not bear the names of the owner or person responsible for the 
maintenance of the advertising sign. 

4. Signs artificially illuminated which are of such intensity or placed in such manner as to 
interfere with, or impair the vision of the driver of a motor vehicle, or otherwise interfere 
with any driver's operation of a motor vehicle. 

5. Signs which attempt or appear to attempt to direct the movement of traffic by interfering 
with, imitating or resembling any official traffic sign, signal or device. 

6. Signs which prevent the driver of a vehicle from having a clear and unobstructed view of 
official signs and approaching or merging traffic, as defined under Clark County Code 
Sections 18.411.40 and 12.05.360. 

7. Signs which exceed a height of thirty-five (35) feet. 
i 

8. Signs located or projecting within the public right-of-way unless a written street use 
permit has been obtained. 

9. Rooftop and rotating signs. 
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10 Portable signs, temporary signs, flags and banners unless a temporary sign permit has 
been approved by the Planning Director, 

11 Signs containing strobe lights which are visible from beyond the property line. 

12 Any sign not specifically permitted by these standards, excluding those signs identified 
in the scope of these standards. 

13. Signs which contain flashing lights which exceed more than ten percent (10%) of the 
area of the sign. 

14. Off-premises signs (billboards). 

JE. 1S.409.02S Sign Permits. 

1. Sign Permits Required. Sign permits per Clark County Code Chapter 18.409 are 
required for all permitted signs on the HP Master Plan campus, except real estate signs, 
per Clark County Code Chapter 18.409. Additionally, a building permit may be required 
for the installation of a sign pursuant to Clark County Code Title 14. 

2. Applicants should refer to Clark County Code, Chapter 18.409.025 (B), (C) and (D) for 
details regarding sign permit applications. 

3. Signs on HP property leased from HP by another party or non-HP property within the 
Master Plan campus site must also be approved by HP. 

a. Applicants should submit the following information to Vancouver Site Services, 
Hewlett-Packard Company, 18110 SE 34th Street, Vancouver, WA 98683. 

i) Applicant's name, address and telephone number; and, 

ii) A description of all signs proposed with a dimensioned diagram showing 
type face, materials and size of sign, and the proposed location. 

b. HP will evaluate the proposed sign for consistency with the overall character of 
the signage on the Master Plan campus site. Applicants should review Section 
H., Specifications for Signs on Property Leased from HP, below and the 
accompanying graphics, as well as visit the campus site, for an idea of the type 
of signage that would be appropriate to the site. 

c. HP will respond in writing, either approving, approving with conditions, 
returning with revisions or denying the application. Any sign not approved by 
HP, notwithstanding approval by Clark County, may not be installed on the 
Master Plan campus site. 

d. Real Estate Signs: For the purpose of advertising a particular lot, building, or 
premises for sale, lease or hire, one (1) or more temporary unlighted sign(s) 
located on the premises being advertised shall be allowed as follows: 

i) A premises with linear street frontage of six hundred sixty (660) feet or 
less, shall be allowed one sign with a maximum area of thirty-two (32) 
square feet. 

ii) A premises with linear street frontage greater than six hundred sixty 
(660) feet and less than one thousand three hundred twenty (1,320) feet 
shall be allowed one sign with a maximum area of thirty-two (32) square 
feet. A second sign shall be allowed, PROVIDED. 

a) The minimum spacing between signs on the same premises shall 
be five hundred (500) feet; and, 

The JD White Company, Inc. Page 32"- „ ^ January 199S 



^ P Hewlett-Packard Company Mast^glan Development Standards 

b) The total area of both signs added together does not exceed 0.05 
feet times the linear street frontage; and, 

c) The maximum area of each sign shall not exceed thirty-two (32) 
square feet, 

3, A premises with linear street frontage of one thousand three hundred twenty (1,320) feet 
or greater shall be allowed one sign for each six hundred sixty (660) feet of linear street 
frontage;, PROVIDED, the minimum spacing between signs on the same premises shall 
be a minimum five hundred (500) feet and the maximum area of each sign shall be 
thirty-two (32) square feet. 

F. 18.409-040 Signs Permitted With Sign Permit Unrestricted by Zoning District. 

The following types of signs are permitted on the HP Master Plan campus site. They require a sign 
permit and may require a building permit, in all zoning districts, unless specifically provided for in a 
particular zone. In such case, individual district regulations shall apply. 

1, Temporary Signs 

a. For the purpose of advertising a real estate subdivision, a temporary sign is 
permitted at each entrance of an officially recorded plat, PROVIDED, the sign 
does not exceed thirty-two (32) square feet in area, 

b. For the purpose of identifying a subdivision, range, estate, or farm, a permanent 
sign may be erected as an integral part of a gate or entrance structure, 
PROVIDED, there are not more than two (2) signs; each of which does not 
exceed thirty-two (32) square feet in area. 

c. For the purpose of restricting the use of property, signs are permitted along the 
boundary line of a publicly or privately owned tract of land. Each such sign 
shall not exceed two (2) square feet in area. In addition, at the entrance of such 
tract of land, one (1) sign shall be permitted, not to exceed sixteen (16) square 
feet in area. 

d. For the purpose of identifying or giving information pertaining to a public or 
semi-public institution, signs identifying the type of institution or related 
buildings are permitted. Each such sign shall not exceed one hundred twenty-
eight (128) square feet in area. In addition, one (1) bulletin board is permitted, 
not to exceed thirty-two (32) square feet in area. 

e. For the purpose of identifying the entrance, exit, traffic direction, and parking 
facilities of public or private property ion premises, signs are permitted not 
exceeding eight (8) square feet in area, and eight (8) feet in height, 

f. For the purpose of giving directions, off-premises signs may be permitted by the 
jurisdiction governing off-premises signs, whether Clark County, the City of 
Vancouver or the City of Camas, 

g. For the purpose of identifying the architect, engineer, or contractor of work 
under construction, one (1) temporary sign is permitted, not exceeding thirty-two 
(32) square feet in area. 

h. For the purpose of informing and directing traffic, on-premises directional signs, 
menu boards, and height warning signs are permitted,; PROVIDED, the signs 
are not oriented to and not intended to be legible from an off-site street or other 
private property; FURTHER PROVIDING, that menu board and on-site 
directional signs shall not exceed thirty-two (32) square feet in area and eight (8) 
feet in height. (OrdV 1991-12-109) 
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G. 18.409.0S0 Specifications for Signs on HP-owned Property Controlled by Zoning 
District. 

1 All signs on HP-owned and -occupied property must conform to the design and 
installation specifications in this section, Graphics, Figures I through 14, illustrating the 
requirements follow this section. All signs in this section must also receive a sign permit 
from Clark County, 

2. Directional Signs (MD, DS1, DS2, DS3, DS4, and DS5) (Figures 12 through 25) 
a. Post finish. Primed and painted a matte polyurethane, acrylic enamel or acrylic 

lacquer finish to match Rodda #840 (4) Good Night, maximum gloss 15fl, smooth, 
free of scratches, gouges, bulges, foreign matter, or other imperfections 

b Minimum sign panel: Panel thickness 0-100", mounted with adhesive 3M VHB 
4950 double-sided foam tape to aluminum extruded frame Prime and paint matte 
polyurethane finish to match Rodda #905 (1) Pale Mist. Prime and paint entire 
frame and both sign panels. Paint finish to be smooth, free of scratches, foreign 
matter, or other imperfections. 
i) Graphics: 

a) Center all text and symbols vertically and horizontally, unless 
indicated otherwise. Place all text and symbols level and spaced 
for visual balance. 

b) Lettering and symbols shall be surface applied Black 3M 
Scotchlite reflective vinyl material, Series #580, or Black 3M 
Scotchcal vinyl material 2 millimeters thick, Series #3475. All 
lettering shall be executed in such a manner that all edges and 
comers of the letter forms are true, clean, correctly spaced, and 
photographically precise. All lettering and graphics must 
accurately reproduce the letter form. 

c) Type; For MD signs, Helvetica Medium, condensing to 80%, no 
letter spacing; for all other directional signs, Helvetica Medium, 
condensing to 83%, -30 letter spacing. 

ii) Directional signs must comply with the dimensions shown for each 
directional sign type in Figures 1 through 6. 

iii) Traffic Signs (TS1, TS2) 

a) Post finish: Primed and painted a matte polyurethane finish to 
match Rodda #840 (4) Good Night, maximum gloss 15*, 
smooth, free of scratches, gouges, bulges, foreign matter, or 
other imperfections. 

b) Aluminum sign panel: Panel thickness 0-100", mounted with 
adhesive 3M VHB 4950 double-sided foam tape to aluminum 
extruded frame. Prime and paint matte polyurethane finish to 
match Rodda #905 (1) Pal Mist. Prime and paint entire frame 
and both sign panels. Paint finish to be smooth, free of 
scratches, jforeign matter, or other imperfections, 

c) Graphics: 

(i) Center all text and symbols vertically and horizontally, 
unless indicated otherwise. Place all text and symbols 
level and spaced for visual balance. 
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(ii) Lettering and symbols shall be surface applied Black 
3M Scotchlite reflective vinyl material, Series #580, or 
Black 3M Scotchcal vinyl material, 2 millimeters thick, 
Series #3475, with the exception of Sign Type TS1. 
Lettering and symbols for Sign Type TSl shall be Ruby 
Red 3M Scotchlite reflective vinyl material, Series #580 
or #580-82. All lettering shall be executed in such a 
manner that all edges and corners of the letter forms are 
true, clean, correctly spaced, and photographically 
precise All lettering and graphics must accurately 
reproduce the letter form. 

d) Traffic signs must comply with the dimensions shown for traffic 
sign types In Figures 7 and 8. 

iv) Bay Door Signs (BD1) 

a) Sign panel: Panel thickness 1/16" aluminum. Prime and paint 
matte polyurethane finish to match color of building. Paint 
finish to be smooth, free of scratches, foreign matter, or other 
imperfections. 

b) Type: Helvetica Medium, condensing to 75%, -20 letter 
spacing. 

c) Bay door signs must comply with the dimensions shown for bay 
door signs in Figure 9, 

v) Wall Mounted Signs (SRI, SR2, SR3, WM) 

a) Aluminum sign panel: Panel thickness 1/16" aluminum. Prime 
and paint matte polyurethane finish to match color of building. 
Paint finish to be smooth, free of scratches, foreign matter, or 
other imperfections. 

b) Mounting: 12"x 12" plaque to be mounted with a # 1 Ox 1" zinc-
plated panhead Phillip's tapping screw into a plastic molly. One 
in each corner of sign. 12"x5'6" plaque to be mounted with a 
#10x1" zinc-plated panhead Phillips tapping screw. One in each 
corner, one top center, one bottom center. 

c) Graphics: 

(i) Center all text and symbols vertically and horizontally, 
unless indicated otherwise. Place all text and symbols 
level and spaced for visual balance. 

(ii) Lettering and symbols shall be surface applied black 2 
millimeters 3M vinyl material. All lettering shall be 
executed in such a manner that all edges and corners of 
the letter forms are true, clean, correctly space, and 
photographically precise. All lettering and graphics 
must accurately reproduce the letter form. Colors shall 
be consistent with highway standards. 

(iii) Type: Helvetica Medium, no condensing or letter 
spacing. 
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d) Wall mounted signs must comply with the dimensions shown 
for bay door signs in Figures 10 to 12. 

vi) All arrows should be Helvetica Medium, 3-1/2 inches high and 3-1/2 
inches wide, 

vii) Concrete for the bases of directional and traffic signs must comply with 
the following construction specifications: 

a) General 

(i) Summary: Work of this section includes concrete work 
associated with the traffic and informational signage at 
the Hewlett-Packard - VCD site. 

(ii) Quality Assurance: 

(a) Codes and Standards: 

(i) Comply with provisions of the 
following Codes, specifications and standards, 
except as otherwise shown or specified: 

(a) ACI 301 "Specifications for 
Structural Concrete for Buildings". 

(b) ACI 311 "Recommended 
Practice for Concrete Inspection". 

(c) ACI 318 "Building Code 
Requirements for Reinforced Concrete", 

(d) ACI 304 "Recommended 
Practice for Measuring, Mixing, 
Transporting and Placing Concrete", 

(ii) Comply with building Code 
requirements more stringent than the 
above. 

(b) Workmanship: 

(i) Set and Maintain Screeds^ Lines and 
Forms within the following Tolerance Limits: 

(a) Variations from grade + 1/8-
inch per foot, not cumulative; not to 
exceed lA inch in 10 feet. 

(ii) Contractor is responsible for correction 
of concrete work which does not conform to 
specified requirements* including strength, 
tolerances and finishes. Correct deficient 
concrete as directed by Architects. 

b) Products 

(i) Materials: 

(a) Materials for Concrete: 

(i) Portland Cement: Comply with ASTM 
C 150, type as required. 
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(ii) Aggregates: Comply with ASTM C 33, 

(iii) Water: Clean, free of oils, acids, 
organic matter 

(iv) Air-Entraining Admixture: Comply 
with ASTM C 260. 

(v) Water-Reducing Admixture: Comply 
with ASTM C 494. 

(b) Form Materials: 

(i) Unexposed Concrete Surfaces: Suitable 
material, dressed on at least two edges and one 
side for tight fit. 

(ii) Exposed Concrete Surfaces: Provide V* 
inch PS 1, Type I concrete form grade plywood, 
grade and type stamped, 

(ii) Mixes: 

(a) Ready-mixed Concrete: Comply with ASTM C 94, Mix 
Design Alternate No. 3; and in addition: 

(i) Minimum Cement Content per Cubic yard: 564 
pounds. 

(ii) Slump: 4 inch maximum (plus 0, minus 2-Vi 
inches). 

(iii) Use air-entraining admixture in horizontal 
concrete exposed to freezing and thawing, as 
recommended by the UBC for "Moderate Exposure", 

(iv) During hot weather, or under conditions 
contributing to rapid setting of concrete, a shorter 
mixing time than specified in ASTM C 94 may be 
required. When the air temperature is between 85°F and 
90°F, reduce the mixing and delivery time from l-'/z 
hours to 75 minutes, and when the air temperature is 
above 90°F, reduce the mixing and delivery time to 60 
minutes. 

(b) Compressive Strength: 

(i) 3,000 psi at 28 days. 

(ii) When less than 30 tests are available for 
establishing a Standard Deviation, provide 
"Modification Factor" of 1988 U.B.C. Table 26-A-I. 
When less than ten tests are available, design mixtures 
according to UBC paragraph 2604(d) 3 B or Table 26-
A-3. 
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c) Execution 

(i) Forming and Placing Concrete: 

(a) Formwork: Construct so concrete members and 
structures are of correct size, shape, alignment, elevation 
and position, complying with ACI 347. 

(i) Provide openings in formwork to accommodate 
work of other trades. Accurately place and securely 
support items built into forms. 

(ii) Clean and adjust forms prior to concrete 
placement. Apply form release agents or wet forms, as 
required. Retighten forms after concrete placement, if 
required to eliminate mortar leaks. 

(b) Surface Preparation: Remove loose material from the 
compacted sub-base surface immediately before placing 
concrete, 

(c) Installation of Embedded Items1 Set and build into the 
work anchorage device and other embedded items 
required for other work that is attached to or supported 
by cast-in-place concrete. Use setting diagrams, 
templates and instructions provided with embedded 
items for locating and setting them. 

(d) Concrete Placement: 

(i) Comply with ACI 304, placing concrete in a 
continuous operation within Planned joints or sections. 
Do not begin placement until work of other trades 
affecting concrete is completed, 

(ii) Consolidate placed concrete using mechanical 
vibrating equipment with hand rodding and tamping, so 
that concrete is worked around reinforcement and other 
embedded items and into all parts of forms. 

(iii) Protect concrete from physical damage or 
reduced strength due to weather extremes. In cold 
weather, comply with ACI 306. 

(iv) Hot Weather Placing: When hot weather 
conditions exist that would seriously impair the quality 
and strength of concrete, place concrete in compliance 
with ACI 305 and as specified below 

(a) Cool ingredients before mixing to 
maintain concrete temperature at time of 
placement below 75° F. Mixing water may be 
chilled, or chopped ice may be used to control 
the concrete temperature provided the water 
equivalent of the ice is calculated to the total 
amount of mixing, 

(b) Wet forms thoroughly before placing 
concrete. 
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(d) Do not use retarding admixtures unless 
otherwise accepted in mix designs. 

(ii) Concrete Finishes: 

(a) Exposed-to-View Surfaces: Provide a smooth finish. 
Remove fins and projections, patch defective areas with cement 
grout, and rub smooth. Minimum sequence for finish on 
exposed-to-view surfaces: 

(ii) Curing: 

(a) Provide protections as required to prevent damage to 
exposed concrete surfaces, 

3. Specifications for Signs on Property Leased from HP. 

All signs on property owned by HP, but leased to another occupant, should strive to 
make the signage consistent with, but not identical to, HP signage. All signs to be 
installed on property leased from HP must be approved by both Clark County and HP. 
Refer to Section G., Specifications for Signs on HP-owned Property, for a description of 
the HP sign approval process. At its discretion, HP may elect to include sign 
specifications in lease agreements. Refer to Clark County Code, Chapter 18.409.025 
(B), (C) and (D) for a description of the Clark County sign permit process. 

4. Specifications for Signs on Non-HP Property. 

All signs that are not on HP-owned property must be approved by both Clark County and 
HP. Refer to Section G, Specifications for Signs on HP-owned Property, for a 
description of the HP sign approval process. At its discretion, HP may elect to include 
sign specifications in covenant agreements with purchasers of HP property. Refer to 
Clark County Code, Chapter 18.409.025 (B), (C) and (D) for a description of the Clark 
County sign permit process. 

5. Zoning Districts 

In addition to the signs enumerated in Section 18.409.040, the following signs are 
permitted by zoning districts. Other types of signs are strictly prohibited unless 
authorized by another section or not covered by the scope of this chapter. 

6- On-Premises Freestanding Signs: 

a. Allowable Area: One (1) square foot per lineal foot of street frontage of the 
premises up to a maximum of two hundred fifty (250) square feet; PROVIDED, 
that a premises with less than thirty-two (32) feet of linear street frontage shall 
be allowed a maximum of thirty-two (32) square foot sign. 

b. Number of Signs: One (1) sign per street frontage. 

c. Height of Sign: Maximum twenty-five (25) feet. 

7, On-Premises Fascia and Projecting Signs: 

a. Allowable Area: One (1) square foot per linear foot of building, as measured 
horizontally along a side building elevation, up to a maximum of two hundred 
fifty (250) square feet per sign, PROVIDED, that a building elevation with less 
than thirty-two (32) feet of horizontal length shall be allowed a maximum thirty-
two (32) square foot sign. 

b. Projecting Signs: Projecting signs shall not project horizontally more than eight 
(8) feet from the wall of a building and shall not project vertically more than six 
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(6) inches above the eave or parapet and shall not project over a roof or canopy; 
further, projecting signs shall be prohibited within the front yard setback and 
shall be a minimum of eight (8) feet above grade.; 

8. Business or Industrial Complex Signs (Freestanding Signs). 

a. Allowable Area: 1,5 square feet per lineal foot of street frontage of the premises 
up to a maximum of three hundred fifty (350) square feet for each sign, 
PROVIDED, that a premises with less than forty-three (43) feet of lineal street 
frontage shall be allowed to a maximum sixty-four (64) square foot sign. 

b. Height of Sign: Maximum thirty (30) feet. 

c. Number of Signs: One per street frontage. An additional sign is allowed if any 
single frontage exceeds six hundred sixty (660) feet, PROVIDING, a minimum 
spacing of five hundred (500) feet is maintained between freestanding signs. 
Total square footage of all signs must fall within allowable area.; 

9. Allowable Combination of Sign Types: 

a. On any premises, only these combinations are allowable: 

i) On-premises fascia signs, projecting signs and a freestanding sign, 

ii) On-premises fascia signs, projecting and business or industrial complex 
sign(s). 

b. Electronic Message Center: If an electronic message center is proposed with 
any of the sign types, the area of the electronic message center shall not exceed 
fifty percent (50%) of the area of the sign; PROVIDED, the area limitation shall 
not apply if the sign is solely limited to time and temperature information, 

c. Temporary Signs: A permit for temporary sign(s) and/or banners) for a grand 
opening or other special event may be approved by Clark County (CCC 
18.409.050(C)(6)). 

d. Light Manufacturing: ML; Industrial Park: MP; Heavy Manufacturing: MH. 

i) On-Premises Freestanding Signs: Same as Section 18.409.050 (C-l); 

ii) On-Premises Fascia and Projecting Signs: Same as Section 18.409.050 
(C-2); 

*' iii) Industrial Complex Signs (Freestanding Signs): Same as Section 

18.409.050 (C-3); 

e. Allowable Combinations of Sign Types: 

i) On any street frontage, only the following combinations are allowed; 

(a) On-premises fascia, projecting and freestanding signs, 

(b) On-premises fascia, projecting and industrial complex signs; 

(c) Electronic Message Center: Same as Section I8.409.050(C-5); 
(d) Portable or Temporary Signs: Same as Section 18.409.050(C-

6); and, 

(e) Real Estate Signs: Same as Section 18.409.050(C-7). 

f. Agricultural: AG; Forest: FR; Rural Farm: RF; Rural Estate: RE; Rural 
Residential: RR; Suburban: RS. 
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i) Agricultural Signs. For the purpose of advertising handicraft and farm 
products produced on the premises, one sign for each six hundred sixty 
(660) feet of road frontage is permitted on any one (1) property under 
the same ownership. Each such sign shall not exceed thirty-two (32) 
square feet in area. The maximum height shall be twenty (20) feet. 

ii) Home Occupation and Home Businesses, Signs identifying home 
occupations and home businesses shall be limited to two (2) square feet 
and shall be unlighted. The maximum height shall be eight (8) feet. 

in) Conditional Use Permit. For conditional uses such as churches, private 
recreational facilities, veterinary clinics, etc, shall be the same as 
subsection 18.409.050(B) above. 

g. Real Estate Signs, Same as subdivision 18,409.050(A-3) above. (Ord. 1991-12-
109) 

H. 1S.409.0S5 Special Sign Control Districts. 

1. Purpose. There are areas within the county in which the character is formed by a general 
concept or major development focus, such as a regional shopping center, a major employer, a 
major transportation corridor, or a commercial core area- The following restrictions are 
established for application within special sign control districts to provide a unified approach 
to signs and/or the enhancement of a development concept for a specific geographic area in 
the county. 

2. District Regulations. The following regulations are in addition to the underlying zone 
requirements- Where conflicts arise between the underlying zoning district standards and the 
special district standards, the stricter of the two requirements shall apply: 

a. Vancouver Mall Special District, 

i). Type. 

a) All freestanding signs shall be the monument type, 

b) Projecting signs shall not project more than three (3) feet 
horizontally from the wall of a building; 

ii) Height. Freestanding signs shall not exceed twelve (12) feet in height, 
except that a business complex sign may be increased in height by two 
(2) feet per business, PROVIDING, the total height of the sign does not 
exceed twenty (20) feet, 

b. Mill Plan Transportation Corridor (TC) Combining District. 

") Type. 

a) All freestanding signs shall be of the monument type, 

b) Setback, Freestanding signs shall not exceed five (5) feet in 
height within twenty (20) feet o fa public or private right-of-
way, as measured from the finish grade or top of berm; 

ii) Height. Freestanding signs shall not exceed twenty (20) feet in height, 
except complex signs shall not exceed twenty-five (25) feet in height, 
(Ord. 1991-12-109) 

The JD White Company, Inc. Page 55 January 1998 



' ^ P Hewlett-Packard Company Master^Qb, Hewlett-Packard Company Master^Mkn Development Standards 

I. 1S.4Q9.060 Limited Access Highway-Restricted Advertising. 

The provisions of this section shall be applicable to all land adjoining or adjacent to Interstate 5 (1-5) and 
Interstate 205 (1-205) and within three hundred (300) feet of the edge of the right-of-way, and within 
commercial, industrial or business park zoning districts. 

1. Restrictions. 

a. No sign or sign structure, or portion thereof, shall exceed a height of fifty (50) 
feet; 

b. The erection or remodeling of signs directed at limited access highways shall be 
approved by the Planning Director, only after consideration has been given to 
the location, size, and orientation of such signs, as provided for in this section; 

c. The sign shall be designed to be viewed by a person of normal vision acuity 
traveling on 1-5 or 1-205; 

d. Signs either attached to buildings or freestanding structures shall only contain 
advertising display specifically and directly related to products produced, sold, 

r4) used, or otherwise handled, or services rendered on the real property; 

e. Not more than one (1) limited access highway advertising sign shall be located 
on the premises. The total number of signs allowed on the premises shall not 
exceed the district standards of Section 18.409.050; 

f. The area of the sign shall comply with the standards of the district in which it is 
located. 

2. Conformance to State Law. Nothing in this section shall be construed to permit the 
erection of signs which are prohibited by state law or any amendments thereto. (Ord. 
199.12.109) 

J. 18,409.070 Nonconforming Signs, 

Nonconforming signs shall be subject to the conditions set forth below: 

1. A nonconforming sign or sign structure shall not be altered or enlarged in any manner 
unless such alteration or enlargement would bring the sign into conformity with the signs 
permitted in the zoning district in which it is located, PROVIDED, the restriction against 
alteration does not apply to copy or panel changes where the sign area and shape is 
maintained. 

2."^ Any nonconforming sign or sign structure may be maintained with ordinary care. 
• ? 

3. All nonconforming temporary signs, portable signs, flags, pendants and banners shall be 

removed by March 31, 1992. (Ord. 1991-12-109) 

K. 1S.409-0S0 Mobile Home Park Signs. 

Mobile home park signs shall be permitted as follows: 
1. Identification signs advertising mobile home park, PROVIDED, that such signs shall 

have a maximum area of thirty-two (32) square feet and no m ore than one sign allowed 
per street frontage; 

2. . Only nonilluminated and indirectly illuminated signs shall be permitted in multifamily 
Al, A2, AR, FR, RF, RE, RR, and RS Zones. No flashing or intermittent illumination 
shall be permitted; 

3. No sign or sign structure shall exceed fifteen (15) feet in height; 
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4, Signs over five (5) feet in height shall conform to the minimum setback designated for 
structures in that zone; 

5, Incidental signs for the information and convenience of tenants and the public relative to 
parking, traffic movement, office, restrooms, etc., are allowed, PROVIDING, such signs 
do not exceed four (4) square feet in area, and PROVIDING, name plates do not exceed 
eight by twelve (8x12) inches in area; 

6, One (1) sign advertising the sale of each mobile home located on a mobile home lot. 
(Ord. 1991-12-109) 

L. 18.409,090 Signs Facing Residential Districts. 

No sign advertisings business which is not conducted on the premises or a commodity or service which 
is not the preliminary product of sale or services on the premises, shall face or be oriented toward any 
adjoining or abutting residential district within two hundred (200) feet of the premises on which the sign 
is to be placed. (Ord. 1991-12-109) 

M. 18.409.095 Sign Placement / Solar Access. 

The applicant shall certify that placement of the proposed sign will not impact the availability of direct 
sunlight to an existing solar energy system, which, by the determination of the Planning Director, 
contributes substantially to the space and/or water-heating requirements of a building. (Ord. 1991-12-
109) 

N. 18-409.100 On-Site Interference. 

The location and structural design of freestanding signs shall be such as to not interfere with the safe and 
efficient use of off-street parking and loading areas, including aisle-ways and access driveways. 

O. 18.409.110 Lighted Signs as Nuisances. 

Illuminated signs shall be placed so as not to be a nuisance to any residents or future residents of 
adjacent residentially zoned property within two hundred (200) feet of the sign. A nuisance shall be 
defined as flashing lights or lights of such intensity which may interfere with the residents1 peaceful 
occupancy of their home. As part of a sign permit or site Plan review process, the Planning Manager 
may require signs to be screened, shielded, relocated, or the lighting adjusted, or other measures to 
mitigate a potential interference with adjoining residentially zoned property. (Ord. 1991-12-109) 

P. 18.409.120 Enforcement. 

Upon presentation of proper credentials, the Planning Manager or his duly authorized representative may 
enter at reasonable times a building or structure, or upon any premises in Clark County, to perform any 
duty imposed upon him by this chapter. He may inspect or reinspect all signs at his discretion. (Ord, 
1991-12-109) 

Q. 18.409.130 Removal of Signs in Violation of this chapter Master Plan. 

If the Clark County Planning Manager or his duly authorized representative finds that any advertising 
sign is erected or maintained in violation of the prior sign regulations herein, or is erected or maintained 
in violation of the provisions of this chapter Master Plan, he shall may send a notice and order, pursuant 
to Title 32 of the Clark County Code, to the owner of the advertising sign and/or the owner of the 
building or premises to bring it into compliance, or to remove it within ten working days; PROVIDED, 
that signs which are deemed to be a health and safety hazard shall be required to be removed 
immediately. Unless the notice and order is appealed at the expiration of required notice periods, the 
Planning Manager or his duly authorized representative may institute appropriate action or proceedings 
to prevent, restrain, correct, or abate the violation, including fines and enforcement pursuant to Title 32 
ofthe Clark County Code. (Ord. 199142-109) 
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R. 18.409.140 Maintenance and Appearance of Signs. 

All advertising signs, together with all of their supports, braces, guys and anchors, shall be kept in good 
repair and maintained in a safe condition. All advertising signs and the sites upon which they are located 
shall be maintained in a neat, clear, and attractive condition, and advertising signs shall be kept free from 
excessive rust, corrosion, peeling paint, or other surface deterioration. The display surface of all outdoor 
advertising structures shall be kept neatly painted or posted. (Ord. 1191-12-109) 

S. lS.409.15hO Abandoned Signs. 

Except as provided in this chapter, any person who owns or leases a sign shall remove such sign when 
either the function has discontinued or business it advertises has discontinued on the premises on which 
the sign is located; or when the sign is no longer properly repaired or maintained as required by this 
chapter. (Ord. 1991-12-109) 
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