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LAND USE ELEMENT


Introduction & Background


This Ilwaco Urban Growth Area encompasses about 1,700 acres in the southwest part of Pacific County, including the City of Ilwaco and the surrounding unincorporated Urban Growth Area (Exhibit 2.1). The Land Use Element is one of six mandatory elements comprising the Ilwaco Comprehensive Plan.


RCW 36.70A.070 describes the six mandatory elements of a comprehensive plan under the Growth Management Act.  The statute indicates that the plan consist of maps, objectives, principles, and standards.  The first mandatory comprehensive plan element described in the statute is Land Use:


 “A land use element designating the proposed general distribution and general location and extent of the uses of land, where appropriate, for agriculture, timber production, housing, commerce, industry, recreation, open spaces, public utilities, public facilities, and other land uses.  The land use element shall include population densities, building intensities, and estimates of future population growth.  The land use element shall provide for protection of the quality and quantity of ground water used for public water supplies.  Where applicable, the land use element shall review drainage, flooding, and storm water runoff in the area and in nearby jurisdictions and provide guidance for corrective actions to mitigate or cleanse those discharges that pollute waters of the state.”


The Ilwaco Comprehensive Plan Land Use Element provides these components for the Ilwaco Planning Area. This element includes: 1) an analysis of population trends and methodology for developing a population estimate for the year 2015; 2) a physical description of the urban growth area, including a discussion of sensitive areas; 3) existing land use inventory information and capacity analysis; 4) establishment of the urban growth area; and 5) designation of future land uses.





�
Exhibit 2.1 - Urban Growth Area map (boundaries only)


�
Population Trends


Population Growth


Ilwaco was founded in 1848 and incorporated in 1890. The population of Ilwaco grew to over 1,000 by 1920.  In the late 1920’s, the population began a continuous decline which culminated in 1970 with a population of 506. A gradual population increase followed, which combined with the 1984 annexation of the Baker Bay area (population 113), resulted in the April 1, 1985 census population of 695.  Ilwaco's population began to grow steadily for the next nine years at a rate of approximately 2.0% per year (Exhibit 2.2). Since 1992, the population has vacillated between 870 and 890 persons. 





Exhibit 2.2:  Population Trends�
�
�
1960�
1970�
1980�
1990�
�
City of Ilwaco�
518�
506�
604�
838�
�
Pacific County�
14,674�
15,796�
17,237�
18,882�
�
	Source:  U.S. Bureau of the Census, Census of Population, Washington


Population Forecasts


The Office of Financial Management (OFM) has developed population projections for Pacific County, which are displayed in Exhibit 2.3. The County has not officially allocated these projections to the various cities in Pacific County and therefore, another method must be utilized to develop accurate population projections for the City of Ilwaco consistent with the OFM County population projections.


A linear regression method was utilized to develop population projections for the City of Ilwaco. This method assumes population will continue to grow in a linear trend. The base data for this trend was for the years 1980 to 1995. The resulting projected growth rate for the City of Ilwaco is approximately 2.0% per year for the next twenty years (Exhibit 2.4).





Exhibit 2.3:  Population Projections�
�
�
1995�
2000�
2005�
2010�
2015�
�
City of Ilwaco�
875�
1,047�
1,167�
1,286�
1,406�
�
Pacific County*�
20,799�
21,992�
23,640�
24,915�
26,729�
�
   *Source: OFM Washington State County Population Projections, 1995 (Pacific County)


The City’s share of the County’s population growth is approximately 4-5% for the next twenty years. Historically the City has accommodated approximately 3.5% of the County’s growth in population. As the City annexes unincorporated land within the Urban Growth Area, the City will constitute a larger percentage of the County population.


�
Exhibit 2.4:  Population projection chart


�


Physical Description


The City of Ilwaco is located in Pacific County on the southern end of the Long Beach Peninsula (Exhibit 1.1). The Peninsula, extending approximately 23 miles north of the City of Ilwaco, boasts to be the longest sandpit peninsula along the Pacific Coast of the contiguous United States. The City is near the mouth of the Columbia River, adjacent to Baker Bay. Ilwaco is approximately 45 miles from the county seat of South Bend, and is approximately 120 miles and 200 miles from the urban centers of Portland and Seattle, respectively. 


Fort Canby State Park is just a few miles southwest of the City.  The park contains more than 2,000 acres of land in an area stretching from just north of North Head at Beard’s Hollow to Cape Disappointment, the southernmost point of Washington.  The Washington State Parks and Recreation Commission manages overnight facilities for tent camping and hook-up sites for recreational vehicles at the Fort Canby State Park.  The agency also plans to build a new state park at Beard’s Hollow.  From Fort Canby State Park, one can hike a short steep trail to Cape Disappointment Lighthouse or a long gentle trail to North Head Lighthouse.  The Lewis and Clark Intrepretive Center is also located at Fort Canby State Park.


The main portion of the City of Ilwaco is generally flat. The elevation of the main part of the City is approximately 11 feet. The outlying areas of the City encompass somewhat hilly terrain ranging from 125 feet on the eastern part of the City to 250 feet in the western portion. 


The climate in the area is classified as the Marine West Coast type. It is characterized by cool, dry summers and moderate winters, accompanied by considerable rainfall. The majority of the 80 inches annual average rainfall occurs during October to April.  Temperatures are moderate in winter, 4°-50° F, and warm during July and August, 70°-80° F.


Sensitive Areas


Sensitive areas may include wetlands, aquifer recharge areas, frequently flooded areas, geologically hazardous areas, and fish and wildlife habitat conservation areas. The Ilwaco region is composed of a unique diversity of sensitive areas, ranging from deep water marine areas to upland forests. These areas provide support for a wide variety of plants, fish and wildlife species. Other functions include protection of water quality, flood control protection, and the preservation of biological diversity. 


Wetlands


Wetlands are defined as those areas “that are inundated or saturated by surface water or ground water at a frequency and duration sufficient to support, and under normal circumstances do support a prevalence of vegetation typically adapted for life in saturated soil conditions.” Wetlands generally include swamps, marshes, bogs, and similar areas.


Wetlands in Pacific County are described in eight broad categories, tidal-salt marsh, tidal-surge floodplain, diked tidelands, scrub-shrub, forested, cranberry wetlands, interdunal, and converted. Exhibit 2.5 illustrates the wetlands identified by the Priority Habitat and Species Program within the Washington State Department of Fish and Wildlife. The Baker Bay areas is characterized by large tracts of tidal-salt marsh wetlands. The area directly north of Ilwaco is predominately cranberry wetlands. Areas of forested and scrub-shrub wetlands are found both east and west of Ilwaco. 


Frequently Flooded Areas


Frequently flooded areas are those lands inundated by a flood which could be expected to occur on the average of once every 100 years. The 100-year floodplain boundaries are shown in Exhibit 2.6 in accordance with the Federal Management Agency (FEMA). The boundaries of the 100-year floodplain exist at an elevation of approximately 10 feet. Areas within the 100-year floodplain include the entire port region, much of the southern portion of the City, as well as areas directly adjacent to Baker Bay. 


Geologically Hazardous Areas


Geologically hazardous areas are areas that because of their susceptibility to erosion, sliding, earthquake, or other geological events are not suited to siting commercial, residential, or industrial development consistent with public health or safety concerns. Typically, landslide hazards in Ilwaco and the surrounding area are associated with acts of road construction. Landslides are frequent during times of heavy inundation when steep slopes are undercut for roadways. Landslides have been documented along the Fort Canby Road. The hilly portions of the City of Ilwaco contain steep slopes which are prone to erosion and landslides (Exhibit 2.7).


Vegetation


Vegetation in the Ilwaco area consists of forest understory, typified by dense growths of salal and ferns, salmonberry, elderberry, Devil’s club, and skunk cabbage in the lowlands. Forested areas are populated by Douglas fir, red cedar, western hemlock, Sitka spruce, broadleaf maple and red alder. The Baker Bay region is characterized by mostly low brackish water marshes dominated by Lyngby’s sedge and sparse distributions of eelgrass.


Endangered Species


Several endangered and threatened species of wildlife are found in and around Baker Bay, south of Ilwaco. Bald eagles and Great blue heron are the most notable of the sensitive species in the area. Bald eagles are found throughout the estuary in low numbers. They are found primarily near nesting sites in Grays Bay, Karlson Island, and Quinns Island, with a few sighted in Baker Bay. Great blue heron utilize Baker Bay estuary as a feeding ground. The blue heron are found throughout the estuary in all seasons. The great blue heron is considered a “priority” species by the Washington State Department of Fish and Wildlife with “state monitored” status.


Fish and Wildlife Habitat Conservation Areas


Fish and wildlife habitat conservation areas include: priority habitat; shellfish areas; kelp; eelgrass beds; herring and smelt spawning area; naturally occurring ponds under twenty acres and their submerged aquatic beds that provide fish or wildlife habitat; waters of the state; lakes, ponds, streams, and rivers planted with game fish by a governmental or tribal entity; and state natural  area preserves and natural resource conservation areas.


The northern edge of Baker Bay contains sparse distribution of eelgrass beds. Eelgrass beds provides habitat for many organisms including fish, and crustacean prey items for fish including juvenile salmon. Eelgrass can also serve as a substrate for spawning herring. Eelgrass beds and other underwater vegetation also provide high rates of photosynthetic food productions.





�
<Exhibit 2.5 - wetland map>


�
<Exhibit 2.6 - floodplain map>


�
<Exhibit 2.7 - topographic map>


�
Land Use Inventory and Analysis


During the month of May 1997, Bucher, Willis & Ratliff Corporation performed a windshield survey of existing land use in the City of Ilwaco and its unincorporated urban growth area. The staff traveled each street within the urban growth area and the land use of each parcel was recorded. The acreage of each type of land use were determined by utilizing a digital planimeter on the county assessor maps. This information is summarized by acreage in Exhibit 2.8 and displayed graphically in Exhibit 2.9.





Exhibit 2.8:   Existing Land Use�
�
�
Incorporated�
Unincorporated�
Total UGA�
�
�
Acres�
%�
Acres�
%�
Acres�
%�
�
Single-family�
98�
12%�
25�
2%�
123�
6%�
�
Mobile Home�
6�
1%�
1�
0%�
7�
0%�
�
Multi-family�
4�
0%�
0�
0%�
4�
0%�
�
Resort RV�
25�
3%�
0�
0%�
25�
1%�
�
Commercial�
16�
2%�
2�
0%�
18�
1%�
�
Industrial�
18�
2%�
37�
3%�
55�
3%�
�
Public�
30�
4%�
23�
2%�
53�
3%�
�
Park�
67�
8%�
0�
0%�
67�
3%�
�
Vacant�
378�
46%�
959�
76%�
1,347�
64%�
�
Right-of-Way*�
186�
22%�
209�
17%�
395�
19%�
�
Total�
828�
100%�
1,256�
100%�
2,084�
100%�
�



Land Use Description


The City of Ilwaco has a relatively compact, older downtown core surrounded by a larger low-density residential and mixed-use area. Directly south of the downtown area is the Ilwaco harbor. Existing development includes a seafood cannery, an 800-slip marina, a ship repair facility, restaurants, retail and services. The City limits extend east to the Vandalia area and west to the Sahalee subdivision, which are primarily developed with single-family homes. Black Lake, just east of Highway 100, provides substantial park land to Ilwaco citizens. The City limits also extend to the west, north of Road 100, to include a substantial amount of vacant land as well as an RV resort.


The unincorporated urban growth area is the area that lies directly outside the city limits, but within the Urban Growth Area (UGA) boundary. The unincorporated UGA is anticipated to be annexed to the City within the 20-year planning horizon. The unincorporated UGA consists primarily of vacant land. However, low density single-family residential development is found scattered throughout the unincorporated urban growth area, particularly north of Vandalia. Industrial development, primarily storage facilities, are located west of downtown on North Head Road (Road 100). The airport is also within the unincorporated urban growth area, adjacent to the eastern city limits.





�
< Exhibit 2.9 - Existing Land Use map>


�
Residential Uses


The City of Ilwaco is dominated by a single-family residential pattern. The most compact residential area is within the older portion of Ilwaco. The residential density within this area is approximately 8 units per acre. The newer developments, such as the Vandalia area and the Sahalee subdivision, are less dense at approximately 4 to 6 units per acre. Other single-family homes are scattered along Highway 101 towards Vandalia. Multi-family residential development is scarce, primarily located along Spruce Street and North First Street.


Commercial Uses


The commercial uses within Ilwaco are generally concentrated within the downtown core and the waterfront area. Commercial uses include retail activities, services, offices, dining establishments, and lodging. These types of uses within Ilwaco include, but are not limited to, the bank, grocery store, variety store, restaurants, motels, and bed-and-breakfast establishments.


Industrial Uses


The majority of the industrial uses are located by the Ilwaco waterfront. These industrial uses include the boat repair yard, fish processing facilities, fuel-related activities (Unocal), and other repair and storage facilities. Other industrial uses, including repair facilities, are located along Road 100 (North Head Road) just west of First Street. The airport is located just south of the Vandalia development adjacent to Baker Bay.


Public Uses


The downtown area includes the City’s Heritage Museum which received a State award for excellence in 1991. The Peninsula’s high school is located near the northern city limits of Ilwaco just east of Highway 101. The Ocean Beach Hospital is also located in Ilwaco on Highway 101, along with the Ocean Beach Medical Clinic.  The library is located adjacent to the hospital as is the Public Utility District No. 2 office. Churches in Ilwaco are also considered public uses.


Park and Recreation Facilities


At the end of Spruce Street is the City Park with a playground, day-use picnic facilities, tennis court, basketball court and a grass field.  Ilwaco’s newest attraction is a park around Black Lake, just north of town on the highway to Seaview. The Black Lake park will eventually include trails and picnic facilities.


Urban Growth Area Determination


The Growth Management Act defines an Urban Growth Area as those areas designated by a county pursuant to RCW 36.70A.110.  This section of the statute requires that Urban Growth Areas be designated for each city.  The Urban Growth Area may include land outside of the city limits only if it is already characterized by urban growth or adjacent to land characterized by urban growth. Ilwaco's Urban Growth Area should be sufficiently large to accommodate its share of the projected population growth in the County during the next 20 years.


Exhibit 2.10 shows the preliminary calculations for land need in Ilwaco through the year 2015.  Given the community’s rural location and lifestyle, densities within the existing City limits were utilized, with the accepted population forecasts, to determine land needs.  It is estimated that there are currently 875 residents within Ilwaco’s corporate boundaries and another 66 people within the unincorporated urban area immediately around Ilwaco. Utilizing these populations as the base, forecasts of population for Ilwaco were calculated (see Exhibit 2.3 for city forecasts), which added another 571 people within the planning area through the 20-year planning period (531 from the City’s population and 40 from the unincorporated urban growth area).  Exhibit 2.10, then, shows the forecast of land need, utilizing current city densities, for the planning period, based upon population growth.


As Exhibit 2.10 indicates, Ilwaco will need a total of 367 acres of developable land by the year 2015.  With only limited redevelopment opportunity and an estimated 30% of the current vacant land undevelopable (based upon field observation and interpretation of critical area maps), the vacant land within the city limits does not provide adequate development potential for the planning period. In order to meet the projected land use needs, the City has identified two unincorporated areas to include within its immediate urban growth boundary and one large area to be designated as urban reserve, with development anticipated as a Planned Resort.





Exhibit 2.10: Land Use Needs�
�
�
�
ACRES�
�
POPULATION/ACRE�
�
FORECAST OF DEMAND*�
�
�
CATEGORY�
CITY�
UNINCORP�
TOTAL�
875 (City)�
66**(Unincorp)�
531(City)�
40*** (Unincorp)�
�
Single-family�
98�
25�
123�
0.11�
0.38�
74�
6�
�
Mobile Home�
6�
1�
7�
0.01�
0.02�
5�
0�
�
Multi-family�
4�
0�
4�
0.00�
0.00�
3�
0�
�
Resort RV�
25�
0�
25�
0.03�
0.00�
19�
1�
�
Commercial�
16�
2�
18�
0.02�
0.03�
12�
1�
�
Industrial�
18�
37�
55�
0.02�
0.56�
14�
1�
�
Public�
30�
23�
53�
0.03�
0.35�
23�
2�
�
Park �
67�
0�
67�
0.08�
0.00�
51�
4�
�
Vacant�
378�
959�
1337�
0.43�
14.53�
�
�
�
Right-of-way*�
186�
209�
395�
0.21�
3.17�
141�
11�
�
Total�
828�
1,256�
2,084�
0.95�
19.04�
341�
26�
�
* Includes 25% market factor.


**  Estimated 33 household at 2.0 persons per household.


*** Utilizes City density to achieve GMA urban standards.


The two primary areas within Ilwaco’s urban growth boundary include limited lands along U.S. Highway 101 to the east where Ilwaco already has utility extensions - to be developed with residential large lots in a fashion sensitive to the environmental issues associated with steep slopes and wetlands along this corridor.  With the development and annexation of Vandalia, this area is already characterized by urban development and should be incorporated in the twenty year vision of Ilwaco. The second area is a broad flat plain immediately south of Seaview and along U.S. Highway 101 to the north of Ilwaco.  The purpose of this area is to provide a recognizable buffer between the city of Ilwaco and the unincorporated area of Seaview, in a fashion consistent with the Growth Management Act RCW 36.70A.110. The current intent for this area would be continued single-family development on existing parcels, with no further subdivision, due to the prevalence of wetlands in this area. 


Finally, the large area to the west of Ilwaco (commonly known as Columbia Highlands) is designated as Urban Reserve, and has been proposed as a destination resort/retirement center.  It is a long-term goal of the City of Ilwaco to encourage the ultimate development of this area as proposed and incorporate the development into the City, with Ilwaco providing much of the urban services after development. Until a comprehensive approach to this project is proposed, the intent is to keep this area largely undeveloped in the Urban Reserve category. 


Limiting Factors To Development


Factors that currently, or may in the future, limit land development in Ilwaco and its Urban Growth Area include water supply and treatment; wastewater treatment and disposal; topography; wetlands; and market forces.  These are discussed in the following paragraphs.


The City's water and wastewater system are being upgraded to meet the needs of the city within the next twenty years. The entire Urban Growth Area, however is not included within the study area of the Water System Plan and Wastewater System Plan. These facility needs are examined in more detail in Ilwaco's Capital Facilities Element.  For purposes of the Land Use Element, it is sufficient to note that these facilities plans will need to be updated as major development is proposed in the unincorporated Urban Growth Area.


Wetlands, particularly in the UGA outside of the City, limit development because of state, federal and local regulations protecting wetlands, and because of the poor load-bearing capacity of wetland soils.  Limited or no commercial, residential or industrial development is planned for wetland areas.  However, there are opportunities for recreational use of wetlands that make these areas valuable.


Likewise, steep slopes limit development densities.  The cost of development in hilly areas is generally greater than development costs on flat sites.  Lower density residential development is generally planned for these areas.


Market forces affecting development in Ilwaco are almost entirely beyond the City's or County's control.  The City can help provide a favorable climate for new development, but market conditions must also be favorable before development will occur in Ilwaco or anywhere else.  Growth in Ilwaco will probably not come steadily during the next twenty years, but rather in short bursts of development activity followed by periods of relative inactivity.


Growth management regulations will be needed to assure that development-related costs, especially public facility costs, are fairly allocated; and new developments, especially large-scale developments, are well-integrated into the community.


Future Land Use


Future land use designations indicate the preferred use of lands within a particular area. In the future, land use designations will be assigned to the Urban Reserve area, as facility planning is conducted. The future land use designations are described below and the acreage within these categories are presented in Exhibit 2.11. These acreages represent gross area. As noted previously, development may be limited or restricted due to the existence of critical areas. 


The future land use map (Exhibit 2.12) shows the proposed general distribution and location of various land uses anticipated within the next twenty year planning period. Zoning of property within the urban growth area for new development is required by the Growth Management Act to be consistent with the land uses recommended on the future land use map. 


The future land use map is a generalized proposal for where development is expected to occur, and is not the official zoning map for the City. The future land use map acts as a guide to evaluate development proposals for consistency with the Plan, along with applicable goals and policies.  The City of Ilwaco zoning map, not the future land use map, will be the basis for land use project permit decisions.





Exhibit 2.11:   Future Land Use�
�
�
Acres�
�
Single-family�
1,019�
�
Multi-family�
53�
�
Resort Residential�
92�
�
Commercial�
172�
�
Industrial�
71�
�
Park�
67�
�
Urban Reserve�
610�
�
Total�
2,084�
�
Residential


Approximately 1,019 acres of land in the total urban growth area are designated for residential development.  Parts of this area are unbuildable due to wetlands, topographic constraints, and other factors, as explained above. Additional roads and other public facilities will further reduce the actual buildable land for residential development. 


This designation is divided into two subcategories: Low Density Residential and High Density Residential. The Low Density Residential designation is intended to provide for low density, single-family development at densities between approximately four and eight units per acre. The High Density Residential designation provides for higher density development, including duplexes and multi-family developments, at densities potentially greater than eight units per acre.


Those areas within the city limits currently zoned for single-family residential (R-1) and single-family residential/manufactured home development (R-1S) is designated Low Density Residential in the Comprehensive Plan. Those incorporated areas currently zoned for multi-family development (R-2) are designated High Density Residential in the Comprehensive Plan. 


The unincorporated areas to the east and adjacent to Vandalia are designated Low Density Residential due to the limits imposed on development by the presence of wetlands. Likewise, the area north of the city limits of Ilwaco towards Seaview is designated Low Density Residential due to the presence of wetlands and limited development capacity. The resulting overall density in these areas should be relatively low.


Resort


Approximately 92 acres are designated Resort Residential within the Comprehensive Plan. This designation allows for the promotion of the recreation and tourism industries, blending residential and commercial uses consistent with these industries.


The incorporated area east of Willows Road is designated Resort Residential within the Comprehensive Plan. This designation will allow for the expansion of the existing resort or other similar opportunities to serve the increasing number of visitors to the Peninsula.


Commercial


About 172 acres of commercial land are designated in the unincorporated urban growth area. Those areas currently zoned for commercial development within the city limits are designated Commercial within the Comprehensive Plan. This relatively small area is consistent with the City's desire to retain its compact downtown core commercial area.


Industrial


A total of approximately 71 acres is designated Industrial in the Comprehensive Plan. Marine-related industrial lands near the waterfront, as well as the Port of Ilwaco Airport, are included within this designation. Land in the City's Marine Industrial District near the waterfront as well as land in the unincorporated urban growth area at the Port of Ilwaco Airport is designated Industrial in the Comprehensive Plan.


Park


The two major parks within the City of Ilwaco are designated Park in the Comprehensive Plan. The City Park at the end of Spruce Street and the new park around Black Lake are included within this designation, totaling 67 acres.


Urban Reserve


The unincorporated urban growth area west of the City limits has been designated Urban Reserve which provides phased, future development to the City of Ilwaco. Identification of the area need for future urban development provides some certainty to the public and land owners regarding the future land use of this area. Costs to the public can be minimized through sound planning in advance of specific development proposals. Infrastructure costs can be better understood through advance planning of this area. 


The Urban Reserve area has been included within the Urban Growth Area to accommodate future development as services become available. This area is not within a service area at this time nor addressed in the six-year Capital Facility Plan or associated facilities plans. Land use planning should address this area, so that the area will not be precluded from urban level development in the future. Approximately 610 acres are designated Urban Reserve in the comprehensive plan.


�
Exhibit 2.12 - Future Land Use Map


�
Goals


Urban Growth:  Encourage development in urban areas where adequate public facilities and services exist or can be provided in an efficient manner. (GMA)


Reduce Sprawl:  Reduce the inappropriate conversion of undeveloped land into sprawling, low-density development. (GMA)


Transportation:  Encourage efficient multi-modal transportation systems that are based on regional priorities and are coordinated with city and County comprehensive plans. (GMA)


Housing:  Encourage the availability of affordable housing to all economic segments of the population of this state, promote a variety of residential densities and housing types, and encourage preservation of existing housing stock. (GMA)


Economic Development:  Encourage economic development throughout the state that is consistent with adopted comprehensive plans, promotes economic opportunity for all citizens of the state, especially for unemployed and for disadvantaged persons, and encourage growth in areas experiencing insufficient economic growth, all within the capacities of the state's natural resources, public services, and public facilities. (GMA)


Property Rights:  Private property shall not be taken for public use without just compensation having been made.  The property rights of landowners shall be protected from arbitrary and discriminatory actions. (GMA)


Permits:  Applications for both state and local government permits should be processed in a timely and fair manner to ensure predictability. (GMA)


Natural Resource Industries:  Maintain and enhance the natural resource-based industries, including productive timber, agricultural, and fisheries industries.  Encourage the conservation of productive forest lands and productive agricultural lands, and discourage incompatible uses. (GMA)


Open Space and Recreation:  Encourage the retention of open space and development of recreational opportunities, conserve fish and wildlife habitat, increase access to natural resource lands and water, and develop parks. (GMA)


Environment:  Protect the environment and enhance the state's high quality of life, including air and water quality, and the availability of water. (GMA)


Citizen Participation and Coordination:  Encourage the involvement of citizens in the planning process and ensure coordination between communities and jurisdictions to reconcile conflicts. (GMA)


Public Facilities and Services:  Ensure that those public facilities and services necessary to support development shall be adequate to serve the development at the time the development is available for occupancy and use without decreasing current service levels below locally established minimum standards. (GMA)


Historic Preservation:  Identify and encourage the preservation of lands, sites, and structures that have historical or archaeological significance. (GMA)


Quality of Life:  Plan for a future land use pattern that maintains the high quality of life now enjoyed in Ilwaco.  (Ilwaco)


Financing Urban Growth:  Development in presently undeveloped parts of Ilwaco and its UGA must proceed in a way that does not result in a financial burden on current residents or impair the City's ability to deliver city services.  (Ilwaco)


Policies


Urban Growth Areas


Cooperatively designate an Urban Growth Area or areas within which urban growth shall be encouraged and outside of which growth may occur only if it is not urban in nature.  All cities in the County shall be included within an Urban Growth Area.  An Urban Growth Area may include more than a single city.


Designated Urban Growth Areas should include areas and densities to adequately accommodate the projected urban growth and development for the next 10 and 20 years.


Urban Growth Area designations should first be located in areas that already have existing public facilities and utilities.  Secondly, Urban Growth Area designations should be located in areas where new public facilities and services can reasonably be expected in the next 10 to 20 years.


Self-contained developments can be located outside Urban Growth Areas provided the following public facilities are provided by the developer: fire protection, law enforcement, transit services, education, recreation, environmental protection, and other governmental services such as electrical services.


Include greenbelts and open space areas within Urban Growth Areas.  


Enter into agreements for the joint (City and County) review of development proposals and public projects in the Urban Growth Areas with the final approvals continuing to reside with the County for areas outside of municipal boundaries.  


The Ilwaco UGA contains land that is not yet served by full city services (water, sewer, public safety).  These areas can be developed prior to receiving full city services under the following circumstances:


development in these areas does not preclude use of city services once they become available


development in these areas does not overburden existing public facilities


development in these areas does not pose a threat to public safety or health, or degrade natural resources


Contiguous and Orderly Development


The first preferences for urban development should be within municipal boundaries. The second in areas within the Urban Growth Areas.


Governing entities should encourage areas developing at urban densities in unincorporated areas within Urban Growth Areas to seek annexation to municipalities prior to development.


Urban Growth Areas should be merged, if need be, to encourage contiguous and orderly development through interlocal agreements on shared services and facilities in the County.


Ilwaco will develop and adopt a stormwater management program designed to minimize the risk of flooding and avoid degradation of Baker Bay, Black Lake, and other water bodies with polluted stormwater.
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