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CHAPTER III – FUTURE LAND USE

. . . .

Rural Element Designations

Mixed‑Use Areas of More Intensive Rural Development

Definition:

Mixed‑use areas or more intensive rural development are designated pursuant to the guidelines established in RCW 36.70A.070 for establishing logical outer boundaries for existing areas of more intensive rural development.  All lands designated as mixed‑use area of more intensive rural development shall be classified as either Rural Center (RC), Rural Village (RV), Camano Gateway Village (CGV), or Rural Service (RS).

Designation Criteria:

A.
The starting point for designation is the Business and Land Use Review Committee’s recommended boundaries that accompany the Island County Economic Development Council report entitled Business Land Use Needs for Island County to the year 2016, May 17, 1996.  In addition, uses in existence prior to July 1, 1990 and the provision, where appropriate, of sufficient land to provide a transitional buffer between mixed‑uses and neighboring rural and single‑family residential uses.

B.
Additional consideration shall be given to parcels that are adjacent to or between areas defined by designation criteria A., considering the need to preserve the character of existing natural neighborhoods and communities; physical boundaries such as roads, land forms and contours, and water bodies; the need to prevent abnormally irregular boundaries; and to use approved water and sewer service systems so that low density sprawl is avoided.

C.
The logical outer boundaries for mixed‑use area of more intensive rural development as established in this plan are non‑expandable. 

. . . .
Rural Village Lands (RV)

Definition:

Rural Village lands are smaller existing non‑residential and mixed‑use areas located within mixed‑use areas of more intensive rural development and are primarily intended for the retail sale of convenience goods as well as personal and business services needed to support the localized geographic area. 

Designation Criteria:

A. The designation shall primarily be located on the periphery of residential neighborhoods.

B. Area must be served by an approved public or private water system.

C. In combination with other portions of an area of more intensive rural development, is larger than 5 acres in size.

D. These areas are generally located along highways, major arterials and collector roads.

E. Characterized by existing development that is predominantly non‑residential and mixed‑use.

F. Located within a mixed‑use area of more intensive rural development as established by forming a logical outer boundary.

Camano Gateway Village (CGV)
Definition:

Camano Gateway Village lands are smaller existing non‑residential and mixed‑use areas located within mixed‑use areas of more intensive rural development and are primarily intended to provide commercial services that are limited in scale, intensity and size and that serve the local community and help support the broader local commerce of Camano Island.  These areas are located along the SR 532 Highway corridor which provides good exposure for business because this is the only automotive route that serves Camano Island.  This area also provides limited vehicular access, is relatively congested during peak traffic hours, and is relatively clear of traffic during non-peak hours.
Designation Criteria:

A. Area must be served by an approved public or private water system.

B. Areas where light industrial or business activity would not conflict with and may support conservation of Commercial Agriculture, Rural Forest or Rural Agriculture lands.

C. Areas unsuited for, and well buffered from, residential and rural communities having adequate space for greenbelt screening, supportive parking and transport facilities.

D. Characterized by existing development that is predominantly non‑residential.

E. Located within a non‑residential area of more intensive rural development as established by forming a logical outer boundary.

F. Clusters of existing commercial development that are located adjacent to the SR 532 Highway corridor.
Light Manufacturing Lands (LM)

Definition:

Light Manufacturing lands are located within non‑residential areas of more intensive rural development and are intended primarily for light industry and manufacturing, assembling, fabrication, storage, wholesaling, distribution, auto repair/salvage and related activities which are clustered in a complex that provides adequate buffering and screening from surrounding land uses.

Designation Criteria:

A. Area must be served by an approved public or private water system.

B. Areas where light industrial or business activity would not conflict with and may support conservation of Commercial Agriculture, Rural Forest or Rural Agriculture lands.

C. Areas unsuited for, and well buffered from, residential and rural communities having adequate space for greenbelt screening, supportive parking and transport facilities.

D. Characterized by existing development that is predominantly non‑residential.

E. Located within a non‑residential area of more intensive rural development as established by forming a logical outer boundary.

CHAPTER IV – GOALS AND POLICIES

. . . .

Rural Element Land Use Designation Policies
Areas of More Intensive Rural Development

The policies for the Rural Center, Rural Village, Light Manufacturing, Airport, Rural Service and Rural Residential land use designations are patterned for lands that are within defined areas of more intensive rural development characterized by predominantly the built environment.

. . . .
Camano Gateway Village Designation (CGV)

Goal:

Provide for commercial services that are limited in scale, intensity and density that are intended to serve the local community and help support the local commerce of Camano Island.  Emphasis should be placed on uses, programs and policies that help alleviate traffic congestion by avoiding the concentration of activities that occur primarily during peak traffic hours.
Policies:

A. The Camano Gateway Village consists of areas designated as mixed‑use areas of more intensive rural development with a non‑expandable logical outer boundary.

B. All uses within the Camano Gateway Village designation must comply with rural design guidelines to assure compatibility with adjacent uses.
C. The intensity, scale and appropriateness of uses are based on the needs of the community, preservation of rural character, availability of infrastructure, and protection of resources.
D. The Camano Gateway Village designation shall provide for appropriately categorized permitted and conditional uses that include accessory uses, banking and financial institutions, day care centers, eating and drinking establishments, fire stations, government services, health care services, overnight lodging, mixed‑uses, office uses, small scale retail sales and services, lumberyards, minor utilities, veterinary clinics, and water tanks.
E. The preferred type of development shall include clustering of uses, whose compact design fosters a communal atmosphere or orientation. 

F. Mixed uses, residential and commercial, especially with living accommodations above or over business activities or that are detached but functionally and physically connected to each other are encouraged.

G. The designation is intended to facilitate pedestrian access by encouraging common areas, public transit, extensive landscaping, clustering, small parks, and a compact design in order to foster a communal atmosphere or orientation.  

H. Uses should be developed in a manner which protects environmental quality, rural character, special scenic features and important community amenities and values.

I. Landscaping along street frontages will provide a harmonious transition to surrounding properties, respecting any special scenic features in the area.
J. Signage should be visible to pedestrians and automobiles yet attractive, low in profile, architecturally integrated, functional, and unobtrusive.

K. Lighting should emphasize architecture, landscaping, and safety.  Lighting should not spill onto adjacent properties, roads or beyond the buildings and signs that the lighting is intending to highlight.

L. Sustainable building practices should be encouraged and utilized.  Incentives should be provided to developers so that the benefits outweigh the costs.

M. Fire stations are an important and essential community asset that requires a dramatically different set of needs than typical commercial uses.  Special standards are necessary that allow fire stations to provide necessary services to the community, training opportunities for first responders, and community meeting space.  At the same time, fire stations should be designed to fit into the community, be attractive in appearance, and sensitive to the environment.
N. Overnight lodging is a use that will serve the residents of Camano Island by providing transient lodging to those who travel to the island to visit family and friends, patron the many special events and activities, and conduct commerce.  Overnight lodging should be designed to fit into the landscape through effective design, orientation, siting, signage, lighting and landscaping.  Overnight lodging should be designed in a manner that does not utilize and distribute water resources beyond the intensity typically associated with residential development that is allowed within other RAIDs in the community.  Policies should be established that require sustainable building practices, use of low impact development, reduction in water consumption, sensitive design, minimizing bulk and mass, participating in local economic development strategies, and reduction in traffic.
O. Camano Gateway Village properties should share common water and any applicable water waste disposal systems.

P. Utilize local knowledge, experience and preferences of the rural community residents and business owners to establish the character of the Camano Gateway Village Areas.

Q. A proactive planning approach shall be used for access management onto State Highway.  Possible consolidation of access points should be explored.
