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PREFACE TO THE 1989 EDITION

The original edition of the Cordata Business Park Master Plan was approved by Whatcom County in June of
1986. The Master Plan was originally published as Chapter 6 of a much larger document that also contained
background information on how the plan was developed, the planning rationale that was used and data on the
physical and social charateristics of the site. The document was useful for establishing the planning context for
the business park but because of its 11 by 17 inch format and the volume of background material, it was difficult
10 use and to reproduce. When Whatcom County approved Amendment No. 1 to the Cordata Business Park in
the summer of 1988, they also approved the concept of a revision of the Cordata Master Plan to enhance its
usefulness and to include the amendments approved by the county as part of amendment no. 1 to the Cordata
PUD. A process for review and approval of the revisions was subsequently established.

The 1989 edition of the Cordata Master Plan was developed under the guidelines established by the county in
conditions no. 10 and 11 of the approval of amendment no. 1 to the Cordata PUD. No substantive changes to the
text of original plan have been made other than those approved as part of amendment no. 1. For background
information on the development of the plan, the orginal document is available for review at the offices of the
Cordata Business Park Association.
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CORDATA BUSINESS PARK MASTER PLAN

1.0 OVERALL CONCEPT

The Cordata Business Park Master Plan is the product of a seven month long process of re-
search, analysis, planning and design development. The planning process has involved con-
sultation with a number of public and private groups, including officials and technical and
regulatory staff of the City of Bellingham and Whatcom County, representatives of the
Council of Governments, the Port of Bellingham and the Chamber of Commerce as well as
adjacent property owners. In addition, the Cordata Business Park concept has been presented
for discussion at public meetings on several occasions. '

Over a period of the next twenty years, Cordata is expected to develop into a quality mixed
use business park which will provide up to 13 million square feet of high tech office, light and
medium industrial, retail, institutional, residential and recreational uses in a controlled, de-
signed environment. The site will be designed and ordered to emphasize the contrast between
soft natural elements and the hard edged man-made buildings and structures. The meandering
quality of the water bodies and the undulating topography will provide a contrast with the
geometric shapes of building while providing soft edged separation between uses and building
clusters. Edges and boundaries will be redefined by the ordering and placement of built areas
and natural spaces at the levels of both the entire site and dpvelopment enclave.

The Master Plan provides a flexible development framework for servicing and marketing the
ongoing phase one development in the short term, while accommodating changes in prefer-
ences and in socio-demographic and market trends in the long term. For this reason, the Plan
proposes two levels of development framework, for a short-term optimum of 8 million square
feet and a long-term maximum of 13 million square feet of development.

This development framework permits an initial project development that responds to today’s
market conditions but also retains flexibility for accommodating opportunities offered by the
economic climate fifteen to twenty .years in the future. Development potential will be re-
viewed every five years and the development optimum will be adjusted accordingly. Devel-
opment flexibility with respect to the density, building type and magnitude of development
applies primarily to the marketable areas of the Park. The non-marketable areas, including
parks, waterbodies, rights-of-way, retention areas and open space, are to be maintained
permanently as planned.

The Cordata Plan responds to the opportunity offered by a 600 acre natural site under single
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MASTER PLAN

and is considered to be the most probable location for future urban expansion. The Cordata
site is located approximately between Guide Meridian on the east, Aldrich on the west, West
Bakerview to the south and Kline to the north.

In selecting and ordering land uses the Master Plan has been significantly influenced by the
land use of adjacent properties, site characteristics and the policies of County and City juris-
- dictions. Other determinants of land use distribution have been marketing and phasing con-
- 'siderations, the relationship between land use categories and the availability of services. A
- balanced mix of industrial, high tech office, commercial and residential uses have been
proposed to reflect and take advantage of market opportunities in both the short and long
term. The functional relationships between similar land uses has determined their location
within the site. The possibility of shared facilities, such as schools and parking has led to the
grouping of compatible uses such as high-tech office and commercial uses. The land use area
boundaries are defined by the major and minor collector roads, natural features and legal
boundaries. The north-south central spine and the Stuart-Kellogg loop act as a buffer between
the industrial and commercial uses to the east and a range of residential uses to the west. '

Land uses in the eastern portion of the site are ordered to ensure compatibility and range from
soft uses such as commercial and institutional in the south to the relatively hard industrial
uses in the north. In addition to this north-south compatibility between uses, the land uses
have also been ordered to be complementary in an east-west direction. For example, in the
northern portion of the site a light/medium industrial area which can be expected to moderate-
ly impact the environment, is paired with a residential area of very low density and a rural
character. ‘

In developing the Cordata land use plan consideration was given to impact on the surrounding
lands. Beyond the western border of the site, land uses are agricultural and rural with low
- density residential. The Cordata residential uses, located adjacent to the western border
complement the uses of the adjacent area. On the south-western boundary, Cordata commer-
cial uses complement the uses in People’s Place and the business area east of Woods. Along
the eastern and northern boundary the Cordata industrial uses are complementary to the
adjacent low-intensity and agricultural land uses and compatible with industrial and commer-
cial uses located along Guide Meridian.

A network of parks and greenbelts has been designed to link the different land uses. Public
amenities have also been distributed throughout the site to encourage movement and activity

between the various land uses and existing and proposed nodes. See Drawing 6.01 LAND
USE. ’
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MASTER PLAN

B. The Institutional Campus area occupies about 38 acres west of Cordata Parkway (Old
Woods Road) between Horton and Stuart Roads (Dev. Units 16,17A & 21B). This
area is planned for a mix of institutional type service establishments, including clinics
and other health related facilities, and medium density residential development.

- 2.1.4 High-Tech Office - Development Units 8,9,10, & 11.

The High Tech Office area is located within the Stuart-Kellog loop on both sides of the cen-
tral spine road. This central location within the Park emphasizes the key role of high-tech
uses in Cordata and provides the view and location amenities expected by high-tech employ-
ees. The advantages of this location include convenient transportation access along the cen-
tral spine, nearby restaurants and shops in the commercial area and a recreational complex
located in the open space east of the cenwral spine and south of Stuart. Location adjacent to
the institutional area also enhances opportunities for education and information exchange
between the two areas. The high-tech office area occupies 50.5 acres and provides a transi-
tion between the residential acres to the west and commercial uses to the east and between the
institutional uses to the south and the industrial uses to the north. The type of business locat-
ing here include computer software and hardware firms, electronics firms, research establish-
ments and similar uses that combine an office function with limited assembly.

2.1.5 International Trade Center - Development Unit 18

This land use category is located between the designated truck routes of Horton, the central
spine road and Stuart. Truck access plays an important role for the uses locating here. This is
a controlled area in which goods imported may be stored, displayed, manufactured and ex-
ported without the payment of customs duties or tariffs. Firms that would be attracted to the
area would include Canadian or other foreign firms exporting to the State of Washington,
trucking and shipping firms involved in freight forwarding and customs brokerage and Cana-
_dian importers transshipping goods from the Ports of Seattle or Bellingham to Canadian
destinations. Types of uses found here are storage, warehousing, display and merchandising,
packaging a distribution and associated office uses. The International Trade Center occupies
about 53 acres of the Cordata site.

2.1.6 Industrial Land Use - Developmént Units 19,20,24,25 & 28.

Industrial uses are located in the northern portion of the Park to minimize disruption to'the
residential, office and commercial areas in the southern part of the site and to take advantage
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MASTER PLAN

located adjacent to waterways and park areas. Building types present a low profile, consisting
of clustered single family houses, zero lot line houses, mobile homes and townhouses clus-
tered around natural features and landscaped courtyards.

2.1.9 Low Density Residential

Low Density Residential areas occupy 28.5 acres and are located on the western border of the
site adjacent to major open space areas. One area is located west of Stuart and north of June
and the other straddles Thomas west of the central spine. Density is consistent with the 4
units per acre zoning. The building type will be single family houses clustered around
common open space.

2.1.10 Rural Residential Acreage

The Rural Residential Acreage areas occupy 36 acres and are located in three parcels adjacent
to the western boundary of the Park. Two parcels are located south of Kline and one parcel
lies north of Kline. In this area typical uses include very low density residential, farming,
forestry and home occupations. The density is consistent with the one unit per 5 acre and the
one unit per 10 acre zoning. The clustering concept is used in this area to minimize servicing
costs and maximize the efficient use of land, while at the same time maintaining open space
and the rural character of the surrounding area. |

In order to ensure an orderly overall development, policy guidelines with respect to each .land
use have been evolved. These policy guidelines are intended to provide general direction for
the regulatory agencies and for Cordata management when reviewing development proposals.
The guidelines include building guidelines such as height, density, setbacks etc., design guide-
lines and covenants. A full discussion of the policy guidelines is found in the implementation
section.
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MASTER PLAN

Minor collector roads serving the residential western portion of the site include the Stuart-
Kellogg loop, Horton and Stuart-June west of the central spine road. Wood between Kellogg
and West Bakerview is also a designated minor collector. In the first phase of development
West Kellogg and Wood will function as major collectors, but will revert to minor status
when the spine road is phased in at a later stage. Kellogg and Wood are currently under
construction to enable servicing of the first phase of Park development.

2.2.3 Truck Circulation

In order to provide access to the industrial areas located in the north-eastern portions of the
site, while minimizing disruption to the residential areas, a truck route has been designated to
channel truck traffic through the site and connect with existing truck routes in the surrounding
area. '

The truck route consists of Kline east and west, Horton, Stuart and Kellogg east of the central
spine, and the central spine road between Kline and Kellogg. The route connects with the
existing designated truck routes in Guide Meridian and West Bakerview.

When fully phased in, the major roads within the Park, such as Kline and the central spine-
Kellogg, will, in their dual function as major collectors and truck routes, help reduce the high
traffic volumes on Guide Meridian and West Bakerview. By providing simple and efficient
transportation in the Park, Cordata may also contribute to the reduction of accidents at major
intersections in the surrounding area.

In locating the road system care was taken to preserve the natural features of the site, includ-
ing water bodies and wooded areas and to avoid disruption of the drainage pattern. Intersec-
tions and road alignments have been designed to adhere to standards and ensure sight dis-
tances, grades, curvatures and widths. In order to minimize accidents and delays, traffic
signals and street lighting have been installed at major intersections and all truck loading will
~ be carried out on-site.

2.2.4 Non-Vehicular Circulation

The non-vehicular network is an integral part of the Park transportation system and includes
pedestrian, bicycle and bridle paths. The system provides major linkages between major
activity nodes and land use areas as well as minor linkages between elements in the greenbelt
system and internal linkages within enclaves and building clusters. Walkways located within
the greenbelt areas provide recreational opportunities while linking major pedestrian nodes

11
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MASTER PLAN

2.2.6 Heliport

In order to facilitate an efficient multi-mode transportation system for Cordata, a heliport has
been designed for a proposed location near the High-Tech Office area. The public civilian
heliport will provide quick access to Cordata for investors and business persons involved in
high-tech industries. The preliminary location for the heliport, near the recreational complex
at the eastern boundary of Cordata, was selected for a number of reasons. In the first place,
the location on the eastern boundary of the site will minimize helicopter noise impacts on the
residential areas in the west; secondly, the location is adjacent to the potential client group in
the high-tech area and thirdly, the surrounding open space will ensure adequate obstruction
clearance for helicopter landings. Although the heliport location is subject to change, any
alternate sites will have to meet similar locational criteria. The Cordata heliport will meet the
civilian heliport design guidelines of the Federal Aviation Agency and be approved through
the Cordata and County design review process.
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MASTER PLAN

- ponds. Wet ponds are permanent year-round water bodies, whereas dry ponds provide short-
term stormwater storage. Since dry ponds are designed to drain shortly after the storm, they
may serve a dual function as parks or playgrounds. ’

In order to maintain a high level of water quality in the retention ponds, enhancement and
preventive measures have been incorporated into pond design. Where safety considerations
call for shallow water, suitable aquatic vegetation will ensure adequate oxygen, prevent
evaporation and help maintain a balanced aquatic environment. Measures to counter the
pollution, nutrients and sediments added to retention ponds by urban runoff include sediment
filtering, the flushing of nutrient-rich water and aeration of sludge to speed decomposition.

Since the retention ponds are an integral part of the open space system, safety considerations
have greatly influenced pond design. At points of public access, pond depth and water flow
velocity have been minimized to permit easy escape in case of accident. In places of deep
water, low barriers have been erected to prevent access, and floats and ramps have been con-
structed to provide escape routes when needed.

The second component of the drainage/retention system is the utilization of impervious sur-
faces in the built-up portions of the Park as temporary storm water storage basins. Rooftops
and parking lots may be designed to provide water storage capability. On the south-east
portion of the site (Baker Creek watershed) a total of 110,000 cubic feet of rooftop and park-
ing lot water storage has been planned for the high-tech office and institutional land use areas.
In the central and northern portions of the site, which correspond to the International Trade
Center and light impact industrial land use areas, a total of 272,000 cubic feet of rooftop and
parking lot storage has been planned.

In summary, the Cordata Park drainage plan provides for stormwater retention within a
system of natural and man-made storage basins that is integrated into an extensive open space .
network. The drainage system is developed in a series of self-contained drainage units which
allow for planned incremental development of the Cordata site. Mitigating measures to
ensure safety and control water quality have been incorporated into the design of the retention
system.
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MASTER PLAN

2.4 OPEN SPACE/RECREATION

2.4.1 Introduction

The Cordata open space/recreation system occupies 100 acres, or one sixth of the entire site,
and consists of a network of parks, waterways, natural areas, pedestrian and bicycle routes
and bridal paths. See Drawing 6.04 OPEN SPACE SYSTEM.

At the overall Park level the open space system integrates the functional and aesthetic ele- -
ments of the site. The system operates functionally by providing a major linkage and buffer-

ing network between major use areas and activity nodes. Pedestrian, bicycle and riding circu-

lation systems are laid out within the open space network and the creeks, ponds and park

areas provide the essential components of the stormwater drainage/retention system. The

aesthetic elements of the open space system include a variety of geographic character areas,

major natural habitats, landscaped parks and short and long distance views.

At the development level the open space system includes parks and courtyards within clusters,

landscaped pathways and entry plazas. These features provide opportunities for aesthetic
experience and functional linkages within and between building clusters.

2.4.2 Open Space Plan

The open space network was designed to take advantage of the physical characteristics, natu-
ral vegetation and view opportunities of the site. The character of the site changes from a
heavily treed landscape in the north to a gently rolling pastureland in the central and southern
portions of the site. The best views are found in the north-west and central areas. Water
bodies are a prominent feature throughout the open space system. ' -

Two major parks, located in the northern portion of the site, have been retained in their natu-
ral habitat. Both parks have extensive stands of large trees. One park is located between
Horton and Waldron east of the central spine road, and the other park lies between Horton and
Kline on the west side of the central spine road.

In the southern portion of the site, two large parks provide a landscaped environment for

recreational enjoyment and the siting of amenity facilities. One park, located north of Stuart
and west of the central spine road, is surrounded by residential uses and contains a designated
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MASTER PLAN

2.5 SOCIO ECONOMIC

The Cordata Business Park will generate significant employment and residential opportuni-
ties. The size of the residential and employee population are estimated on the basis of pro-
jected number of residential units and projected size of total development or site.

In estimating Cordata generated employment, it was assumed that the density of employees
was 1 employee per 1,000 square feet of development area. This density is lower than the
average of 1 employee per 500 square feet assumed for similar mixed use developments,
primarily because of the large proportion of low employee density uses such as warehousing
and rural uses found in the Cordata Business Park.

Assuming the dynamic growth scenario of 13 million square feet, Cordata will generate
approximately 11,475 permanent employees in the industrial, office, recreational and com-
mercial sectors. The moderate growth scenario of 8 million square feet will generate approx-
imately 7,275 permanent employees. This represents approximately 15% and 9% respective-
ly of the total projected Whatcom County employment of 78,640 by the year 2000. (Source:
The Bellingham Plan, Technical Appendix 2). In addition to this permanent employment, the
Cordata Business Park will require approximately 16,000 man-years of construction employ-
ment over a period of 20 years.

The total resident population will be approximately 3,900 residents. This is based on a total
of 1,500 residential units and an average County household size of 2.6. This 3,900 residents
are expected to have approximately 795 children of school age who will require school serv-
ices. This figure is based on average number of children per household in the County.

2.6 COMMUNITY SERVICES

2.6.1 Introduction

A full range of community services are an essential requirement for the development of the
Cordata Business Park. The services, which include water and sewer, fire and police protec-
tion, will be provided in planned incremental stages in response to market demand and ac-
cording to the standards, policies and regulations of City and County jurisdictions.
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MASTER PLAN

2.6.4. Police Protection

Protective services are provided by the Whatcom County Sheriff’s Department. Three patrol
cars now serve the whole Urban Fringe Subarea. As development proceeds in Cordata Park
with high intensity commercial, industrial and residential uses, it is anticipated that demand
for protection services will increase. The Sheriff’s Department may initiate an improved
crime reporting system that connects telephone lines directly to a central monitoring system.
Some industries will wish to supplement the public protection services with private security
personnel.

'2.6.5 Monitoring and Control System

Cordata will have a central microprocessor based monitoring and control system that will
provide a broad range of fire and security monitoring and control functions. This system will
be directly connected to the Fire and Sheriff’s Departments by means of a modem. Participa-
tion of businesses and industries in the security system will be regulated by the Cordata
development guidelines and restrictive covenants and the costs to individual users will be
assessed by the development enclave or cluster associations.

2.6.6 Datahighway

Modern datahighways utilizing telemetry via telephone lines and modems or radio can
achieve central monitoring and control of many building functions including energy conserva-
tion and building occupancy. Common modem could possibly be shared with Fire and Secu-
rity functions.

2.7 UTILITIES

2.7.1 Introduction

As the Cordata Business Park develops over the next twenty years, utilities such as electrical
power, gas, telephone and television cable will be extended to respond to phased development

and increased demand. Extension of these utilities will generally follow the road system and
in the urban density areas will be installed underground.
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MASTER PLAN

2.8:2 Schools

The Cordata Business Park is served by three school districts, Ferndale #502 in the north-
west, Meridian #505 in the north—ccntral portion and Bellingham #501 in the southern portion.
Only Ferndale #502 has space capacity. School district policy for building a new elementary
school is a threshold school age population of 550. When the residential areas are fully
developed to projected densities, Cordata Business Park will have a population of 3,900.
Assuming an average household size of 2.6 and 0.53 elementary school children per house-
hold, the estimated number of children requiring an elementary school in Cordata will be 795.
Since projected residential development in Cordata will increase demand for school services,
a potential school site of 6 acres has been designated in the residential area west of the central
spine road and north of the June-Stuart loop. The actual location of the new school will be
negotiated between the Cordata developers and the three school districts that serve the site, to
determine within which district the new school should be located. Alternately, it may be
possible to realign the school districts, to accommodate the Cordata school.

A day care center site has been designated south-east of the Allen-Kellogg intersection to

serve the needs of students and staff of Whatcom Community College which will locate
within the Institutional area, as well as the needs of the nearby residential area to the west.

2.8.3 Community Centers

Community centers to serve the urban density residential neighborhoods have been planned as
an integral part of each pha‘se of residential development. In Phase One, a site has been
designated in the extreme south-west corner of the Park for a community centre to serve the
population of the Projected senior citizens’ housing development and the residents of the
mobile home area. |
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MASTER PLAN

2.9 URBAN DESIGN

2.9.1 Introduction

A thorough examination of site features, development opportunities and design considerations
has resulted in an urban design plan that responds to issues of topography, drainage, climate,
vegetation, views, built form and massing, parking and landscaping. The urban design plan
provides a design framework for the orderly and site sensitive development of the Cordata
site.

2.9.2 Site Features

Topography

The undulating topography of the site provides ample opportunities for the integration of
man-made features in a harmonious manner. The variations in slope have been utilized to
separate land use areas and to align the major roadways. In the north-west portion of the site
for example, a steeply sloped ridge effectively separates an industrial area from a rural resi-
dential area. Building clusters are fitted into the topography to take advantage of aspect and
views. Building profiles are minimized by terracing buildings to the slope.

Waterways _

The extensive system of creeks and ponds is used as an integral element of the site open space
system and is a separation element between land use enclaves. Streams and ponds are re-
tained in their natural state as much as possible, however some water bodies are altered and
extended to create links with other water bodies. This is to increase separation between uses
and to strengthen the stormwater retention system. In the siting of buildings and clusters,
waterways provide visual focus and define edges as well contributing to the cooling of build-
ings in summer.

Climate
The ordering and placement of land uses on the site as well as the orientation and positioning
of building clusters and service areas was influenced by the area climatic factors.

Since the cold winter winds flow from the east and northeast, land uses have been ordered so
that office and industrial uses located on the eastern portion of the site act as a wind barrier to
shelter the residential uses in. the western portion of the site. At the development level, serv-
ice buildings are located to buffer the wind, and outdoor open space are located in sheltered
areas.
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MASTER PLAN

yard. Clustering offers the option of views in two directions, the internal courtyard view and
the external view. '

In order to create visual focal points at key locations, building heights have been exaggerated
by situating buildings on hills or knolls. For example, focal points are located near major
intersections, such as the high tech office focal point at the intersection of the central spine
and Kellogg.

A thematic focal point or node combines several uses or activities in a mixed-use building or
cluster. This mixed-use node may provides a transition between dissimilar uses. For exam-
ple, a mixed-use residential and commercial node located in the neighborhood commercial
area south of Kellogg and west of Woods, provides a transition between the dominant residen-
tial uses to the west and the existing commercial area to the east.

The scale of building has been designed to be compatible with adjacent buildings and with the
type of use. In the low density residential areas building scale is small, in keeping with adja-
cent residential uses. In the warehouse area along the eastern boundary of the site, however,
warehouse buildings present a wall-like bulk for compatibility with warehouse uses along
Guide Meridian. The scale of building also contributes to a sense of transition. For example,
in each development enclave smaller buildings are located at the edges nearest the adjacent
enclave, while larger buildings are located in the centre of the enclave, so that a sense of
gradual transition is achieved. The scale or bulk of buildings is minimized by terracing build-
ings to the topography, by clustering buildings closely to emphasize exterior open space and
amenity and by introducing design features, such as atriums to soften building bulk.

The character of the site’s heritage uses such as farming and ranching has been integrated into
site and building design when appropriate. For example, buildings that use an atrium enclo-
sure to emphasize a special entry character récall the greenhouses of the area’s past. Atriums
located in the centre of large buildings serve to reduce the apparent bulk of the building while
referring to heritage uses. o

In order to achieve a controlled design environment, eighteen building prototypes have been
developed. The role of the prototypes is to establish a special quality and character of devel-
opment for different uses on site. Each building has been designed to anticipate and facilitate
expansion with minimal cost and disruption.
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- MASTER PLAN

Streetscape

Streetscape design elements such as street lighting, signage, benches, waste baskets and bicy-
cle racks have been coordinated throughout the Park. Some flexibility to reflect changes in
taste and preference over the long term exists but will be limited by design guidelines for each
phase of development.
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APPENDIX A

NOTE: Itis recommended that the County Council direct the County Staff to submit
for Council approval a copy of the original PUD approval by the Whatcom County
Council which incorporates all of the changes made to the Hearing Examiner’s
recommended decision. This recommendation is made for the purposes of creating a
more easily read and clarified document which sets forth all of the conditions of
approval of the original PUD. All strikeouts and insertions should be removed so
that the PUD. approval which can be reviewed and endorsed by County Council can
be provided to all who are involved in the administration of this PUD, The decision
on this amendment can be utilized as an additional document to reflect the require-
ments which are relevant to the addition to of the new parcels of property.

12. The applicant shall demonstrate the availability of services such as sewer and water before any
construction takes place on either parcel added to the PUD. (PUD 1-84-A; Cond. no.12)

13. Any portion of the site which will drain into the City of Bellingham storm drainage system should
contribute to the City storm drainage fund at the rate established by the City of Bellingham. (PUD 1-84-
A; Cond. no.13)

14, Signage shall be approved by the agency with jurisdiction and shall be consistent with City and
County regulations, and shall also be consistent with an interlocal agreement signed by the
Whatcom County Executive and Mayor of the City of Bellingham dated June 25, 1985, and September
10, 1985. (PUD 1-84-A; Cond. no.14)

15. Improvements to the Bakerview/Cordata Park'way intersection including such items as road
widening and signalization shall be done in accordance with the requirements of the original Cordata
PUD approval. (PUD 1-84-A; Cond. no.15)

16. ANY PERSON, FIRM, COMPANY OR CORPORATION WHO VIOLATES, DISOBEYS,
OMITS OR NEGLECTS ANY OF THE PROVISIONS OF THE ZONING ORDINANCE OR
THIS DECISION SHALL BE SUBJECT TO A FINE OF NOT MORE THAN FIVE HUNDRED
DOLLARS ($500.00), TOGETHER WITH COSTS OF ACTION AND IMPRISONMENT IN
THE COUNTY JAIL FOR A PERIOD OF NOT MORE THAN SIX (6) MONTHS, AS PER
WHATCOM COUNTY CODE CHAPTER 20.94. (PUD 1-84-A; Cond. no.16)

A-10



MASTER PLAN

In sector one, enclave one is a Light Impact industrial area and enclave three is the Rural
Residential Acreage area. '

In sector two, enclave one is the International Trade Center area, enclave two includes light
and medium density residential and the Institutional Campus areas, and enclave three is a
Light Impact Industrial area.

In sector three, enclave one is the High-Tech Office area, enclave two includes the Institu-

tional area and a general commercial area, enclave three is general commercial land use and
enclave four contains light, medium and high density Residential areas.

2.10.4 Development Units

The enclaves are subdivided into development units that may be leased or developed as one
development area or they may be further subdivided into specific development parcels. A
variety of development options are possible and reflect the level of flexibility provided by the
Plan. Development may be initiated by the present owners of the project or by a variety of
large and small developers. The development form may be individual buildings or building
clusters. At the development unit level, ample opportunity exists for individuality and inno-
vation in design, for the sharing of services and amenities and for the creation of theme clus-
ters. The individual development parcel provides the economies of scale for the construction
of shared parking structures and other amenities and the opportunity for a single developer to
-construct an integrated mixed use project. See Drawing 6.07 DEVELOPMENT UNITS.

The following discussion of optimal building types, uses and scale provides a framework for
the development of the development units. In sector one, enclave one, there will be two
industrial warehousing clusters on 73 acres of land; enclave two will have two industrial
manufacturing clusters on a total of 45 acres: and enclave three will have four low density -
residential developments totaling 102 dwelling units on 40 acres.

- In sector two, the International Trade Center complex will occupy 60 acres in enclave one.
Enclave two will contain one residential cluster of low density residential development on 15
acres and the Institutional Campus complex on 38 acres. In enclave three, there will be an
industrial/ warehousing development on 30 acres.

Sector three contains the High-Tech Office area in enclave one, where three office clusters are
planned on 50 acres. In enclave two there will be located three mixed commercial and office
clusters on 5.5 acres and an institutional development on 15 acres. Enclave three will have
retail/general commercial complexes on a total of about 48 acres. Enclave four is planned for
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APPENDIX A

9. Hydrants which meet the City standards shall be spaced and located along streets as the streets
are constructed according to a plan approved by the Bellingham Fire Department.

10. Sanitary sewer shall be extended in accordance with City of Bellingham standards.

11. Storm water run-off shall be managed to mitigate post development runoff rates and impacts to
adjacent building sites or properties by implementation of storm detention, retention, and surface
collection systems. Orifice to the outflow control structures shall be calibrated based upon the
allowable discharge rate of 0.2 cfs per acre. On-site drainage systems shall collect run-off and
transmit such to management facilities and prevent site drainage from impacting adjacent devel-
opments or properties.

12. Downstream drainage facilities shall be evaluated and ups:zed by the developer, if necessary, to
carry the designed outflow from the development.

13. Storm water collection devices shall provide oil/water and floatable solids separation. A struc-
tured maintenance management program for collection devices shall be approved by the appro-
priate governing body.

14. Applications and plans for County building permits shall be routed to the City Fire Department
for review and approval consistent with the City’s Fire Protection Development Standards prior
to issuance of any building permits.

15. The City shall be informed of construction of street and utilities with the rights-of-way and ease

ments and may, at its option, jointly inspect all required facilities to insure compatibility with
City standards.

III.  LIST OF CONDITIONS FROM PUD PERMIT 1-84A

AS AMENDED AND APPROVED BY THE COUNTY COUNCIL

1. Dedication of ten (10) feet of right-of-way along the north side of the West Bakerview road, with a 25
foot by 25 foot northwest corner cutoff at the intersection of Cordata Parkway, shall be made to the
County at the time of Specific Binding Site Plan approval for future widening improvements. Any
amendment required to the existing General Binding Site Plan to accommodate the requ1remcms
of this condition shall also be made. (PUD 1-84-A; Cond. no.1)

2. “Access to Unit #1 from West Bakerview shall be taken as far west of the Cordata Parkway/West
Bakerview intersection.as feasible in order to accommodate the channelization of West Bakerview.
Access to Cordata Parkway south of Westerly Road shall be limited to one opening. Access to the
- north parcel of unit 1 from Cordata Parkway shall be midway between Westerly Road and Division
Road. West Bakerviewshall be designed to accommodate four Ianes and a left turn pocket. (PUD 1-84-
A; Cond. no.2)

3. Sidewalks shall be constructed along the west side of Cordata Parkway, and the north side of
Bakerview and along the west side of the Guide Meridian prior to the issuance of a Certificate of
Occupancy. The sidewalk construction may be done in stages as each building site is developed.
The developer of a site shall be responsible for sidewalk construction adjacent to his site. (PUD 1-
84-A; Cond. no.3)
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MASTER PLAN

TABLE 1: - TYPES OF THEME CLUSTERS

High-tech HT (1) Space Research
HT (2) Data Information Systems
HT (3) Software
HT (4) Electronics
HT (5) Optical
HT (6) Photographic Components
HT (7) Electronic Components
HT (8) Electrical Components
HT (9) Cosmetics/Medical
HT (10) Research

Service S (11) Repair Services
S (12) Testing, Security,
Broadcasting, Delivery

Manufacturing M (13) Food, Apparel, Furniture,
Leather, Boat Building
M (14) Communication, Instruments,
Jewelry
(15) Paper, printing, pharmaceuticals

<

Warehousing . . (16) Building Materials
o (17) Wholesalers
(18) Distributors
(19) Warehousing

(20) Display Centers

EEELZ

Although thelightimpactindustrial zoning designation permits a large variety of industrial uses,
the Cordata Plan has allocated particular industrial uses to specific land use areas in order to
ensure compatibility between industrial uses. Inthe High-Tech Office areaallocated industrial
usesinclude assembly, research and corporate office, while in the International Trade Center area
manipulation, storage, distribution and import-export are the appropriate industrial uses. The
warehousing area, located within the Light Impact Industrial area, is appropriate for processing,
packaging, storage and servicing uses. The allocated uses for the manufacturing area locatedin
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APPENDIX A

40. Plan Review Submission Requirements, Section B on Page 8 of Design Review Procedures, shall
be supplemented with a note that these requirements are supplemental to WCC 20.80.

41. The parking lot associate with the Mobile Home Park which abuts the Western site boundary
shall be screened from views from the west, and additional landscaping shall be provided adja-
cent to the south property line of the mobile home park and south of the Community College near

the Cordata property line.
42. All utilities shall be placed underground within the confines of the Cordata boundaries.
43, The Design Review Committee shall be immediatcly cstablished upon the PUD initial approval by the

Whatcom County Council.

44, All future development, building, uses or other changes to the site must conform to the conditions
in this PUD permit, to any Binding Site Plans approved for the appropriate phase of the devel-
opment, and any other conditions imposed by law in order to comply with this PUD permit. All
future development shall further conform to the guidelines issued by the Design Review Commit-
tee at the time of the development and shall comply with the requirements set out in the final
Environmental Impact Statement,

45. The chief executives of the City and County shall appoint the public sector members of their
respective jurisdictions to the Design Review Committee upon approval of this permit. The
composition of the Design Review Committee should include one member from the Whatcom
County Engineering Bureau, one member from the Whatcom County Bureau of Buildings and
Code Administration, one member from the Whatcom County Planning Department, one
member from the City of Bellingham, Two from the Cordata Business Park Association, one from
the Trillium Corporation, or its heirs and assigns, and one member at large to be appointed by
the other members of the DRC. Upon annexation of the complete Cordata site into the City of
Bellingham, the members of the Design Review Committee shall be changed to reflect the change
in interest between Whatcom County and the City of Bellingham.

F. Coordination with the City of Bellingham upon annexation.

47, The developer shall obtain approval by the City of Bellingham for any construction, development
or improvement located within those areas of Cordata currently within the Bellingham city limits.

.48. The City of Bellingham has suggested certain conditions that may be necessary to ensure the construc-
tion of Cordata consistent with City Standards. These areset forth in Exhibit#10,aletter of March 24,
1986, to the Hearing Examiner from Mr. William T. Geyer, Director of Planning and Economic Devel-
opment Department of the City of Bellingham. It is the opinion of the Hearing Examiner thatthe City’s
conditionsshould bemet by the developer prior to any further development where those standards are
notinconsistent with Whatcom County Standards or any prior condition enumerated herein. The more
restrictive of City and County standards shall apply in the event of conflict, and all permits required
shall be granted by the agency having jurisdiction at the time of granting of the permit. A copy of
Exhibit #10 is attached hereto and incorporated herein by reference as Exhibit A.
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APPENDIX A

22,

23,

24,

2S.

26.
27.
28.

29.

D. June Road between the west property boundary and Aldrich Road. This facility shall
be a minor collector. '

The Trillium Corporation shall cooperate with Whatcom County to finance the construction of Horton
Road between the Guide Meridian and the east property linc to a 80-foot right-of-way four-lane County
Road Standard roadway when building construction build-out reaches 500,000 square feet, on a cost
sharing basis of 50-50%. These improvements will be in accordance with the PUD Horton Road
standards, except for sewer and water which shall be the responsibility of the developer.

When Cordata reaches twenty-five (25%) buildout (3.25 million square feet), as determined by
building permit tally, a transportation study will be prepared in which The Trillium Corporation
will participate in a proportionate share to determine the comprehensive sources of impacts to the
County road system and alternative methods of mitigating such impacts. Specifically, offsite
roads to be included in such study will include the following:

A. Kline Road between the west boundary of the project and Aldrich Road. This facility
shall be a major collector.

B. Aldrich Road reconstruction between Northwest Road and Kline Road. This facility
shall be a major collector constructed either in stages as the east/west collectors are built
or a full length project.

C. Aldrich Road/Northwest Drive intersection alignment. This project will include right-
of-way and readway construction. Left turn lanes will be provided as needed.

D. Bakerview Road between I-5 and the City of Bellingham corporate limits.

In the event that the developer of Cordata is eligible for offsite road improvements reimburse-
ment from other property owners in accordance with RCW 35.72, upon a request for an approval
by Whatcom County the developer shall be responsible for the information gathering in formulat-.
ing such reimbursement contracts as directed by the County Engineer.

Internalroad and offsite roads shall be constructed to an all weather standard in order to avoid weight
limit restrictions during certain weather conditions. This will apply to the truck routes as desig-
nated in the Master Plan (Plan No. 6.01).

Before existing County rights-of-way are vacated on the Cordata site, the substitute right-of-way shall
be dedicated to the county.

The Trillium Corporation shall dedicate additional right-of-way at property fronting the Guide Merid-

- ian to the State Department of Transportation to achieve no less than a 50-foot half-width as required by

WCC 22.40.044(3).

For internal road construction, the more restrictive of County urban standards or City of Bel-
lingham urban standards shall apply.

The parking space requirements set forth in the Cordata Development and Design Guidelines in
Section 2.8.2 are hereby approved as minimum parking standards. The Design Review Commit-
tee, however, has the authority to increase these requirements for a particular use under review if
the minimums do not prove adequate with concurrence and approval of the County Technical
Committee. '
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APPENDIX A

10.

11.

12

13.

14.

15.

16.

The Development and Design Guidelines, Protective Covenants, and Design Review Committee Regu-
lations shall all be reviewed by the Whatcom County Bureau of Buildings and Code Administration and
the Whatcom County Prosecutor’s Office 10 assurc compliance with the PUD ordinance, the conditions
within the PUD permit, and any other requirements imposed by law. Said document shall be modified
by the developer to conform to this condition prior to final approval of any phase of the project.

All future or amended Design Review Committee Guidelines must be consistent with the PUD
permit and existing laws and regulations at the time of the creation or modification of the Design
Review Committee Guidelines.

All buildings, signs, or other improvements to the property must obtain proper building permits
and comply with all applicable City, County, State or Federal regulations and the appropriate
design management documents, which are part of the PUD approval and any other laws which
may be applicable at the time of construction.

The Restrictive Covenants shall be completed, approved, and recorded prior to the issuance of any
further building permits or occupancy permits for the site.

The developer shall provide evidence satisfactory to the Whatcom
County Prosecuting Attorney’s Office and the Bureau of Buildings and Code Administration that the
Trillium Corporation is the fee owner of lots 9 and 11, Block 46, Bakerview Addition.

Storm water drainage and retention.

The developer shall prepare and submit to the County Engincer a comprchensive drainage study and
plans to include location, size and type of detention facilitics and location and size of major drainage
pipe systems. Any further study of drainage is more appropriately a requirement of detailed planning
for individual enclaves and subareas of the site. An adequate drainage plan shall be demonstrated for
each drainage area before any {inal PUD approval for that arca.

- A drainage study on the downstream impacts on the Silver Creck drainage basin shall be submitted to

and approved by the County Engineer prior to any final PUD approval.

The Trillium Corporation or Cordata Business Park Association shall submit a bi-annual drain-
age maintenance program to the County Engineer for approval. The County shall have the right
to bill the Association for any maintenance work done under County authorization that the Asso-
ciation fails to perform after a reasonable time beyond written notification by the county.

There shall be no outside storage of potentially poliuting materials and no toxic wastes shall be
allowed to enter the sewer system in compliance with the Profective Covenants, Development
Guidelines, local, state, and federal laws.

Recycling of waste materials shall be encouraged under Section 8.10, Refuse, of the Protective Cove-
nants. i

Oil and grease separators shall be required at collection points of water from parking lots, ga-
rages, and similar places where oils are likely to accompany surface water drainage as required
by 3.204 of the Whatcom County Development Standards.
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MASTER PLAN

2.11 MAINTENANCE

A plan for the maintenance of the Cordata Business Park common areas has been prepared to
ensure ongoing commitment to a high quality image for the Park. The common area includes
the open space corridors, private roads and private drainage systems. The maintenance of
architectural integrity is also a collective concern.

Mechanisms for ensuring maintenance of the open space corridors, private roads and drainage
systems will be in the form of restrictive covenants. The role of restrictive covenants is to
guide and control the future development and maintenance of Cordata consistent with the
approved Master Plan and associated development guidelines, for all future development
proposals. ' '

The mechanisms for ensuring maintenance of architectural integrity will be the Cordata
Design Committee and Cordata design guidelines. All future development proposals will be
reviewed by the Cordata Design Commiittee for consistency with the design guidelines.

The costs of maintaining common areas at the project level such as the school or the parks,
have not been worked out at this early stage, however, two options are possible. The property
owners may negotiate a fair share maintenance agreement among themselves or they may
enter into a cost sharing agreement with the appropriate agency or jurisdiction.

The responsibility for maintaining common areas at the level of the development enclave or
unit will rest with the property owners of the particular enclave or unit, who may wish to form
a development enclave/unit association for this purpose.

The maintenance of the common space within each building cluster will be the responsibility
of the individual building or building cluster owner. A building cluster association, where
appropriate, would provide a suitable mechanism for mainténance of the cluster.

Maintenance of the central security monitoring and control system should be tendered to

private companies. The costs of connecting to the security and monitoring system is the
responsibility of the owner.

2.12 ENERGY CONSERVATION

Energy conservation in the Cordata Business Park is encouraged through the siting and design
of buildings and the design of an energy-efficient transportation system.
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CORDATA BUSINESS PARK

66

TABLE 5

MODERATE GROWTH SCENARIO:

DEVELOPMENT UNIT DATA
Development  Gross Fp2 (Units) GBA2
Unit Acreage X1000 X1009 Land Uses
1 11.5 122 207 Commercial
2 5.0 18 36 Commercial
3 2.0 8 24 Commercial
3A 2.0 5.5 15 Commercial
4 2.0 10 ( 10) 25 Commercial
5 35.0 375 641 Commercial
6 2.0 10 28 Commercial
7 14.0 154 300 Institutional
8 1.5 105 320 High-Tech/Off.
9 4.0 30 40 High-Tech/Off.
10 10.5 140 300 High-Tech/Off.
11 22.0 240 500 High-Tech/Off.
12 6.5 ( 76) 180 Residential
13 30 ( 60) 90 Residential
14 18.5 (187) 160 Residential
15 17.5 (228) 228 Residential
16 14.0 145 290 Institutional Campus
17A 22.0 195 390 Institutional Campus
17B 21.0 (252) 252 Residential
18 52.5 580 1000 International Trade
19 37.0 520 630 . Ind./Warehousing:
20 58.5 760 840 Ind./Warehousing
12.0 .
21A 7.7 (93) 60 Residential
21B 5.0 46 93 Institutional
22 13.0 ( 80) 80 Residential
23 20.0 ( 80) 80 Residential
24 39.0 520 580 Ind./Warehousing
25 15.0 140 280 Ind./Manufacturing
26 7.0 ( 20) 20 Residential
27 10.0 ( 22) 33 Residential
28 24.0 380 ) 440 Ind./Manufacturing

1

2 Building footprint and Gross buildable area figures are
being provided for illustrative purposes only as typical of

- All gross acreage figures are approximate.

the level of development which might be expected to occur in
a moderate growth scenario.



MASTER PLAN

3.1 PHASE ONE

The first phase development has been evaluated for economic feasibility and market absorp-
tion and is considered to be reasonable in terms of both magnitude of development and the
range of uses proposed. This phase includes lands in the southern portion of the site as well
as lands around Horton in the north-east. The location of the first phase development areas is
based on the availability of trunk services and road extensions. City of Bellingham trunk
services are currently being extended up Woods to Kellogg. It is assumed that an extension
of the trunk line runs northward from Woods and will provide services to the Horton area in
the near future. Road construction will follow the trunk lines with the extension of Woods,
the construction of Kellogg from Guide Meridian to west of Woods and the construction of
Horton from Guide Meridian to the central spine road.

In the southern portion of the site, phase one development is contained within development
sector three and consists of the following projects in each enclave: enclave one contains two
high tech office clusters of 40,000 and 20,000 square feet and a 20,000 square foot recreation-
al complex; enclave two contains the Whatcom Community College development of 44,000
square feet; enclave three will have a 64,000 square foot commercial and office complex; and.
enclave four includes a 60 unit senior citizen complex and a 200 unit mobile home develop-
ment.

In the north-east area of the site, the phase one development is contained within a portion of
sector two. Located adjacent to Horton, the projects include a 140,000 square foot warehous-
ing and manufacturing complex in enclave three north of Horton, and a 250,000 square foot
International Trade Centre complex in enclave one south of Horton. '

3.2 PHASE TWO

Phase two development is estimated to take place between 1990 and 1995. At this stage,
trunk and road services will be in place throughout the site, with the exception of the north-
ernmost portion. The stage two road system will include the central spine road from Kline to
Kellogg, the Horton-Thomas and Stuart-June connectors and the Stuart-Kellogg loop road.

Development in stage two will occur in each of the three development sectors. In the south-
ern sector three, enclave one will contain two high tech office clusters of 250,000 and 260,000
square feet, and enclave four will have a high density residential development of 120 units.
Enclave three will have a 201,000 square foot commercial and .office complex. In the cen-
trally located sector two, enclave one will contain a 350,000 square foot International Trade
Centre complex, enclave two will contain a 210 unit medium density residential development
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CORDATA BUSINESS PARK

TABLE 3: MODERATE GROWTH SCENARIO TAX REVENUES

USE Size/sq.ft. Value/sq.ft. Total Value

Industrial 6,000,000 - $65 $390,000,000
Commercial 300,000 $70 $21,000,000
Residential 1,700,000 $50 $85.,000,000

TOTAL 8,000,000 : $496,000,000

Property Tax Revenue: .

$11/$1,000 levy X $496,000,000 = $5,456,000
Population Generated Revenue: :

$0.70 X 8,000,000 sq.ft. = $5,600,000
Total Tax Revenue: = : $11.056.000

The Cordata development will create increased demand for police and fire services, water and
sewer services, transportation and educational services. The cost of providing all these serv-
ices has been estimated to be approximately $0.90 per square foot of development (Source:
Woburn Park Draft Environmental Impact Statement). The following table summarizes the
community servicing costs of the Cordata Business Park and the net economic benefit. .

TABLE 4: NET COSTS AND BENEFITS

SCENARIO Costs Tax . ~ Net
(SQ.FT) $0.90/sq ft. Revenues Benefit

13,000,000  $11,700,000  $17,999,000  $6,299,000
8,000,000 $7,200,000  $11,056,000  $3,856,000
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CORDATA BUSINESS PARK

If unmitigated, increased car and truck traffic would impact the area in terms of noise, dust,
accidents and the disruption of topography and natural site features. Unmet demand for trans-
it, pedestrian and bicycle facilities would result in increased car traffic.

Mitigating measures in the Cordata Master Plan include the design of a Park transportation
system that effectively moves traffic through the site and connects with the existing transpor-
tation grid. New roads, including a north-south collector and two east-west collectors will
contribute to the relief of high traffic volumes on surrounding roads. -

Traffic lights at key intersections and street lighting will help to reduce accidents. A truck
route through the Park has been designed to tie in with existing truck routes while minimizing
disruption to non-industrial areas. A pedestrian pathway and a bikeway network have been
designed to link activity areas in the Park and in the surrounding area. Transit services will be
provided and a system of bus shelters has been planned.

Road alignment has been designed to minimize disruption to the topography and natural
features. Landscaped setbacks and buffer zones will reduce impacts of road traffic on the
surrounding areas.

5.2.3 Utilities

The Cordata development will require water and sewer services, electrical and gas power and
telephone and cable television services. The City of Bellingham will provide water and sewer
truck services for phase one of the development. The costs of expanding the City and Coun-
ty’s water and sewer capacity to service the later phases of development will be offset by
increased tax revenues from Cordata Business Park.

Power services are provided by Puget Sound Power and Light Company and Cascade Natural
Gas Company. Telephone services are provided by Pacific Northwest Bell and cable televi-
sion is provided by Cablevision Nationwide Company. Servicing demand from Cordata will
require expansion of these services. The phased development of the Cordata site will mitigate
one-time servicing impacts.

All utility trunk, pipe and cablei lines will be phased in with road construction and will be
underground. '
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CORDATA BUSINESS PARK

Impacts relate to the construction phase of development and include potential soil erosion on
steep slopes during excavation and disturbance of the soil during wet weather to create a mud

slurry.

The Cordata Master Plan minimizes disturbance to topography by advocating the terracing of
buildings to slopes and the exclusion of both steeply sloped and low lying water areas from
development. A drainage plan has been designed that uses the existing waterways for a
stormwater retention system. During the construction phase, soil investigations will be
conducted at each development site to determine load bearing capability and measures will be
taken to protect exposed soil from disturbance.

5.1.2 Drainage

The site is characterized by an extensive system of creeks and ponds. The impact of devel-
opment will include increased rates of stormwater runoff caused by increased impervious
surfaces, and soil erosion and sedimentation resulting from construction near water bodies.

The Cordata Plan provides mitigating measures that include a 100 acre greenbelt system that
integrates major water bodies, clustered development that maximizes open space and a drain-
age/stormwater retention system utilizing the existing creeks and ponds and augmented by
man-made catchment basins. The greenbelt system protects water bodies from construction.
impacts and the drainage plan includes sedimentation and pollution controls.

5.1.3 Natural Features

‘The site consists of moderately treed, undulating landscape with a network of creeks and
ponds. Key habitats include two wooded areas consisting of mixed coniferous/deciduous
forest located in the west-central and north-east portions of the site. These and creekside
areas provide habitats for small animals such as rabbits, groundhogs, mice and ducks.

The impact of the Cordata development on the natural features will be minimized by the
creation of a major open space/greenbelt system that retains major habitats in their natural
state and maintains creek and pond areas for low intensity recreational uses.

5.1.4 Climate/Air

The site is located within the climatic zone of the Pacific North West and is subject to strong
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MASTER PLAN

The Plan provides for a phased development of roads and services starting from
an extension of Woods and Kellogg in phase one to the construction of Kline in phase
three. It also has designed a truck route which channels truck traffic quickly through
the Park to the existing truck route of Guide Meridian. The major link in the truck
route is Spine with a landscaped median and setbacks.

Both the County and City recommend that pedestrian and bicycle paths separate from car
routes be developed to connect urban neighborhoods with schools, parks and shopping.

The Plan recognizes pedestrian and bicycle paths as an integral part of the site trans-
portation system and has incorporated a system of oaths into the site open space
network,

The County encourages the provision of public transit related facilities.

The Plan _responds by planning a series of bus shelters near activity nodes, such as
the college, school and recreational centre and at appropriate places along the spine
" road.

4.3 DRAINAGE

Both County and City require that storm water retention facilities be provided to maintain the
post-development rate of runoff at the pre-development level. In addition, the County re-
quires that wetlands be preserved as natural stormwater catchment basins and that a 30 foot
greenbelt be provided adjacent to streams.

The Master Development Plan has designed a drainage system that incorporates the
existing creek and pond network on site to act as catchment basis and supplements
these with man-made catchment basins on rooftops and parking lots. The streams and
ponds have been integrated into an extensive green belt that runs throughout the site.

4.4 SERVICES/UTILITIES

The County requires that requests for water and sewer services be contiguous to existing
development.

57



CORDATA BUSINESS PARK

The Master Development Plan provides for phase one devélopment to proceed from
the existing commercial area south of Kellogg and from the existing warehousing area
at Guide Meridian and Horton.

4.5 OPEN SPACE/ENVIRONMENT

The Urban Fringe Subarea Plan recommends that open space networks incorporating streams,
wetlands and wildlife habitats be developed to link areas within a neighborhood. The green-
belt should extend at least 30 feet from streambeds and non-motorized circulation systems
should also be integrated into the open space network. Slopes greater than 15% should be
used for open space.

The Cordata Plan provides for an integrated open space network that incorpo-
rates streams, ponds, natural habitats, steeply sloped areas and pedes- trian and
bicycle parks into a greenbelt that connects development and activity areas
throughout the site.

The County recommends that new residential and multi-use development should contain
common open space that retains outstanding natural or cultural amenities and preserves
views. Clustering should be used to maximize open space and to create common space in
residential, commercial and industrial development.

The Cordata Plan uses the clustering concept as the basic built form on the site
to create common open space in all use categories. The Plan locates land uses
and orients development according to design principles in order to enhance and
preserve views and natural features. '

‘The City of Bellingham requires that a 50 foot landscaped setback be provided along arterials
and that significant trees to retained and incorporated into the open space or landscaping
system.

- The Plan provides for landscaped setbacks along arterials (Woods and Kellogg) and
incorporates significant individual and groups of trees into the open space network.

4.6 URBAN DESIGN/LANDSCAPE

The County recommends that new development be sited to preserve amenity and view and to
maximize sun exposure while minimizing disruption to natural features. Furthermore, devel-
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MASTER PLAN

opment should be designed to create visual diversity as well as compatibility with surround-

ing uses.

The Cordata Master Development Plan provides an urban design plan that enhances
site sensitive development by fitting buildings into the topography, by creating focal
points of activity and transitional nodes between uses, and by ensuring design and use
compatibility with surrounding uses and areas. Co

Both County and City requires landscape buffering between land uses and along arterials
using existing trees and vegetation wherever possible. Particular attention is focused on the
need to buffer industrial from non-industrial land uses.

The Cordata Plan provides for an extensive green-belt system that acts as a
natural buffer to separate land uses. Additionally, landscaped roadways provide
separation and buffering between uses. The land uses on the site have been
ordered in such a way that all residential uses are located on the western side of
the site, and away from the industrial uses located on the eastern portion of the
Park.

5.0 IMPACTS AND MITIGATING MEASURES

In the process of preparing the Cordata Master Development Plan, considerable attention was
focused on potential development impacts. Consequently, impact mitigating measures have
been designed to be an integral part of the Master Development Plan. The following is a
discussion of potential impacts and the mitigating measures included in the Cordata Master
Plan. :

5.1 PHYSICAL SYSTEM IMPACTS

5.1.1 Soil/Topography

The site topography consists of gently undulatin g slopes on the majority of the site with some
areas of steep slope. The soil is Bellingham glaciomarine drift, which is characterized by
fine-grained silty clay and a high water retention capacity. This soil has a poor to moderate
bearing capacity for building construction. '
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40 RELATIONSHIP TO EXISTING PLANS,
POLICIES AND REGULATIONS

The Cordata site is located within the Urban Fringe Subarea of Whatcom County with the
exception of the extreme southeast portion south of Kellogg and east of Woods, which is
located within the boundaries of the City of Bellingham. The Cordata Master Development
Plan is consistent with the Whatcom County Urban Fringe Subarea Comprehensive Land Use
Plan and the Bellingham Plan (Guide Meridian) and their respective ordinances. The follow-
ing is a discussion of the consistency of the Cordata Master Development Plan with these
plans and policies. '

4.1 LAND USE

The Urban Fringe Subarea Plan recommends a range of suitable land uses for this area includ-
ing light industrial park, general commercial, urban reserve residential (4, 12 and 18 units per
acre) and rural residential (one unit per 5 acres and one unit per 10 acres). The Bellingham
Plan has designated the portion of the site south of Kellogg and east of Woods as commercial
land use.

The Cordata Plan has designed a land use plan that is consistent with the land use
classifications and locations of the Urban Fringe Subarea Plan and the Bellingham
Plan,

4.2 TRANSPORTATION

The Urban Fringe Subarea Plan recommends that a north-south collector be constructed to
~ relieve traffic on Guide Meridian and that an east-west collector be constructed to connect
Guide Meridian and Northwest. The Bellingham Plan recommends that Woods and Kcllogg
be developed to reheve congestion on Guide Meridian.

The Master Development Plan proposes an integrated transportation system including
a north-south collector (Spine), an east-west collector (Horton-Thomas), and the
construction of Kellogg, Woods. In addition a second east-west collector (Stuart-
0June) and an internal loop road (Stuart-Kellogg) have been designed to serve the site.

- The County requires that road construction be contiguous to existing road systems, that it
should be phased and be consistent with the provision of services. The County also recom-
mends that truck routes near non-industrial should be designed to mitigate negative impacts. .
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winter winds from the south and south-east and mild summer winds from the west and south- -
west.

- The impacts of Cordata development on climate and air quality will be minimized in both the
construction and use stages. During construction, activity will be concentrated in the eastern
portion of the site, well away from the existing residential uses located west of the site. The
large size of the site and the natural vegetation, will buffer construction related pollution from
the surrounding area. Post-development, little impact on air quality is expected because of the
non-pollutant nature of industries and activities selected for the Park. Measures to mitigate air
quality impacts from car and truck traffic include landscaped setbacks and buffer zones.
Potential noxious or hazardous effects of industrial uses will be regulated through the Cordata
development guidelines and restrictive covenants.

5.2 HUMAN SYSTEM IMPACTS

5.2.1 Land Use

The site is currently an undeveloped piece of undulating land with an extensive drainage
network and wooded areas. It falls within the Urban Fringe Subarea and has been designated
for Urban Reserve Residential, Light Industrial Park and Commercial land uses.

The industrial, residential and commercial uses proposed for the Cordata Business Park
conform with the location and intent of the designated land uses in the Urban Fringe Subarea
Plan. In locating the Cordata land uses, care was taken to ensure compatibility with surround-
ing land uses. '

5.2.2 Transpbﬁdtion '

The development of the Cordata Business Park will impact the existing transportation system
by increasing car and truck traffic. Because of the Park’s phased development, it is anticipat-
ed that 1,750 vehicles/hour will be added to the road system by 1986, 3,745 vehicles/hour by
1990 and at full development in 2005 total added traffic would be 5,320 vehicles/hour. Truck
traffic is expected to form 10% to 12% of peak hour traffic volumes. The external road prin-
cipally affected would be Guide Meridian to the south. It is estimated that about half of the
total traffic from the site would use Guide Meridian and Northwest.

The Cordata development is also expected to stimulate increased demand for pubhc transit
services and pedestrian and bicycle paths and facilities.
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5.2.4 Socio/Economic Factors

The Cordata Business Park will generate significant employment and residential opportunities
and considerable taxation revenue. It will also affect the supply of publicly provided services
such as police and fire protection, water and sewage services, transportation and educational
services. The following discusses the costs and benefits associated with the Cordata devel-
opment.

The Park will generate property tax revenues as well as a variety of population generated
revenues such as sales and utility tax and motor vehicle tax. Property tax is collected by
Whatcom County and is assessed on the basis of market value and a levy rate of approximate-
ly $11 per $1,000 valuation. In the tables below, values per square foot of development are
based on average existing properties and as a result they underestimate the values of new
construction which is closer to $100 per square foot.

The population generated revenues are estimated at approximately $0.70 per square foot of
development. The following tables summarize Park generated tax revenues.

TABLE 2: DYNAMIC GROWTH SCENARIO TAX REVENUES

USE Size/sq.ft. Value/sq.ft.* Total Value
Industrial - 10,000,000 $65 $650,000,000
Commercial 450,000 $70 $31,500,000
Residential 2,550,000 $50 $127.500.000
TOTAL 13,000,000 $809,000.000

Property Tax Revenue:

$11/$1,000 levy X $809,000,000 . - $8,899,000
Population Generated Revenue: :

$0.70 X 13,000,000 $9,100,000-
_Total Tax Revenue: $17.999.000

* Average values for existing property in each category
(Source: Whatcom County Assessment Office)
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and an 80 unit low density residential development; enclave three will contain a 490,000
square foot industrial and warehousing complex. Sector one in the northern portion of the site
will contain two complexes consisting of 415,000 and 165,000 square feet of industrial and
warchousing space in enclave one.

3.4 PHASE THREE

Phase three development will occur between 1995 and 2005 and will complete the develop-
ment of the Cordata Business Park. The final stage of servicing and road construction will be
completed with the construction of Kline between Guide Meridian and Aldrich. The majority
of development will occur in the northern portion of the site in sector one. Enclaves one and
two will add respectively 840,800 square feet and 520,000 square feet of industrial/ warehous-
ing development, while enclave three will contain a total of 102 rural residential units. In the
centrally located sector two, enclave one will complete the International Trade Centre with a
400,000 square foot complex, and enclave two will contain 240 units of high density residen-
tial, 210 units of medium density residential and 80 unit of low density residential develop-
ment. Sector three in the south will complete development with the addition of a 250,000
square foot high tech office complex in enclave one and a 210,000 square foot commercial
complex containing 60 residential units in enclave three.
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5.2.5 Public Services

Development of the Cordata site will ¢reate demand for increased educational, fire and police
services.

The Cordata residential population is expected to have approximately 795 children of school
age. In the early phase of development, children will be accommodated in existing schools.
However, as the site is developed an additional school will be required. With this in mind, the
Plan has designated a preliminary 6 acre school site in the residential area. Phasing of devel-
opment and increased tax revenues will mitigate these educational impacts.

Cordata’s high quality, mixed-use business park will generate demand for increased police
and fire protection services. Both the Whatcom County Sheriff’s Department and the Fire
Protection District No. 8 will be required to expand staffing and equipment levels. This
impacts will be mitigated by phasing development, increased tax revenues and a Cordata fire
and security central monitoring and control system.

5.2.6 Aesthetics

The Cordata development will convert a 600 acre vacant natural site to a mixed-use business
park. Approximately 100 acres will be retained as open space with natural woodland habitats,
ponds, creeks and pedestrian and bicycle paths. ’

Mitigating measures designed to retain views and the natural landscape features are integral to
the Master Development Plan. Buildings are oriented to the advantage of views and the clus-
tering format is used extensively to maximize open space areas. Buildings have been de-
signed to maintain a low profile by terracing to the topography while building prototypes
encourage high quality design consistency throughout the Park. Landscaping along road-
ways, plazas and courtyards will be coordinated to ensure a quality aesthetic environment.
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~ Buildings are oriented in such a way, so that they absorb solar energy in the winter and reflect
it in the summer. Orienting buildings to the south provides opportunities for passive solar
absorption.

The form and shape of buildings is designed to encourage energy conservation. Maintaining
a low building height prevents overshadowing and the design of continuous buildings con-
tributes to heat conservation. Another method of heat conservation is to minimize the ratio
between the surface area, or skin, of the building and its internal volume.

The design of an energy efficient transportation system for Cordata includes the provision of
bicycle and pedestrian paths and the encouragement of transit services. Walking and bicy-
cling are the most energy-efficient transportation modes, followed by transit. However, the
optimum scenario is to reduce the need for travel in the first place by locating working, living,
shopping, education and recreation areas within walking distance of each other as in the
Cordata Business Park. '

Building energy consumption and building occupances can be monitored at the central moni-
toring and control system. Buildings with an energy consumption above a predetermined size
to have installed a Building Energy Control panel complete with modem to transmit energy
consumption and building occupancy, amongst other items.

3.0 PHASING

The Cordata Master Development Plan has been created to provide an overall framework for
the development of the site over a period of 20 years. At the same time, the Plan provides
considerable flexibility to enable short term servicing and development of the site in response
to local economic conditions. o - '

In order to implement an orderly development of the site within the constraints of the present
and projected economic situation, site development has been planned in three phases. The
first phase will be from 1985 to 1990, the second phase from 1990 to 1995 and the third phase
from 1995 to 2005. Phase one is anticipated to consist of 20% of the total development area,
while phases two and three will each account for 40% of total development. The location of
the phased development areas on the site is determined by service sequencing and land use

categories but does not correspond with specific geographic sectors. See Drawing 6.10
PHASING.
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SUMMARY LIST OF THE CONDITIONS OF APPROVAL
OF THE CORDATA BUSINESS PARK

WHATCOM COUNTY PERMIT NO.’s PUD 1-84 & PUD 1-84-A
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APPENDIX A

VINTRODUCTION TO APPENDIX A

Appendix A is a list of all the conditions of approval contained in Whatcom County Permits PUD 1-84 and PUD 1-
84A. PUD 1-84is the original Planned Unit Development Permit issued by Whatcom County inJune of 1986. PUD
1-84A is anamendment to the original permit for the purpose of adding 26.7 acres to the Cordata Business Park. The

-amendment was approved in July of 1988. The full text of the decisions granting approval of PUD 1-84 and
PUD 1-84A can be found in Appendix B and Appendix C respectively. This appendix is duplicated as Appendix
B in the Cordata Business Park Development and Design Guidelines.

The Cordata Business Park Planned Unit Development had a total of 62 conditions of approval 49 of the conditions
were developed by Whatcom County and 13 were suggested by the City of Bellingham and incorporated into the
county approval. The amendment to the Cordata Business Park, approved in 1988, contained 16 conditions of ap-
proval all of which were developed by Whatcom County.

The combined list of 78 conditions is shown here in the order found in the permits. Those conditions shown in

bold are still active and should be reviewed by anyone proposing to develop property. in the Business Park. The
conditions shown in normal type face contain requirements that have been completed or that no longer apply.

L LIST OF CONDITIONS FROM PUD PERMIT 1-84

AS AMENDED AND APPROVED BY THE COUNTY COUNCIL

A. Compatibility with WCC 20.85, Official Whatcom County Zoning Ordinance, Whatcom County
Comprehensive Plan, Whatcom County Development Standards and other ordinances.

1. All construction activities, including but not limited to road, drainage, and land alteration im-
provements, shall follow the design and construction procedures outlined in the Whatcom County
Development standards. All internal roads shall be designed under urban street standards unless
otherwise approved by County Engineering or by the City of Bellingham subsequent to annexa-

tion. '

2. For purposes of interpretation of Section 4.1, page 11, of the Protective Covenants, the Hearing
Officer shall be changed to "Hearing Examiner, or other official appointed by the Whatcom"
County Council".

3. Whenever public agency regulations, policies, or other requirements are applicable to develop-

ment under PUD 1-84, definitions found in public documents shall prevail over those found
herein or in the documents provided by the developer in cases of conflict or to resolve ambiguities
that may arise. ’

4, Prior to final sale or lease of any parcel of land within Cordata, a Binding Site Plan shall be
submitted to the Technical Committee and the Whatcom County Bureau of Buildings and Code
Administration shall be approved by the same. All construction or development on the site must
secure a certificate of consistency from the DRC and approval by the Bureau of Buildings and
Code Administration prior to permit issuance.

S. Any areas granted conceptual approval shall be consistent with the provisions of WCC 20.85.118.
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17.

18.

19.

20,

21.

Cordata Business Park Association shall be responsible for developing a program for contain-
ment and recovery of spills of toxic or dangerous materials that have a potential for entering the
drainage system in compliance with the Protective Covenants, Development Guidelines, local,
state and federal laws.

Surface water quality base-line information shall be collected and provided to Whatcom County and the
Department of Game for all site discharge points of surface water drainage prior to final PUD approval
in compliance with the Protective Covenants, Developmicnt Guidelinges, local, state, and federal laws.

Map #6.04 shall serve as guideline for the preservation of the open space network within the
Cordata PUD. At such time that applications are submitted to the DRC, a site plan shall be
presented that designates common open space area to be deeded to the Cordata Business Park
Association. The dedication of the open space to the Business Park Association shall occur
through the submittal of a survey to be consistent with the survey requirements associated with
the Binding Site Plan provisions of Title 21.

Transportation and circulation, ¢specially ofTsite.

The primary onsite public road system shall include the following four-lane wide routes:
Woods Road (north/south spine road extended) from the Kellogg Road to the Kline Road;
Horton Road east of Woods Road to Guide Meridian;

Stuart Road east of Woods Road to Guide Meridian;

Kline Road east of Woodg Road to Guide Meridian;

Left turn lanesshall be provided at major intersections. Two-lane routes shall include: Horton/Thomas;
Stuart/Kellogg loop; Allans Road and June Road. Theaccessroad system shalleither be comprised of
private or public roads which shall be decided at the engineering alignment plan approval stage
of each road facility.

The Trillium Corporation, as developer, or its successors and assigns, acting as developer, shall
share the cost of the following improvements, in proportion and manner to be determined after-
reaching a threshold of building construction build-out of 3.25 million square feet. No further
building permits beyond the 3.25 million square feet shall be issued until an agreement is ap-
proved between the Trillium Corporation as the developer and the County as to the method of
construction and financing of the following road sections:

A. Stuart Road between the Guide Meridian and east property boundary. The improve-
ment shall be a four-lane arterial constructed at the same time the connection is under-
way in an easterly direction within the development site.

B. Thomas Road between the west property boundary and Aldrich Road. This facility
shall be a minor collector.

C. Allans Road between the south property boundary and Bakerview Road. This facility
shall be a minor collector.
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30.

32.

33.

. 34.

35.

36.

37.

38.

39.

The developer shall cooperate fully with the Washington State Department of Transportation,
Whatcom County, and the City of Bellingham in developing a plan for construction of an arterial
parallel to the Guide Meridian (Woods Road) as requested in Exhibit #54, comments from the
Washington State Department of Transportation.

Provisions of essential public services and utilities and the allocation of the cost thereof, specifical-

ly fire protection and schools.

The developer shall be responsible for arranging with the Whatcom Transportation Authority for the
provisions of public transit to the site prior to the construction of any portions of Phase 2.

The developer shall be required to deed to Whatcom County Fire District #8 a site for a fire station
within the Cordata boundaries as a condition of further construction. This condition is intended to
mitigate the possible loss to fire district #8 of a portion of its assets upon annexation and to pro-
vide it with a potential offset against said annexation.

The developer shall comply with the applicable state and local laws of Whatcom County Fire Dis
trict #8, Washington State Department of Transportation, and any other municipal corporation

- or governmental entity which has jurisdiction over a portion of the site, to ensure that all re-

quirements of each of the municipal corporations or governmental entities will be met.

Development standards, guidclines, control of future phascs of development and compliance by future
construction. :

Private roads, drainage facilities, and other community facilities which will be privately main-
tained under an owner or community association or similar type entity shall require plans to be
submitted to the Whatcom County Engineer which detail the maintenance program, and said
program shall be approved by the County Engineer prior to implementation.

The definitions of Scction A(1)(f) and section B.6 in the Development and Design Guidelines for Build-
ing Height and Building Grade shall be amended to conform to those of Title 20.85, Whatcom County
Zoning Ordinance. '

Scction 7.8, page 22 of Protcctive Covenants, shall be supplemented with the following paragraph:

"No relaxation grantcd by the DRC shall be interpreted as a variance from the
minimum standards of official Whaicom County rcgulations of City of Bellingham

- regulations unless such minimum standard regulations have already been altered by
flexibility authorized by the PUD ordinance and permit approval.”

Amendment to the Protcctive Covenants, Scction 20, EXEMPTION, shall limit the developer’s.
actions to require minor improvements {or marketing purposes, not for building construction and
the like. ’ '

Section 19 of the Protective Covenants shall be drawn in such a way as to allow periodic review of
the terms of the covenants to allow minor changes to meet changing conditions. Major changes to
the covenants, as determined by the Bureau of Buildings and Code Administration, shall require
review under WCC 20.85.370. The covenants shall remain in effect until Cordata reaches 100%
buildout or until termination is approved by Whatcom County.
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the Light Medium Industrial area in the northern portion of the site are fabrication, processing,
assembly and storage. In the Commercial area in the south-east corner of the site, professional
offices and services are considered to be industrial uses compatible with the commercial, office
and residential uses found in that area. See Drawing 7.01 THEMATIC CLUSTERS.
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In addition to the conditions set out above, the County Council should address, at an appropriate time, the
following issues, and determine a procedure for resolving them to the extent possible:

1

II.

The creation of an agreement between thé developer, Whatcom County Fire District #8, and the City of
Bellingham, regarding the annexation of uses within the boundaries of the Fire District in a manner
which will not cause unnecessary {inancial hardship to the District or the developer.

Determination of the extent to which requirements imposed by Whatcom County prior to annexation
will be enforced by the City of Bellingham subsequent to annexation, including, but not limited to,
PUD conditions, development guidelines, compliance with DRC procedures, etc.;

Determination of a method for providing school facilities compatible with the needs of the school dis-
tricts serving the site.

LIST OF CONDITION FROM PUD 1-84, continued

CITY OF BELLINGHAM CONDITIONS

Construction of Kellogg Road between Guide Meridian and Woods Road shall be a base line require-
ment completed prior to granting any occupancy permits.

Improvement of the Woods Road/Bakerview intersection shall be completed by providing a left wirn
lane and upgrading right turning movements. Improvements shall be completed at such time as the
LOS reaches a LOS D.

Installation of a traffic control signal at the Kellogg/Guide Meridian intersection when signal
warrants are met or when the level of service at the Woods Road/Bakerview Road intersection
deteriorates to " D" or when signal warrants are met for the intersection of Guide Meridian and
Westerly Road (private), whichever circumstance occurs first.

~ Kellogg Road shall be constructed with a maximum roadway width curb face-to-face of 64 feet.
- The road shall have a left turn lane of (incorporated in the median if desired) of not less than 12

feet in width situated such that its center line is 18 feet north from the south curb line of Kellogg
Road on the east side of Guide Meridian. Road lanes shall not be striped until signalization is installed.

Access points along Kellogg Road between Woods Road and Guide Meridian shall be limited to
one midblock 30 foot wide driveway or roadway on each side of the street. Street lighting shall
not be placed in the road median. Two additional right in, right out accesses along this section of
road shall be permitted with appropriate curb cuts.

The Whatcom County Transportation Authority shall be consulted for incorporation of bus pull
outs along bus routes within Cordata if deemed appropriate by said Authority. The developer

shall be responsible for the installation of such improvements.

In order to provide a minimum base level of fire flow, a pump facility is required to be installed. The
pumping facility shall be required prior to the issuance of any building permit.

Water mains shall be sized in accordance with City of Bellingham standards with minimum fire
flow conveyance to far reaches of the site accomplished.
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a variety of residential uses, including one high density cluster with 120 dwelling units on 6
acres and a high quality mobile home park in three clusters that will provide 230 units on 34
acres. See Drawing 6.08 DENSITY ZONES and Drawing 6.09 DEVELOPMENT
UNITS/LAND USE.

2.10.5 Thematic Clusters

The concept of thematic clusters responds to the trend toward highly specialized business
parks and to the tendency of compatible industries to cluster together to take advantage of
spin-off effects and shared facilities. Because of the advantages of proximity, compatible
grouping often occurs naturally. For example, the waste exchange concept involves a group-
ing of industries that profit from processing each other’s wastes.

In the high-tech industries, thematic clustering is expected to occur in the following ten indus-
tries: space research, data information systems, computer software, electronics. optical re-
search, photographic components, electronic components, electrical components, cosmetics
and medical research and general research. |

Service industries will create clusters around the following two industries: repair and a
- composite industry that includes testing, security, broadcasting and delivery.

Manufacturing industries are expected to cluster in the following three industrial groupings:
food, apparel, furniture, leather and boatbuilding; communications equipment, instruments

and jewelry: paper, printing and pharmaceuticals.

Warehousing industries will tend to cluster around the following five industries: building
_ materials, wholesaling, distribution, storage and display.

Some of these thematic clusters will locate throughout the industrially zoned area, while
others will locate within specific land use areas such as high-tech office.
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10.

11.

The north/south access road and access points to the Guide Meridian must comply with Title 22.
Access points to the Guide Meridian from Unit #5 shall be limited to two openings. (PUD 1-84-A;
Cond. no.4)

A private easement shall be granted and shown on the appropriate specific binding site plan extending
Westerly Road to the west of Cordata Parkway to the western boundary of Cordata. The easement shall
provide for dedication of the easement at such time as, and if, a need arises for a public street to connect
Cordata Parkway with development to the west of Cordata itself. (PUD 1-84-A; Cond. no.5)

Short term and long term access to the north portion of lot 3 of Seeger’s Bakerview Tracts shall
be provided. A driveway to serve the residence on that property shall be maintained with access
equal in quality to that which currently exists. The applicant shall provide for the relocation of
utility lines within the easement to correspond with any raising of the grade which occurs in the
future. The access shall not be shared with any commercial site unless through agreement by the
owner of the residential parcel. (PUD 1-84-A; Cond. no.6)

Construct a landscaping and fence buffer on the west boundary of Unit #1 adjacent to residential
zones except where the Deputy Administrator of Buildings and Code waives either or both re-
quirements in favor of existing features or other appropriate alternative. (PUD 1-84-A; Cond.
no.7) '

Reconcile differences between Figure 6 of the Development and Design Guidelines and the Master
Development Plan drawing 6.09. This condition may be completed as part of the document corrections
performed to satisfy Condition no. 9. (PUD 1-84-A; Cond. no.8)

Correct and reprint documents revised as a result of the original approval of PUD 1-84, this application
(PUD 1-84-A), and errors and omissions found in cerlain documents to date. The documents 1o be
completed by additions of drawings, correction of cover dates, revisions 1o figures, tables, and maps,
addition of page numbers, and changes to texts include:

Cordata Master Plan: Cordata Mixed Use Business Park

Development and Design Guidclines

Design Review Procedures

Protective Covenants

Signage Program

Landscape Guidelines (PUD 1-84-A; Cond. no.9)

The applicant may combine or edit the documents set forth in the previous condition as necessary but
only for the purpose of improving their organization and removing redundancies. Changes to the
documents both as a result of this condition and condition #9 shall be approved by the Division of
Buildings and Code Administration and the Hearing Examiner prior to reprinting. The document revi-
sions shall be completed within 180 days of the approval of this PUD amendment. (PUD 1-84-A; Cond.
no.9) ‘ ’

Henceforth, The Master Plan for Cordata shall be defined as chapter 6 of the documents dated October
4,1984 submitted with the original PUD application, together with the site plan drawings 7.01 through
7.08,7.10,7.11, and 7.15 through 7.17. and the revision labeled Illustrative Plan 2A. When the Corda-
ta Master Plan is reprinted, pursuant to Condition #9, only those items listed above need be included.
All other revisions to the Master Plan and other documents set forth in the application for this amend-
ment shall be incorporated, as they are shown in the application, at the time the documents are reprint-
ed. (PUD 1-84-A; Cond. no.11)

A-9



CORDATA BUSINESS PARK

2.10 DEVELOPMENT SECTORS/ENCLAVES/UNITS/
THEMATIC CLUSTERS

2.10.1 Introduction

The Cordata Business Park site is a linear piece of land with distinct-geographic character
areas. For development planning purposes the site has been divided into three sectors, ten
enclaves and 28 development units. In addition, 20 thematic clusters have been distributed
throughout the non-residential area.

2.10.2 Sectors

'The three sectors have been divided to reflect the geographic divisions of the site, functional
planning areas related to service phasing and marketing and good planning principles related
to orderly growth. Each sector stretches across the full width of the site and contains multiple.
land uses. See Drawing 6.05 PLANNING SECTORS.

Sector one is located in the northern portion of the site, from the northern border to an undu-
lating line between Waldron and Horton. Land uses found in this sector include Rural Resi-
dential Acreage, Light Impact Industrial and Light Medium Industrial.

Sector two occupies the geographic center of the site and is located between the undulating
line between Waldron and Horton and Stuart. This sector contains the International Trade
Centre area, a Light Impact Industrial area and three residential land uses: Low Density
Residential, Medium Density Residential and High Density Residential.

Sector three occupies the southemn third of the site and is located between the site boundary on
the west, approximately Guide Meridian on the east, Stuart on the north and Division on the
south, with a strip running down the western side of Woods to West Bakerview. This sector:
contains the General Commercial area, Institutional area, High Tech Office area and the
Light, Medium and High Density Residential area.

© 2.10.3 Enclaves

Each sector is subdivided into enclaves which are defined on the basis of land use classifica-
tion, natural features and building types. Each enclave is expected to assume a unique charac-
ter. The enclaves are similar land use oriented with nodes of local retail and recreation activi-
ty located within them. See Drawing 6.06 PLANNING ENCLAVES.
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APPENDIX B -

TEXT OF THE DECISION OF THE WHATCOM COUNTY COUNCIL
TO APPROVE THE CORDATA BUSINESS PARK PUD.

COUNTY FILE NO. PUD 1-84
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CORDATA BUSINESS PARK

Parking

Parking spaces have been designed to be efficient, unobtrusive and multi-functional. In the
development units, separate parking areas are provided for visitors, staff and services. The
emphasis of the parking areas varies by uses. For example, high tech office areas provide a
high level of separation between visitor and staff parking, whereas manufacturing uses make a
~ lesser distinction. '

In order to hide parking areas from view, parking is tucked under terraced buildings or located
on a different grade level on the site. Surface parking lots are designed to also act as tempo-
rary stormwater storage areas.

In some instances, cost, design and planning constraints may warrant the development of a
shared parking structure serving several individual developments. In other instances, parking
facilities may be shared by adjacent enclaves because of differing time needs. For example,
the close proximity of the high-tech offices and the recreational complex allows the shared
use of the same parking areas, but at a different time. See Drawing 7.04 CAR
ROUTES/PARKING. ‘

Landscaping
Landscaping of the Cordata site defines and distinguishes different use areas and creates a

high quality image. The existing wooded and pasture areas, as well as ravines and steep
slopes have been retained in their natural state, except for the placement of pedestrian and
bicycle paths. Landscaping is used only in the development enclaves and along roadways.

The landscaping provides either a soft, natural image or a hard formal one. The soft, natural-
istic landscaping is appropriate in the residential areas and within some building clusters. The
formal, linear or rigidly patterned landscaping is more appropriate in entry plazas, along roads
and medians and along geometric edges of buildings.

Planting boulevard trees along major roads contributes significantly to the image of the Park.
Different tree species have been selected to identify different enclaves and to create distinc-
tive entrances or gates to the development enclaves.

Setbacks of uniform depths are used to achieve a number of planning and design objectives.
These include the creation of view corridors and a sense of identity and definition. Setbacks
also enhance streetscape character and emphasize the massing effects of building clusters.
See Drawing 7.09 LANDSCAPE CONCEPT.
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CORDATA BUSINESS PARK

In a rainy climate, sun exposure is an important component of urban design, especially in
locating residential, open space and recreational uses. Residential uses have been located to
receive at least four hours of sun exposure per day at the winter solstice. Parking and service
areas are located in areas of shadow. '

In order to encourage energy efficiency, buildings are oriented to passively absorb solar
energy and ordered to prevent buildings from blocking the solar exposure of nearby buildings.
Building forms are terraced to provide more opportunity for solar and daylight exposure and
designed to permit through ventilation in simmer, often in conjunction with nearby water
bodies.

Views/Aspect

The location of long distance views from the site have influenced the location of land use and
major open space areas. Major views to the mountains in the east are available in the west-
central and northern portions of the site. These are the locations of residential, open space
and recreational uses. Buildings are clustered and plazas oriented to maximize local views of
natural features. In siting buildings and clusters, aspect was utilized to enhance short and
long distance views.

Natural Features :

Natural features such as creeks, ponds, trees and ravines have been incorporated into the open

space system that connects use and activity areas throughout the site. Major habitats have

‘been retained in a natural state in two parks, one located east of the central spine and north of

Horton in the industrial area, and the other located west of the central spine and north of
Thomas in the low density residential area. At the development unit level, buildings have
been designed so that the entryways and recreational portions of the building are oriented

toward natural features. '

2.9.3 Man-made Features

Built Form and Massing .
The overall built form for Cordata has been designed to be site sensitive, to present a "state of
the art" business park image and to provide a controlled design environment.

The building cluster is.the dominant built form in Cordata. Clustering permits the grouping
of similar uses and activities, preserves open space and creates a variety of common spaces.
For example, high-tech offices are clustered around plazas and residential buildings around
gardens and playgrounds, whereas industrial buildings are grouped around a service court-
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CORDATA BUSINESS PARK

2.7.2 Electrical Power

The Puget Sound Power and Light Company provides energy service to the Urban Fringe
Subarea and the substation closest to the Cordata site is located at the intersection of Baker-
view and James. Puget Power’s fifteen year plan projects building an additional substation
west of the Cordata site.

2.7.3 Gas

- Cascade Natural Gas Compény provides gas to the southern portion of the Cordata site. A 50
foot gas easement runs from the south-east corner to the north-west corner of the site. The
current capacity of Cascade Natural Gas is unlimited and extension of service will be provid-
ed as required.

2.7.4 Telephone

Telephone services to the Cordata site are provided by Pacific Northwest Bell. The level and

extent of telephone services will be evaluated as development is phased in. Service to the
Cordata site will be provided by a telephone cable along Guide Meridian.

2.7.5 Cable Television

The Cablevision Nationwide Company provides television cable services to the area and will
extend their cable services in conjunction with telephone cable installation as demand in-
creases. ’

2.8 AMENITIES

2.8.1 Introduction

In a large, mixed use business park, well planned and integrated amenities such as schools,
day care centers and community centers contribute significantly to the quality and livability of

the development. The Cordata Business Park has designated sites for locating amenities as
phased development of the site progresses. See Drawing 7.06 COMMUNITY FACILITIES.
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CORDATA BUSINESS PARK

2.6.2 Water and Sewer

The City of Bellingham is the purveyor of water and sewer services to the Cordata site. In
compliance with its policy to extend services only to development areas contiguous to exist-
ing service links, the City is currently extending trunk services from the City boundary up
Woods to Kellogg to service the first phase development in the Kellogg-Woods commercial
area. It is assumed that an agreement between the City and Cordata developers will be
reached in the near future to extend the trunk services to Horton as suggested in a recent City
technical study. This would enable the first phase development of the Horton industrial area.
Internal water and sewer systems will be extended from the trunk lines along the central spine
road and the loop road.

2.6.3 Fire Protection

The Cordata site is located in Whatcom County Fire Protection District Number Eight. The
District is a volunteer fire department that has three firehalls located at Bennett and Marine,
Curtis Road and Bakerview and Northwest. The latter firehall is located within one mile of
the southern border of the Cordata site. The District has a mutual aid agreement with the City
of Bellingham.

Fire protection services for Phase One of the development currently underway will need to be
identified immediately. However, as development of Cordata proceeds and evolves, the Fire
District will evaluate fire protection demand and assess its capability to respond to it. Cur-
rently, District Number Eight does not have a ladder truck, which limits its fire fighting
capability to buildings under 24 feet in height. The purchase of a ladder truck to service taller
buildings would cost approximately half a million dollars and require a paid firefighting staff.

One alternative to a ladder truck would be the construction of buildings with preventive
systems that make use of fire-retardant building materials and have an integrated early detec-
tion system of smoke and fire alarms and sprinklers. A further option is the negotiation of an
agreement with the City of Bellingham to extend its urban fire protection service to the
Cordata site. In anticipation of the need for a firehall located within Cordata, the Master Plan
has designated a potential firehall site in the light industrial area at Horton and the eastern
boundary of the Park.
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CORDATA BUSINESS PARK

site for an elementary school. The other park, located south of Stuart and east of the central
spine road, lies within the high tech office area and has been planned for a recreation complex
and a jogging trail system.

The landscaped parks have been designed to provide a soft image that approximates nature.
Within the development unit, landscaped areas have been treated to create a hard image to
complement the built environment. Hard landscaped elements include rows of boulevard
trees, formal shrub and flower groupings and paved plazas. These elements contribute to a
distinct character of the built areas that distinguishes them from the natural open spaces.

In the northern portion of Cordata, a site has been designated for a riding centre. The site is
located north of Kline in the rural acreage area. This location has the advantage of a rural
character and direct access to the Wilder Farm, located north of the Cordata boundary. The
riding centre also provides a transition between the rural acreage area to the west and the
industrial area to the east. -

A bridle path system connects the riding centre with the surrounding area and with recreation-
al areas within Cordata. The major route of the bridle path system lies along the right-of-way
that runs diagonally across the Cordata site from the south-east to the north-west corner.
Minor paths run along creeks and around ponds. The soft-surfaced bridle paths are separated
from the hard-surfaced pedestrian and bicycle paths.
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CORDATA BUSINESS PARK

2.3 DRAINAGE/RETENTION

2.3.1 Introduction

The Cordata site lies within the Squalicum Creek drainage basin and the Baker Creek sub-
basin. The drainage/retention system for the Park was designed to control stormwater runoff
within this drainage basin and to respond to the opportunities offered by the drainage pattern
to create a system of open space for recreation. After extensive technical research and analy-
sis a drainage plan for Cordata was developed in compliance with the policies of Whatcom
County and the City of Bellingham. The major thrust of these policies is that stormwater
runoff after the development of the site must be limited to the level that existed under the pre-
development conditions. These policies require that new development install stormwater
retention facilities to maintain peak stormwater runoff rates at no greater than pre-develop-
ment levels.

2.3.2 Drainage Plan

The drainage/retention plan operates on two levels: the site as a whole and at the level of the
drainage units. The drainage network for the site has been incorporated into an open
space/greenbelt system that occupies approximately 100 acres, or one sixth of the area of the
site. The greenbelt system protects the waterbodies from sedimentation and soil erosion
caused by nearby construction and limits the amount of impervious or paved surfaces which
contribute to increased runoff. The open space/greenbelt network also provides opportunities
for passive recreation and locations for active recreation such as jogging, bicycling and riding.

The natural pattern of creeks and ponds found throughout the Cordata site form a system of |
drainage catchment areas. The boundaries of the six catchment areas provide the definition of
drainage units for planning and development purposes. As each drainage unit is developed
with buildings, roads and infrastructure, a complete and self-contained drainage/
retention..system will be implemented for the unit. See Drawing 6.03 DRAINAGE CON-
CEPT. ‘

The major component in the drainage plan is a system of fourteen storage ponds located in
existing low lying areas, open space and natural streams. Seven ponds are located in the two
drainage units within the Baker Creek watershed which is bounded approximately by Allen to
the west, Stuart to the north and the southern site boundary to the south. The other seven
ponds are located within the remaining four drainage units in the northern and western portion
of the site. The storage ponds are of two types: wet or retention ponds, and dry or detention

16
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CORDATA BUSINESS PARK

such as the school, recreation center, community centers and shopping areas. Minor pedestri-
an pathways within the industrial, office, shopping and residential enclaves are designed to
provide internal linkages and open space opportunities.. Both major and minor paths will
exhibit considerable variety in terms of physical character, views and related activities.

The bicycle circulation system consists of two components, a bicycle route network for
commuters and one for recreational bicycle users. The commuter bicycle routes link residen-
tial areas with employment centers in the industrial, office and business areas as well as link-
ing activity nodes within the eastern economic activity area. The recreational bicycle route
runs alongside the central spine with connections to the integral bicycle system within each
major open space area. Provisions have been made for safe bicycle storage in key locations
within both economic activity nodes and open space/amenity areas. The Cordata Park bicycle
route system adheres to the standards recommended by the Bellingham Bicycle Facilities
Planning Team and is 1ntegrated with the bikeway system proposed by the Whatcom County
Trail Plan.

The bridle path system runs from the riding center located near the northern edge of Cordata,
along a right-of-way that lies diagonally across the site and along creeks and pond edges. The
soft-surfaced paths are separated from the pedestrlan and bicycle paths and act as links be-
tween major open space areas.

2.2.5 Public Transit

Public transit is an important component of the Park transportation/circulation system. Trans-
it serves the transportation needs of students, senior citizens and workers, contributes to the
reduction of traffic and pollution and reduces parking requirements. Currently, transit serv-
ices are provided by the City of Bellingham as far as the Bellingham Business Park and
- People’s Place located south-east of the Cordata site. As development is phased in, negotia-
tions will be initiated to extend public services into the Park. To facilitate transit services a
series of bus shelters have been planned. In the first phase two bus shelters will be located on
West Kellogg, one near the Community College and one west of Allen near the senior citi-
zens’ housing development. A third bus shelter will be located on Stuart east of the central
spine road near the recreation center.

In subsequent phased development, bus shelters will be located near the elementary school
west of the intersection of Stuart and the central spine road, on Kellogg East, near the firehall
located north of Horton, on the spine road near Waldron next to the green space, at the Kline-
Allen intersection and on several additional spots on the central spine road.

12
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CORDATA BUSINESS PARK

2.2 TRANSPORTATION/CIRCULATION

2.2.1 Introduction

The Cordata Business Park transportation system has been designed to enable the efficient
development of the site, to mitigate the impacts of Park development and to tie in with the

| existing transportation network in the surrounding area. In designing the roads in the system,
consideration was given to the transportation policies of the City, County and State jurisdic-
tions. See Drawing 6.02 TRANSPORTATION CORRIDORS.

2.2.2 Road Circulation

The road system designed for the Park consists of major and minor collector roads whose
function is to facilitate access through and within the site, to separate incompatible land uses
and to define boundaries of the development subareas and some land uses. The Park road
system extends the existing City and County transportation grid. Primary access to the Park is
from Guide Meridian, the major existing arterial in the surrounding area. The road system
channels car and truck traffic from Guide Meridian through the Park and out into Guide
Meridian again, while avoiding disruption of the residential areas located in the western area
of the site. Within the development units, access to development clusters and to individual
parcels is provided by local access loop roads and cul-de-sac roads.

The major north-south collector road is the central spine road that runs from Kline in the north
to Kellogg in the south and proceeds along Kellogg east to Guide Meridian. The central spine
road effectively separates industrial and business activities located east of the central spine
from the residential uses to the west, by providing a physical barrier and by directing the flow
of traffic away from the residential areas towards Guide Meridian. The central spine road has
been designed as both a high volume and high amenity road, with a landscaped median strip
and signalized intersections. '

In the northern portion of the site, Kline has been_designed to function as a major east-west
regional collector linking Van Wick with Slater. Two additional east-west roads are Horton-
Thomas and Stuart-June. Both roads are designated as major collectors east of the central
spine road but become minor collectors west of the central spine to avoid a through road
system while providing road access to the western areas of the site. '

10
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CORDATA BUSINESS PARK

of the road system for truck access. The rural character of the surrounding land uses mini-
mizes the effect of potential industrial impacts. Extensive waterways, greenbelts and natural
~ habitats located in this portion of the site ensure the separation of industrial uses from adja-
cent rural and low density residential areas and provide recreational opportunities for industri-
al workers.

Although land use regulations provide direction for types of industrial uses, the potential
hazards associated with industrial Processes, such as air pollution, odors, toxic and flammable
materials will be regulated at Cordata by development guidelines, restrictive covenants and
industrial performance standards.

The Light Impact Industrial area occupies about 135 acres and is located in three parcels of
land between Horton and Kline (Dev. Units 19,20 & 24). Two parcels lie east of the central
spine and one is located to the west. Industries locating here are involved in storing, process-
ing and packaging a wide variety of goods.

The Light Medium Industrial area occupies 39 acres and is located west of the central spine to
the north and south of Kline (Dev Units 25 & 28). Industrial uses locating here are involved
in processes similar to those in the Light Impact Industrial zone, but also include medium
impact industries involved in fabrication, storage and assembly.

2.1.7 High Density Residential

The High Density Residential area is located in two areas with major visual impact. One area
is located right on the central spine north of Stuart, the other area on the loop road west of
Allen. These areas are the high points of the surrounding land and were selected for high
density residential to take advantage of views and to provide high visibility and focus for
building types suitable to this density. The density of this area is consistent with the 18 units
per acre zoning district. The High Density Residential area occupies 18 acres of the site.

2.1.8 Medium Density Residential

Medium Density Residential areas occupy 59 acres and are located in four parcels. Two
parcels lie south of the loop road and west of Allen. One parcel is located south of Horton
and one parcel straddles Horton west of the central spine road. The density in this area is
consistent with the 12 units per acre zoning district. The medium density residential areas are
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CORDATA BUSINESS PARK

2.1.2  Commercial Land Use - Development Units 1,2,3,3A,4,5 & 6

The commercial area occupies approximately 60 acres and occurs in two major pockets on the
site; one is located east of the central spine road on both sides of Kellogg and fronting on
Guide Meridian, while the other is located west of the central spine and south of Kellogg.

The commercial area east of the spine road is located on the major highway at a primary
‘entryway into the Park. This area is planned as an extension of the dominant land use in the
existing shopping center, located south-east of the site. The types of activities expected to
develop here include traditional shopping center uses such as large retail outlets, restaurants
and specialty shops. ’

The commercial area west of Woods is planned as an extension of the Cordata Place complex.
The commercial activities conducted here will be oriented towards Woods Road. Although at
the present time the surrounding area is developed with residential uses, the proximity of this
area to commercial areas which are experiencing rapid growth indicates that this area is in -
transition. Development of this site will be done in a manner which is sensitive to existing
adjacent uses. The compatibility safe-guards established in the county development standards
including buffering and setbacks, will be utilized at this boundary of Cordata.In the rest of the
Park, convenience commercial clusters are located in-appropriate sites to serve the surround-
ing residential and industrial areas. For example, a small convenience commercial cluster at
the intersection of Kline and the central spine road serves the industrial area to the north and
east. Another cluster at the intersection of Horton and the central spine road serves the resi-
dential area to the west as well as the industrial area to the east.

In addition to these commercial areas, small pockets of work-related commercial uses such as
cafes, are located within individual office or industrial buildings or clusters.

2.1.3 Institutional and Institutional Campus - Development Units 7,16,17A & 21B

Two areas within Cordata are planned for Institutional type uses. These areas are designated
as Institutional and Institutional Campus.

A. The institutional area occupies 14 acres and is located south of the Stuart-Kellogg
loop between Woods and Allen (Dev. Unit 7). Whatcom Community College is
scheduled to be located here to take advantage of employment and educational oppor-
tunities in the adjacent high tech office area and for the convenience of nearby shop-
ping and transportation. Planning for the college is currently underway.
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CORDATA BUSINESS PARK

ownership and strategically located near port and border points to create a "state of the art"
business park which will act as an employment center. In order to attract national and interna-
tional investment, Cordata Park must project a unique development character that will distin-
guish it from competing business parks. For this reason, the Master Plan proposes a "state of
the art" business park that exceeds the standards of similar parks found locally. Although
current zoning permits up to 39 million square feet of development on the Cordata site, the
Plan proposes a maximum development of 13 million square feet, or one third of the permit-
ted development potential. This development maximum was chosen to ensure adherence to
the development density of similar local uses and to create a high quality environment with
site-sensitive design and ample open space.

The conceptual framework of a mixed use, design controlled and site sensitive business park
has been translated into plans that are concerned with specific aspects of the overall concept
such as land use, transportation, drainage/ retention, services and utilities, open space and
amenities, and urban design. In addition, specific area development plans are provided that
propose building density, form and siting, circulation networks and amenity features. Within
the framework of the area plans considerable flexibility exists in density transfer, building and
use groupings and circulation and open space design.

In order to ensure that future development is consistent with the overall concept, mechanisms
for maintaining dévelopment standards and character over time have been developed. These
include development and design guidelines and covenants that will be implemented by a
Cordata appointed architectural review committee and through the Building Permit and
County and City development approval process.

2.0 PLAN ELEMENTS

2.1 LAND USE

2.1.1 Context

The Cordata Business Park is located within the Urban Fringe Area, one of ten geographic
areas delineated by the Whatcom County Planning Commission in the preparation of the
Whatcom County Comprehensive Land Use Plan. Situated directly north of the City of Bel-
lingham, the Urban Fringe Area represents the transition between urban and rural land uses
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