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BUILDING INDUSTRY ASSOCIATION
OF CLARK COUNTY

CLARK COUNTY, WA. // HOW MAY PEOPLE ARE WE GOING TO PLAN FOR?
THE 20 YEAR PLAN ONLY CARRIES US 7.1 YEARS USING UPDATED PROJECTIONS

2016 CLARK ESTIMATED
COUNTY PLAN PROJECTIONS
20 year population growth 145,500 2% = 227,756
Number of Jobs 75,844 55,928
Streets - 36.3%
Infrastructure needs arks - 12.6%
(Feofheres) Schools - 7.3%
Other - 0.5%
Total 27.7% 56.1%
Residential 50% 20-30%
Developable Critical | Commercial 80% 50%
Lands Assumptions | Industrial 50% 30%
Port 50% 70%
“Will not convert in Residentisfl 10-30% 15-35%
20 years” Commgrcnal 0% 10-30%
Industrial 0% 10-30%
AR POP ATIO DER A

2000 345,238 -

2001 360,760 4%

2002 370,236 3%

2003 379,577 3%

2004 392,403 3%

2005 400,722 2%

2006 412,938 3%

2007 418,070 1%

2008 424,733 2%

2009 432,002 2%

2010 425,363 -2%

2011 433,418 2%

2012 437,226 1%

2013 442,843 1%

2014 450,441 2%

2015 459,495 2%

Average year-over-year growth 2.1%
By 585 ¥ 1U.S. Census Bureau
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BUILDING INDUSTRY ASSOCIATION
OF CLARK COUNTY

Summary

Population

20 year urban population growth at 2% 204,980
2016 urban Comp Plan population growth 134,040
2016 urbanComp Plan with tested assumptions 72,841
Life of 2016 urban Comp Plan with tested assumptions 7.1 years

Residential Infrastructure

2016 New Comp Plan residential infrastructure assumption 27.7%
Realistic Assumptions 56.9%
Onsite infrastructure 36.3%
Parks Plan 12.8%
Schools Plan 7.3%
QOther >1%
Total 56.9%

Developable Critical Lands Assumptions

2016 Plan New Reality

Residential 50% 20-30%
Commercial 80% 50%
Industrial 50% 30%
Port 50% 70%

“Will not convert in 20 years” Assumptions

2016 Plan New Reality

Residential 10-30% 15-30%
Commercial 0% 10-30%

Industrial 0% 10-30%

Jobs

2016 Plan New Reality

New Urban Households 49,684 85,622
New Urban lobs 75,844 55,928

Redevelopment jobs (+/- 17,000)
Public sector jobs (+/- 7,700)

2 2016 CLARK COUNTY COMPREHENSIVE PLAN ESTIMATED PROJECTIONS
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BUILDING INDUSTRY ASSOCIATION
OF CLARK COUNTY

Population Projection

459,495 Populations at the end of 2015 (Columbian, 2016)
2015 had 2.0% population growth

Assume 2% population growth for 2016

468,685 Population after 2% growth in 2016 (this would be the starting point for the new plan)

20 years of population growth

2% growth = 227,756 new residents; 696,441 total population
1.8% growth = 200,948 new; 669,663 total population
1.5% growth = 162,565 new; 631,251 total population

1.3% growth = 135,348 new; 604,033 total population

Census

2010 Household size = 2.69 persons per household. 2.576 for all housing units

5.1% vacant housing units

Start the plan with 6/15/16 as updated

Vancouver all residential units = 2.39 per household
Battle Ground all residential units = 2.90 per household

Camas all residential units = 2.65 per household

3 2016 CLARK COUNTY COMPREHENSIVE PLAN ESTIMATED PROJECTIONS



Jerry’s note to himself, re conversation with Bob Poole on Population Projections
The only population projection the county used in the 2016 Comp plan was 1.12%.

This resulted in a population growth for the 20 year period of 2015-35 of 115,000 people, including
11,500 rural residents at a 90-10 split.

When they began analyzing the growth boundaries, this growth did not fill up the existing boundaries.

They did not reduce the growth boundaries, but they held them fixed and calculated a capacity based on
the existing growth boundaries, which was about 135,000 people. Add to this the 11,500 rural growth
and the total is about 146,500 for the 20 year period.

This is a growth rate of about 1.4%. A growth rate of 2% would generate 205,000 people in 20 years.



Residential Infrastructure Includes:

Onsite 36.3%
New Streets, public and private
Street widening
On site storm ponds
On site open space
On site recreational areas

Offsite
New arterials
Widened arterials
New freeways
Widened freeways /
Parks per Parks Plan 12.8%
Neighborhood Parks
Community Parks
Regional Parks
Schools per Schools Plan 7.3%
Elementary Schools
Middle Schools
High Schools
Sports field complexes ?
Churches 0.5%
Police stations ?
Fire Stations
PUD substations
Powerlines
EMS stations
Daycare facilities

NN Y D

NN N N N

Temporary Subtotal 20.6%
Temporary Total 56.9%
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BUILDING INDUSTRY ASSOCIATION
OF CLARK COUNTY

Parks Vancouver

Vancouver & Clark County Parks Plan requires 7.5 Ac Urban Parks per 1,000 population
Vancouver code requires 6 Ac Urban Parks per 1,000 population = 5 parks and 1 open space

For the Current Plan of 135,348 population growth, this would calculate to 1015 Acres of urban parks at the 7.5 ac
standard

For the Current Plan of 135,348 population growth, this would calculate to 812 Acres of urban parks at the 7.5 ac standard

Using the 6 ac Standard

1000 pop/2.66 pop per hh =6 ac per 376 HH = .016 ac per HH * 8hh per ac = 0.128 ac parks per 1.0 ac

This equates to 12.8% of Vacant Buildable Land for parks

Parks Camas

Camas has planned 5 ac Neighborhood Parks and Community Parks per 1000 population

Camas also has planned in addition 30 acres of Open Space per 1000 population.

e . : .
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BUILDING INDUSTRY ASSOCIATION
OF CLARK COUNTY

Schools Population Projection

Battle Ground Schools data (old comp plan*)

0.373 students K-6 per household =0.053 student/grade/household
0.083 students 7-8 per household = 0.044 student/grade/household
0.130 students 9-12 per household = 0.0325 student/grade/household

Camas data (old comp plan*)

0.256 students K-5 per household = 0.043 student/grade/household
0.129 students 6-8 per household = 0.043 student/grade/household
0.165 students 9-12 per household = 0.041 student/grade/household

New School Needs (for existing CompPlan) (use Camas data)

Existing 20 year plan = 50281 Household
K-5=50281*0.048x6=14481 new students
6-8 =50281* 0.043 x3= 6486 new students

9-12 =50281* 0.037 x4 = 7441 new students

K-5 = 14481 students @ 600/school = 24.1 schools @ 10= 241 Ac
6-8 = 6486 students @ 1000/school = 6 schools @ 20 = 130 Ac

9-12 = 7441 students @ 2000/school =8 schools @ 40 =149 Ac

Total 29,353 students 520 Ac
Each HH requires 0.0135 Ac.,- each net Acre needs 0.062 to 0.083 Acres, depending on density.
Schools = 6.2% to 8.3% of net developable land

* ESD 112 and Evergreen School District verified that these are still valid numbers to use.

5 | 2016 CLARK COUNTY COMPREHENSIVE PLAN ESTIMATED PROJECTIONS
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OF CLARK COUNTY

Will Not Convert

This does not mean never to convert; it just means that this parcel will not develop in the 20 year time frame.

Examples:

Property erroneously categorized by GIS, and may be already converted.

Property that will be converted to a preservation status, such as historic, conservancy, or land trust.
Industrial property that is 100% used now, but has a low real property value per acre, such as batch plants.
Polluted property too expensive to clean up.

Property in a low intensity use that the property owners want to keep, such as Steakburger prior to
redevelopment.

Commercial outside sales areas.

*Long haul trucking parking lots.

*Golf driving ranges

*Landfill sites, not identified as such.

Urban homes on large lots, kept in the family, or used as a residence for a long time.

Development costs that preclude development, such as frontage improvements, drainage issues, or expensive
sewer extensions

Mobile homes on lots, not excluded.

*Parking lots not taxed with the adjacent use, but used as such.

Parcel may be large enough, but geometry prevents further division.

*Section 30

Owner’s expectations are more than the market will pay.

Current owner plans to reside on property until he retires, and then sell.

Recommendations:

15%-- Res vacant will not convert
35%-- Res underutilized will not convert
15%-- Com and Ind vacant will not convert

30%--Com and Ind underutilized will not convert

*Shown as vacant because there are no current structures.

6 ‘ 2016 CLARK COUNTY COMPREHENSIVE PLAN ESTIMATED PROJECTIONS




TCISET

9°06E'SET

ebZos SELT'L 92922 L'BEY9 9°00%°'7 6'¥99'E T'826'ST LIVILNIQISId

5892 0'T0T f4-14 L6 6'65 LR 41 oSy 86 |eyor

[+] o0 maN

Lyve | A 74 0'té €'ET 68 896 8ET O'ER 6'88 ven

TZ (A4 0’8 07 80 TE TT 0T 8's And

puejpoom

E'89% [+4:721 44 697 1z 66 T [x4: g0l

1] 0o Man

LL €LL 16z €L 8T 14 £ 14 1 2:11 von

06¢ 6'06€ oLt L9g 1544 :244 9's T'6 959 Ao

yodes

9’192 1'508'7 S'sh 0'8LT SLIY oSt 119z 1°€90°T |el0L

[} o0 Mman

QELT 9'GEL'T +'820'T YTLT L's9 8991 8L £V 6'€0Y ven

csLy 0'9zL'y £'9LL°T 7967 7TIT £'08T 6'E8 8991 1'659 Awd

je8noysem

9'1ZEYL 7'OveE'LT 9'Z6YE 9'62E'T 7’5582 T'96T'T £659°T S'LL9L IeoL

o 00 MmN

60679 655529 £L18'ee L'GEB'T 8'8IT'T vovr'z £vra't 9'S6ET 2'86v°9 von

yi81l £682'TT TETV'Y x4 8072 oSty €15T L'e9Z L'8LT'T Ano

13anoduep

£2PS9T FTES9 9'880°T VLY S'ESO°T 1411 1'899 (4 1¥4 {elol

[4:] £'7€e8 6'Z1E T'es 00z S'0E 9'6 6'0¢ L2701 MaN

Lbe9 v L'8PE'T t'16€ 0°0sT £'6LE S'EST f4:T44 [ 14 von

6201 6'%62°01 €0L8'E 0’59 Tive CEYS g'eee 0'TZy 7'SES'T A

prRy33pIY

6'vZ6E Tt 8'TZT TIT TELE |elop

] o0 MIN

4 9'562'T T8y 8'TCT o9p 8141 9'vs Z'T6 4413 von

51714 £'629'C 5'886 16T o6 v6zZ L90T [ 741 9048 A

JRa) ey

PTEBET '00Z's £998 T'ZEE ST0L 887 TPIy £T06'T |elol

0 0o MeN

1087 S'T08° ZT'ESOT SSLT €19 TIrt L'e8 £'s8 6°E8E von

TEOTT 6'050°TT LTy 7’169 89T 5199 Lzoz L'85€ vLIs'T Auo

sewe)

0'TLS'8T 9'z00'2 T'L9T'T TEVE 9'856 S'6be 1909 €085 2oL

1241 E'QET 808 <8 8¢ 81 o0 81 T'ET MmN

86275 6L62'S 6'T96T 0°2Z€ 97T E°062 8'Tel q'8el oovL von

14143 TELT'ET 6'686'Y L'TEB 941T S'E99 9L1z 8'shy £161'T A

punoig ajjzeg

Ajunod yym suosJag HH syun Juisnoy Ayjsuap sany 19N uoysnoxg % ampnis say 53128 IAUCD M3ALO0D sane uoIsnpPX S8V SS0MD  JYIINIAISTY
33 djqnop 13d suosiad Buisnoy ajqedojarag  sany sseyu| L] uojsnpxa 10U [IMm 10U M uojsnpxa |eanud

|E30)qNS {eymua
9TOZ S{BI0L AlRWLINS 1y PR1I3J3Id DJ08 9T0Z Alenigad uos| Auar 9107 1YSuAdos



Assumptions

Infrastructure

Never to convert

Critical

Density

Residential deduction

Residential deduction Camas
Residential deduction Ridgefield
Commercial deduction

Industrial deduction

Industrial deduction port

Mixed Use deduction residential
Mixed Use deduction commercial
Mixed Use deduction employment

Vacant residential deduction
Underutilized residential deduction
Commercial deduction vacant
Commercial deduction underutilized
Industrial deduction vacant
Industrial deduction underutilized
Industrial deduction port

Mixed Use deduction residential
Mixed Use deduction commercial
Mixed Use deduction employment

Residential deduction vacant
Residential deduction underutilized
Commercial deduction vacant
Commercial deduction underutilized
Mixed Use deduction residential vac
Mixed Use deduction residential UU
Mixed Use deduction comercial vac
Mixed Use deduction comercial UU
Industrial deduction vacant
Industrial deduction underutilized
Port deduction

Battle Ground MU-R

Battle Ground MU-E

BG res
Camas res

27.70%
27.70%
27.70%
25.00%
25.00%
25.00%
25.00%
25.00%
25.00%

10.00%
30.00%
0.00%
0.00%
0.00%
0.00%
0.00%
10.00%
0.00%
0.00%

50.00%
50.00%
20.00%
20.00%
20.00%
20.00%
20.00%
20.00%
50.00%
50.00%
50.00%

27.7
27.7

50
50



Jobs

Mixed Use

Housing

Population

La Center res
Ridgefield res
Vancouver res
Washougal res
Woodland res
Yacolt res

Commercial jobs per acre
Industrial jobs per acre
Port jobs per acre

Res MU (res 60 - com 40)

BG Res MU (res 80 - com 20)

Employment res MU (res 25 - com 75)

Peopie per res unit

Population projection

H A oo N

20

60.00%

80.00%

25.00%

2.66

1.1%



The VBLM Spreadsheet

1) This is the County Data as of the end of the process in 2016. We gave a copy to Bob Pool,
and outside of a few inconsistencies around mixed use, he liked it. Actually, they incorporated
my style into their spreadsheet.

2) There are two copies of the database on the thumb drive, and they are the same. One is
named Master, and should not be edited. The other is called “Play around with”. If you want
other versions of “Play around with”, simply do a “save as” with the Master for another copy.

3) There are many sheets in the spreadsheet, but only two are directly important. The one called
“Summary” is a summary of all the calculations by type and city. There is a number for total
population accommodated by this calculation, depending on what the assumptions are. The
same exists for jobs by Commercial and Industrial.

4) This spreadsheet does not account for any redevelopment, except on underutilized
commercial and industrial.

5) The Sheet called “Assumptions” lists all of the assumptions in play. By changing any of the
numbers on this sheet, the calculations are changed throughout the spreadsheet. As an example,
the plan will accommodate about 134,000 new residents, and by changing any of the residential
assumptions, such as “development on critical lands”, that number will change, as will the
numbers for the affected cities.

6) There are three Sheets for each city, one inside the city limits, one outside the city limits in
the UGA, and one for the proposed new land for the UGA. The new land is already in the
number for the UGA.
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ENGINEERING INC. 222 E. Evergreen Bivd.

Vancouver, WA 98660
Practical expertise. Exceptional results. 360-695-1385

Dear Rep. Pike,

I am sorry I cannot make your hearing tomorrow on GMA, but I hope these few comments will be
acknowledged.

I am the owner of an Engineering Company in Vancouver, and have been since 1968, long enough to
have participated in the application of the first Urban Growth Boundary in Clark County in the early
1970°s. It was accepted by the building community at that time because it was large enough to prevent
price pressure on housing prices caused by a reduced supply.

I directed the Government Affairs of the Clark County Homebuilders from 1976-2006, served on their
Board of Directors for all of that time, and have been on the Board of the Responsible Growth Forum
since 1989. The Comp Plans of 1980, 1994, 2004, 2007, and 2016 have been reviewed during in that
period, and I have offered extensive input into all of them.

Busse Nuttley was my staff at CCHBA when she was elected to the House, and we had frequent phone
conversations during the adoption of GMA. One of our mutual concerns was that Urban Boundaries not
become iron curtains, and that a true 20 year supply be offered inside.

Once implementation reached to the local level, text book planners have managed to shrink that 20 year
supply down to much less than a ten year supply, and it is getting worse. With even this mild recovery
we are experiencing, lot prices and home prices in Clark County have soared.

This reduction in the supply is mostly accomplished by how you define the 20 year supply, and by the
assumptions you use.

Population Projection:

The new plan is anticipating using 1.1% as the projected growth rate, and never, except in the very
depths of this last recession for a limited time, has Clark County grown at that snail’s pace. The growth
rate is already over 2%, and has never been under 2% for any lengthy period in my 50 years in Clark
County.

Infrastructure:

Planners have always underestimated the public infrastructure needed, and the effects of generous park
plans, extensive storm drainage, and large tracts for schools.

Critical Land Conversion:

The new plan, as well as the previous ones, carries the ridiculous assumption that over half of the
thousands of acres of critical land in the Urban Boundaries will develop to full density. Not only that,
but with each new plan, those undeveloped critical lands are still there, and the percentage of critical
lands in the vacant buildable lands inventory increases.



Jobs per Acre:

The overuse of the Business Park Zone to gain the advantage of a designated 20 jobs per acre has been
opposed by the business community. The majority of the high paying jobs want to go to an industrial
zone. The Port of Vancouver estimates 3-4 jobs per acre on its Gateway development, when the report

uses 9 jobs per acre.

Mixed Use:

No one wants Mixed Use. It is a Smart-Growth Planning dream that people want to live over a Safeway
Store on the outskirts of Battleground, and those tracts designated Mixed Use go undeveloped.

Please see the attached Planning Assumptions from the Comp Plan, with my superimposed comments.

Thank you for considering my testimony on GMA.

Jerry Olson, PLS, PE

Olson Engineering, Inc.

222 East Evergreen Blvd
Vancouver, WA 98660
wcrolsons@tds.net
jolson@olsonengr.com\3606951385




