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Dear Marty,

Thank you for inviting me to participate in the Board Work Session on Tuesday, June 20,
2006. Please find the attached analysis of the population and jobs accommodated on
critical lands, using the October 4, 2005 assumptions.

I relied on two spreadsheets obtained from Mike Mabrey at Clark County:
1. Alt 1 UGA Capacity Analysis
2. Internal Review Map “R” UGA Capacity Analysis

Rather than calculate each city, I used a county wide average for DU/Acres. Note that out
of the 12,000 acres of critical, vacant and underutilized lands in the UGA’s, the plan

assumes that nearly 7,000 acres will be developed.

I have also attached notes on park and school land.

Thank you again,

; \‘ oA \ll
\
| \

Jerry Olson, P.E., P.L.S.

1111 Broadway, Vancouver, WA 98660 ¢ 503-289-9936 OR * 360-695-1385 WA e Fax: 360- 695-8117 ¢ staff@olsonengr.com * www.olsonengr.com



Critical Lands in the Urban Growth Boundary
Analysis by Jerry Olson

This is an attempt to determine how many future residents and future jobs will be
accommodated on critical lands using the current assumptions.

POPULATION

Existing UGB 4613 2,307 26,797

Expansion Area 2,324 1141 12,471
TOTAL 6,937 3,448 39,268

Population accommodated on Critical Lands = 39,268

Existing Commercial 553 442 6,968
Existing BP 1,856 1,485 23,385
Existing Industrial 1,777 889 6,294
Expansion Area Commercial 70 56 882
Expansion Area BP 244 195 3,074
Expansion Area Industrial 766 383 2,714

TOTAL 5,266 3,450 43,320

New jobs accommodated on Critical Lands = 43,320
Total Vacant and Underutilized Gross Critical Acres = 12,203

Total Proposed Developed Critical Acres = 6,898
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Gross Acres

Groun

Vacant
Vacant Mixed use 98 0 7 [1] 301 0 Q 406
Vacant w /Critical 64 507 43 458 1341 213 15 2641 2641
Vacant w/crit. Mixed Use 32 0 5 5 143 0 0 184 184
Underutilized 142 338 142 346 2782 264 6 4020
Underutilized Mixed Use 96 [ 0 0 198 0 0 294
Underutilized w/Critical 57 304 62 270 901 156 5 1754 1754
Underutilized w/Critical MU 35 0 0 [ 71 Q Q 106 106
Total 582 1442 352 1524 8003 943 92 12936 4685
Less 25% Mixed Use Com. 65 0 247 72
Gross Acres 517 1442 12689 4613
e 5 i 0 > .
Vacant 132 293 3837
Vacant w /Critical 87 507 2779 1390|*50%
Total 176 547 5226 1380
Underutilized 213 338 142 346 2931 264 6 4240
Underutilized wicritical 84 304 62 270 954 156 5 1833 917]*50%
2307
1251
Underutilized - 30% 337 2385 239 6 3610 642
Total 8313

112043

8.4%

100.0%

Net Capacity as % of expansion area ion capacity

Population Capacity w/ redevelopment

9872

117940

of critical lands

of crtical lands
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Vacant Mixed Use (25%) 25 0 2 0 75 0 0 102
Vacant w/critical 132 74 6 32 182 7 0 433 433
Vac w/ Crit Mixed Use 8 0 1 1 36 0 [4] 46 46
Underutilized 6 7 4 7 71 0 0 94
Underutil Mixed Use (25%) 24 0 0 Q 49 0 0 73
Underutilized wicritical 6 7 8 10 18 0 Q 48 48
Underutil w/ Crit Mixed Use 9 0 0 0 18 0 Q 26 26
Total 285 136 39 71 1199 53 16 1797 553
eritcal s
Critical acres
*80% of cricial lands

Total

Capacity with redevelopment factor
Net Capacity as % of expansion area net acres

15.1%

68.1%

0.9%

Vacant 238 296 0 137 501 0 0
Vacant w/critical 56 521 0 306 442 0 0
Underutilized 23 86 o] 119 421 0 o]
Underutilized wicritical 36 19 0 183 292 0 0 531
0 745 1656 0 0 3677

Total

Critical acres
Total

i

Capacity with redevelopment factor
Net Capacity as % of total nef acres

352

*80% of cricial lands

334

23771

52070

0.0%

45.7%

100.0%
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Vacan 21 0 986 34 8 1305

Vacant w/Critical 171 63 0 121 701 72 2 1129

14 21 0 124 423 21 0 603

Underutilized w/critical 45 10 0 117 468 8 0 648
Total 252 115 0 5§95 2578 10 3684

Capacity with redevelopment factor

Net Capacily as % of total net acres

Total Added Job Capacity

1024 557 [ 3369 14132 669 63 19813
5.2% 2.8% 0.0% 17.0% 71.3% 3.4% 0.3% 100.0%
10282 15276 567 14543 55982 1478 310 98439 36647
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Gross Acres |5 s UO R
Vacant 79
Vacant Mixed use 25
Vacant w /Critical 72 802
Vacant w/crit. Mixed Use 19 19
Underutilized 151
Underutilized Mixed Use 24
Underutilized w/Critical 161 63 1435
Underutilized w/Critical MU Q 95 97
Total 788 529 6473 2353
Less 25% Mixed Use Com. 0 41 29
488 6423
i wm : ‘ . , / : . b L
Vacant w /Critical 34 87 411|*50% of critical lands
Total 164 141 1716 411
Underutilized 446 169 226 487 0
Underutifized wicritical 161 134 187 459 o] *50% of critical lands
Total 0
s i em»« =
Vacant - 10%
Underutilized - 30%

Net Capacity as % of ion area population capacity 11.6% 6.6% 5.7% 21.0% 48.7% 6.5% 0.0% 100.0%

Population Capacity w/ redevelopment 6106 3461 2975 11010 25565 3401 0 52519 12471
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Vacant Mixed Use (25%)
Vacant w/critical
Vac w/ Crit Mixed Use

Underutilized

Underutil Mixed Use (25%)
Underutilized w/critical
Underutit w/ Crit Mixed Use

Capacity with redevelopment factor
Net Capacity as % of expansion area net acres

Vacant w/critical

Q 0 4 0
0 6 0 0
0 1 11 2 Q 15
1] 5 Q 0 0 5
6 4 16 7 1]
0 6 o] 0 [
3 6 7 10 0 26
0 24 Q [} 0 24
9 22 0

134
4.4%

189
6.2%

77

Underutilized
ed w/critical

130

56

cres
Total

Capacity with redevelopment factor
Net Capacity as % of total net acres

Total 377

133

350

10982

10.0%

100.0%

*80% of cntical lands

*80% of critical lands
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480

Total

fealfactar.
Critical acres

o]
Vacant w/Critical 0 331
Underutilized a 469
Underutilized wicritical Q 435
0 1715

Total

Capacity with redevelopment factor

Net Capacity as % of fotal nef acres

Total Added Job Capacity

450 0 1937 1382 4534 1139 0 9442 2714
4.8% 0.0% 20.5% 14.6% 48.0% 12.1% 0.0% 100.0%
6101 2883 2810 2794 5364 3524 0 23476 6283
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Direction on Planning Assumptions
Through October 4, 2005

Policy Call Assumptions

1.

Population forecast — 584,310 (2% rate through 2024. Assume 2.2% for first six years of
capital facilities plan).

Base year for plan — 2004. End year for plan - 2024

Urban/rural population split — 90 :10 split.

Market factors — 0% factor for industrial lands, 0% factor for commercial lands and 10%
factor for residential lands.

Job creation goals — 1: 1.75 new jobs to new population ratio (includes rural population).
The following sources of jobs will be counted toward the 110,077 jobs target:

»

YV VYV

VVVY

vacant and buildable lands added to existing urban growth areas as needed to
meet the target;

vacant and buildable lands inside existing urban growth areas;

sites not within the vacant buildable lands inventory for which development
approvals have been granted,

sites where transportation studies, planning studies, and development
agreements indicate that the employment potential is larger than that assigned
under the employment density assumptions;

public sector employment on tax exempt lands;

vacant rural industrial and commercial lands (largely in rural centers);
proposed rural industrial land bank at La Center junction;

rural home businesses

6. Redevelopment factor - 5%

7. Employment density factors - 20 employees per commercial acre; 9 employees per
industrial acre; and 20 employees per business park acre.

8. Development on tax exempt properties factors — do not include tax exempt properties,
except those owned by ports and housing authorities in the buildable lands inventory.

Consultative Assumptions (countywide planning policies)

9. Housing density factors — 8 units per acre in the Vancouver urban growth area; 6 units
per acre in the Battle Ground, Camas, Ridgefield and Washougal urban growth areas
and 4 units per acre in the La Center urban growth area.

10. Detached/attached housing split factors — new housing shall be “no more than 75% of
any one product type” (detached or attached housing units).

11. Persons per household factor — 2.59 persons per household.




Data-Driven Assumptions

12. Infrastructure factors — 27.7% set aside for residential areas inside existing urban growth
areas (set aside addresses both on and off-site infrastructure). In urban growth
expansion areas, supplement the 27.7% figure by comparison between the acreage
needed to meet school and park standards and current school and park land ownership.
If a school or park land deficit exists, assure sufficient land set aside for these purposes
in urban growth capacity calculations to meet standards.

25% infrastructure set aside for commercial, industrial and business park zones.

13. Vacant residential land never to convert factor - 10 % of the vacant residential inventory
will not convert during the plan horizon.

14. Underutilized land — For residential land apply the following criteria to assess capacity to
accommodate growth within the plan horizon:

> 30% of the underutilized residential inventory will not convert during the plan
horizon.

> Apply a building value per acre calibrated to the lowest 10 percentile ($256,000)
to determine the properties that will accommodate future growth;

» Acreage properties in subdivisions are to be excluded from the underutilized
inventory if 50% of the building value per acre criteria is apparent ($128,000).

For commercial land the following criteria shall apply:
> Apply a building value per acre of $50,000.

For industrial land the following criteria shall apply:
» abandon the primary, secondary and tertiary classification system. Redesign the
model to more closely resemble the residential and commercial models.
> Apply a building value per acre of $50, 000 to determine the properties that will
accommodate future growth.

15. Development on critical lands factors — Exclude that portion of a parcel encumbered by
critical areas from the buildable lands inventory. Include that portion of a parcel not
encumbered by critical areas in the buildable lands inventory.

> The 2004 critical areas map set should be used, augmented by updated critical
area ordinances maps that cities have adopted.

» The critical aquifer recharge areas map is not to be considered a constraint to
development. ‘

> For industrial lands, abandon the primary, secondary and tertiary classification
system. Redesign the model to more closely resemble the residential and
commercial models.

» Assume that 50% of land designated vacant critical will convert (based on
development data between 1996 and 2004) for both residential and industrial
models.

Assume that 80% of land designated vacant critical will convert (based on development
data between 1996 and 2004) for the commercial model.
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Addendum on Parks and Schools

At the present time, there are no specific allocations of proposed urban land for parks or
schools.

PARKS
Urban Population Increase = 173,373
At “6 acres/1000 population for urban parks”= 1,040 Acres

Expressed as a percentage of vacant buildable residential lands = 7.4%

SCHOOLS
I don’t have all of the data, therefore this is an approximation. It varies significantly by
school district and I have used Camas data and projected it to the whole county.

Camas schools student generation numbers applied countywide:

192,635 population for K-5 = 0.256/2.59= 19,040 Elementary Students
192,635 populations for 6-8 = 0.129/2.59= 9,594 Middle School Students
192,635 populations for 9-12 = 0.165/2.59= 12,272 High School Students
40,906
Elementary 19,040 = 30 schools at 10 acres = 300 acres
Middle School 9,594 = 10 schools at 20 acres = 200 acres
High School 12,272 = 7 schools at 35 acres = 245 acres
745 acres

Expressed as a percentage of vacant buildable lands = 5.3%

Note: 27.7% + 7.4% + 5.3% = 40.4%



