
Bryan Snodgrass comments for the September 25, 2020 BLPAC meeting:  

Thanks to the project team for the extensive work, clearly explained and presented as always. I agree 
with most recommendations but have concerns in the following areas: 

Process: I’d suggest keeping options open for more than one meeting after this Friday so the BLPAC can 
finish its work. This week there are new recommendations while others, particularly for housing density, 
have yet to be developed. Since the BLPAC was first convened the process has had to switch to virtual 
meetings, and the statutory deadline driving the timeline has been extended one year. Trying to wrap 
up with only one more meeting  under more or less the original schedule seems likely to result in less 
consensus and harder decisions when the County Council adopts a Buildable Lands Report on its existing 
UGAs by June 2022 and Land Capacity Analysis to support new UGAs by June 2025.  

Related, I’d suggest the upcoming test model runs not just be used to compare estimated current 
capacity under different sets of assumptions, but also retroactively applied to a past year to determine if 
the model would have performed adequately over time had the new assumptions been in place. 
Comparing current total capacity estimates can show how the differing sets of assumptions vary from 
each other but won’t shed any light on how accurate any of them are, since there is no actual growth to 
test them against. A retroactive look can provide this. 

Residential Development on Commercial Lands: The updated recommendation is lower than what we 
are finding in recent Vancouver development over a similar period, and significantly lower than 
emerging trends indicated by pending development applications. Based on attached February 2020 
assessor data, it appears that 25% of Vancouver commercial lands outside of downtown that developed 
from 2016 on were for residential uses, which we are discussing with County staff.   

Pending applications as of February (see June BLPAC meeting) showed that 56% of citywide Vancouver 
commercial lands proposed for development were for residential.  This increase is driven by Vancouver’s 
apartment boom, which is just now beginning to be fully felt.  Vancouver permit data shows that 
approximately 200 multi-family units were finalized annually from 2016 to 2020. There are now pending 
applications for 6500 units citywide, including applications for 1400 units submitted after pandemic 
related shutdowns in mid-March.  See accompanying list. Last year Vancouver population grew by 4400 
persons according to OFM, more than twice as big an increase as the year before, and our biggest non-
annexation increase in 20 years. Assessor data doesn’t capture this and doesn’t entirely cover the most 
recent past since it typically reflects a 6 to 9 month reporting lag.  If there is good evidence of emerging 
changes, it should also be considered, as it has for other assumptions. This week’s stormwater 
recommendation appears to have been increased significantly, mostly due to anticipated impacts from 
new regulations and direction. This week’s critical lands recommendations are based not just on 
development data, but also an assumption of how that data may change in the future.  

The increasing apartment boom may not be sustained at its current pace indefinitely, but the magnitude 
of the application backlog is large enough that it will significantly influence 20-year totals even if a 
portion of the applications do not develop. In my view it needs to be incorporated into the projections. 



I’d suggest 40% of citywide Vancouver commercial lands (half-way between the 25% from recent 
development and 56% from pending applications) should be assumed to develop residentially.  

Redevelopment: This recommendation also relies only on past development without also considering 
the changes evident from the many pending applications. The past development data it relies on also 
appears incomplete, since it only counts residential redevelopment on commercially zoned lands. We 
have not yet had time to conduct an analysis but there has likely been redevelopment of existing 
residential lands, particularly new apartments on the sites of some older single-family homes or 
duplexes, and will likely be more in the future.  

Stormwater Deduction: Previous memos and discussion this summer noted the importance of soil types 
in implementing stormwater regulations, and that the Vancouver UGA was predominantly type A and B 
soils with good to moderate infiltration. It is not clear from the new information why the recommended 
stormwater set aside should now be doubled from the previously recommended 3.8% to 7.9% for  the 
Vancouver UGA. The new resampled data finding stormwater facilities have used 6.2% of plats was 
based on data from jurisdictions with poor infiltration soils as well as the Vancouver UGA, and 
presumably skews higher than Vancouver.  The new recommendation to increase the assumption a 
further 30% from 6.12% to 7.95%  is described as based on a need to account for poor soils in some 
areas which Vancouver has less of, and on the fact that the revised sample doesn’t fully reflect changes 
to stormwater manuals.  According to AHBL’s 5/28 memo, the cities of Battle Ground, Camas, Vancouver 
and Washougal are all operating under Phase II NPDES permits from 2014 or 2019, and this was 
presumably taken into account in the original recommendation. Further discussion Friday would be 
useful. Absent a clear rationale, I’d suggest that in the VUGA urban low as well as high density 
residential land keep the 3.8% stormwater deduction recommended previously. 

Critical Lands:  I would benefit by further explanation of the relationship between critical lands assumed 
not develop because it is preserved in a tract, and critical land assumed not to develop but not 
preserved in a tract. The recommendation for Urban Low designated land as I understand it is to assume 
half of all critical lands wont develop based on one source (the NE VUGA study area) and 35% of the 
other half that does develop will be preserved an open space tract based on another source (the much 
wider AHBL plat study), creating a big possibility of double-counting dedications. Unless it is clear that 
none of the critical land found not to have developed in the NE VUGA study and clear that none of the 
preserved tracts found by AHBL were similar to the critical lands found not to have developed in the 
study area, they shouldn’t be added one on top of the other as recommended. It would be more 
accurate and defensible to use one source, presumably the study area. and determine what percentage 
of critical land didn’t develop for any reason, whether it was preserved in a tract or not. 

I also have some questions on the recommendations for Urban High designated lands. Is there data to 
support treating Urban High lands outside of the Vancouver UGA the same as Urban Low lands 
throughout in regards to critical land set-asides? If not, I’d suggest treating them the same. Also, 
narrower point, but for Urban High Lands within the Vancouver is there UGA that plat with townhomes 
or small single-family lots, is there data supporting using a 35% open space tract assumption based 
mostly Urban Low density subdivisions countywide?  If not, I would suggest leaving it at 50%. 



Attachment -  City of Vancouver Development on Commercial Land outside downtown, 2016-2020  from 
February 2020 County Assessor database

 

SERIAL_NUM ASSR_AC STADDRS YRBLT PT1DESC ZN_ABREV

Residential
109980000 1.56 7803 NE FOURTH PLAIN BL 2017 MULTI-FAMILY 50 TO 99 UNITS CC
45656000 0.22 1901 BROADWAY ST 2017 MULTI-FAMILY 30 TO 49 UNITS CC
42750000 0.09 2000 BROADWAY ST 2017 MULTI-FAMILY 30 TO 49 UNITS CC

986049409 0.26  2018 MULTI-FAMILY 30 TO 49 UNITS CC
41410000 0.2 701 E MCLOUGHLIN BLVD 2018 MULTI-FAMILY 20 TO 29 UNITS CC
29450000 1.08 6221 NE FOURTH PLAIN BL 2018 MULTI-FAMILY 30 TO 49 UNITS CC

986051753 0.49 2220 SE 192ND AVE 2018 MULTI-FAMILY 20 TO 29 UNITS CC
986051754 1.94 2220 SE 192ND AVE 2018 MULTI-FAMILY 100 OR MORE UNITS CC
126466000 0.71 2220 SE 192ND AVE 2018 MULTI-FAMILY 20 TO 29 UNITS CC
42730000 0.1 2008 BROADWAY ST 2018 MULTI- FAMILY 10 TO 14 UNITS CC
30873000 0.18 2713 E EVERGREEN BLVD 2019 MULTI- FAMILY 10 TO 14 UNITS CC

159847000 8.76 10500 NE 51ST CIR 2019 MULTI-FAMILY 100 OR MORE UNITS CG
total 15.6

Non-Residential
165962000 0.81 305 SE CHKALOV DR 2016 NEIGHBORHOOD STRIP CENTER WITH NO ANCHOR CC
986031538 0.56 906 SE 164TH AVE 2016 NEIGHBORHOOD STRIP CENTER WITH NO ANCHOR CC
986033787 0.91 2004 SE 192ND AVE 2016 SMALL RETAIL BUILDING (<10,000 S.F.) CC
160259025 1.06 4315 NE THURSTON WAY 2016 SMALL RETAIL BUILDING (<10,000 S.F.) CC
162923000 1.83 7530 NE 25TH ST 2016 RV STORAGE FACILITIES   (COVERED AND UNCOVEREDCC
106100000 4.89 9000 NE 64TH AVE 2016 PRIVATE SCHOOLS K-12 CG
986037954 0.82 17000 SE 1ST ST 2016 NEIGHBORHOOD STRIP CENTER WITH NO ANCHOR CN
158347010 1.44 11801 NE FOURTH PLAIN B 2017 RESTAURANTS, CAFES CC
986029207 1.31 1805 SE 192ND AVE 2017 LODGING - LIMITED SERVICE CC
162917000 0.44 7001 NE FOURTH PLAIN BL 2017 FAST FOOD REST & OTHER DRIVE THROUGH FOOD SE CC
115100030 0.8 1920 SE 167TH AVE 2017 PRIVATE - DAYCARE CENTER & PRESCHOOL CC
164063000 0.82 13714 NE 28TH ST 2017 FLEX SPACE CC
164057000 0.84 13714 NE 28TH ST 2017 FLEX SPACE CC
125843002 1.38 3311 SE 192ND AVE 2017 LARGE GROCERY STORE CC
176164001 0.27 303 NE 192ND AVE 2017 FAST FOOD REST & OTHER DRIVE THROUGH FOOD SE CC
11060000 0.75 2607 MAIN ST 2017 FIRE STATION OR RELATED FACILITY CC

108857006 0.76 5508 NE GHER RD 2017 FAST FOOD REST & OTHER DRIVE THROUGH FOOD SE CG
92002638 2.1 2625 SE 165TH AVE 2017 SELF STORAGE / MINI WAREHOUSE CG

177502000 1.25 1625 SE 192ND AVE 2018 HEALTH CLINICS: MEDICAL / DENTAL / OTHER CC
108084000 0.61 8100 NE VANCOUVER MAL  2018 FAST FOOD REST & OTHER DRIVE THROUGH FOOD SE CC
162965000 0.92 2814 NE ANDRESEN RD 2018 FAST FOOD REST & OTHER DRIVE THROUGH FOOD SE CC
160507005 1.07 6701 NE 42ND ST 2018 OFFICE BLDG: LEASING CLASS B & C CC
114935000 0.69 215 SE 164TH AVE 2018 SMALL RETAIL BUILDING (<10,000 S.F.) CC
114740000 2.13 411 SE 123RD AVE 2018 LODGING - LIMITED SERVICE CC
115100000 2.01 1500 SE 167TH AVE 2018 LODGING - FULL SERVICE CC
986038591 1.08 315 NE 192ND AVE 2018 MEDIUM RETAIL BUILDING (BTWN 10,000 S.F. & 40,000 CC
110466000 2.8 13909 SE MILL PLAIN BLVD 2018 BANKS & CREDIT UNIONS CC
986042530 0.37 2300 NE ANDRESEN RD 2018 COMMUNITY EDUCATIONAL FACILITIES CG
159808000 0.65 5114 NE 94TH AVE 2018 OFFICE BLDG: LEASING CLASS B & C CG
108140162 0.92 7701 NE GREENWOOD DR 2018 OFFICE BLDG: LEASING CLASS B & C CG
986043012 0.64 14409 NE FOURTH PLAIN B 2018 MINI LUBE SERVICE BLDGS CG
167630015 1.14 320 SE HEARTHWOOD BLV 2019 VETERINARIANS / SMALL ANIMAL HOSPITALS. CC
115100010 1.14 16600 SE 18TH ST 2019 SELF STORAGE / MINI WAREHOUSE CC
986028446 0.98 205 SE HEARTHWOOD BLV 2019 MOTOR VEHICLE DEALERS, NEW CARS AND SMALL TRCC
986031710 0.56 2811 E FOURTH PLAIN BLV 2019 RESTAURANTS, CAFES CC
986043011 0.87 14411 NE FOURTH PLAIN B 2019 HEALTH CLINICS: MEDICAL / DENTAL / OTHER CG
106136000 1.91 6301 NE 88TH ST 2019 SELF STORAGE / MINI WAREHOUSE CG
986032980 2.38 6205 NE 87TH ST 2019 STORAGE WAREHOUSE CG
157525034 0.47B29:B5811220 NE 51ST CIR 2018 FAST FOOD REST & OTHER DRIVE THROUGH FOOD SE CC

total 45.91

Residential portion of acres developed 2016-2020 as of February 2020 25.3%



Total # of Units: 6,554 

Multi-Family Development Projects 
Data as of 8/31/2020 

Pre-Application Conference has been Completed or Scheduled 

Case/AP# Project Name Address 
# of 
Units 

Rec’d Date 
Low 
Income* 

PIR-76159 Mancilla Attached 
Townhome Subdivision 3404 Falk RD 4 08/29/19  

PIR-76443 Mercy Housing Northwest 415 NE 93rd AV 70 09/19/19 Y 
PIR-76816 12 Up Main 3916 Main ST 12 10/23/19  
PIR-77132 Terminal 1 Blocks A and C Columbia Way, #986049318  172 11/27/19  
PIR-77392 Alliance Van Waterfront  907 W 7th ST [Block 17] 172 12/26/19  

PIR-77650 
Harmony Master Plan 
   Apartment North – 240 units 
   Apartment South – 210 units 

18113 NE 18th ST (181 acres) 450 01/15/20 
 

PIR-78050 Mill Plain Rental Apartments 9603 E Mill Plain BV 20 03/03/20  
PIR-78136 Abraham Fourplex 115 E 28th ST 4 03/09/20  

PIR-78141 Open House Ministries West 1206 Jefferson ST  
Parcel 59337000, 59334000 30 03/09/20  

PIR-78257 Fourth Plain Community 
Commons (VHA) 

2200 NORRIS RD 
Parcel 29844000 106 03/25/20 Y 

PIR-78454 Sunlight Townhomes 11301 NE 23RD ST 
Parcel 162619000 20 04/23/20  

PIR-78719 Bennet Apartments 1600 Washington ST 98660 74 05/21/20  
PIR-78794 62nd Street Apartments 6115 NE 72ND AV 98661 65 05/29/20  

PIR-78909 Block 3 Flats NW Corner Columbia/Esther 
Waterfront Parcel 986041167 230 06/17/20  

PIR-79057 
Vancouver Mall Mixed Use, 
3 Phase Development 
PIR-77530 – 75 units 

4906 NE 72nd AV + 2 parcels 
Parcel 160830000 75 07/14/20 

 

PIR-79058 Vast Inc NE 66th AV, #109585022 16 07/15/20  
PIR-79169 Gerhardt Station  PIR-78969 3916 MAIN ST 98663 12 07/31/20  

PIR-79218 NE 112th Apartments  
PIR-75172, PIR-77451 [53 units] 501 NE 112th AV 46 08/06/20  

TOTAL 1,578  
 

 

Currently in Preliminary Land Use Review 

Case/AP# Project Name Address 
# of 

Units Rec’d Date 
Low 
Income* 

LUP-36202 Villas on 28th ST 12101 NE 28th ST 170 05/23/14  

LUP-50768 Col Palisades Master Plan   
LUP-79062 Modification 7/15/20 Parcel #126936000 286  01/26/16  

LUP-55686 Ellsworth Multi-Family 
129 apartments/34 townhomes 

Ellsworth and SE 5th ST 
Parcel #165914000 129 08/09/16  

LUP-69686 The Landing at Vancouver  
Post Decision Review 

100 SE Olympia DR 
Parcel #986040360 48 07/11/18  

LUP-72066 Cascade Apartments 6913 NE 57TH ST 13 12/11/18  

LUP-75936 Grand Apartment JV LLC  
LUP-76764, Post Decision 2805 E 19th ST 18 08/16/19 Y 

LUP-76498 The Meridian (formerly The 
Atlantic Apartments) 

Fourth Plain/78th AV 
(Parcel # 108141466) 46 09/26/19 Y 
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LUP-77012 Greystone Apartments 
(expansion to existing) 5500 NE 34th ST 25 11/19/19  

LUP-77152 Cherry Lane Apartments 3106 NE Cherry LN  
(Parcel #100271-130) 8 12/02/19  

LUP-77410 First Street Village (Mixed Use) 316 NE 202nd AV (8.7 acres) 115 12/27/19  

LUP-77553 Mill Plain Commons 301 SE 120th AV                 
(12005 SE Mill Plain BV) 155 01/08/20  

LUP-77631 Grand Blvd Apts, PIR-74359 2715 E 6th ST  #0984000 120 01/14/20  

LUP-77909 65th Avenue Apts, PIR-72890 Fourth Plain/65th AV  
(Parcel #986031613) 50 02/12/20  

LUP-77948 Aegis Phase II, PIR-76663 400 E Evergreen BV 206 02/19/20  

LUP-78231 
Gregory Apartments   
PIR-73956 (125 +5 live/work)  
LUP-78882 comp plan zone change 

7401 NE 18th ST 130 03/20/20 
 

LUP-78646 Touchmark Expansion,  
PIR-73255 16202 SE VILLAGE LOOP 26 05/12/20  

LUP-78998 Broadstone Vancouver 
Waterfront Block 17, 907 W 7th ST 177 07/06/20  

LUP-79175 Heritage Commons, PIR-77715 1018 NE 112th AV 4 07/31/20  
LUP-79199 Fourth Plain Commons SPR 2200 Norris RD 98661  VHA 106 08/05/20  

LUP-79369 C-Roots Site Plan PIR-78320 1901 NW 69TH CIR 
Parcel 37918472 21 08/20/20 Y 

TOTAL: 1,853  
 

 

 

Currently in Building Permit Review 

Case/AP# Project Name Address # of 
Units 

Rec’d Date Low 
Income* 

CMI-258658 Johnson Mixed Use 1605 Columbia ST 10 03/14/19  
CMI-261316 WXV Apts. (W 15th St) 1500 Daniels ST 69 04/30/19  
CMI-269466/ +  Thunderbird Apts Infill 4601 E 18th ST 18 09/09/19  
CMI-271572/+ 5th Plain Creek Station 15306 NE Fourth Plain BV 178 10/11/19  

CMI-271791/ + Aegis Mixed Use  312 E Evergreen BV  
(1015 and 1119 C ST) 147 10/16/19  

CMI-263898/ + Andresen Enclave 4909 NE 66th AV 28 10/31/19  
CMI-277074/+ One Lake Place, Ph 5 5264 NE 121st AV 60 02/05/20  

CMI-277863/+ Four Seasons Apt II, LUP-71764 11211 NE 20th ST  
(1807 NE 112th AV) 92 02/20/20  

CMI-278150 The Broadway (1 live/work unit) 
PIR-73695, LUP-77492 2409 Broadway ST 48 02/25/20  

CMI-280303/+ Columbia Garden Apts,  
PIR-76630, LUP-78067 1421 NE 112th AV 124 04/20/20 Y 

CMI-281126 Jefferson Street Apts, LUP-
57959 LUP-78210, Post Decision  807 Jefferson ST 68 05/12/20  

CMI-281280 
(garage podium) 

Ledges at Columbia 
Palisades, PIR-75173, LUP-77844 

19801 SE Ascension Loop 
Parcel #986050751 151 05/14/20  

CMI-281424 Brooke Overlook Apts,  
LUP-74210 11018 NE 18th ST 46 05/19/20  

CMI-283068/+ Residences at Arnada 
PIR-67882, PIR-77391, LUP-78232 

8 Parcels between D/E ST 
and 16th/17th ST 83 06/22/20 Y 

CMI-283341 
Bridger Court Apartments 
(18th Street Apartments) 
PIR-77180, LUP-78859 

4212 E 18th ST 30 06/26/20 
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CMI-286312 Heritage Park Apts, PIR-74266, 
LUP-78715 16807 NE Fourth Plain  BV  108 08/17/20  

TOTAL: 1,260  
 

Permits Issued – Currently Under Construction 

Case/AP# Project Name Address 
# of 

Units 
Issued 
Date 

Low 
Income
* 

CMI-224858/+  192nd Station West Lofts      
CMI-224860 2220 SE 192nd AV 126 06/25/18  

CMI-242532 Tinnakorn Lofts 1414 Markle AV 21 10/22/18  
CMI-238570/ + Kirkland Tower Condos Block 4 550 Waterfront WY 40 02/01/19  

CMI-247995 South Tower @ 
Vancouvercenter 600 Washington 118 05/16/19  

CMI-252918/ +  Affinity at Vancouver (Senior 
Living 62+) LUP-70516 10500 NE 51ST CIR 170 06/21/19  

CMI-260597 81st AVE Apartments  LUP-72410 5110 NE 81st AV 20 08/16/19  

CMI-251660/49 V W 10 1655 C ST and 1660 D ST 
(301 E 17th ST) 96 08/21/19  

CMI-248699 The Aria (The Esther) 636 W 6th ST 127 08/23/19  
CMI-256114/ + The Westridge Apts 2221 SE 192nd AV 100 10/21/19  
CMI-265825/ + Block 1618 Apartments 1618 NE 112th AV 61 10/24/19  
CMI-267261/ + Roosevelt Commons 2812 Falk RD 36 10/30/19  

CMI-263132 Mill Plain Center Ph II 330 E Mill Plain BV (303 E 
15th ST) 44 11/8/19  

CMI-266670/ + The Elwood Apartments 6317 NE Fourth Plain BV 46 12/20/19 Y 
CMI-263558/ + Autumn Grove Apts 8778 NE 54th ST (was 8706) 148 01/13/20  
CMI-262696 Pacific Terrace Townhomes 4512 Pacific AV 3 01/13/20  

CMI-266485 The Columbia Block 20  
LUP-74262 

1111 W Columbia Way, 
907 W 7th ST 248 01/30/20  

CMI-269296 Lincoln Apartments  1111 W Fourth Plain BV 6  02/12/20  

CMI-267934 Clara Court (Avey Court II)  
LUP-75808 6603 NE 137th AV 18 03/10/20  

CMI-271633/ + AVA Apts (72nd Apartments) 7070 NE 54TH ST 35 06/15/20  
CMI-275029/ + Acero Parkside, LUP-73089 1330 NE 136th AV 256 06/05/20  

CMI-267118 Grand Pacific Apartment  
LUP-74954 2900 E 16th ST 26 07/20/20 Y 

CMI-282093 
CMI-282095 

Neals Lane Apts  
LUP-78106, Post Decision Review 
CMI-273695 resubmitted 

2705 Neals LN 8 08/17/20  

CMI-279308/+ Block 10, LUP-77030 CMI-283951 801 Columbia ST,  
Parcel #48120000 110 08/18/20  

TOTAL: 1,863   
 

 

         Indicates project is within Downtown (VCCV) area 

* 100% low income project (low income is defined as 60% AMI or below) as known 
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