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Chapter 1 Land Use Element

Introduction

The Land Use Element of the Clark County Comprehensive Growth Management Plan 2045-26352025-
2045 (20-Year Plan) provides policy guidance for the uses of land throughout Clark County, which
range from residential, commercial and industrial structures to farm and forestry activities to parks,
open spaces and green spaces, urban and community forests within the urban growth area, and
undeveloped environmentally sensitive areas. It contains policies to provide guidance as to how and
where these uses should be located and what type of overall land use pattern should evolve as Clark
County develops over the next 20 years.

In addition to the written descriptions of existing conditions and the policies, the land use element is
closely associated with the 20-Year comprehensive plan map. The map delineates the
unincorporated area in various categories, or plan designations, which appear on the map as
different colors. Specific policies are applied to specific map designations, providing policy direction
for the development of those areas.

This element includes a review of existing conditions and analyses of how Clark County will meet
future needs related to land uses. One critical concern that it addresses is whether the map and
policies designate adequate amounts of land to meet the residential, commercial, industrial,
environmental and other needs of Clark County through the next 20 years. A second equally
important concern is the integration of land uses. The various types of uses should be located and
developed in an integrated, cohesive manner which minimizes transportation and other public and
private service needs and costs and fosters greater accessibility, livability and community in Clark
County.

The Growth Management Act of 1990 (GMA) clearly emphasizes the reduction of urban sprawl. The
Land Use Element promotes more compact development patterns which allow for more efficient
delivery of services and promotes a better balance of jobs and housing to minimize the distance
people need to travel between home, workplace and shopping.

The Land Use Element contains provisions for a clear distinction between urban and rural areas
through the designation of urban growth boundaries, as required by the GMA. Within urban areas,
urban style and density development should occur. Within the rural area, rural style and density
development are planned.

Within the urban areas, a range of urban densities and development opportunities are envisioned to
accommodate housing and services for households of all income levels. Although single family
housing and middle housing will continue to be the most common forms of residential development,
certain areas within major activity centers and along transportation corridors are planned for
increased multi-family and mixed use development, as well as more intensive commercial uses.
Protection of environmentally critical lands and an expansive recreational and open space network
development are planned in both the urban and rural areas.

The Land Use Element also contains provisions for advancing environmental justice and climate
change and resilience action. GMA requires that Land Use Elements give special consideration to
achieving environmental justice in its goals and policies, including efforts to avoid creating or
worsening environmental health disparities. The Land Use Element should promote physical activity
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and reduce per capita vehicle miles traveled within the jurisdiction, but without increasing
greenhouse gas emissions elsewhere in the state. The Land Use Element must reduce and mitigate
the risk to lives and property posed by wildfires.

Relation to other elements of the plan

The land use element addresses land development throughout the entire unincorporated area.
However, because of its unique conditions and policy issues, analysis and policies for the
unincorporated rural area of Clark County are contained in a separate Rural and Natural Resource
Lands Element, Chapter 3 and Environmental Element, Chapter 4 of this document.

The Land Use Element is the central element of the comprehensive plan. The other elements must
be fully consistent with the land use development patterns and policies presented in the Land Use
Element and comprehensive plan map. For example, the Transportation and Capital Facilities
Elements must contain adequate provisions to serve the type and extent of the land use patterns
envisioned in the Land Use Element. Conversely, the Land Use Element and map must not specify a
land use development pattern which cannot be adequately served by transportation and other
services specified in the other elements.

Chapter 14 — Climate Element contains most climate change and resilience policies in the
Comprehensive Plan related to the GMA climate change and resiliency requirements, but other
elements also include climate policies. Climate-related goals and policies within this element are
noted in the goals and policies section of this chapter. See Chapter 14 for a comprehensive discussion
of climate policies, some of which overlap with land use.

Relation to other county planning policy documents

The Clark County 20-Year Comprehensive Plan, including the land use element, is part of a hierarchy
including GMA, the Clark County countywide planning policies, the Community Framework Plan and
the Clark County zoning ordinance and related implementation measures. The GMA contains general
and specific requirements for participating jurisdictions. Clark County’s Community Framework Plan
provides an overall community vision and general policies for future development in accordance with
the GMA. Clark County’s 20-Year Comprehensive Plan and Land Use Element within, provides
detailed policies for managing growth consistent with the mandates of GMA and the direction of the
Community Framework Plan.

The 20-Year plan and its Land Use Element do not provide all the details, however. Precise standards,
such as building setbacks, permitted uses within a particular zoning district or appropriate types of
stormwater management systems are included in the implementing ordinances, including the zoning
regulations. The 20-Year plan is the controlling document and where the implementing ordinances

conflict with the 20-Year plan or fail to implement its policies, the26-Yearplanand-itspeliciesshall

prevail the implementing ordinances shall be amended to be consistent with the 20-Year plan.

Relation to city comprehensive plans

The land use element and other 20-year plan elements will be the governing documents for all
unincorporated lands under the jurisdiction of Clark County. City comprehensive plans and their
associated ordinances will be the governing documents applicable within incorporated city limits.
Unincorporated lands within adopted urban growth areas will be subject to county plans and
ordinances, although cities will be consulted and city policies may be considered. Interjurisdictional
provisions are included in the Procedures Element, Chapter 145 of this document.



1  Land Use Conditions

2 General History

3 Clark County was originally settled by Native Americans, who established villages along the Columbia

4 River and in other sites before recorded history. European settlement dates back to the

5  establishment of Fort Vancouver in the early 19th century. Subsequent development of Clark County

6  was primarily agriculturally based, but small residential concentrations within compact grid networks

7  emerged in the Vancouver, Camas and Washougal areas and later in Battle Ground, La Center and

8  Ridgefield.

9 Later expansions in development patterns were brought about largely by transportation
10  improvements. With the arrival of the streetcar, radial development along track lines followed, such
11 asalong Fourth Plain Boulevard from downtown Vancouver to Orchards. Increased automobile use
12 beginning in the 1920!s extended the reach of development further from the original downtown
13 nodes into areas previously used for agriculture. This process continued with the influx of population
14 during World War 11, the post-war construction of Highway 99 and later Interstate 5 and 205.
15  Increasingly dispersed development patterns have occurred over the past 20 years in Clark County.
16  The pace and timing of growth has occurred in cycles, driven largely by regional and national trends.
17  From 20ee10 through 204620, county population grew from 345;238425,363 to 425;363503,311.
18  During this period, Clark County grew by 86;42577,948 residents or by 2318.33 percent. On April 1,
19 204525, the state Office of Financial Management ranked Clark County as the fifth largest county in
20  the state with a population of 448;566542,400.
21  Current general distribution of land uses and population
22 The total land area ercempassed-bywithin Clark County’s boundary ane-Hts-asseciated-€ities-is
23 approximately 420,238 acres, including areas covered by water, unincorporated and incorporated
24 land, and Cowlitz Indian Tribe trust lands. The overall existing distribution of various land uses within
25  Clark County is illustrated in Table 1.1. This Table illustrates how the areas are designated by the
26  comprehensive plan or zoning maps.
27 Table 1.1| 2015 Generalized Land Uses - Plan Map (Values in Acres)?
28 [Next draft to include updated table based on preferred land use alternative numbers]

Parks Single Multi-
Business  Mixed  Public Open Family Family
Jurisdiction Forest  Agriculture  Commercial  Industrial  Parks Use  Facilities  Space  Residents Residents

VancouverUGA 5359 9426 603 3;604 5749 34946 5758
CamasUGA 889 1603 888 549 832 4850 648
WasheugaltUGA 347 8415 225 150 433 2,588 256
La-Center UGA® 75 105 29 9t 22 4136 85
Ridgefield UGA 390 4075 442 48 246 254 2,99 565
Yacolt UGA 39 58 37 22 273
Woodland UGA 46 EEE

"Source: Clark County GIS

2 Cowlitz Indian Tribe trust lands overlap with the La Center UGA [insert number here] acres

3 The total above does not include [insert number here] acres of Cowlitz Indian Tribe trust lands, 18,159 acres of bodies of
water; 81 acres of Airport and 260 acres of Bonneville Power Administration (BPA) in Vancouver.

3
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Table 1.2 presents 204523 base population and projected increases in Clark County and its cities. It
should be noted that city limits listed have not remained static over time and will not do so in the
future. Growth within urban growth areas reflects an expansion of city limits as well as births, deaths
and net migration.

The projected 203545 populations for each city reflect an assumption that city limits will grow
through annexation to fill the adopted urban growth areas (UGA). Similarly, the apparent decline in
the unincorporated rural and urban areas is due to a loss of land area through annexation and not
out-migration or other loss of population.

Much of the policy thrust of the Clark County 20-Year plan is in response to the need to plan for the
anticipated population growth for the 20-year period ending in 203545 based on a-426+4%growth
rate-ora projected population of 577,431718,154 (9695% to the urban area and #65% to the rural area).
Under the GMA, Clark County and its cities are required to plan for a total population projection as
provided by the state Office of Financial Management (OFM). The OFM has estimated a population
projection for 26352045 ranging from a low of 459;647576,151 to a high of 68+435791,809. The middle
series projection, the one considered most likely by OFM, is 698,416. Although the county can
exercise discretion over how the projected total is distributed among the urban growth areas and
the unincorporated rural area, the comprehensive growth plans of Clark County and its cities must be
consistent with the official total allocation.

The 203545 population projections listed in Table 1.2 are actual goals, not merely future estimates or
guidelines, which must be reflected in the respective 20-year plans of the jurisdictions.

Table 1.2 | 26352045 Population Estimates by Jurisdiction45

2015—26352025-

20152023 2045 20352045

UGA Population Change Population
ClarkCountyRural 62;20569,284 12;8599,538 75;66478,822
Battle Ground UGA 20;87124,444 1%57212,773 38;44337,217
Camas UGA 22;84329,532 14,2557,728 34,;69837,080
La Center UGA 3;2094,462 44333,884 7:6428,346
Ridgefield UGA 6;57516,574 18;91910,656 25;49427,230
Vancouver UGA 345;4606363,352 56,661138,865 372,661502,217
Washougal UGA 15;93218,026 6;4156,848 22;34724,874
Woodland 89145 229185 3148330
Yacolt UGA 14,6611,762 363277 +9642,039
Total County 448;8455527,400 1%&536190,754 5777431718,154

Approximately 9095 percent of population growth over the 20-year planning horizon is expected to
occur in designated urban growth areas, with 465 percent of the remainder to occurin
unincorporated rural and natural resource lands. This type of development pattern is consistent with
the goals of the GMA and supports the implementation of the long range vision of the county

4 Sources: Clark County GIS
52023 population based on OFM April 1, 2023 population estimate. 2025 population is based on incorporation of UGA area.
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reflected in the Community Framework Plan. To accommodate the population growth over the 20-
year planning horizon the following UGA’s new total acreage in Table 1.3 is expected to expand to
Battle Ground 8467161, Camas 244, La Center 7247121, and-Ridgefield +14:26239, and Yacolt 12, acres.

Table 1.3 | Total Acreage Added by UGA®

Lebomlew
Mixed Public Dansis: Grand
UGAName Airport Commercial Industrial Use Facilities Residential Total
Battle
Ground (o] o113 335 8467 -75 (0] 0-212 8467161
Camas 82 (0] (0] 0 (0] 162 244
La Center 0 55-640 60 061 47430 0 7247121
Ridgefield 0 0 0 0225 014 #1260 #+26239
Yacolt o] o] 12 0 0 0 12
Grand Total 82 Hu13 407 8467211 174314 #1426 -50 265-46777
Seurcer-Clark-County-GIS

Residential Land Uses

Residential lands provide the base for the provision of housing of Clark County residents. For the
purposes of assessing overall land use, perhaps the most significant policy issues related to
residential uses are the sufficiency, affordability and location of the overall housing stock. These
factors are heavily driven by market and demographic factors which are largely beyond local control,
such as interest rates or immigration to the Portland-Vancouver region. However, Clark County is
working with all the cities in the county to provide an appropriate land base and policy guidance
through the comprehensive planning process to influence these factors in a positive direction.

The 26462025 Comprehensive Plan Map for the county and its cities contains an adequate amount of
land designated for urban residential use, which is sufficient to accommodate the projected
population increase of 415;727190,754 persons allocated to Clark County urban areas. The
methodology used to determine the amount of land needed to accommodate the projected
population increases is based on the policy directives of the Board of County Councilors. A more
complete analysis of residential development issues is contained in the Housing Element, Chapter 2
of this document.

Commercial and Industrial Land Uses

Urban commercial and industrial designations are designated within the Urban Growth Areas on the
Land Use Map. These include Commercial (C), Industrial (1) and Heavy Industrial (IH), as described
below. Commercial lands are envisioned to accommodate future employment growth, along with
industrial and business lands. The Economic Development Element, Chapter 9 provides further policy
direction regarding types of employment uses and attraction of businesses to the county. For
designations, goals and policies guiding commercial development in the rural area see the Rural and
Natural Resource Element, Chapter 3.

Parks

Clark County has been involved in land acquisition for parks since the 1930!s and adopted its first
Comprehensive Parks and Recreation Plan in 1965. From 1997 to 2013, the county park system was

6 Source: Clark County GIS
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jointly planned and managed with the City of Vancouver via an interlocal agreement or
memorandum of understanding (MOU). In 2014, the agreement was not renewed. The Clark County
Parks Division was created in 2014 under the Department of Public Works and the associated Clark
County Parks Advisory Board (PAB) was also established in 2014. In 204522 the most recent Clark
County Parks, Recreation and Open Space (PROS) Plan was adopted by the Board of County
Councilors. The plan provides direction for the future priorities of the parks system over the next fwe
decadessix years and includes a 10-year needs analysis, qualifies the county for eligibility for state and
federal grant resources, fulfills the requirements for a parks element within the comprehensive plan
as part of the State of Washington Growth Management Act (GMA) and reflects the guidance from
the Greater Clark Parks Advisory Board related to recreational needs and priorities of the community.
The Parks, Recreation and Open Space Element, Chapter 7, provides further background and
information on these facilities in Clark County.

Land Use Integration

For a community to function in a livable and efficient manner, land uses must not only be provided in
sufficient overall quantities, but must also be developed in an integrated, cohesive fashion. The 20-
Year Plan encourages improved land use integration on a range of levels, from more efficient overall
regional form to better site-specific land use integration and access. Developing in an integrated
fashion to include but not limited to working closely with school districts to ensure that new school
facilities are within close proximity to neighborhoods they are intended to serve.

Urban Growth Areas

Perhaps the most fundamental policy component of the 20-Year Plan is the establishment of urban
growth boundaries, as required by the GMA. Within urban growth boundaries, development of
urban uses and densities should occur and urban level-of-services should be available, or capable of
being provided in the future. Within the rural area beyond the urban growth boundaries, only rural
uses and densities should occur and only rural level-of-services should be provided.

The establishment of urban growth boundaries is intended to reduce service inefficiencies
associated with sprawling and dispersed development patterns and to produce a generally more
compact overall urban development pattern which can be served more efficiently. Urban growth
boundaries also facilitate more efficient timing of growth, as available land supplies within the urban
areas are generally utilized before the boundary is extended into the adjacent rural area to allow for
more intensive development in that area. In the absence of established boundaries, a leap frog
development pattern may occur when urbanization takes place in isolated outlying pockets before it
occurs in areas closer to the cities.

Urban growth boundaries also serve the purpose of fostering distinctions between the urban and
rural areas which often become blurred or lost in the face of unmanaged growth. Those who choose
to live in rural or urban areas often do so because of the relatively unique set of characteristics that
each offers. By reinforcing and protecting the distinction between urban and rural areas, growth
boundaries can help to conserve for the future many of these characteristics which have been
steadily eroded in Clark County in recent years, particularly in the rural communities closer to the
urban areas.

Focused Public Investment Areas

Although development will occur throughout the urban areas, the 20-Year Plan encourages more
focused capital improvements for a variety of services in specific areas in order to provide “fully
served” land where all public facilities meet or exceed standards. Clark County has identified

6



OO U B WN -

10
11
12
13
14

15

16
17
18
19

20
21
22

23
24
25
26
27
28

29
30
31

32
33

34
35
36
37
38

39

40
41

potential investment areas and developed conceptual plans and cost estimates for making these
areas ready to build. Encouraging development in the focused public investment areas will allow
mixed use, industrial and professional business activities to locate where they can be served most
easily and efficiently by public services, particularly transportation. These centers and nodes have
better automobile and transit accessibility than most other urban areas. Encouraging commercial
active-tiesactivities in close proximity to higher density housing will provide important opportunities
to more closely match jobs, housing and shopping, minimizing traffic impacts by reducing the
number and length of automobile trips needed.

Providing a range of development densities in the urban area is intended to foster a variety of
options for people or companies wishing to live or do business in the county. Opportunities will be
provided in residential areas characterized by larger homes and ample yard space, as well as those
who wish to live in a more urbanized setting of smaller homes within walking distance or close
proximity of a full range of shops or other activities. More detailed information can be found in the
Economic Development Action Plan.in Appendix D.

Sub-area Plans

Sub-area planning provides the community with a greater opportunity to be involved in a planning
process that is more identifiable and predictable. Neighborhoods, corridors and special districts may
be defined and plans will be tailored to address the issues of that area. Upon adoption by the Board
of County Councilors they amend and become part of the comprehensive plan.

Many planning efforts have been undertaken within the Vancouver Urban Growth Area in
collaboration with area residents, business owners and other stakeholders. Sub-area plans work to
create a vision for a community as it grows and develops.

Highway 99
The Highway 99 sub-area is located in an urbanized area of unincorporated Clark County

between Vancouver and Ridgefield. The planning area includes approximately 2,400 acres
and extends from the Chelatchie Prairie Railroad Bridge near NE 63rd Street (south),
Interstate 5 (west), NE 134th Street (north) and the Bonneville Power Administration
Transmission Line Right-of-Way (east).

The area has a mix of housing, businesses and undeveloped property, but it is regionally
known for US Highway 99. This key corridor, next to Interstate 5, serves as a business district
for the Hazel Dell, Salmon Creek and Felida unincorporated areas.

The Highway 99 Sub-area Pplan and accompanying form-based code provides a vision for the
redevelopment and revitalization of the Highway 99 corridor-asshewn-inFigure-16a.

Mill Creek

The Mill Creek sub-area is bounded by NE 179th Street on the north, NE 50th Avenue on the
east, the WSU campus on the south and NE 29th Avenue on the west. The plan includes
zoning and traffic circulation for the area and recommendations on public open space, trails,

lot size compatibility and design standards for future roads-as-shewn-inFigure16a.

Communitywide Plans

Something as simple as a sidewalk can improve your health and the health of your neighbors by
encouraging walking for recreation or travel. Research shows that there are key features of
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communities that influence health, such as parks, safe streets, public gathering places and easy
access to healthy food.

Other plans have been developed by and with the community to assure we are developing and
sustaining healthy and age-friendly communities. Such plans include the Growing Healthier Report,
the Aging Readiness Plan, and-the Clark County Bicycle and Pedestrian Plan, and the Housing Options
Study and Action Plan. The Community Design Element, Chapter 11 includes policies related to the
Growing Healthier Report and Aging Readiness Plan;. whiletThe Transportation Element, Chapter 5
includes policies related to the Clark County Bicycle and Pedestrian Plan. The Housing Element,
Chapter 2 includes policies related to the Housing Options Study and Action Plan.

The 20-Year Plan encourages better land use integration through increased accessibility and
interrelation of nearby uses. Development patterns or uses which allow for and encourage
pedestrian access are encouraged, while development which is of a strip commercial nature or
otherwise exclusively oriented to automobile traffic is not.

Growing Healthier Report
Clark County Public Health examined the ways that our neighborhoods and our built
environment impact our health. Working with the community, they identified specific policies
and strategies for improving the long-term health of our community through the development of
the Growing Healthier Report.

Aging Readiness Plan
The Aging Readiness Task Force developed a plan that identifies strategies focusing on healthy
communities, housing, transportation and mobility, supportive services and community
engagement. The Aging Readiness Plan assesses the county's readiness to serve as a home for a
growing number of older residents. The plan includes 9+strategies to improve the community’s
capacity to support its growing older population and ultimately benefit all ages. The Commission
on Aging was established in 2012 to lead and manage the implementation of the plan. The
Commission on Aging guided an update to the Aging Readiness Plan in 2023.

Clark County Bicycle and Pedestrian Plan
Clark County has developed a Bicycle and Pedestrian Plan to make it safer and more convenient
for people to get to major destinations on foot or by bicycle. The plan identifies ways to improve
the transportation network by integrating existing sidewalks, bike lanes and trails.

Housing Options Study and Action Plan
The Clark County Housing Options Study and Action Plan (HOSAP) identifies housing challenges
and opportunities to encourage development of housing that is affordable to a variety of
household incomes through removal of regulatory barriers and implementation of other
strategies. These strategies are needed to help ensure future generations have access to
affordable, quality and diverse housing opportunities.

Interpretation of the 20-Year Plan Map

The 20-Year Plan Map identifies a number of different designations which are described below. The
plan designations have-been-chosen-are consistent with the location criteria described. Future
amendments to the 20-Year Plan map must be made in a manner;-whieh-is consistent with these
general descriptions (Tables 1.4, 1.5 and 1.6).


http://www.clark.wa.gov/public-health/community/growing_healthy/documents.html
http://www.clark.wa.gov/planning/aging/documents/12-0207_ARTF_Plan_Final_Maps_Complete_Print.pdf
https://www.clark.wa.gov/community-planning/documents-and-maps
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Comprehensive Plan Map: Establishes land use designations for all land in Clark County. It shows
the long-term vision of how and where the county will change over the next 20 years to
accommodate expected population growth.

Zoning Map: Shows how land can be used and what can be built on any given property today.
Zones are more specific than comprehensive plan designations and come with a set of rules
described in the county’s Unified Development Code Title 40.

Table 1.4 | Rural Lands Plan Designation to Zone Consistency Chart

Comprehensive Plan Zoning

Rural 5 (R-5) Rural (R-5)
Airport(A)

Rural 10 (R-10) Rural (R-10)

Rural 20 (R-20) Rural (R-20)

Rural Center (RC) Rural Center (RC-1), Rural Center (RC-2.5),
Rural (R-5)

Rural Commercial (CR) Rural Commercial (CR-1), Rural Commercial
(CR-2)

Rural Industrial (RI) Heavy Industrial (IH), Airport (A)

Public Facility (PF) Public Facility (PF), Airport (A)

Table 1.5 | Resource Lands Plan Designation to Zone Consistency Chart

Comprehensive Plan Zoning

Agriculture (AG) Agriculture (AG-20)
Agri-Wildlife (AG/WL), Parks/Open Space Agri-Wildlife (AG/WL)
(P/OS)

Forest Tier Il Forest (FR-40)
Forest Tier | Forest (FR-80)
Airport (A) Airport (A)
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Table 1.6 | Urban Plan Designations to Zone Consistency Chart

Urban Low Density Residential (UL) SingleFamily Residential (R1-5), Single
Family Residential (R1-6), SingleFarnily

Urban Medium Density Residential (UM) Residential (R-24), Residential (R-36), Office
Residential (OR-24), Office Residential (OR-
36)

Urban High Density Residential (UH) Residential (R-50), Office Residential (OR-

Mixed Use (MU) Mixed Use (MX)

Commercial (C) Neighborhood Commercial (NC),
Community Commercial (CC), General
Commercial (GC)

Industrial (1) Business Park (BP), Light Industrial (IL),
Railreacndustriab(tR)Airport (A)

Heavy Industrial (IH) Heavy Industrial (IH), Railroad Industrial
(IR), Airport (A)

Public Facility (PF) Public Facility (PF), University (U), Airport
(A)

Airport (A) Airport (A), Heavy Industrial (IH)

Parks/Open Space (P/OS) Parks/Open Space (P/OS), Parks/Wildlife
Refuge (P/WL)

Bonneville Power Administration (BPA) All zones

The Plan to Zone matrix is provided to identify those implementing base zoning districts which are
consistent with each plan designation. Those districts which are not included within a given plan
designation are inconsistent with the plan map and are not permitted within that designation. This
information is necessary to determine when, where and under what circumstances these
designations should be applied in the future.

20-Year plan designations and location criteria

The policies in this chapter and those in the referenced planning studies strive to improve the quality
of life, provide opportunities for innovative approaches to land use and protect our community
character. The policies work in tandem with the Comprehensive Plan map, which illustrates the
location of various land use categories. The Comprehensive Plan map delineates the unincorporated
area in various categories, or plan designations, which appear on the map as different colors.

10
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Residential Lands

There are three separate categories for residential use, ranging from low to high density. Low
density residential is predominantly for single-family and middle housing residential development.
Medium and high density residential provide land for single-family attached housing, garden
apartment and multi-family developments. Public facilities, churches, institutions and other special
uses may be allowed in these designations if certain conditions are met. Where offices are
determined to be appropriate, office residential zones can be applied in the medium and high density
designations.

Urban Low Density Residential (UL)

This designation provides land for single-family and middle housing residential development.
Minimum densities will assure that new development will occur in a manner which maximizes the
efficiency of public services. New development shall provide for connection to public sewer and
water. In addition, public facilities, churches, institutions and other special uses may be allowed
in this designation if certain conditions are met. The base zones which implement this 20-Year
Plan designation are the R1-20, R1-10, R1-7.5, R1-6 and R1-5 zones. The zones may be appliedin a
manner that provides for densities slightly higher than existing urban development, but the
density increase should continue to protect the character of the existing area.

Urban Medium Density Residential (UM)

This designation provides land for single family attached housing, garden apartment and multi-
family developments. Minimum densities assure that areas build out to the density planned,
ensuring that the urban areas accommodate anticipated residential needs. Areas planned for
urban medium residential use and assisted living facilities shall be located near commercial uses
and transportation facilities in order to efficiently provide these services. Public facilities and
institutions are allowed under certain conditions. The implementing base zones in this
designation are the R42;R-18-and-R22 R-24 and R-36 zones. Where Qoffices are determined to
be appropriate, the Office Residential 6R-45,-0R-18-anrd-OR22 OR-24 and OR-36 zones can be
applied in this designation.

Urban High Density Residential (UH)

Outside of the Highway 99 Overlay Area, Fthese areas provide for the highest density housing in
the urban area with 43-50 units per gross acre. Minimum densities assure that these areas build
out to the density planned, ensuring that the urban areas accommodate anticipated residential
needs including assisted living facilities. Areas with this designation shall be located in transit
corridors and near commercial and employment centers to provide demand for commercial and
transportation services while providing easy access to employment. Institutions and public
facilities are allowed in this zone under certain conditions. Base The implementing zones-in this
designation are-is the R-36-ard-R-43-R-50. Where Ooffices are determined to be appropriate, the
Office Residential ©R36-anrd-OR-43-OR-50 zones can be applied in this designation.

Commercial (C)

The Commercial (C) designation is intended to provide
for a wide range of mixed-residential, retail, service, and institutional uses where appropriate
infrastructure and services are available. The following three distinct urban commercial use
categories include:

11
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Neighborhood Commercial (NC)

These €commercial center areas provide services within walking distance for the frequent needs
of the surrounding residents and are implemented by the Neighborhood Commercial base zone.
These areas are located in the urban growth boundary and will generally be small areas which are
generally designed to serve neighborhoods. Developments in these areas will be designed to be
compatible with the surrounding residentially zoned neighborhoods.

New neighborhood commercial areas should generally be less than five acres in size spaced less
than five miles from similar uses or zones, serve a population of up to 10,000, locate at
neighborhood collector or larger crossroads and serve a primary trade area within a 1.5 mile
radius.

Community Commercial (CC)

A commercial center area provides services to several neighborhoods in urban areas of Clark
County and is implemented with the Community Commercial zone. New community commercial
areas should generally be between five and 20 acres in size, spaced two to four miles from similar
uses or zones, serve a population of 10,000 to 20,000, locate at minor or major arterial
crossroads and serve a primary trade area between 2 to 4 miles.

General Commercial (GC)

General Commercial areas provide a full range of goods and services necessary to serve large
areas of the county and traveling public. This designation is implemented with the General
Commercial base zone. These areas are generally located at interchanges, along state highways
and interstates and adjacent to major and minor arterial roadways. New general commercial
areas should generally be more than 20 acres in size, spaced more than four miles from similar
uses or zones, serve a population of more than 20,000 and serve a primary trade area between 3
to 6 miles.

Mixed Use (MU)

The Mixed Use designation intends to allow mixed use developments to provide the community with
a mix of mutually supportmg retail, servnce, offlce and resndentlal uses. Areas-withinthis-designation

: A : ore: Areas within this
de51gnat|on are 1mplemented w1th the llst of uses allowed in the Mlxed Use (MX) zone and are
intended to achieve the following goals and objectives of the Community Framework Plan and the
comprehensive plan:

e Eenhance livability, environmental quality and economic vitality;
e Aaccommodate and respect surrounding land uses by providing a gradual transition into
lower density neighborhoods that may encircle a potential mixed-use site;

e Mmaximize efficient use of public facilities and services; provide a variety of housing types
and densities;

e Rreduce the number of automobile trips and encourage alternative modes of transportation;

e and create a safe, attractive and convenient environment for living, working, recreating and
traveling;and;

e Sshall be accomplished through design requirements governing such elements as scale, bulk,
street orientation, landscaping and parking as contained in the Mixed Use Design Standards:

12
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Industrial (1)

Areas within this designation are implemented with Light Industrial (IL); and Business Park (BP) ane
dustrialRailread(HR)base zones and are intended to provide the community with employment
opportunities such as compatible office and attractive new non-polluting industries. Areas
designated Industrial also provides for more intensive job related land uses that pay family wages,
such as professional offices, research and technology related industries.

e Light Industrial (IL) base zones are intended to provide for light manufacturing,
warehousing, transportation and other land intensive uses. Services and uses which support
industrial uses are allowed in these areas but limited in size and location to serve workers
within the industrial area.

e The Business Park (BP) base zone provides for uses permitted in the business park and is
intended to provide for campus like development with higher job densities and family wage
jobs than in traditional industrial areas.

e Airport (A) base zone provides land uses for airports that allow public use.

Heavy Industrial (IH)

This designation is implemented with a-heavy industrial (IH) and Industrial Railroad (IR) base zones
and provides land for heavy manufacturing, warehousing and industrial uses that may be

incompatible with other categories of land uses. Fhis-designation-isappropriate forareas-which-have
extensive rail-and-shipping-facilities:

e The Heavy Industrial (IH) base zone provides land for heavy manufacturing, warehousing and
industrial uses that may be incompatible with other categories of land uses. This designation
is appropriate for areas which have extensive rail and shipping facilities.

e The Industrial Railroad (IR) base zone provides land uses that require and take advantage of
rail access. This designation is appropriate for industrial and manufacturing uses including
manufacturing, assembly, fabrication, processing and bulk handling and storage

(warehousing).

Public Facility (PF)

This designation is applied to land uses that have already constructed facilities or are for public use.
Publiescheels-Ggovernment buildings, water towers, sewer treatment plants and other publicly
owned uses are included in this designation. The implementing base zone is Public Facility (PF),
University (U) and Airport (A).

Airport (A)
This designation is applied to airports that allow public use. It is implemented with the ar Airport (A)
and Heavy Industrial (IH) base zones.

Parks/Open Space (P/OS)

These areas provide visual and psychological relief from man-made development in the urban area.
Open space also provides opportunities for recreational activity and environmental preservation,
maintenance and enhancement. Open space may include, but is not limited to developed parks, trails

13
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and greenways, special areas, public and private recreational facilities, critical lands and public
gathering spaces. It is implemented with a Public/Open Space (P/OS) and Parks/Wildlife Refuge
(P/WL) base zones.

Bonneville Power Administration (BPA)

These areas are owned by the Bonneville Power Administration (BPA) where they operate their
transmission facilities.

Rural Lands

The Rural (R-5, R-10, R-20) designations are intended to provide lands for residential living in the rural
area. Natural resource activities such as farming and forestry are allowed and encouraged to occur as
small scale activities in conjunction with the residential uses in the area. These areas are subject to
normal and accepted forestry and farming practices. The Rural 5, 10 and 20 comprehensive plan
designations are implemented with corresponding Rural 5, 10 and 20 base zones. A Rural 10
designation is applied within the rural area to prevent premature subdivision of future urban areas
where the lands are adjacent to designated Urban Reserves, where the predominant size is equal or
greater than 10 acres, to act as a buffer to Natural Resource lands or to protect environmentally
critical areas consistent with applicable county ordinance and related regulations. This allows for
efficient urban development when land is added to the urban growth areas. A Rural 20 designation
applies to rural areas where the lands act as a buffer to Natural Resource designated lands, are used
for small scale forest or farm production or contain significant environmentally constrained areas as
defined by applicable county code and related regulations.

Rural Center (RC)

The rural center residential zones are to provide lands for residential living in the Rural Centers at
densities consistent with the comprehensive plan. These districts are only permitted in the
designated Rural Centers and are implemented with the RC-1 and RC-2.5 base zones.

Rural Commercial (CR)

This commercial district is located in rural areas outside of urban growth boundaries in existing
commercial areas and within designated Rural Centers. These areas are generally located at
convenient locations at minor or major arterial crossroads and sized to accommodate the rural
population. Rural commercial areas are not intended to serve the general traveling public in rural
areas located between urban population centers. Rural commercial areas within designated Rural
Centers are implemented with the CR-2 base zone. Existing commercial areas outside of these Rural
Centers are implemented with the CR-1 base zone. All new rural commercial applications shall
address the criteria for new commercial areas through a market and land use analysis.

Rural Industrial (RI)

This industrial designation is to provide for industrial uses in the rural area that are primarily
dependent on the natural resources derived from the rural area. The Heavy Industrial base zone
implements this designation.

"Major industrial development" means a master planned location suitable for manufacturing or
industrial businesses that: (i) Requires a parcel of land so large that no suitable parcels are available
within an urban growth areg; (ii) is a natural resource-based industry requiring a location near
agricultural land, forest land, or mineral resource land upon which it is dependent; or (iii) requires a
location with characteristics such as proximity to transportation facilities or related industries such

14
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that there is no suitable location in an urban growth area. The major industrial development may not
be for the purpose of retail commercial development or multitenant office parks.

Resource Lands

Agriculture Lands (AG)

These lands have the growing capacity, productivity;, soil composition and surrounding land use to
have long-term commercial significance for agriculture and associated resource production. This
designation is implemented by the Agriculture (AG-20) base zone.

Agriculture/Wildlife (AG/WL)

This designation is applied to areas in the Columbia River lowlands which have the characteristics to
support long-term commercially-significant agriculture and are valuable seasonal wildlife habitat. The
primary uses in this area are commercial agriculture, wildlife habitat management and recreation.
This designation is implemented by the Agriculture/Wildlife (AG/WL) base zone.

Forest Tier |

This designation is applied to those lands which have the physical characteristics that are capable of
management for the long-term production of commercially significant forest products and other
natural resources such as minerals. This tier is primarily applied to larger parcels and major industrial
forestry landowners. The Forest-80 (FR-80) base zone; implements this designation.

Forest Tier Il

This designation is applied to those lands which have the physical characteristics that are capable of
management for the long-term production of commercially significant forest products and other
natural resources, such as minerals. The Forest-40 (FR-40) base zone implements this designation.

Previously Developed Agriculture and Forest Zoned Property

Land divisions of remainder or parent parcels created under previous Agriculture or Forest Zoning
District “Cluster” provisions, which are now within a resource zone or rural residential zone, cannot
further divide until brought into the urban growth area.

Overlays

An overlay zone lies on top of an existing base zone and provides an additional layer of development
standards or special provisions in addition to those in the underlying zone. Overlays are used to
accomplish a variety of land use and development goals such as:

e Pproviding design guidelines for a particular area;

e Mmaintaining current codes while addressing a special need of a particular area within a
zone(s);

e Pprotecting valuable resources, such as historic and natural resources;

e Hhelping meet goals and objectives of the community;

e Pprotecting the quality of surface water.

For example, overlays may be applied to protect the historical nature of an area (e.g. materials,
facade design, or color). Overlays can manage development in or near environmentally sensitive
areas, such as groundwater recharge areas (e.g. to ensure water quality and quantity), special
habitat (e.g. species or feature protection) or floodplains (e.g. prevent flood damage). Common

15



N

0o NO U B W

10
11

12

13
14
15
16
17
18

19

20
21
22
23
24
25
26

27

28
29
30
31
32

33
34
35
36

37
38
39
40

requirements may include building setbacks, density standards, lot sizes, impervious surface
reduction and vegetation requirements.

Highway 99 Overlay

This overlay district implements the Highway 99 Sub-Area Plan. Underlying zoning districts remain
unchanged, however there are additional or alternative permitted uses and design standards. The
overlay district provides for the use of a hybrid form-based code which establishes minimum setback
standards, minimum and maximum height standards and different parking requirements and
modifies other regulations for the underlying zoning districts within the sub-area.

Mill Creek Overlay

This overlay implements the Mill Creek Sub-Area plan. The overlay provides for special provisions and
modifies other regulations for the underlying zoning districts within the sub-area.

Urban Holding Overlay

The Urban Holding Overlay protects areas from premature land division and development that
would preclude efficient transition to urban development or large-scale industrial development. The
Urban Holding Overlay is implemented by Urban Holding-10 (UH-10) and Urban Holding-20 (UH-20)
zoning overlay districts. Removal of the Urban Holding Overlay shall be consistent with the special
implementation procedures provided for in Chapter 4415, Procedure Guidelines. Designation and
removal of the overlay is through a Type IV process.

Urban Reserve Overlay

The Urban Reserve Overlay lies on the fringe of the Urban Growth Boundaries and protects areas
from premature land division and development that would preclude efficient transition to urban
development. These lands are identified as being future additions to Urban Growth Areas and may
be added to the urban area as necessary through amendments to the Comprehensive Plan. The
Urban Reserve Overlay is implemented by Urban Reserve-10 (UR-10) zoning overlay for future urban
residential development and Urban Reserve-20 (UR-20) zoning overlay for all other types of future
urban development.

Surface Mining Overlay

This designation is implemented with an overlay zone and recognizes existing mining areas and is to
allow for the future mining of minerals in an economically feasible way. Other land use controls
which flow from 20-Year Plan policies or state or federal law apply to development proposals that
are identified on zoning or other adopted maps but are not specifically identified on the 20-Year Plan
Map.

Existing Historic Resort Overlay

This designation is implemented with an overlay zone and recognizes the following existing historic
resort: Alderbrook. Criteria for approving additional existing historic resorts through the Annual
Review or period plan updates are set forth in RCW 36.70A.362.

Railroad Industrial Overlay

This district is implemented with an overlay zone and recognizes the importance of the County
railroad as an economic development asset. The development standards in the overlay closely match
those of the County’s industrial zoning districts.
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Equestrian Overlay

This overlay promotes equestrian activities by allowing the development of communities with a
focus on equestrian facilities, access to trails and on sustaining the area’s rich equestrian tradition.
An equestrian overlay may only be established on parcels located outside of the Urban Growth
Boundary.

Airport Environs Overlay

This overlay is intended to identify and protect existing and/or future/new general aviation public use
airports that have been or may be significantly impacted by adjacent development.

Rural Center Mixed Use Overlay

The rural center mixed use overlay is intended to provide the opportunity for a limited number of
residential lots within rural centers to develop with a mix of retail, service, office and residential uses.
Maintaining the rural character of rural centers is the paramount goal when considering mixed use
development.

Wildland Urban Interface

The county’s wildland urban interface/intermix ordinance recognizes that residential and commercial
development is occurring in what was once wilderness in Clark County. Urban encroachment has

created a high fire hazard in areas where urban development is intermixed and interfaces with the
wilderness. These wildland urban interface/intermix geographic areas and associated requirements
are defined in the wildland urban interface/intermix ordinance, codified in Clark County Code Title 15
Fire Prevention.

Concurrency

A critical aspect of land development is the availability and delivery of public services needed to
serve that development. The GMA reinforces and formalizes this concept, known as concurrency, to
require that necessary public services be available as part of the concurrency management program
with new development. GMA requires that at minimum, specific levels of service standards for
transportation be adopted by local jurisdictions and those development proposals which cannot
demonstrate compliance with these adopted service standards be denied. If they so choose,
jurisdictions may also adopt levels of service for sewer, water, storm drainage, schools, parks, fire
and police.

17
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Further information and policies regarding service concurrency are contained in the applicable
element chapters. The establishment of level-of-service standards has a significant impact on future
land use development patterns as well as service delivery. Table 6.1in the Capital Facilities and
Utilities Element summarizes generalized service provision anticipated in the urban and rural areas of
Clark County. The descriptions are not precise standards to be used for regulatory purposes.

Overburdened Communities

Historical and current land use plans and associated development regulations can have a wide range
of impacts in a community, positive and negative. Those impacts may be felt more or less by different
populations and/or places. Impacts may also be cumulative, in which multiple impacts are felt by the
same population or place.

The WA State Department of Health developed an environmental health disparities map that shows
the relative burden of each census tract in the state related to 25 environmental and socioeconomic
factors. An overburdened community is a geographic area where vulnerable populations face
combined, multiple environmental harms and health impacts, and includes, but is not limited to,
highly impacted communities as defined in RCW 19.405.020. A vulnerable population is population
groups that are more likely to be at higher risk for poor health outcomes in response to
environmental harms, due to adverse socioeconomic factors, such as unemployment, high housing
and transportation costs relative to income, limited access to nutritious food and adequate health
care, linguistic isolation, and other factors that negatively affect health outcomes and increase
vulnerability to the effects of environmental harms; and sensitivity factors, such as low birth weight
and higher rates of hospitalization as defined in RCW 36.70A.030. A copy of the WA Environmental
Health Disparities (EHD) map (version 3.0) for Clark County is provided in Figure 37. Based on this
map, the most burdened census tracts in the unincorporated county are located in the Hazel Dell,
Minnehaha, and Five Corners/Orchards areas.” 2

The Environmental Health Disparities map is consistent with local Clark County Public Health
research, plans, and policies. For instance, Clark County Public Health Prioritizing Places, 2024, Clark
County Community Health Assessment, and 2024-2029 Clark County Community Health Improvement
Plan (CHIP) all use a health lens to, respectively, identify priority places in the community with poor
health outcomes, identify priority community health needs, and identify ways to improve health
outcomes. The findings from these projects align with the information illustrated in the
environmental health disparities map. In 2020, the Clark County Board of Health adopted Resolution
No. 2020-12-05 relating to eliminate systemic racism and health inequities in Clark County. These
examples of county work and decisions point to a need for the county to help address the root of
persistent community needs and poor health outcomes.

With land use planning, the types of uses allowed in each zone and the compatibility or proximity of
different land uses near each other are examples of decisions that can impact community health.
Development regulations and the State Environmental Policy Act (SEPA) are additional examples of
land use tools that can help avoid or minimize negative environmental health impacts associated

7 The WA State Department of Health cautions using the EHD map alone and recommends incorporating community
engagement and local data when shaping policies, priorities, and projects.

8 Census tracts in Fruit Valley and Washougal also rank high in the unincorporated area, however, most of the population of
those census tracts is located within incorporated areas.
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with land uses. A few examples of land use planning considerations that relate to environmental
health impacts include:

e The county’s heavy industrial land use designation and associated zones allow uses that may
be incompatible to be located near other types of uses due to negative environmental health
impacts related to air quality, extreme heat, noise, or water quality. Planning additional
growth to locate near heavy industrial land, or, planning additional heavy industrial land near
areas with growth, could potentially worsen health in those communities.

e Neighborhoods adjacent to busy roadways experience pollution from vehicle exhaust and
wear of brakes and tires. These roadways can also contribute to urban heat. Placing
additional growth near heavy traffic roadways could expose future residents and workers to
diminished air quality, heightened noise, and hotter temperatures, affecting health.

e The health-related impacts of various land use patterns on spaces used by vulnerable
populations, such as schools, childcare centers, senior facilities, and medical centers are
important to understand and minimize.

Land use designations, associated infrastructure, and development regulations can impact the health

outcomes of a community. Ensuring access to green spaces and tree canopy, promoting physical
activity through the built environment, and reducing exposure to pollution, especially for
overburdened communities, are important protective factors of health. Implementing policies that
improve these protective factors for vulnerable populations can help advance environmental justice

in the county.

Green Spaces, Urban and Community Forests

GMA specifies that a land use element designates the proposed general distribution and general
location and extent of the uses of land, where appropriate, for open spaces and green spaces, urban
and community forests within the urban growth area.

In addition to parks/open space and public facility land use designations and associated base zones,
green spaces and urban and community forests are encouraged through various land use planning
tools within the unincorporated urban growth areas, including but not limited to: critical areas
ordinances and overlays, the Clark County Comprehensive Parks, Recreation and Open Space Plan,
green infrastructure such as stormwater management facilities, and urban tree canopy policies.
Further information and policies are contained in other, applicable element chapters.

The GMA definition for green space focuses on urban parcels less than one acre in size that are
vegetated and create public value. Clark County currently has approximately 240 acres of green
space in the unincorporated urban growth area that are less than one acre in size, vegetated, and
publicly owned. Larger vegetated parcels and privately owned properties in the urban
unincorporated growth area are not captured by this metric. See Chapter 7 — Parks, Recreation and
Open Space Element for more information on the existing tree canopy in the unincorporated urban

growth areas.
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Table 1.7 | Acres of Green Space? by Unincorporated UGA

Unincorporated  Acres of Green

UGA Space
Battle Ground 3.45
Camas 0.44
La Center 0.79
Ridgefield 0.23
Vancouver 235.00
Total 239.91

Goals and Policies

The 20-Year Plan policies listed in this element directly follow the mandates of the GMA and the Clark
County Community Framework Plan, adopted by Clark County in May 1993 pursuant to GMA.

Washington State Goals and Mandates

As noted earlier, the GMA lists 4415 broad goals regarding land use in general, as well as specific
mandates regarding the designation of urban growth boundaries and provisions for development
within the boundaries. Above all else, the GMA requires more compact growth patterns to allow for
more efficient service delivery. GMA requires that a clear distinction be made between urban and
rural lands. Participating counties must adopt urban growth boundaries in which urban growth will
be encouraged and outside of which only nonurban growth may occur.

Similarly, urban level public services must be in place, or be capable of being provided within the
boundaries, but only rural level services should be provided outside the boundaries. The boundaries
must be large enough to accommodate urban growth levels projected by the state to occur over a
20-year period and may include areas outside of existing city limits but only if those areas are
characterized by existing urban growth or are adjacent to areas of existing urban growth.

In both the urban and rural areas, cities or counties must adopt level-of-service standards for basic
services such as transportation, sewer, water and stormwater provisions and must ensure that new
development proposals are capable of meeting those levels of service standards. The goals and
mandates of the GMA are presented in more detail in the Introduction of the 20-Year Plan.

GMA requires the Land Use Element goals and policies give special consideration to achieving
environmental justice including efforts to avoid creating or worsening environmental health
disparities. Land Use Elements must reduce per capita vehicle miles traveled, and reduce and
mitigate the risk to lives and property posed by wildfires.

Community Framework Plan

Pursuant to the GMA, Clark County adopted the Community Framework Plan to establish an overall
vision for the long-term growth of Clark County consistent with the GMA and to articulate basic
policies related to land use to implement that overall vision. The Community Framework Plan also
contains policies, which are very general in nature, and were adopted to establish a procedure for

bridging the gap between the Community Framework Plan;-whieh-is-very-generalinnature and the

actual 20-Year Plan policies, which are more specific.

9 Green space definition in Table 1.7 is based on RCW 36.70A.030 and does not reflect all vegetated spaces in the
unincorporated urban areas in the county
10 Source: Clark County GIS
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Buildable Lands Review and Evaluation Program
The Buildable Lands Review and Evaluation Program, often referred to as the Buildable Lands

Program and established in RCW 36.70A.215 and WAC 365-196-315 Aamendments-to-the GMAiR-1997
requires Clark County and its cities to collect data on buildable lands and analyze how plannmg goals
are being achieved.
Llocal governments are required to monitor the amount and density of residential, commercial and
industrial development that has occurred since adoption of a jurisdiction’s Growth Management
comprehensive plan. If the results of the seven-year buildable land evaluation reveal deficiencies in
buildable land supply within UGAZs, Clark County and the cities are required first to adopt and
implement reasonable measures that will remedy the buildable land supply shortfall before adjusting
UGA boundaries. More information about the Buildable Lands program can be found on the county’s
website at: www elark-wa-gov/community-planningfmenitoringhttps://clark.wa.gov/community-
planning/buildable-lands-report.

The Buildable Lands Program, at minimum, should answer the following questions:

e What is the actual density and type of housing that has been constructed in UGA’s since the
last comprehensive plan was adopted or the last seven-year evaluation completed? Are
urban densities being achieved within UGA’s? If not, what measures could be taken, other
than ad]ustlng UGA’s, to comply with the GMA’

e How much land was actually developed for residential use and at what density since the
comprehensive plan was adopted or the last seven-year evaluation completed? Based on this
and other relevant information, how much land would be needed for residential
development during the remainder of the 20-year comprehensive planning period?

e To what extent have capital facilities, critical areas and rural development affected the
supply of land suitable for development over the comprehensive plan’s 20-year timeframe?

e |sthere enough suitable land in Clark County and each city to accommodate countywide
population growth for the 20-year planning period?

e Does the evaluation demonstrate any inconsistencies between the actual level of residential,
commercial and industrial development that occurred during the seven-year review period
compared to the vision contained in Clark countywide planning policies and comprehensive
plans and the goals and requirements of the GMA?

e What measures can be taken that are reasonably likely to increase consistency during the
subsequent seven-year period, if the comparison above shows inconsistency?

Land Use Element policies

The Land Use Element for 20-year comprehensive plans determines the general distribution and
location and extent of the uses of land, where appropriate, for agriculture, timber production,
housing, commerce, industry, recreation, open spaces and green spaces, urban and community
forests within the urban growth area, public utilities, public facilities and other uses. The Land Use
Element includes population densities, building intensities and estimates of future population
growth. The land use element is to provide for protection of groundwater resources and where
applicable, address drainage, flooding and run-off problems and provide for coordinated solutions.
The land use element is to advance environmental justice, reduce per capita vehicle miles traveled,
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and reduce and mitigate wildfire risk. The following policies are to coordinate the efforts of Clark
County and cities in designating land uses, densities and intensities to achieve the pattern described
above in their respective Comprehensive Growth Management Plans.

Climate-related goals and policies within this element are noted as helping achieve greenhouse gas
reduction [GHG], resilience [RES], or both [GHG, RES]. VMT-reduction policies are tracked in

Appendix I.

1.1

Countywide Planning Policies

1.1.41

1.1.3

1.1.6

Clark County, municipalities and special districts will work together to establish urban
growth areas within which urban growth shall be encouraged and outside of which
growth may occur only if it is not urban in nature. Each municipality within Clark
County shall be included within an urban growth area. An urban growth area may
include territory located outside of a city if such territory is characterized by urban
growth or is adjacent to areas characterized by urban growth.

The County and relevant jurisdictions will consult with the Cowlitz Indian Tribe where
urban growth areas are adjacent to the boundary of the Cowlitz Indian Reservation in
order to assure that policies developed in compliance with Chapter 36.70A
accommodate the Tribe’s and relevant jurisdictions' future growth needs. "Relevant
jurisdictions" are defined as those adjacent to and/or affected by the Cowlitz Indian
Tribe Reservation.

Urban growth areas shall include areas and densities sufficient to permit the urban
growth that is projected to occur in Clark County for the succeeding 20-year period.

Urban growth shall be located primarily in areas already characterized by urban
growth that have existing public facility and service capacities to adequately serve
such development and second in areas already characterized by urban growth that
will be served by a combination of both existing public facilities and services that are
provided by either public or private sources. Urban governmental services shall be
provided in urban areas. These services may also be provided in rural areas, but only
at levels appropriate to serve rural development. Urban governmental services
include those services historically and typically delivered by cities or special districts
and include storm and sanitary sewer systems, domestic water systems, street
cleaning services, fire and police protection, public transit services and other public
utilities not normally associated with non-urban areas.

An urban growth area may include more than a single city.

Urban growth is defined as growth that makes intensive use of land for the location
of buildings, structures and impermeable surfaces to such a degree as to be
incompatible with the primary use of such land for the production of food, other
agricultural products, fiber, or the extraction of mineral resources.

Clark County and cities shall review their designated urban growth area or areas in
compliance with Chapter 36.70A.215. The purpose of the review and evaluation
program shall be to determine whether Clark County and its cities are achieving
urban densities within Urban Growth Areas. This shall be accomplished by comparing
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1.1.9

1.1.10

1.1.11

1.1.12

1.1.13

the growth and development assumptions, targets and objectives (Appendix K)
contained in these policies (and in county and city comprehensive plans) with actual
growth and development that has occurred.

Each municipality within Clark County shall annually provide to Clark County parcel
specific information on land developed or permitted for building and development in
three categories: residential, commercial and industrial. Clark County and
municipalities shall follow the guidelines specified in the Plan Monitoring Procedures
Report for the collection, monitoring and analysis of development activity and
potential residential/employment capacity.

Clark County, in cooperation with the municipalities, shall prepare a Buildable Lands
Capacity Report consistent with Chapter 36.70A. The report will detail growth,
development, capacity, needs and consistency between comprehensive plan goals
and actual densities for Clark County and the municipalities within it.

Clark County and municipalities shall use the results of the Buildable Lands Capacity
Report to determine the most appropriate means to address inconsistencies
between land capacity and needs. In addressing these inconsistencies, Clark County
and municipalities shall identify reasonable measures, other than adjusting urban
growth areas that will be taken to comply with the requirements of Chapter 36.70A.

Population projections used for designating urban growth areas will be based upon
information provided by the Office of Financial Management.-and-appropriate-bi-

statefregionalsedrees:

Interagency Cooperation. Clark County and each municipality will work together to:

e Establish a Technical Coordinating Committee (TCC) to develop an ongoing
coordination program within the urban growth area; Each jurisdiction, the
Cowlitz Indian Tribe and the Southwest Regional Transportation Council may
designate one staff representative and an alternate to the TCC.

e Include the Cowlitz Indian Tribe as a member of the Technical Coordinating
Committee in order to facilitate interagency planning efforts and
intergovernmental coordination;

e Provide opportunities for each jurisdiction to participate, review and comment on
the proposed plans and implementing regulations of the other;

e Coordinate activities as they relate to the urban growth area;

e (Coordinate activities with all special districts;

e Seek opportunities for joint efforts, or the combining of operations, to achieve
greater efficiency and effectiveness in service provision; and,

e Conduct joint hearings within the urban growth areas to consider adoption of
Comprehensive Plans.

Any local jurisdiction, including the county, may initiate an amendment to or request

an interpretation of any Countywide Planning Policy, as follows:

e Thelocal jurisdiction shall submit the proposed amendment or proposed
interpretation to the County Manager or their designee (County Manager), and
shall include the following in the proposal:
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o Inthe case of an interpretation request, identification of the policy and the
exact language of the proposed interpretation; or

o Inthe case of a proposed amendment,

* The exact language of the proposed amendment (shown in "strike out"
for deletions and "underline" for additions); and

* Anexplanation of the need for the proposed amendment, including the
factors, data, or analyses that have changed since the adoption of the
Countywide Planning Policies and/or the experiences with the existing
Countywide Planning Policies that have prompted the proposed
amendment; and

* An analysis of how the proposal meets the criteria in 40.560.010.F
through K, or city code, as applicable.

The county shall initially refer a proposed amendment to or interpretation

request regarding the Countywide Planning Policies to the Technical Coordinating

Committee (TCC), (see also in Policy 1.1.12), which shall review the proposal and

develop a consensus-based recommendation, as follows:

o TCC Members shall endeavor to reach agreement on a mutually acceptable
course of action regarding a proposed amendment or interpretation request,
with decisions made by agreement rather than by majority vote where TCC
members agree to support, accept, live with, or agree not to oppose the
decision. The TCC can only make recommendations when a majority of
members are present. The TCC can only revisit a previous decision if a
majority of the TCC agrees.

If consensus regarding a proposed amendment or proposed interpretation is not

reached, the group will explore whether modifications to that proposal can help

achieve consensus. If the TCC still cannot reach consensus, the proposed
amendment or interpretation will be forwarded through the remainder of the

process along with a summary of the meeting discussion in place of a

recommendation.

Once the TCC makes a recommendation, or cannot reach consensus, on a

proposed amendment, the process continues as follows:

o The county shall review the proposed amendment utilizing the Type IV
docket code amendment procedures as outlined in CCC 40.510.040,
40.560.010 and 40.560.030 for review of the proposal.

o If approved by the County Council, staff from each jurisdiction shall bring the
proposal through their respective jurisdiction’s adoption or approval process.

o Eachjurisdiction shall notify the County Manager of the results of its adoption
process.

o If the amendment is considered outside of the periodic review process, each
jurisdiction shall consider the amendment in its next annual comprehensive
plan update.

o Ifthe amendment is considered as part of a periodic review process, the
timing of the request must reasonably coincide with the overall schedule of
the periodic review, or the request will be considered as part of the next
amendments docket as outlined in 40.560.030.

1.1.14  Coordination of land use planning and development:
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Clark County and each municipality shall cooperatively prepare land use and
transportation plans and consistent development guidelines for the urban area.
Comprehensive Plans must be coordinated. The comprehensive plan of each
county or city shall be coordinated with and consistent with, the comprehensive
plans adopted by other counties or cities with which Clark County or city has, in
part, common borders or related regional issues. The cityies and Clark County
shall play partnership roles in the production of plans which provide the
opportunity for public and mutual participation, review and comment.
Conversion of industrial or employment lands to non-industrial or non-
employment center districts may occur within the following parameter:

* Protect and preserve lands zoned heavy industrial for heavy industrial uses.

= Protect employment center lands from conversion to residential.

* Consider rezoning of employment center lands to non-retail commercial or
business park if the proponent can show that (a) the zone change would
accommodate unforeseen and rapidly changing commercial development
needs and (b) the proposed designation is more suitable than the current
designation given the land’s site-specific characteristics and (c) the proposed
zone change will generate greater economic benefitjebsata-higherdensity
than the current comprehensive plan zone allocation.

Urban development shall be limited to areas designated by the urban growth

boundary Clark County and each local jurlsdlctlon H-Fbﬁ-ﬂ—E-FQB—S—WG-H-'-d—h-E—\*@—a

and provide housmg based on the aIlocatlon and at the income levels in the

Housing for All Planning Tool (HAPT) in Appendix J.
The zoning density targets, proposed by each jurisdiction, will be used for
estimating capacity in the Vacant Buildable Lands Model (VBLM) in Appendix K.

1.1.15  Urban Growth Area Centers (UGA) have a full range of urban levels of services and

can be divided into three main categoriesin-thefollowing-density-tiers:

Vancouver Urban Growth Area is now or will be a major urban area activity
centers with a full range of residential, commercial and industrial uses, high-
capacity transit corridors, schools, major cultural and public facilities. Major urban
areas centers, have or will have, urban densities of development-efatleast8-or
more-units-pernetresidentialacreas-overallaverages. Areas along high capacity
transit corridors and priority public transit corridors may have higher than
average densities while other areas would have lower densities (e.g. established
neighborhoods and neighborhoods on the fringes of the urban area). Regional
institutions and services (government, museums, etc.) should be located in the
urban core.

Urban Growth Areas of Battle Ground, Camas, Ridgefield and Washougal, will
have a full range of residential, commercial and industrial uses, schools,
neighborhood, community and regional parks and are within walking distance to
HCT corridors or public transit. These areas will have employment opportunities
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and lower densities than amajor urban area centers;averagingatleast 6-units
pernetresidentialacre{4-5-gross-unitsperacere). Higher densities occur along

transit corridors and in the community center, with lower densities in established
neighborhoods and on the outskirts of the community. These urban growth areas
centers should have a center focus that combines commercial, civic, cultural and
recreational uses.

Urban Growth Areas of La Center and Woodland will have predominantly
residential uses-with-atleast4-housingunits pernetresidentialacre (3-grossunits
peraere) and includes pedestrian-oriented commercial uses, schools and small
parks.

There are no standards for the Yacolt Urban Growth Area due to lack of public
sewer. A mix of residential uses and densities are or will be permitted.
Neighborhoods are to have a focus around parks, schools, or common areas.

1.1.16  Rural Centers are outside of urban growth areas centers and urban reserve areas and
provide public facilities (e.g., fire stations, post offices, schools) and commercial
facilities to support rural lifestyles. Rural centers have residential densities consistent
with the surrounding rural minimum lot sizes and do not have a full range of urban
levels of services.

1.1.17  Establish consistent regional criteria to determine the size of urban growth areas for
the 20-year comprehensive plans that:

Aassume the need for residential market factor lands added to the amount called
for in the population forecast to build in flexibility.

include a household size ef2:66-peopleperhouseholdconsistent with the
Department of Commerce’s Housing for All Planning Tool (HAPT);

conserve designated agriculture, forest or mineral resource lands;

utilize innovative programs, including the transfer of development rights;

ensure an adequate supply of buildable land;

have the anticipated financial capability to provide infrastructure/services needed
for the 20-year growth management population projections; and,

balance industrial, commercial and residential lands.

1.1.18  Establish consistent regional criteria for urban growth area boundaries for the 20-
year comprehensive plans that consider the following:

geographic, topographic, man-made and natural features (such as drainages,
steep slopes, riparian corridors, wetland areas, etc.);

public facility and service availability, limits and extensions;

jurisdictional and special district boundaries;

location of designated natural resource lands and critical areas; and,
minimize split designations of parcels.
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1.1.19

Clark County and each municipality shall give special consideration to achieving

1.1.20

environmental justice in comprehensive plan goals and policies, including targeted
efforts to avoid creating or worsening environmental health disparities and improve
health outcomes in all communities. The jurisdictions shall collaborate on environment
and health issues that cross jurisdictional boundaries, such as air and water quality.

1.1.21

Clark County and each municipality shall plan for residential neighborhoods that
protect and promote the health and well-being of residents by supporting equitable
access to parks and open space, safe pedestrian and bicycle routes, clean air, soil and
water, fresh and healthy foods, high-quality education from early learning through K-
12, affordable and high-quality transit options and living wage jobs and by avoiding or
mitigating exposure to environmental hazards and pollutants.

Clark County and each municipality shall evaluate comprehensive plans for potential

1.1.22

physical, economic, and cultural displacement of marginalized residents and
businesses. Each jurisdiction shall use a range of strategies to mitigate displacement

impacts.

Engage and partner with communities disproportionately impacted by planning

1.1.23

decisions and practices to inform strategies, actions, regulations and resource
allocation decisions that reduce and repair harm to these communities.

Clark County, each municipality, and Clark County Public Health shall collaborate to

1.1.24

develop an agreed upon methodology for metrics and tracking outcomes related to
improving environmental justice, reducing health disparities, and minimizing
displacement. The methodology should acknowledge the complexity of measuring
these challenges and the cumulative impacts on populations and places from
compounding and intersecting impacts.

Clark County and participating cities shall work cooperatively to adopt a countywide
transfer of development rights (TDR) program to support mutually agreed upon
conservation goals (i.e., the preservation of agricultural lands) and require that any
expansion of any urban growth boundary shall require participation in the program.
When Clark County expands an urban growth boundary contingent upon the use of
the TDR program, the county and the participating city shall enter into an interlocal
agreement that, at a minimum, includes the following provisions:

e  Establishing requirements for completing expansions to the urban growth
boundaries contingent upon the transfer of development rights from eligible
sending areas designated by the county to the receiving areas created by the
expansion.

e  Setting timelines for full implementation of the transfer of development rights
program and any requirements or limitations placed on the expansion area until
such a time as a TDR program is implemented.

e Identifying guidelines for monitoring, reporting, and reassessing market
conditions.

La Center UGA

27



10
11
12

13
14
15

16
17
18

19

20
21

22

23
24
25
26
27
28
29
30
31
32

33
34
35
36
37
38

1.1.25

There shall be no net material increase in cardroom capacity within the La Center
Urban Growth Area.

Cowlitz Indian Tribe

To adequately plan for growth and implement the policies of the Growth Management Act,
the county, municipalities, and special districts will consult with the Tribe to create
continuous and on-going mechanisms that coordinate regional and local planning as follows:

1.1.266 Meaningful and substantial opportunities for early and continuous tribal government

1.1.247

1.1.228

1.1.239

participation in planning.

Local jurisdictions will work with the tribe to develop agreements that provide for
discussion on comprehensive planning issues among governments. The parties will
jointly determine the appropriate contents of agreements and a schedule for
completing them.

The tribe, county, municipalities and special districts are encouraged to coordinate
plans among and between governments and agencies to address substantive areas
of mutual interest and promote complementary and cooperative efforts.

The county, municipalities, special districts, and tribe are encouraged to keep one
another informed about matters of local and regional interest by mutually agreeable
means and schedule.

County 20-Year Planning Policies

Goal: Adopt Urban Growth Area (UGA) boundaries to efficiently accommodate residential and
employment increases projected within the boundaries over the next 20 years.

1.2 Policies

1.2.1

1.2.2

The UGAs shall be consistent with the following general goals:

e reduce the inappropriate conversion of undeveloped land into sprawling, low-
density development;

e provide for the efficient provision of public services;

e protect natural resource, environmentally sensitive and rural areas;

e encourage a clear distinction between urban and rural areas;

e maintain densities which support a multi-modal transportation system;

e support variety, choice and balance in living and working environments;

e promote a variety of residential densities; and,

e include sufficient vacant and buildable land.

The UGAs shall be consistent with the following more specific criteria:

e Each UGA shall provide sufficient urban land to accommodate future
population/employment projections through the designated planning period.

e (ities shall be located within UGAs. Urban services shall be provided within those
areas. Urban services should generally not be provided outside UGAs. (See
Chapter 6, Capital Facilities and Utilities for urban and rural services.)
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e Lands included within UGAs shall either be already characterized by urban
growth or adjacent to such lands.

e Existing urban land uses and densities should be included within UGAs.

e Land within the UGA shall not contain areas designated for long-term agriculture
or forestry resource use.

e UGAs shall provide a balance of industrial, commercial and residential lands.

e The UGAs should utilize natural features (such as drainage ways, steep slopes,
open space and riparian corridors) to define the boundaries.

e No UGA expansion into the 100-year floodplain of a river segment that is located
west of the Cascade crest and when the river has a mean annual flow of 1,000 or
more cubic feet per second per RCW36.70A.110(8).

e Each UGA shall have the anticipated financial capability to provide
infrastructure/services needed in the area over the planning period under
adopted concurrency standards.

Vancouver Urban Growth Area

1.2.3

1.2.4

1.2.5

1.2.6

1.2.7

1.2.8

Ensure coordination of environmental protection, preservation and enhancement
programs and regulations.

Coordinate and cooperate with other governmental agencies, districts and private
and commercial interests throughout the Vancouver/Portland Metropolitan area in
open space, park and recreation planning and development.

Restrict amendments to the urban growth boundary to encourage infill
development.

Concentrate development in areas already served by public facilities and services.
Use the provision or planned provision of public services and facilities as a means of
directing development into desirable areas.

Water service should be extended throughout the Vancouver urban areain
accordance with the timing and phasing established in the Vancouver six-year capital
facilities plan. Extension of public water service should not be permitted outside the
Vancouver urban area.

Encourage retrofitting areas with sewer and prohibit new development on septic
tanks in the urban growth area.

Washougal Urban Growth Area

1.2.9

Recognizing the authority of the National Scenic Area legislation, as a matter of
policy Clark County favors the exclusion of the Washougal UGA from the National
Scenic Area.

Yacolt Urban Growth Area

1.2.10

The Yacolt Urban Growth Boundary will be reevaluated by Clark County at such time
as the Town of Yacolt develops a plan assuring that public sewer will be available.

Woodland Urban Growth Area
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Goal:

13

Goal:

1.4

1.2.11  Recognizing that the Woodland UGA spans both Cowlitz and Clark Counties, the Clark
County Comprehensive Plan and the goals and policies within it only apply to the
Clark County portion of the Woodland UGA. The City of Woodland will manage each
portion of its UGA according to the respective county’s comprehensive plan.

Encourage more compact and efficiently served urban forms and reduce the inappropriate
conversion of land to sprawling, low-density development.

Policies

1.3.1  Urban densities and uses may occur throughout the urban growth area if it is
provided with adequate services. Development and redevelopment in the UGA
should be strongly encouraged to occur in greater intensity in major centers, transit
routes and other areas characterized by both existing higher density urban
development and existing urban services. Development and redevelopment should
be encouraged to occur with less intensity in areas where urban development is of
lower density or has not yet occurred, or in areas where urban services do not yet
exist.

1.3.2  Devise specific policies and standards to promote higher density urban, commercial
and mixed-use development and to support pedestrian and transit travel within high-
density residential and commercial areas. [GHG, RES]

1.3.3  Encourage and provide incentives for infill development throughout urban areas.

[GHG, RES]

1.3.4  Zoning ordinances and other implementing measures shall specify maximum and
minimum residential densities within the residential zoning districts.

1.3.65 Property rights of landowners should be protected from arbitrary and discriminatory
actions.

Integrate land uses to reduce sprawl, promote physical activity through active
transportation and foster neighborhood and community identity.

Policies

1.4.1  Plan for connected and accessible communities in the unincorporated Vancouver
urban growth area where a significant majority of daily needs can be met within a
convenient and safe walk, ride, roll, or transit ride by planning for amenity-rich
activity centers and corridors, areas of dense, mixed-use urban development,
neighborhood-scale commercial opportunities, and safe connections between
destinations. [GHG, RES]

1.4.2  Encourage mixed land use in the unincorporated Vancouver urban growth area to
locate many activities near each other and locate mixed land use near public transit
stops. [GHG, RES]

1.4.43 Interrelated uses should generally be encouraged to locate in close proximity of each
other:
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1.4.24

1.4.35

1.4.46

1.4.57

1.4.68

1.4.79

1.4.810

1.4.911

e Frequently used commercial activities and the residential areas they serve should
be allowed and encouraged to locate near to one another.

e Schools or other frequently used public facilities and the residential areas they
serve should be allowed and encouraged to locate near to one another.

e Commercial, industrial or other employers and the residential areas they serve
should be allowed and encouraged to locate near to one another, as long as
negative impacts from non-residential uses on the residential areas are mitigated.

[GHG, RES]

Encourage mixed-use developments, which provide opportunities to combine
residential, commercial or other uses within individual structures, or within adjacent
structures or developments. [GHG, RES]

Promote the development of identifiable residential neighborhoods and shopping
districts through the encouragement of more compact development patterns and
the use of shared design and landscaping characteristics and the development of

landmarks. [GHG, RES

Encourage compact commercial development with an appropriate mix of uses. [GHG,

RES

Commercial developments should utilize shared facilities and infrastructure, including
but not limited to common wall structures, shared parking lots, access points,
sidewalks, signs or innovative design features. [GHG, RES]

Commercial development should be designed and located as follows:

e Features to both allow for and encourage pedestrian access to and between
commercial developments and roadways shall be provided.

e Storefront design with zero or minimal front setbacks should be used. Frontal
parking should be minimized. Side or rear lot parking should be encouraged.

[GHG, RES]

Higher intensity uses should be located on or near streets served by transit. [GHG,

RES

Streets, pedestrian paths and bike paths should contribute to a system of fully
connected routes to all destinations. [GHG, RES]

Access to the transit system should be provided.

e Transit stations should be located at major activity centers and along transit
streets and nodes.

e Neighborhoods and commercial nodes should have access to the public
transportation system.

e Transit stops should be located within convenient walking distance of residential
and employment populations.

e Transit shelters should be provided where appropriate.

e Bicycle parking should be included in commercial, industrial and public facility

sites. [GHG, RES
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Goal: Encourage resilient development within the unincorporated urban growth area and away
from areas that are prone to climate-related hazards such as flooding and wildfire. (See
additional policies related to this goal in Chapter 14 - Climate Element). [RES]

1.5 Policies
1.5.1  Seek to reduce natural hazard exposure through land use planning and ensure that

land use planning processes are informed by the most current hazard information
including the Clark Regional Natural Hazard Mitigation Plan by: identifying and
mapping hazards, assessing vulnerability, and implementing measures to reduce risk,
such as avoiding development in floodplains, wildfire-prone areas, and landslide
zones to the maximum extent possible, incentivizing climate-smart building practices
and fire-wise practices. [RES]

1.5.2  Periodically review the county’s Wildland Urban Interface/Intermix ordinance for
consistency with best practices and revise if necessary. [RES]

Goal: Advance environmental justice through the Clark County Comprehensive Growth
Management Plan and associated plans, policies, development regulations, and strategies.
[GHG, RES]

1.6 Policies
1.6.1  Review, evaluate, and update as needed practices, processes, procedures and

structures to advance environmental justice through all Comprehensive Growth
Management Plan amendments, associated plans, policies, development regulations
and strategies per RCW 36.70A.070. [GHG, RES]

1.6.2  Improve sustainability and environmental justice by engaging with overburdened
communities on new county-led planning projects. [GHG, RES]

1.6.3  Review county development regulations for polluting and hazardous uses and
recommend ways to eliminate or minimize potential harm. [GHG, RES]

1.6.4  Avoid creating or worsening environmental health disparities and work towards
eliminating environmental health disparities. [GHG, RES]

1.6.5  Design and implement an unincorporated county anti-displacement strategy to
discourage displacement of vulnerable population groups due to gentrification while
fostering housing affordability and availability. [GHG, RES]

Strategies

Review proposals for UGA expansions for consistency with the above policies and the
requirements of RCW 36.70A.215.

Consider the above policies in the evaluation of zone change proposals.

Encourage urban Planned Unit Developments which allow for better integration of related
land uses, such as commercial and residential uses.

Review zoning and site plan review standards to allow and encourage individual
developments containing a mix of uses.
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Develop and adopt plan and Industrial Railroad zoning district with use provisions consistent
with land use objectives.

Review zoning and site plan review standards to encourage the provision of more compact
and pedestrian and transit friendly commercial development.

Vancouver Urban Growth Area

Develop parking standards that reflects the community's desire which should include
redevelopment potential of under-utilized parking lot parcels, establishing maximum parking
requirements and shared parking.

Establish city- and county-sponsored neighborhood associations supported by staff liaisons
throughout the Vancouver urban area.

Develop standards for affordable housing which consider parking requirements, vehicle trip
generation, levels-of-service, neighborhood character and overall livability.
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