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MEMORANDUM	
  
	
  
DATE:	
   December	
  24,	
  2014	
   	
  
TO:	
   Matt	
  Hermen,	
  AICP,	
  Clark	
  County	
  
FROM:	
   Ray	
  Delahanty,	
  AICP;	
  Derek	
  Moore,	
  EIT	
  
	
  
SUBJECT:	
   Clark	
  County	
  TIF	
  Update	
  	
  
	
   Task	
  2:	
  Existing	
  TIF	
  and	
  Policy	
  Memorandum	
   P#14199-­‐000-­‐002	
  

	
  
This	
  memorandum	
  summarizes	
  research	
  on	
  the	
  current	
  Traffic	
  Impact	
  Fee	
  (TIF)	
  program	
  in	
  Clark	
  County,	
  WA.	
  
This	
  memorandum	
  provides	
  a	
  baseline	
  for	
  any	
  proposed	
  future	
  modifications	
  to	
  the	
  existing	
  TIF	
  process,	
  
including	
  a	
  brief	
  history	
  of	
  the	
  existing	
  TIF	
  program	
  as	
  well	
  as	
  an	
  overview	
  of	
  how	
  the	
  program	
  currently	
  
operates.	
  It	
  also	
  identifies	
  several	
  ongoing	
  TIF	
  holidays	
  intended	
  to	
  promote	
  new	
  development.	
  	
  

What	
  is	
  a	
  TIF?	
  	
  
TIFs	
  are	
  a	
  commonly	
  used	
  mechanism	
  for	
  a	
  jurisdiction	
  to	
  fund	
  growth-­‐related	
  transportation	
  facilities.	
  A	
  TIF	
  is	
  
paid	
  by	
  a	
  developer	
  on	
  a	
  per	
  unit	
  basis	
  that	
  varies,	
  sometimes	
  per	
  square	
  foot,	
  dwelling,	
  trip	
  incurred	
  or	
  some	
  
other	
  measure.	
  The	
  fees	
  are	
  spent	
  on	
  street-­‐related	
  capital	
  projects	
  that	
  typically	
  serve	
  growth,	
  rather	
  than	
  
deficiencies	
  such	
  an	
  ongoing	
  maintenance	
  of	
  existing	
  facilities.	
  The	
  fees	
  help	
  offset	
  new	
  pressures	
  on	
  the	
  
transportation	
  system	
  induced	
  by	
  the	
  development.	
  Implementation	
  of	
  TIFs	
  differs,	
  with	
  some	
  jurisdictions	
  
allowing	
  developers	
  to	
  directly	
  build	
  transportation	
  projects	
  rather	
  than	
  pay	
  the	
  TIF,	
  or	
  do	
  some	
  combination	
  
thereof.	
  

Traffic	
  Impact	
  Fees	
  (TIF)	
  are	
  authorized	
  under	
  Washington	
  law	
  (RCW	
  82.02)	
  to	
  promote	
  orderly	
  growth	
  and	
  
development	
  by	
  establishing	
  standards	
  in	
  which	
  counties,	
  cities,	
  and	
  towns	
  may	
  require,	
  by	
  ordinance,	
  that	
  new	
  
growth	
  and	
  development	
  pay	
  a	
  share	
  of	
  the	
  cost	
  of	
  the	
  new	
  facilities	
  needed	
  to	
  serve	
  growth	
  and	
  development.	
  
That	
  share	
  of	
  the	
  cost,	
  called	
  the	
  “private	
  share,”	
  is	
  collected	
  at	
  the	
  time	
  of	
  new	
  development	
  and	
  is	
  one	
  source	
  
of	
  funding	
  for	
  the	
  transportation	
  capital	
  improvement	
  program.	
  

Clark	
  County	
  TIF	
  Background	
  
Title	
  40	
  of	
  Clark	
  County’s	
  Unified	
  Development	
  Code	
  establishes	
  the	
  framework	
  for	
  the	
  collection	
  of	
  impact	
  fees	
  
associated	
  with	
  new	
  developments	
  within	
  the	
  County.	
  	
  Clark	
  County’s	
  TIF	
  program	
  is	
  one	
  of	
  three	
  development	
  
impact	
  fees	
  described	
  in	
  the	
  Code	
  that	
  are	
  intended	
  to	
  ensure	
  that	
  adequate	
  facilities	
  are	
  available	
  to	
  serve	
  
growth	
  and	
  development.	
  Along	
  with	
  traffic	
  impact	
  fees,	
  developers	
  also	
  pay	
  park	
  impact	
  fees	
  and	
  school	
  
impact	
  fees.	
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Clark	
  County	
  adopted	
  transportation	
  impacts	
  fees	
  beginning	
  in	
  1991.	
  The	
  program	
  was	
  overhauled	
  in	
  2001,	
  
resulting	
  in	
  new	
  code	
  provisions	
  and	
  synchronizing	
  the	
  County’s	
  TIF	
  program	
  with	
  the	
  City	
  of	
  Vancouver’s	
  TIF	
  
program.	
  Traffic	
  Impact	
  Fees	
  were	
  subsequently	
  updated	
  annually	
  from	
  2001	
  through	
  2007.	
  In	
  2007,	
  Clark	
  
County	
  introduced	
  new	
  methodologies	
  and	
  practices	
  in	
  conjunction	
  with	
  adoption	
  of	
  the	
  Comprehensive	
  
Growth	
  Management	
  Plan.	
  	
  

In	
  2009,	
  Clark	
  County	
  and	
  the	
  City	
  of	
  Vancouver	
  executed	
  an	
  Interlocal	
  agreement	
  to	
  jointly	
  administer	
  a	
  TIF	
  
program.	
  The	
  joint	
  program	
  established	
  several	
  TIF	
  districts	
  that	
  were	
  representative	
  of	
  growth	
  patterns	
  at	
  that	
  
time.	
  Population	
  and	
  employment	
  growth	
  have	
  led	
  to	
  different	
  development	
  patterns	
  between	
  the	
  two	
  
jurisdictions,	
  creating	
  the	
  need	
  for	
  separate	
  TIF	
  programs.	
  Since	
  2012,	
  the	
  City	
  has	
  been	
  working	
  to	
  revise	
  the	
  
TIF	
  program	
  used	
  within	
  the	
  city	
  limits.	
  The	
  City	
  is	
  currently	
  near	
  the	
  end	
  of	
  a	
  project	
  that	
  will	
  create	
  a	
  separate	
  
TIF	
  program	
  that	
  covers	
  all	
  areas	
  within	
  the	
  City	
  limits.	
  The	
  City’s	
  development	
  of	
  a	
  new	
  TIF	
  program	
  has	
  
elevated	
  the	
  need	
  for	
  Clark	
  County	
  to	
  revise	
  its	
  existing	
  program.	
  

Existing	
  Clark	
  County	
  TIF	
  
Program	
  
Clark	
  County’s	
  existing	
  TIF	
  program	
  
operates	
  through	
  the	
  combination	
  of	
  
three	
  key	
  components.	
  First,	
  the	
  
County	
  has	
  been	
  divided	
  into	
  nine	
  
Districts	
  based	
  on	
  geographical	
  and	
  
land	
  use	
  characteristics.	
  Second,	
  a	
  list	
  
of	
  projects	
  necessary	
  to	
  
accommodate	
  growth	
  throughout	
  the	
  
County	
  has	
  been	
  assembled	
  and	
  
aggregated	
  according	
  to	
  what	
  District	
  
they	
  are	
  in.	
  Third,	
  the	
  number	
  of	
  trips	
  
generated	
  by	
  a	
  proposed	
  
development	
  is	
  used	
  to	
  determine	
  
what	
  fee	
  the	
  developer	
  should	
  pay	
  to	
  
help	
  cover	
  the	
  costs	
  of	
  future	
  
transportation	
  needs	
  in	
  that	
  District.	
  
Each	
  of	
  these	
  components	
  is	
  
discussed	
  further	
  in	
  the	
  following	
  
sections.	
  	
  

TIF	
  Districts	
  
The	
  nine	
  TIF	
  Districts	
  are	
  shown	
  in	
  
Figure	
  1,	
  although	
  this	
  map	
  does	
  not	
  

Figure	
  1:	
  Existing	
  TIF	
  District	
  Map	
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reflect	
  the	
  recent	
  changes	
  associated	
  with	
  the	
  updated	
  Vancouver	
  TIF	
  program.	
  District	
  lines	
  are	
  based	
  on	
  
historical	
  development	
  patterns	
  and	
  land	
  use	
  designations	
  throughout	
  the	
  County.	
  As	
  shown,	
  there	
  are	
  several	
  
smaller	
  Districts	
  in	
  the	
  southern	
  portion	
  of	
  the	
  County	
  where	
  the	
  higher	
  development	
  densities	
  are	
  located,	
  in	
  
the	
  City	
  of	
  Vancouver	
  and	
  the	
  unincorporated	
  urban	
  areas.	
  Two	
  rural	
  Districts	
  cover	
  most	
  of	
  the	
  northern	
  
portion	
  of	
  the	
  County.	
  

District	
  Fees	
  
The	
  County	
  has	
  identified	
  numerous	
  roadway	
  capacity	
  improvement	
  projects	
  (and	
  associated	
  cost	
  estimates)	
  
throughout	
  the	
  County	
  that	
  will	
  be	
  needed	
  to	
  accommodate	
  future	
  growth	
  associated	
  with	
  development.	
  These	
  
projects	
  are	
  aggregated	
  based	
  on	
  which	
  District	
  they	
  are	
  in.	
  Some	
  projects	
  (mostly	
  improvements	
  to	
  arterial	
  
roads)	
  span	
  multiple	
  Districts,	
  termed	
  “Regional	
  Projects”	
  and	
  their	
  cost	
  is	
  spread	
  throughout	
  multiple	
  Districts.	
  
The	
  cost	
  of	
  projects	
  in	
  each	
  District	
  is	
  one	
  component	
  of	
  a	
  formula	
  that	
  is	
  used	
  to	
  determine	
  the	
  Traffic	
  Impact	
  
Fee	
  (per	
  trip)	
  that	
  should	
  be	
  charged	
  to	
  new	
  developments	
  in	
  order	
  to	
  fund	
  the	
  “private	
  share”	
  (i.e.,	
  share	
  
related	
  to	
  future	
  trip	
  growth)	
  of	
  upcoming	
  projects.	
  The	
  2014	
  Traffic	
  Impact	
  Fee	
  for	
  each	
  District	
  is	
  shown	
  in	
  
Table	
  1,	
  with	
  the	
  detailed	
  project	
  list	
  included	
  in	
  the	
  appendix.	
  

Table	
  1:	
  Traffic	
  Impact	
  Fee	
  Rates	
  

Traffic	
  Fee	
  Impact	
  District	
   2014	
  Fee	
  per	
  Trip1	
  

East	
  City	
   $351.00	
  

Evergreen	
   $412.00	
  

North	
  Orchards	
   $553.00	
  

South	
  Orchards	
   $389.00	
  

Mount	
  Vista	
   $613.00	
  

Hazel	
  Dell	
   $375.00	
  

Rural	
  1	
   $315.00	
  

Rural	
  2	
   $52.00	
  

	
  	
  

Trip	
  Generation	
  and	
  Fee	
  Calculation	
  
The	
  current	
  Clark	
  County	
  TIF	
  is	
  based	
  on	
  the	
  application	
  of	
  the	
  Institute	
  of	
  Transportation	
  Engineers	
  (ITE)	
  Trip	
  
Generation	
  Manual	
  rates	
  for	
  various	
  land	
  uses.	
  The	
  ITE	
  manual	
  is	
  universally	
  recognized	
  as	
  a	
  reference	
  for	
  
estimating	
  trip	
  generation	
  rates	
  for	
  various	
  land	
  uses.	
  In	
  addition	
  to	
  trip	
  generation	
  rates	
  and	
  pass-­‐by	
  factors	
  
established	
  through	
  the	
  Trip	
  Generation	
  Manual,	
  the	
  TIF	
  program	
  incorporates	
  two	
  additional	
  factors	
  that	
  can	
  
be	
  used	
  to	
  reduce	
  the	
  TIF	
  payment.	
  The	
  first	
  factor	
  is	
  called	
  a	
  Business	
  Enhancement	
  Factor	
  (BEF)	
  that	
  reduces	
  
the	
  TIF	
  payment	
  by	
  30%	
  for	
  retail	
  and	
  service	
  related	
  businesses.	
  The	
  second	
  factor	
  is	
  a	
  15%	
  reduction	
  intended	
  

	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  
1	
  2014	
  rates	
  approved	
  per	
  SR	
  242-­‐14,	
  Ordinance	
  No.	
  2014-­‐11-­‐03	
  on	
  November	
  4,	
  2014	
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to	
  reflect	
  the	
  additional	
  tax	
  revenues	
  resulting	
  from	
  the	
  development	
  that	
  can	
  applied	
  to	
  roadway	
  
improvements.	
  

The	
  formula	
  for	
  TIF	
  calculation	
  is	
  as	
  follows:	
  

𝑇𝐼𝐹 =
𝑆𝑖𝑧𝑒  𝑜𝑓  𝑑𝑒𝑣𝑒𝑙𝑜𝑝𝑚𝑒𝑛𝑡  𝑏𝑦  𝑈𝑛𝑖𝑡  𝑜𝑓  𝑀𝑒𝑎𝑠𝑢𝑟𝑒

𝑈𝑛𝑖𝑡  𝑜𝑓  𝑀𝑒𝑎𝑠𝑢𝑟𝑒
× 𝐷𝑎𝑖𝑙𝑦  𝑇𝑟𝑖𝑝𝑠  𝑝𝑒𝑟  𝑈𝑛𝑖𝑡  𝑜𝑓  𝑀𝑒𝑎𝑠𝑢𝑟𝑒

× 𝑃𝑎𝑠𝑠-­‐𝐵𝑦  𝐹𝑎𝑐𝑡𝑜𝑟 × 𝐵𝐸𝐹 × 0.85 × 𝐹𝑒𝑒  𝑝𝑒𝑟  𝐷𝑎𝑖𝑙𝑦  𝑇𝑟𝑖𝑝  𝑏𝑦  𝐷𝑖𝑠𝑡𝑟𝑖𝑐𝑡 	
  

The	
  Traffic	
  Impact	
  Fee	
  Technical	
  Program	
  Document	
  contains	
  a	
  full	
  list	
  of	
  land	
  uses,	
  trip	
  generation	
  rates	
  with	
  
relevant	
  unit	
  of	
  measure,	
  and	
  pass-­‐by	
  factors	
  to	
  be	
  used	
  in	
  this	
  equation.	
  	
  If	
  an	
  applicant	
  disagrees	
  with	
  the	
  
projected	
  trip	
  generation	
  in	
  the	
  ITE	
  trip	
  generation	
  manual,	
  Clark	
  County	
  authorizes	
  supplemental	
  trip	
  
generation	
  sample	
  to	
  submitted,	
  subject	
  to	
  authorization	
  by	
  staff.	
  	
  	
  

Fee	
  Inflation	
  
To	
  account	
  for	
  inflation	
  that	
  occurs	
  between	
  TIF	
  program	
  updates,	
  per	
  trip	
  fee	
  rates	
  are	
  updated	
  annually	
  based	
  
on	
  the	
  Engineering	
  News-­‐Record	
  Construction	
  Cost	
  Index	
  (CCI)	
  for	
  Seattle.	
  The	
  TIF	
  program	
  establishes	
  the	
  CCI	
  
from	
  the	
  year	
  2000	
  as	
  the	
  base	
  year	
  for	
  
inflation	
  calculations.	
  

TIF	
  Credit	
  System	
  
Clark	
  County	
  fulfills	
  the	
  requirement	
  of	
  RCW	
  
82.02.060.4	
  by	
  offering	
  TIF	
  credits	
  when	
  a	
  
developer	
  builds	
  or	
  improves	
  a	
  transportation	
  
facility	
  in	
  the	
  Capital	
  Facilities	
  Plan	
  above	
  and	
  
beyond	
  what	
  is	
  required	
  for	
  mitigation.	
  	
  TIF	
  
credits	
  are	
  applied	
  for	
  after	
  a	
  land	
  use	
  
decision	
  receives	
  preliminary	
  approval	
  and	
  
the	
  appeal	
  period	
  has	
  expired.	
  	
  TIF	
  credits	
  can	
  
be	
  used	
  only	
  for	
  the	
  payment	
  of	
  traffic	
  impact	
  
fees	
  in	
  the	
  same	
  TIF	
  district	
  as	
  they	
  were	
  
issued.	
  TIF	
  credits	
  can	
  transfer	
  to	
  another	
  
party	
  for	
  use	
  in	
  payment	
  of	
  traffic	
  impact	
  
fees,	
  upon	
  written	
  request	
  by	
  the	
  credit	
  
holder.	
  

The	
  credit	
  system	
  and	
  options	
  for	
  
modification	
  will	
  be	
  explored	
  further	
  in	
  a	
  
future	
  technical	
  memorandum.	
  

Highway	
  99	
  Overlay	
  Sub-­‐Area	
  
The	
  Highway	
  99	
  overlay	
  district	
  was	
  
established	
  to	
  help	
  implement	
  the	
  Highway	
  

Figure	
  2:	
  Highway	
  99	
  Overlay	
  Zone	
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99	
  Sub-­‐Area	
  Plan.	
  An	
  incentive	
  program	
  has	
  been	
  set	
  up	
  to	
  reduce	
  TIF	
  fees	
  in	
  this	
  area	
  for	
  developments	
  that	
  
align	
  with	
  the	
  vision	
  to	
  transition	
  this	
  area	
  into	
  a	
  transit-­‐oriented	
  and	
  pedestrian-­‐friendly	
  community.	
  The	
  Traffic	
  
Impact	
  Fee	
  Technical	
  Program	
  Document	
  outlines	
  each	
  of	
  the	
  five	
  incentives	
  available	
  in	
  this	
  overlay:	
  

• High-­‐frequency	
  transit	
  
• Bike/ped/transit	
  amenities	
  
• Signalization	
  improvements	
  
• Additional	
  5%	
  BEF	
  
• Designated	
  “Activity”	
  center	
  

Section	
  40.250.050	
  of	
  the	
  Clark	
  County	
  Code	
  provides	
  additional	
  information	
  and	
  identifies	
  the	
  properties	
  
eligible	
  for	
  these	
  incentives.	
  	
  While	
  these	
  incentives	
  promote	
  resurgence	
  in	
  economic	
  development	
  in	
  the	
  
Highway	
  99	
  Sub-­‐area,	
  the	
  TIF	
  waiver	
  holiday	
  has	
  temporarily	
  usurped	
  measuring	
  the	
  effectiveness	
  of	
  the	
  overlay	
  
zone.	
  

TIF	
  Waivers	
  
In	
  an	
  effort	
  to	
  promote	
  growth	
  and	
  development,	
  Clark	
  County	
  has	
  temporarily	
  suspended	
  or	
  frozen	
  TIF	
  
requirements	
  for	
  various	
  development	
  types	
  since	
  2010.	
  The	
  following	
  are	
  key	
  changes	
  to	
  fee	
  waivers	
  over	
  the	
  
last	
  five	
  years2:	
  

• In	
  2010-­‐2011,	
  Clark	
  County	
  began	
  limited	
  TIF	
  waivers,	
  primarily	
  on	
  tenant	
  improvements,	
  to	
  under-­‐
represented	
  industries	
  seeking	
  to	
  locate	
  in	
  specific	
  Focused	
  Public	
  Investment	
  Areas,	
  such	
  as	
  the	
  Salmon	
  
Creek	
  Research	
  Park	
  and	
  the	
  Discovery	
  Corridor.	
  

• In	
  2012-­‐2013,	
  a	
  new	
  board	
  resolution	
  abandoned	
  the	
  criteria	
  regarding	
  under-­‐represented	
  industries	
  
and	
  geographic	
  areas,	
  focusing	
  on	
  applicants	
  who	
  could	
  create	
  and	
  maintain	
  for	
  at	
  least	
  two	
  years	
  15	
  
full-­‐time	
  equivalent	
  (FTE)	
  positions,	
  offering	
  100	
  percent	
  waivers	
  to	
  non-­‐retail	
  sales	
  industries,	
  and	
  only	
  
50	
  percent	
  waivers	
  to	
  retail	
  sales	
  businesses.	
  

• The	
  current	
  fee	
  waiver	
  resolution	
  offers	
  100	
  percent	
  fee	
  waivers	
  to	
  all	
  non-­‐residential	
  business	
  
applicants	
  that	
  create	
  at	
  least	
  1	
  job,	
  regardless	
  of	
  industry,	
  including	
  some	
  non-­‐profit	
  entities,	
  with	
  the	
  
exception	
  of	
  businesses	
  relocating	
  within	
  the	
  county.	
  It	
  provides	
  for	
  re-­‐evaluation	
  of	
  the	
  fee	
  waiver	
  
program	
  60	
  days	
  after	
  the	
  County’s	
  unemployment	
  rate	
  dips	
  below	
  the	
  unemployment	
  rate	
  for	
  
Washington	
  State,	
  or	
  at	
  the	
  Board’s	
  discretion.	
  
	
  

	
   	
  

	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  
2	
  Audit	
  of	
  Clark	
  County’s	
  Job	
  Creation	
  –	
  Fee	
  Waiver	
  Program,	
  Clark	
  County	
  Auditor’s	
  Office,	
  November	
  2014	
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Appendix:	
  2013	
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