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MEMORANDUM	  
	  
DATE:	   March	  20,	  2015	   	  
TO:	   Matt	  Hermen,	  AICP,	  Clark	  County	  
FROM:	   Ray	  Delahanty,	  AICP;	  Benjamin	  Chaney,	  EIT	  
	  
SUBJECT:	   Clark	  County	  TIF	  Update	  	  
	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  Task	  7:	  Business	  Enhancement	  Factor	  and	  Other	  Potential	  Incentives	  Memorandum	  
	   	   P#14199-‐000-‐006	  

	  
The	  purpose	  of	  this	  memorandum	  is	  to	  provide	  a	  review	  of	  the	  Clark	  County	  Traffic	  Impact	  Fee	  (TIF)	  program’s	  
existing	  Business	  Enhancement	  Factor	  (BEF)	  and	  options	  for	  modification	  as	  part	  of	  the	  TIF	  program	  update.	  In	  
the	  following	  sections,	  we	  describe:	  

• Background	  on	  the	  development	  and	  current	  implementation	  of	  the	  BEF	  
• Options	  for	  modifying	  the	  TIF	  program’s	  incentives	  structure	  to	  promote	  travel	  options	  
• Recommended	  updates	  to	  land	  use	  categories	  eligible	  for	  the	  BEF	  

Current	  Business	  Enhancement	  Factor	  
This	  section	  describes	  the	  rationale	  for	  the	  BEF	  and	  how	  it	  is	  currently	  implemented.	  

Reasons	  for	  creating	  the	  BEF	  
Much	  of	  the	  success	  of	  the	  TIF	  program	  depends	  on	  how	  fees	  are	  viewed	  by	  the	  marketplace	  of	  developers.	  TIFs	  
can	  be	  viewed	  as	  a	  value	  added	  to	  a	  property	  if	  the	  transportation	  improvements	  are	  viewed	  as	  beneficial,	  or	  as	  
a	  tax	  if	  they	  are	  not.	  The	  BEF	  is	  critical	  to	  promoting	  confidence	  that	  the	  TIFs	  fairly	  represent	  the	  impacts	  and	  
benefits	  of	  retail	  and	  service-‐related	  development.	  

In	  late	  2000,	  changes	  were	  proposed	  to	  some	  elements	  of	  the	  TIF	  program,	  including	  removing	  a	  trip	  length	  
factor	  and	  updated	  pass-‐by	  trip	  adjustments.	  Changes	  to	  these	  factors	  and	  adjustments	  would	  have	  increased	  
fees	  for	  retail	  and	  service-‐related	  land	  uses	  to	  levels	  that	  were	  higher	  than	  other	  nearby	  jurisdictions,	  potentially	  
impacting	  unincorporated	  Clark	  County’s	  ability	  to	  attract	  these	  businesses.	  To	  address	  this	  issue,	  County	  staff	  
recommended	  a	  Business	  Enhancement	  Factor	  element	  in	  the	  traffic	  impact	  fee	  calculations	  for	  retail	  and	  
service-‐related	  uses	  only.	  

The	  BEF	  recognizes	  that	  retail	  and	  service-‐related	  land	  uses	  have	  shorter	  average	  trip	  lengths,	  and	  that	  these	  
uses	  provide	  sales	  tax	  revenue	  and	  tend	  to	  be	  under-‐represented	  in	  Clark	  County	  because	  they	  compete	  in	  the	  
regional	  market	  with	  Oregon	  retail	  and	  service-‐related	  businesses,	  which	  charge	  no	  sales	  tax.	  County	  staff	  
recommended	  the	  BEF	  in	  2001,	  stating	  that	  a	  factor	  of	  0.23	  was	  needed	  to	  achieve	  jurisdictional	  parity,	  and	  an	  
additional	  0.15	  to	  achieve	  sales	  tax	  parity	  on	  retail	  construction.	  
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The	  adopted	  BEF	  of	  0.30,	  in	  addition	  to	  accounting	  for	  shorter	  trip	  lengths	  and	  sales	  tax	  benefits,	  also	  has	  the	  
following	  advantages:	  

• Comprehensive	  plan	  goals	  of	  reduced	  travel,	  jobs/housing	  balance,	  and	  shopping	  locally	  are	  not	  
facilitated	  by	  high	  TIF	  fees	  that	  drive	  development	  to	  other	  locations.	  The	  BEF	  allows	  for	  regional	  
parity	  that	  helps	  Clark	  County	  achieve	  these	  goals.	  

• Without	  the	  BEF,	  the	  TIF	  program	  may	  favor	  large	  retailers	  and	  chain/franchise	  operators	  over	  
smaller,	  independently	  owned	  retail	  enterprises.	  

With	  the	  BEF	  in	  place,	  the	  TIF	  program	  does	  not	  formally	  recognize	  separate	  discounts	  or	  factors	  for	  shorter	  trip	  
lengths,	  internal	  trip	  capture,	  or	  diverted	  link	  trips.	  Shorter	  trip	  lengths	  are	  assumed	  to	  be	  represented	  in	  the	  
BEF.	  However,	  a	  traffic	  study	  may	  incorporate	  internal	  capture	  and/or	  diverted	  link	  trip	  analysis.	  Pass-‐by	  trips	  
are	  currently	  included	  in	  TIF	  calculations	  as	  part	  of	  the	  TIF	  Technical	  Document1,	  which	  provides	  information	  on	  
the	  substance	  and	  structure	  of	  the	  TIF	  program.	  

Implementation	  	  
The	  BEF	  is	  implemented	  through	  the	  TIF	  Technical	  Document.	  The	  document	  specifies	  that	  the	  BEF	  is	  a	  multiplier	  
of	  0.70	  in	  the	  TIF	  calculation	  shown	  below.	  

	  
a	  BEF	  multiplier	  of	  0.70	  is	  used	  to	  reduce	  TIF	  payment	  for	  retail	  and	  service-‐related	  businesses	  
b	  Adjustment	  of	  0.85	  is	  applied	  pursuant	  to	  CCC	  40.620.010	  (D),	  which	  accounts	  for	  anticipated	  additional	  tax	  revenues	  
	  

The	  BEF	  is	  applicable	  for	  “retail	  and	  service	  related	  businesses.”	  Clark	  County	  staff	  maintains	  a	  list	  of	  Institute	  of	  
Transportation	  Engineers	  (ITE)	  land	  use	  categories	  that	  qualify	  for	  the	  BEF.	  This	  is	  discussed	  further	  in	  the	  
section	  on	  trip	  generation	  rates.	  

Options	  for	  Promoting	  Travel	  Options	  through	  TIF	  Incentives	  
The	  BEF	  is	  a	  tool	  that	  reflects	  both	  the	  reduced	  demands	  on	  the	  transportation	  system	  (through	  shorter	  trip	  
lengths)	  and	  the	  regional	  benefits	  (through	  improved	  land	  use	  mix	  and	  sales	  tax	  revenue)	  of	  encouraging	  retail	  
and	  service-‐related	  development.	  This	  section	  discusses	  how	  other	  TIF	  incentives	  can	  help	  reduce	  demands	  and	  
provide	  regional	  benefits	  to	  Clark	  County.	  

Current	  Use	  of	  TIF	  Program	  to	  Promote	  Travel	  Options	  
Promoting	  walking,	  biking,	  and	  transit	  can	  mitigate	  the	  need	  for	  motor	  vehicle	  capacity	  projects	  and	  help	  
achieve	  comprehensive	  plan	  goals.	  Clark	  County’s	  existing	  Highway	  99	  Overlay	  Sub-‐Area	  and	  related	  incentive	  

	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
1	  Traffic	  Impact	  Fee	  Technical	  Program	  Document,	  Clark	  County,	  updated	  July	  13,	  2010	  
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system	  is	  aimed	  at	  revitalizing	  the	  historic	  Hazel	  Dell	  district	  and	  promoting	  travel	  options.	  Here	  are	  some	  of	  the	  
ways	  this	  incentive	  structure	  helps	  achieve	  these	  aims:	  

• Incentive	  1:	  10%	  Average	  Daily	  Trip	  (ADT)	  Reduction	  for	  High	  Frequency	  Transit.	  This	  is	  a	  trip	  reduction	  
that	  reduces	  a	  developer’s	  TIF	  liability	  if	  frequent	  transit	  service	  (30	  minute	  of	  better	  frequency	  at	  peak	  
hour)	  stops	  within	  half	  a	  mile	  of	  a	  proposed	  development.	  

• Incentive	  2:	  TIF	  Credits	  for	  Bicycle,	  Pedestrian,	  and	  Transit	  Amenities.	  To	  receive	  up	  to	  $1,500	  TIF	  credit	  
per	  feature	  installed,	  the	  applicant	  must	  submit	  the	  location	  and	  types	  of	  qualified	  amenities:	  

o Pedestrian	  furniture	  
o Bicycle	  racks	  
o Ground-‐mounted	  pedestrian-‐scaled	  lighting	  
o Information	  kiosks	  
o Transit	  shelters	  

• Incentive	  5:	  Additional	  10%	  ADT	  Reduction	  for	  Development	  in	  Designated	  Activity	  Center.	  This	  
encourages	  development	  in	  activity	  centers	  and	  reflects	  more	  frequent	  trip-‐chaining	  (internal	  capture	  
with	  adjacent	  developments)	  due	  to	  the	  mix	  of	  land	  uses	  in	  centers.	  

Incentives	  for	  the	  Highway	  99	  Overlay	  Sub-‐Area	  also	  include	  TIF	  credits	  for	  certain	  signalization	  improvements,	  
and	  an	  additional	  5%	  BEF	  for	  under-‐represented	  uses.	  To	  qualify	  for	  the	  additional	  BEF,	  the	  applicant	  must	  
submit	  a	  study	  that	  demonstrates	  that	  there	  are	  fewer	  than	  two	  similar	  businesses	  within	  a	  five-‐mile	  radius	  of	  
the	  proposed	  location.	  

Potential	  Modifications	  to	  the	  Incentives	  
The	  following	  are	  some	  potential	  additional	  incentives	  or	  modifications	  to	  existing	  incentives	  based	  on	  our	  
previous	  survey	  of	  best	  practices.	  	  The	  County	  may,	  depending	  on	  it’s	  goals,	  choose	  to	  apply	  these	  modifications	  
to	  the	  incentives	  county-‐wide	  or	  only	  to	  the	  Highway	  99	  Overlay	  Sub-‐area.	  	  

• For	  Incentive	  1	  (Proximity	  to	  High	  Frequency	  Transit),	  some	  jurisdictions	  vary	  their	  TIF	  credit	  by	  both	  
frequency	  and	  proximity,	  differentiating	  between	  C-‐Tran	  lines	  71	  and	  25.	  The	  following	  is	  an	  example	  of	  
how	  Clark	  County	  could	  choose	  to	  extend	  this	  incentive	  outside	  of	  the	  subarea	  and	  vary	  it:	  

o Development	  fronts	  on	  a	  High	  Frequency	  line	  (20	  minutes	  or	  less	  during	  peak	  period):	  15%	  
o Development	  within	  a	  half	  mile	  of	  a	  High	  Frequency	  line:	  10%	  
o Development	  fronts	  on	  a	  Medium	  Frequency	  line	  (40	  minutes	  or	  less	  during	  peak	  period):	  7%	  
o Development	  within	  a	  half	  mile	  of	  a	  Medium	  Frequency	  line:	  5%	  

• For	  Incentive	  2	  (Bicycle,	  Pedestrian,	  and	  Transit	  Amenities),	  County	  staff	  should	  consider	  whether	  this	  
incentive	  has	  been	  effective	  in	  getting	  street	  furnishings	  built.	  Some	  improvements,	  such	  as	  a	  transit	  
shelters,	  may	  be	  more	  expensive	  to	  install	  than	  the	  TIF	  benefit	  being	  offered.	  

• For	  Incentive	  5	  (Development	  in	  Designated	  Activity	  Center),	  the	  County	  may	  consider	  increasing	  the	  
incentive.	  The	  City	  of	  Bellingham	  offers	  a	  15%	  reduction	  in	  its	  Urban	  Villages,	  and	  the	  City	  of	  Vancouver	  
offers	  a	  30%	  reduction	  in	  the	  City	  Center	  subarea.	  	  

• Additionally,	  several	  jurisdictions	  offer	  an	  incentive	  for	  commitment	  to	  Commute	  Trip	  Reduction	  (CTR),	  
often	  at	  10%.	  
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Incentives	  Cap	  
Depending	  on	  the	  menu	  of	  incentives	  offered,	  including	  the	  BEF,	  it	  may	  be	  necessary	  to	  cap	  the	  total	  trip	  
reduction	  when	  all	  incentives	  are	  combined.	  The	  City	  of	  Vancouver	  has	  elected	  to	  cap	  its	  total	  incentives	  at	  50%,	  
and	  Clark	  County	  may	  elect	  to	  do	  something	  similar	  to	  achieve	  jurisdictional	  parity.	  

Update	  to	  TIF	  Trip	  Generation	  Rates	  	  
Clark	  County	  establishes	  an	  official	  TIF	  Technical	  Document	  in	  CCC	  40.620.	  	  The	  TIF	  Technical	  Document	  includes	  
a	  table	  of	  Institute	  of	  Transportation	  Engineers	  (ITE)	  land	  uses	  and	  codes	  that	  have	  been	  adopted	  for	  use	  in	  fee	  
calculations.	  The	  document	  also	  identifies	  the	  unit	  of	  measure,	  used	  for	  calculating	  Average	  Daily	  Trips	  (ADT)	  
and	  a	  Pass-‐by	  reduction	  factor.	  	  The	  unit	  of	  measurement	  is	  derived	  using	  a	  broad	  sample	  of	  the	  same	  land	  uses	  
throughout	  the	  country	  to	  arrive	  at	  a	  common	  trip	  generation	  rate.	  	  In	  addition,	  County	  staff	  maintains	  a	  list	  of	  
ITE	  land	  use	  categories	  that	  qualify	  for	  the	  BEF.	  Trip	  generation	  factors	  in	  the	  TIF	  Technical	  Document	  are	  based	  
on	  information	  from	  the	  ITE	  Trip	  Generation	  Manual	  8th	  Edition.	  Table	  1	  below	  shows	  land	  uses	  for	  which	  trip	  
generation	  rates	  have	  changed	  for	  the	  new	  9th	  Edition,	  and	  which	  of	  these	  are	  currently	  eligible	  for	  the	  BEF.	  

Table	  1:	  	  Land	  Uses	  from	  TIF	  Technical	  Document	  with	  New	  Trip	  Rates	  

Code	   Land	  Use	  Category	   BEF	  Applies?	   Unit	  of	  Measure	   ITE	  8th	  Ed.	  
Trip	  Rate	  	  

ITE	  9th	  Ed.	  
Trip	  Rate	  

Trend	  

130	   Industrial	  Park	   No	   1,000	  SF	   6.97	   6.83	    

210	   Single-‐Family	  Detached	  Housing	   No	   Dwelling	  Units	   9.57	   9.52	   	  

255	  
Continuing	  Care	  Retirement	  
Community	   No	   Occupied	  Units	   2.81	   2.40	  

	  

540	   Junior/Community	  College	   No	   Student	  Capacity	   1.20	   1.23	   	  
550	   University/College	   No	   Student	  Capacity	   2.38	   1.71	   	  
565	   Day	  Care	   No	   1,000	  SF	   79.26	   74.06	   	  
610	   Hospital	   No	   1,000	  SF	   11.81	   13.22	   	  
620	   Nursing	  Home	   No	   Beds	   2.37	   2.74	   	  
710	   General	  Office	  Building	   No	   1,000	  SF	   11.01	   11.03	   	  
770	   Business	  Park	   No	   1,000	  SF	   12.76	   12.44	   	  
813	   Free	  Standing	  Discount	  Super	  Store	   Yes	   1,000	  SF	   53.13	   50.75	   	  
817	   Nursery	  (Garden	  Center)	   Yes	   1,000	  SF	   36.08	   68.10	   	  
841	   Automobile	  Sales	   Yes	   1,000	  SF	   33.34	   32.30	   	  
854	   Discount	  Supermarket	   Yes	   1,000	  SF	   96.82	   90.86	   	  
862	   Home	  Improvement	  Superstore	   Yes	   1,000	  SF	   29.80	   30.74	   	  
942	   Automobile	  Care	  Center	   Yes	   1,000	  SF	   33.80	   31.10	   	  
Source:	  Trip	  Generation	  Manual,	  8th	  Edition	  and	  9th	  Edition,	  Institute	  of	  Transportation	  Engineers	  

The	  County	  has	  not	  updated	  the	  TIF	  Technical	  Document	  to	  reflect	  the	  9th	  Edition	  of	  the	  ITE	  Trip	  Generation	  
Manual,	  due	  to	  nominal	  trip	  rate	  changes.	  	  However,	  the	  comprehensive	  update	  to	  the	  TIF	  Program	  
Administration	  is	  the	  ideal	  time	  to	  do	  so,	  therefore,	  we	  recommend	  that	  the	  TIF	  Technical	  Document	  be	  updated	  
to	  reflect	  the	  most	  recent	  ITE	  Trip	  Generation	  Manual	  rates	  (currently	  9th	  Edition).	  In	  general,	  all	  800	  and	  900	  
series	  land	  uses	  should	  be	  considered	  eligible	  for	  the	  BEF.	  Nearly	  all	  of	  these	  land	  uses	  have	  pass-‐by	  factors	  that	  
may	  also	  need	  to	  be	  updated	  to	  reflect	  the	  most	  recent	  studies	  included	  in	  the	  9th	  Edition.	  Additionally,	  the	  
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County	  may	  consider	  looking	  more	  closely	  at	  uses	  that	  vary	  by	  whether	  they	  include	  drive-‐through	  services,	  such	  
as	  banks	  and	  restaurants.	  

Many	  800	  and	  900	  series	  land	  uses	  are	  not	  included	  in	  the	  TIF	  Technical	  Document	  as	  they	  are	  not	  typical	  uses	  in	  
unincorporated	  Clark	  County.	  Similarly,	  land	  uses	  in	  the	  ITE	  Trip	  Generation	  manual	  with	  a	  sampling	  size	  less	  
than	  10	  data	  points	  are	  not	  included	  in	  the	  TIF	  technical	  document	  due	  to	  the	  high	  variance	  and	  low	  confidence	  
of	  actual	  trip	  generation	  rates.	  	  Development	  may	  choose	  to	  perform	  a	  trip	  generation	  study,	  collecting	  local,	  
similar	  land	  use	  trip	  generation	  data.	  	  If	  approved	  by	  the	  County,	  this	  local	  data	  could	  then	  be	  used	  to	  calculate	  
trip	  generation	  rates	  for	  the	  proposed	  development.	  	  However,	  the	  9th	  Edition	  has	  added	  new	  land	  use	  codes	  
and	  titles	  that	  the	  County	  may	  consider	  incorporating	  into	  the	  TIF	  Technical	  Document,	  including	  those	  outside	  
of	  retail	  and	  service-‐related	  uses.	  Note	  that	  the	  trip	  rates	  for	  some	  new	  codes	  are	  based	  on	  a	  small	  number	  of	  
studies.	  These	  land	  use	  codes	  include	  Data	  Center	  (160),	  Museum	  (580),	  Construction	  Equipment	  Rental	  Store	  
(811),	  Variety	  Store	  (814),	  Recreational	  Vehicle	  Sales	  (842),	  and	  Truck	  Stop	  (950).	  


