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EVERYBODY:  AYE  
 
JOHNSON:  All those opposed?  Okay.  So we'll start with, Mr. Hermen, we'll start with the 
I-5/179th.   
 
PUBLIC HEARING ITEMS 
 
A. CPZ2019-00031 – I-5/NE 179th St. Area Urban Holding Overlay Removal 

An amendment to the Comprehensive Growth Management Plan 2015-2035 and zoning map to 
remove the Urban Holding Overlay near the I-5/NE 179th St. Interchange. 
Staff Contact:  Matt Hermen at (564) 397-4343 or Matt.hermen@clark.wa.gov 

 Alternate Staff Contact:  Oliver Orjiako at (564)397-4112  
 Or Oliver.orjiako@clark.wa.gov 
 
ORJIAKO:  Okay.  Good evening, Planning Commission members, for the record, Oliver Orjiako, 
Community Planning Director.   
 
So this evening we are going to present or have a discussion with the Planning Commission on 
the removal of urban holding in the 179 and I-5 corridor.  The Planning Commission will recall 
that you've had multiple hearings, if I may, on four development or proposals, this is an 
attempt or this is a proposal to remove urban holding for the entire area that comprises about 
2200 acres.   
 
There is no development in front of the Planning Commission, this is a comprehensive plan 
action to remove the overlay that applies to this area, so there is no development in front of 
you, there is no zone change in front of you, the zoning for the area have already been made.   
 
This is an action to remove the urban holding for the entire area.  The four proposals that you 
saw earlier, Hinton, Wollam, Three Creeks and I believe Hinton, those are proposals to develop 
in the future and they will be submitting application in the future to develop their property.   
 
So this action, again there is no development in front of you, there is no zone change, the 
action relates to text plan amendment and the plan also removing the, what we call the urban 
holding overlay on the areas where this, where the overlays are applied, so that is what is 
before you.  The second part of the hearing will focus on the amendment to the capital facilities 
plan that is also associated with the removal of the urban holding.   
 
So with that, I will turn it over to Matt Hermen to go over our presentation this evening and 
then both I and Ahmad are here to answer questions.  You know Ahmad, he's the Public Works 
Director, so we are both here and also our legal counsel if you have questions, Matt, we're all 
here to take and answer your questions.  With that, I'll turn it over to Matt.   
 
HERMEN:  Good evening, Planning Commission.  My name is Matt Hermen.  Tonight I'll be 

mailto:Matt.hermen@clark.wa.gov
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presenting CPZ2019-00031.  This is a map amendment proposal to remove the zoning and 
comprehensive plan for urban holding overlays and amend the comprehensive plan text.   
 
Removal of the urban holding overlays in the Vancouver urban growth area has specific criteria 
that's defined in our comprehensive plan.  There must be a determination that the completion 
of localized critical links and intersection improvements, we're talking about transportation 
infrastructure, are reasonably funded as shown on the County's six-year transportation 
improvement program or through a development agreement.  The map here shows where the 
urban holding overlays are located.   
 
As requested by the Planning Commission at a work session on September 19th, larger maps 
are provided for you in front of you for your reference and these maps are the same maps that 
are provided on the project web page and available to the public.  Here we are showing the 
Planning Commission designations that lie underneath the urban holding overlays.   
 
As you can see, land directly adjacent to this interchange is zoned for commercial business with 
industrial land extending north from the interchange to approximately the 209th Street which is 
the terminus of the urban growth boundary.   
 
The residential land is planned for -- to transition from urban medium density residential 
development to low density residential development at the periphery of the urban growth 
area.  The specific zoning categories are shown on this map.  The underlying land use 
classification and zoning designations are not proposed to be amended with the urban holding 
removal proposal.   
 
In order to allow urban development, Clark County is required to prove that adequate 
transportation, water and sewer service will be provided.  Clark County provides the 
transportation infrastructure, Clark Public Utilities provides water service in the area, Clark 
Regional Wastewater District provides the sewer service with the Alliance which is a co-op of 
several different sewer service utilities operating the treatment facility at Salmon Creek.   
 
So the Growth Management Act requires direct concurrency for transportation.  The 
comprehensive plan adds to that requirement and requires water and sewer to be provided as 
well.  So while water and sewer are not provided in the Growth Management Act, they are 
required to be provided per our comprehensive plan.   
 
The urban holding map and zoning overlays were applied to the areas in 2004 and 2007 with 
the expansion of the Vancouver urban growth area because transportation infrastructure in 
that area lacked adequate capacity to accommodate the urban level development.  In 2008, the 
County approved a circulation plan for the areas that would distribute urban traffic efficiently 
to the regional transportation facilities.   
 
In 2016, the Washington State Legislature awarded $50 million to the Department of 
Transportation for improvements at the I-5/179th interchange.  The legislature allocated the 
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$50 million for the State's biennium, for the State's biennium budget in 2023 to 2025.   
 
The improvements needed on the Clark County transportation system are identified in the 
comprehensive plan and may include those depicted on this map that entails 179th from Delfel 
Road to 15th Avenue; an extension of 15th Avenue from 179th to 10th Avenue; 10th Avenue 
from 149th to 154th shown here, this is to complete the bridge construction over Whipple 
Creek that was recently completed in last year.  And then two intersection projects, 
intersections at N.E. 129th Street at 29th Avenue and the intersection at N.E. 179th at 50th 
Avenue, these projects not only provide capacity relief, but also safety relief in the area.   
 
In the comprehensive plan, water and sewer service providers have demonstrated the ability to 
serve urban holding as planned.  The capital facilities plan element, Page 171 and Page 174, 
both Clark Public Utilities and the Alliance demonstrate that they have the capacity to provide 
for the designations in the comprehensive plan.   
 
On August 20th, the Clark County Council approved Resolution 2019-08-05.  This resolution 
shows a financing plan to build the necessary public infrastructure needed to serve the demand 
of the urban level density in the area.  The selection of the financing plan was a significant step 
forward.  It directed staff to move forward with removing urban holding in the entire area 
satisfying the comprehensive plan criteria to reasonably fund the completion of the localized 
critical links and intersection improvements.   
 
The resolution signed on August 20th also authorized the County to enter into Development 
Agreements for four developments that Oliver mentioned earlier.  This gave the developments 
the ability to apply for land development applications, but forbid the approval of those 
development applications until urban holding is officially removed from those properties.   
 
This graphic here shows the selected financing plan.  The public financing plan that was chosen 
by Clark County Council on August 20th, 2019, consists of 8,800,000 of County road funds; a 
onetime allocation of $2 million of road preservation funds; $15.4 million of real estate excise 
taxes, REET 2; $2.7 million of County road funds approved by Resolution 2018-12-05; 
$11 million in State and Federal grants; 6.8 million in advanced TIF payment required by the 
four developments in those Developer Agreements; $5.3 million of surcharges required in those 
Development Agreements; and, 14.5 in traffic impact fees.   
 
The Resolution that was approved on August 20th did not remove urban holding.  There are 
several steps and actions required to remove the urban holding, this public hearing is one of 
those.  The steps required for urban holding to be removed are approving the 2020-2025 
transportation improvement plan, that's our six-year transportation improvement program; 
amend the capital facilities plan; increase traffic impact fees; approve the financing plan in the 
2020 budget; declare the critical links and intersection improvements reasonably funded; and, 
finally, remove the urban holding overlays.   
 
At the September 19th Planning Commission work session, there was a request for additional 
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information.  The PC asked the balance of REET 2 after the allocation to the projects.  The REET 
2 balance after the allocations to the urban holding projects and separate allocations to parks 
and the railroad would be $2.6 million balance after 2024.  The estimated build-out of the 
urban holding area is expected to be around 5,000-housing units with approximately 3,000 
jobs.   
 
Also, the Planning Commission requested a map showing the school districts in relation to the 
urban holding area, here we're showing that map.  In blue you are seeing the Ridgefield School 
District, in yellow is the Battle Ground School District and a small portion of the Vancouver 
School District is within the urban holding area.   
 
In conclusion, staff has reviewed the proposal with the applicable criteria and recommends 
approval to remove the urban holding overlays and amend the comprehensive plan text.  I'll be 
happy to answer any questions.   
 
JOHNSON:  Questions?   
 
BARCA:  So, Matt, this isn't necessarily a question, but I think because of the size of the 
audience I think it would be worthwhile to explain the mechanism of what we're doing in the 
context of removing urban holding what that starts or allows to take place for the land that's in 
question.   
 
HERMEN:  Sure.  So currently the urban holding is in layman's terms a restrictor plate on urban 
development.  Land cannot be subdivided with the urban holding in place.  In order to 
subdivide, we have to show that transportation infrastructure, which is lacking in the area, has 
the capacity to serve that urban density development.   
 
So removing the urban holding overlay would allow subdivision to occur, would allow, would 
require new demand on those transportation infrastructures, the financing plan that the 
Council selected puts money and dollars to those transportation facilities to accommodate that 
urban demand when it occurs through subdivision actions.   
 
BARCA:  Thank you.   
 
JOHNSON:  Matt, so just a little bit more of that.  So basically how bike paths are going to be 
drawn up, how sidewalks, how all kinds of things, that is not to be determined right now.   
 
HERMEN:  Correct.   
 
JOHNSON:  What we are determining is we are just removing the urban hold on properties, 
zoning is not going to change, nothing is going to change except for the ability to begin that 
process; correct?   
 
HERMEN:  Correct.  So in 2007 when we expanded the urban growth boundary for Vancouver, 
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this urban holding overlay was placed on those properties, that 2200 acres because that 
transportation infrastructure wasn't in place to serve it, by removing it we are, we have done 
our circulation planning previously, we have now gone through the County Council and 
determined a mechanism to fund the necessary infrastructure.  The planning of the sidewalks, 
trails, happens as development occurs.   
 
JOHNSON:  Okay.  Questions?   
 
TORRES:  I just have a question on the process.  Assuming the overlay's removed, the 
development, the money that comes from this financing plan, it's released in portions 
depending on what's developed, is that how the process would work?   
 
ORJIAKO:  You want to answer that?   
 
QAYOUMI:  Good evening, Council, Commissioners.  Ahmad Qayoumi, Public Works.  So the 
way we have talked to Council on the financing package that I think we just saw, so we already 
have a planning and how this project is going to be delivered.   
 
The goal is to get all the projects designed like the step one, that area like you saw like 10th 
Avenue, the 179th, 15th Avenue, Delfel area and also the intersection of 29th and 50th are 
going to be done as what's called a step one and the goal is to get those design and deliver for 
bidding by end of 2023 or beginning of 2024 and then we have about six years to complete it, 
so by 2026 we are hoping to get all this construction completed.   
 
Some of the project might start sooner, for example, 10th Avenue between 154th, 149th, we're 
in the design process and we have a lot of the funding already for that project, that should be 
going out to bid next year, you might have seen the construction of that sooner but the other 
ones will come along afterwards.   
 
We also have talked to Council about the next step and like improvement of 179th Avenue from 
N.W. 11th all the way to N.E. 50th Avenue and that's going to be part of the next phase and a 
couple of other projects that's involved in that, but primarily step one to create the capacity in 
order to meet the requirement for lifting the urban holding and the capacity needed for 
development of those areas.   
 
TORRES:  Okay.  Thank you.   
 
SWINDELL:  I want to ask.  So if this happens, what are the timeline of when do you think the 
soonest anything's going to occur out there, I just heard 2026?   
 
QAYOUMI:  Well, one of the things that's part of the Growth Management Act is if the projects 
are reasonably funded, then that's enough to allow the development to happen in that area.  
So that means that there's enough funding that's going to be going toward it, it's going to take 
some time to build it; however, there's no reason to hold the project, the development is to 
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occur because there's a funding mechanism in place, there's a plan to construction to complete 
that.  So it doesn't have to be in place because the development is going to take a long time to 
develop, so therefore, if once the project is reasonably funded for all those projects, then 
development is going to occur in the area.   
 
SWINDELL:  So the development can happen, some of the improvements will happen with that 
development, they're going to be required to do some of those and then there's going to be 
some that are coming later after those developments as we're able to --  
 
ORJIAKO:  That's correct because as you create capacity it improve safety, it addresses other 
issues that will enable other property owners also to apply to develop their property.  Right 
now there is no capacity, so the development and the design and building of the infrastructure 
will make that feasible.   
 
So that's really what will happen, but is there a time lag, yes, because as Ahmad indicated you 
got to design the road, you got to do all that, you got to go after the grant, the permit will 
come, the financing will follow that to make sure that then the project that we've identified 
that needs to be built is properly designed and then build so that the development may then 
occur, but because we don't have the infrastructure to make that happen, a majority of these 
property owners have been on hold for quite some time, so this is the effort to open that area 
up.   
 
As Matt indicated there is opportunity if things go well as planned there is opportunity for job 
creation in that area in the neighborhood of close to 5,000 new jobs and likely between 4 or 
5,000 new homes, so there's some kind of a balance there, but this infrastructure improvement 
need to line up for those to occur.   
 
QAYOUMI:  And I want to just also update that we had on our funding package we had said that 
we're going to seek about $11 million in grants, we're already making good effort, progress on 
that one, Regional Transportation Council awarded about $2.25 million already toward these 
projects, so we are making good progress already.   
 
SWINDELL:  I heard you mention that the State has 50, is it $50 million in their budget in the 
biennium of '23-'25?   
 
HERMEN:  That's correct.   
 
SWINDELL:  And that is specifically for the overpass; is that correct? 
 
QAYOUMI:  That's for, yeah, that is for just the interchange.   
 
SWINDELL:  The interchange. 
 
QAYOUMI:  The other ones that we have listed for the county projects those are all county 
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responsibility.   
 
SWINDELL:  Are all surrounding all that.   
 
QAYOUMI:  Yes.   
 
SWINDELL:  Okay.   
 
QAYOUMI:  So that would be in addition to what we are doing in terms of funding.   
 
SWINDELL:  Okay.  Thank you.   
 
BARCA:  I need a clarification, Oliver.  You mentioned the number of potential jobs that could 
be created, none of the Development Agreements include any job creation land though, do 
they?   
 
ORJIAKO:  Not in this phase, not among the four.  Killian Pacific also has potential for job 
creation.  Killian Pacific, yes, his property is not entirely residential.   
 
BARCA:  Okay.  Thank you.   
 
ORJIAKO:  Yeah.  And I may also add that there are interests to develop the job areas located 
along N.E. 10th, there are people inquiring and this action will help to facilitate that and it will 
take some time, but, you know, this is to create the opportunity and the environment for that 
to occur.   
 
JOHNSON:  Questions or comments?  Good?  Okay.  Bringing it back here.  At this time is where 
we will invite the public to comment, and I have about six people, or excuse me, five people on 
this one.  So I'm assuming that, that we signed up for the right sheets because on the capital 
facilities and traffic impact fees we have a lot, so if you need to come speak to the 179th and 
you signed the wrong paper just let me know, I mean in a minute.  So what I'd like to do is bring 
up Sally Devore.  Jeff Scholl and, is that right, Jeff, are you here?   
 
PUBLIC TESTIMONY 
 
SCHOLL:  I'm here.   
 
JOHNSON:  Do you want to come up here.  And then, Sally, are you here?   
 
DEVORE:  I just thought we had to sign in.  I don't want to talk.   
 
JOHNSON:  Sure.  Okay.  Jeff.  And then Louie.  Is it Louie?  Louie, are you here, Louie?  Starts 
with a Q it looks like.  Jamie, you're here, do you want to come up.  I'm just trying to get them 
going here.  So when you come up, can you please state your name in a very slow methodical 
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way for the court reporter and spell it and then go ahead and make your statement, so... 
 
SCHOLL:  I have more of a question than a statement.   
 
HOLLEY:  You need to talk in the microphone. 
 
JOHNSON:  Yeah, you got to talk in the mic.  Either way, question or statement, we can try to do 
it. 
 
SCHOLL:  Jeff Scholl, S-c-h-o-l-l.  I'm looking for some date clarification.  I was under the 
impression 2023 versus 2026 on a lot of the roadwork, but more importantly the lifting of the 
urban holding, I'm hearing February would be the absolute earliest.  What would cause that to 
slide out and what increments of sliding would it be following February if it were to slide, would 
it be, what should we expect?   
 
JOHNSON:  Check with staff on this.   
 
HERMEN:  So as far as the timing goes, the money for the interchange starts flowing down to 
the Washington Department of Transportation in the 2023-2025 biennium, that doesn't mean 
that construction starts at that time.  As far as our time for the local roads, as Ahmad indicated, 
we're hoping to have a lot of that constructed. 
 
QAYOUMI:  Yeah.  Our goal is to get all four projects that we have outlined their design and go 
out to bid by at the latest the end of 2023.  The section like at 10th Avenue we're hoping to 
start construction of that in about a year and a half or so, so that will start and then we're going 
to be working on design, getting the environmental permit, the right-of-way acquisition and 
have it ready for bidding by 2023.   
 
SCHOLL:  And the removal of the holding or urban holding, is that date complete or is it still in 
doubt?   
 
ORJIAKO:  We are looking at, with the recommendation of the Planning Commission, we are 
looking at going to Council sometime in early February, the some of the decision that the 
Council made has some budgetary implication that they have to take, they have to make when 
they approve the 2020 budget.   
 
So we are looking at earliest of removal of urban holding by the action of the Council to be 
sometime in mid-February, and if they adopt that, which they will by ordinance, there will be 
additional ten days before that goes into effect, but it will be in 2020.   
 
SCHOLL:  Thank you.   
 
JOHNSON:  I hope that answers your questions.  Thank you.  Jamie.   
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HOWSLEY:  Yes.  And for the record, Jamie Howsley, 1499 S.E. Tech Center Place, Suite 380, 
Vancouver, Washington, 98683.   
 
I mostly came here to testify in regards to the capital facilities plan tonight and you're kind of 
taking it in reverse order, but since we're talking about the 179th I just thought I would give my 
two cents again and remind the Planning Commission that the private sector and the public 
sector have worked for a better part of 12 years or longer now to develop a finance plan to 
allow for these critical infrastructure needs out there so that we can go ahead and release the 
urban holding designation.   
 
Again, as the Planning Commission has already heard from the four development parties that 
were a part of the Development Agreement, they stepped up with a significant amount of 
contribution guaranteeing funds that the County can then leverage to go out and make these 
projects reality.   
 
I think with that being said, again I want to reserve some of my statements earlier related to 
the capital facilities plan, but I do think it's really important to recognize that the development 
community is going to be paying a significant amount of money through traffic impact fees as 
this stuff develops.  I think we'll have the second or third highest TIF in the state in this area and 
again it's just where we're headed with the finance plan.   
 
So, again, we appreciate this next step in the process, we look forward to continuing with the 
Council and the budgetary process and then look forward to coming back here and getting the 
removal of sometime in early 2020 so projects can move forward.  So with that and there's no 
questions for me I'll yield.  Thank you.   
 
JOHNSON:  Questions?  Thank you.  Is it R. Tom Smith, is that right, did I get that, Tom?  
 
SMITH:  You got it right.  I'm Tom Smith.  Address 14601 N.E. 24th Avenue, Vancouver.  I 
represent several clients along N.E. 10th and several of them are getting quite old and they 
really appreciate the efforts of you folks trying to move it along so that the land becomes 
marketable.   
 
Two of the parcels that I've been involved with trying to market are designated light industrial.  
Light industrial really requires sewer and natural gas.  So their question that I'm asking for 
them, has the infrastructure plan progressed enough that you have any kind of timeline?  I 
understand you're doing, you know, the traffic congestion issues right now, but the sewer and 
natural gas and other underground utilities come along with that.   
 
ORJIAKO:  Yes.  Those are what we call system development charges and as development 
comes in, they approach the sewer providers or the utility providers and make sure that those 
are in place.  This area is already planned for an urban area and urban level of development.   
 
As Matt indicated earlier, Clark Public Utility will be the one providing electricity, water and 
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sewer will be, used to be called Hazel Dell Sewer District, now Clark Regional Wastewater, they 
will be in charge of providing sewer and the developers will pay for the cost of those type of 
services, that's why I said it's called system development charges, yes.   
 
SMITH:  I am aware of that.  Thank you.  So the point is the infrastructure goes in but of course 
as the land gets developed by developers for its various uses, usages, there is the need for the 
developers to pay those development charges, but the question is more will the infrastructure 
go in and then those charges go or if I mean if a piece of property sells close to 179th and then 
one closer to 209th you got a gap to, you know, provide sewer and natural gas and so on.   
 
QAYOUMI:  So we have talked to the all the utility providers, they have providing sewer and all 
utilities within this area as part of their master plan, so a lot of detail work and when that's 
going to be extended or how long it needs to be extended is part of site plan application.   
 
When you submit a site plan application, then your engineer or we're going to be in work or 
coordinate that with the utility providers to make sure that that site is serviced before the 
construction begins.  A lot of times those kind of coordination efforts will be done at the time of 
site plan approval, but what they have indicated at that you're providing a utility with this area 
are as part of their master plan and they're able to provide the services to all these properties.   
 
SMITH:  The timeline would really be dependent upon when somebody bought the land and 
decided to develop it and then there was a need for that corridor so everybody better sell their 
land real quick at the same time then and get it developed.  Okay.   
 
Well, once again, on behalf of my clients we really appreciate your efforts removing this urban 
hold, it's really been tough for anybody to hold land in that area to really think about 
retirement or moving on, so we appreciate that.   
 
JOHNSON:  Thank you, Tom.  One more time, I have a Louie and I am doing my best job, it looks 
like either G-u-e or Q-u-e-r or an i-o-v, Louie, are you out there?  All right.  And for some reason 
you felt you were unheard, just let me know.  Okay.  With that, that is the extent of the list for 
the 179th Street urban overlay removal, and I will bring it back to the Commission for --  
 
BARCA:  No, you need to see if there's anybody else. 
 
JOHNSON:  Is there anybody else that I missed?  Excuse me.   
 
CERAVOLO:  I signed up for the wrong list.   
 
JOHNSON:  That's right, I was going to do that.  So why don't you come on up and give me your 
name, and then if there's anybody else that did that that signed up for the capital facilities and 
we got on the wrong list let me know.  And your name is? 
 
CERAVOLO:  My name is Tracy Ceravolo, C-e-r-a-v-o-l-o.   



 Planning Commission Minutes 
Tuesday, October 8, 2019 
Page 14 
 
HOLLEY:  C-e-r --  
 
CERAVOLO:  -- a-v-o-l-o.  My question is about I-5 actually.  You know, I'm just wondering what 
it's going to be like for people to drive into Portland once this is all developed and I don't hear 
any mention of that when we're talking about, I mean maybe I missed something, but since we 
have those really old bridges right there we're going to add more residential into the area, I'm 
wondering how that's going to impact everybody and is that a thought process that we have to 
deal with before we bring more and more houses into the area?   
 
QAYOUMI:  Well, so for the interchange at 179th and I-5 --  
 
CERAVOLO:  No, I'm talking about the bridge, I'm sorry.   
 
QAYOUMI:  The I-5 Bridge?   
 
CERAVOLO:  Yes.   
 
QAYOUMI:  Oh, I think that's in discussion right now because that's more of a bistate effort 
between the State of Washington and Oregon, I think they already have the discussion started, 
from my understanding the legislatures have provided some funding to start the project and 
the discussion on that one and we're going to be in partner with them, but they will be having 
the lead right now and they are working on that.   
 
CERAVOLO:  So we're not worried about that yet?  I mean that's -- there's no stipulation that we 
need to deal with the I-5 Bridge before we add thousands and thousands of more cars?   
 
QAYOUMI:  That is part of the -- because a lot of times you look, you have to look at the future 
projection, the current traffic and what the growth is going to be.  So my understanding is that 
with the, that I-5 project there will be part of the development to create that capacity for the 
future needs will be to make sure that bistates are regional needs and for the freight mobility 
and also moving the cars back and forth are met, but for the local improvement like we have 
jurisdiction over will be like the interchange improvement where I-5 and 179th plus the other 
ones that we have to do in order to provide capacity for the local developments for the county.   
 
CERAVOLO:  The other question I had is what does it serve to dump such a large urban holding, 
what does it do to open up such a large area at once, is that beneficial or is like, you know, if I'm 
going to graze my goats, it's better to graze them on small sections so that section gets, you 
know, eaten down better before you move them on to the next section, right, it's more efficient 
that way, is it not the same way for this, would it not be done more efficiently if it was done in 
smaller areas at once?   
 
JOHNSON:  I think it naturally will be based on a timeline of how it's built.  For example, we're 
not -- at one time I think there are four subdivisions right now, they're not all there, there's not 
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5,000 units going to be produced, it's based on the premise that the State is coming in building 
an overpass that probably is desperately needed in that area.   
 
The other side of that is then you say, well, we have our responsibilities to connect that or so 
then you start looking at property that was already zoned that and removal of an urban hold is 
just that, at those times and at the speed that the funding and those things happen, it's not 
going to be something that happens at once, it will be processed through.  Now, how 
expeditious that is, it's based on a lot of indicators, but I'm sure that there are a lot of people 
looking at that and how it impacts the bridges north and south.   
 
HERMEN:  So, ma'am, I think I got your question kind of confused.   
 
CERAVOLO:  It was two different questions.   
 
HERMEN:  Okay.  So the urban growth boundary when it was enlarged in 2007, that was based 
on the population that was projected at the time.  So it's not a reallocation of the existing 
population, it's accommodating future population as how that area was defined.  Does that 
help answer your question?   
 
CERAVOLO:  No, I'm sorry.  And I could be, maybe I need to have a side discussion with 
somebody about this if that's possible.   
 
ORJIAKO:  We can talk offline and I think Matt is correct, this plan or the current plan is still for 
2035, that is the planning horizon, it's up to 2035.   
 
CERAVOLO:  You mean for all development to be finished by 2035, is that what you mean?   
 
ORJIAKO:  Yeah, within the urban growth boundary of Vancouver and all the other cities and 
the population that the county was planning for and the planning horizon is up to 2035, even if 
we were to lift the urban holding tomorrow, we don't anticipate that this 2200 will develop 
immediately --  
 
CERAVOLO:  Right.   
 
ORJIAKO:  -- it will take some time.  The planning and the phasing of the development as well as 
the construction of the necessary infrastructure will take some time --  
 
CERAVOLO:  Yeah.   
 
ORJIAKO:  -- before that happens.  Yes, it would have been preferable if you were to do in 
phases, but we don't own that property, individuals own that and they will come at the time 
that they have the ability and the funding to develop their property.   
 
CERAVOLO:  Because what I had understood originally was the urban growth boundary was 
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going to be moved up to, you know, was going to be lifted up to 107 or 199th and then it was 
going to be lifted up to 209th, you know, and then now I hear that it's all going to be lifted at 
the same time, is that not --  
 
HERMEN:  So that's what the proposal is to remove the entire urban holding area, not doing it 
in phases, but doing the entire urban holding area up to 209th Street.   
 
CERAVOLO:  So who is that serving, like is that to benefit the developers or is that somehow 
benefiting property owners like that gentleman is representing, who is that benefiting?  It just 
seems to me why don't we keep it how we were going to have it where it's done partially and 
then that's filled and occupied and then you do the next section of it.   
 
QAYOUMI:  I think the phasing of, we had looked at that phasing on this project is going to be 
extremely complicated, who are we going to prioritize, who can develop first.   
 
One of the thing with the, when we looked at the capacity and infrastructure need for the 
transportation it had to be because there's a trigger, there's no capacity right now involved.  So 
in order to build the capacity it cannot meet it, like I'm going to build a little bit here and then a 
little bit later there, it has to be done all at one time, and when that is funded and reasonably 
funded, then that is going to create capacity and the capacity created is for that entire urban 
holding, that way that all the property owners who have been waiting for a really long time, I 
think since 2007, now they have the ability to plan and develop.   
 
And the -- all the housing on this one is going to take several years before they're built, most of 
them are market driven.  The four developments that we have here, they are about 800 homes 
or so, is going to take a while for them to develop and then other properties will come along, 
but I think, I don't think they will be here a year, two years, it will probably be several years 
before the area is developed, so... 
 
And I understand your point about phasing it, but we looked at it, it's going to be extremely 
complicated in how we prioritize who goes first, who goes second because the trips are 
distribute all over the area, not just in one location.   
 
CERAVOLO:  All right.  Thank you.   
 
JOHNSON:  Yes.   
 
COOK:  Thanks.  Christine Cook, Deputy Prosecuting Attorney.  I also wanted to, first of all, 
Ahmad hit it right on the head, this is very much a chicken and egg thing where you have to 
have the funding for the projects to get the developments, but you have to get the 
development to get the funding for the projects and there are a lot of things that need to be 
done to the transportation infrastructure out here and all of that suggests that you need to 
have a kind of massive effort to get it done rather than trying a piece at a time and maybe one 
developer has enough funding to do something significant but another developer doesn't, so 
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the idea is to address it all.   
 
The other item I was going to mention was that I don't believe there was any adopted plan ever 
that I know of to do it, you know, first up to 179th and then up to 199th and so on that that is 
not something I'm aware of, so this doesn't change anything that was previously adopted like 
that.   
 
JOHNSON:  Okay.  Thank you.   
 
COOK:  You're welcome.   
 
JOHNSON:  Is there any other people that would like to speak to 179th that didn't get to?  Do 
you want to come forward, sir, and state your name.  Are you on the other, did you sign up on 
the one?   
 
HANN:  No, I'm not on the other list. 
 
JOHNSON:  Oh, okay.  Can you give me your name and your spelling, yeah. 
 
HANN:  Thomas Hann, I'm at 13 or 18305 N.E. 50th, we're just outside of this across the street 
on 50th.   
 
BARCA:  Spell your last name. 
 
JOHNSON:  Spell your last name. 
 
HANN:  The last name is Hann, H-a-n-n.  You mentioned earlier about the development of the 
intersections at 29th and 50th, the highlight on your graphic did not show the 179th between 
those intersections had projects identified, I'm just curious what the intersection improvements 
are and at what point does expansion of 179th need to occur to support the capacity of those 
intersections?   
 
QAYOUMI:  So good question.  So first we're going to try to identify, improve the intersections 
so it creates the capacity, that's part of the second step as I mentioned.  The 179th 
improvement is going to be done from N.W. 11 all the way to 50th, so that will be done in the 
second phase, but if the planning shows that we need to improve between that, 179th between 
29th Street and 50th in order to make sure it's safe, then that will be part of it, but we have not 
done enough engineering on it to make sure I can say yes for sure or not but, and there will be 
enough transition there to make sure the intersection is operating safely but, and if there's 
some gap between them, it will be addressed later on as part of the 179th improvement.   
 
HERMEN:  So also if you stay for the next hearing on the capital facilities plan, you'll see a 
proposal to add that section of 179th onto our capital facilities plan.   
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HANN:  The intersection improvements would be adding like turning lanes or --  
 
QAYOUMI:  Yes.  It would be more like urbanized intersections so it could be a traffic signal or 
roundabout, but we're going to evaluate all of them before deciding which one to go by, but 
right now that's not only the current traffic, but background growth like the area that has 
grown that's growth plus the traffic from the new developments to make sure they 
accommodated all those trips.   
 
HANN:  Okay.  Thank you.   
 
JOHNSON:  Yes.  Come forward.  Once, again, did you sign the other sheet?   
 
TOSCANO:  No. 
 
JOHNSON:  Oh, okay, that's all right.  Come on.  Hi. 
 
TOSCANO:  Joseph Toscano, N.W. 184th Street.   
 
HOLLEY:  Spell your last name, please. 
 
TOSCANO:  T as in Tom o-s-c-a-n-o.  So in February if the Commissioners approve the lifting of 
the urban growth, there are four projects that are currently waiting for that to happen, and in 
February, do they then have to go through a permitting process and application and so are we 
looking at two years after that before the project would, development would begin?   
 
And the other question I had, Matt mentioned that you could go ahead and subdivide your 
property once urban holding is removed, what good would that do if you can't do anything with 
the property until the infrastructure is in place?   
 
QAYOUMI:  I think as I mentioned before, once the projects are reasonably funded, you can 
submit your application and start subdividing and go through the development of your site 
because the projects are reasonably funded and we have, we're going to start the design 
process for all those infrastructures and we're going to go out to bid, but in terms of what the, 
and correct me if I'm wrong, Chris, the State law says if a project was reasonably funded means 
that the capacity basically is created to allow the development to go there, so allows us time for 
us to actually finish building the infrastructure.   
 
So once the Council adopts the budget and the capital facilities plan and also the updated traffic 
impact fee, you can start submitting your application after that's adoption could be late 
February and go through that process and start developing your sites.   
 
TOSCANO:  So does the traffic improvements have to be in place before the development can 
start or will it be concomitant with the development?   
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HERMEN:  So State law allows development to happen when transportation improvements are 
reasonably funded in that six years, something Growth Management Act calls concurrency, but 
it establishes that that transportation infrastructure that's needed to serve that urban 
development will be in place in that six-year time frame.   
 
TOSCANO:  So the developments may be finished before the things are in place.   
 
HERMEN:  Correct.   
 
TOSCANO:  Yeah, they could be.  Thank you.   
 
JOHNSON:  Is there anybody else that would like to speak to the I-5/NE 179th Street that did 
not be heard?  Okay.  With that said, we'll bring it back to the Commission.  Gentlemen, 
comments.   
 
RETURN TO PLANNING COMMISSION 
 
BARCA:  I need some clarification, please.  Based on some of the things that you said I just want 
to get full understanding.  The projects that are on the capital facilities plan that we expect to 
have done in the next six years, that is all that we have identified right now, but that does not 
fund the full development of the area that's going to have urban holding lifted; is that correct?   
 
HERMEN:  So the projects that we're showing on this map are the projects needed to serve the 
entire urban development in that urban holding area.  Those projects cannot be funded, fully 
funded until we add projects onto our capital facilities plan which you'll see at a later hearing in 
order to increase the TIFs to pay for those projects.   
 
BARCA:  Okay.  Let me rephrase it then.  Once we lift urban holding, can we go to full build-out 
with just those projects done?   
 
HERMEN:  Yes.   
 
COOK:  I'm sorry, I don't mean to contradict, but I'm sure that there would be other projects, 
you know, some of them very localized to particular developments, you know, an interior street 
or an access to a larger street that would ultimately have to be funded but those would be the 
business of the developer, the applicant for development and the County when an application 
comes in, oh, you want to subdivide here, you'll need to put in this kind of street network and 
have this sort of access and these sidewalks, bike lanes, signals, whatever.   
 
So many of those decisions are made at the time of development application rather than what 
we have now which is a very, very broad brush sort of decision-making.  Again, it with a serious 
chicken and egg situation, either something starts somewhere or nothing ever starts, so these 
are projects that can be identified as necessary right now.   
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QAYOUMI:  That's a good point.  These are what's called regionally significant projects to -- in 
order to accommodate the trips from the area that are generated, but the site application, site 
development will be to address their own traffic generated from each subdivision which 
includes water, sewer, streets, sidewalks and trails and bike lanes, but these are to just make 
sure that the trips generated from the area and also the existing trips are accommodated 
what's called regionally significant projects.   
 
JOHNSON:  Comments?   
 
SWINDELL:  No.  No.   
 
JOHNSON:  Gentlemen?   
 
HALBERT:  I have none.   
 
JOHNSON:  Okay.  Just generally speaking, once again I want to lay this back out, Matt, we're 
talking about a very broad, I like Counsel Cook's broad stroke here, we are not talking about 
specifics as far as bike lanes, I keep bringing up bike lanes, but anything that has to do with, we 
are removing something that is over the top of existing zoning and that zoning is not being 
changed today.   
 
ORJIAKO:  Yes.   
 
HERMEN:  The underlying zoning that was applied in 2004, 2007 and may have been amended 
in 2016 during the comprehensive plan update is not proposed to change.  The only thing that's 
proposed to change is an overlay that's over those zoning designations and the land use 
classifications.   
 
JOHNSON:  And even though we have four subdivisions that have been approved by this body 
that those still have to go through planning, all kinds of --  
 
HERMEN:  And permitting.   
 
JOHNSON:  -- permitting --  
 
ORJIAKO:  Yes.   
 
JOHNSON:  -- and that will be another great time for people to be involved in that specific 
decision-making.   
 
ORJIAKO:  They will have to go through the hearing examiner and the public will have 
opportunity also to testify through the hearing examiner process.   
 
JOHNSON:  Okay.  Great.  Any other comments or questions, gentlemen?   
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HALBERT:  I have a question.  The four applications that we've been talking about, are they 
subdivisions or commercial or industrial?   
 
ORJIAKO:  They are a mix if I may say so, there are as I indicated earlier Three Creeks known as 
Killian property is a mix of commercial and residential and then the other three are primarily 
residential, those are the four that we have in the pipeline and there are others that are waiting 
for the urban holding to be removed.   
 
If you look at the map shown here, there are some areas that are zoned primarily commercial 
that are not in urban holding that they can develop, but again as we indicated some of the local 
project that the county has to do to provide capacity is also what is tying them down, so this is 
an effort to fund those critical links to open up the area so, but the four applications 
predominantly residential but there is a mix of commercial in there.   
 
HALBERT:  Thank you.   
 
SWINDELL:  I guess I'd like to make a comment.  One of the things that I like about this is that 
the opportunity for the jobs in the future, creating more jobs, we really need to have that 
opportunity and I think this is really going to help that.   
 
It's going to take 20 years, 25, 30 years to get it done depending upon the economy and a lot of 
different things and I think one of your concerns, Tracy, was, you know, how quick is this going 
to happen, are we going to, you know, shouldn't we let it go in little pieces and it will go in 
pieces and it will be driven by the need for housing, it will be driven by the need for jobs.   
 
I think getting these things reasonably funded and allow that to happen naturally will also help 
to lower costs.  If we keep this land tied up, it artificially increases land prices and I think if 
anything we can do to take that restriction away and allow it to happen naturally will help to 
keep the cost of housing down, maybe not as low as we'd like it, but at least keep it as low as 
we possibly can.  And I know everybody's worked hard for a lot of years on this.   
 
It really felt like as we got it presented to us in the past, you know, we're seeing the four 
developers coming together, we're seeing that first and it just really felt a little out of order to 
me at least, and I think to the public as well, it's like what are we doing, we're agreeing to 
something we haven't really seen it and, but I know there was a lot of effort put to put that 
together from the developers and others with $26.2 million, there's extra fees they put on top 
of themselves, these four developers, to help everyone in the region.  I think there's a little bit 
of sacrifice there that I mean from everybody and I think it's going to help an entire community, 
so I really like this idea.   
 
BARCA:  I've got a question for staff.  Going back to your staff report on Page 7, it says C, as one 
of the findings, "The map amendment or site is suitable for the proposed designation and there 
is a lack of appropriately designated alternative sites within the vicinity," what kind of 
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appropriately designated sites are you referring to in that?  When I read the paragraph I'm a 
little bit lost as to what we have a scarcity of.   
 
HERMEN:  You're on Page 7?   
 
BARCA:  Page 7 is where C starts and then it goes to 8.   
 
SWINDELL:  Where are you at in there?   
 
BARCA:  Huh? 
 
SWINDELL:  Are you at in the Conclusion area or are you up in the upper paragraph under 
Findings?   
 
HERMEN:  I'm sorry, Commissioner, I'm not finding it right now.  I see C, the criteria for C is the 
map amendment or site is suitable for the proposed designation and there is a lack of 
appropriately designated alternative sites within the vicinity, that's the criteria.   
 
BARCA:  Yeah.   
 
HERMEN:  Then the following finding is made, I don't want to read that entire paragraph.  But 
as far as alternative sites, this is the only urban holding area in the Vancouver urban growth 
boundary that is currently in place, this would remove any other urban, all urban holding in the 
Vancouver urban growth area.   
 
BARCA:  So is that the intent we were like looking for, which urban holding to lift and this 
became the most appropriate one?   
 
ORJIAKO:  There is nothing else to compare this to and there is no other alternative site if you 
follow the criteria under C and if you lift the urban holding, it will be compatible with other 
areas in the vicinity of this site that is not in urban holding.   
 
You look at this map the areas that are not crosshatched and not in urban holding, if you 
remove that, it will be predominantly compatible with what is already planned for the area and 
how the area is planned to develop, so for that criteria I think this action would meet that.   
 
BARCA:  Okay.  It seems like we just kind of shoehorned that in to make that fit as appropriate, 
but...  I guess looking at this and understanding the concern I'm still wondering about as 
projects come forward how we think that we're not going to be needing to designate additional 
project money towards this.   
 
There seems to be something that I think we're leading the public out towards the idea that 
we're going to knock those few projects out and then the entire lifted urban holdings going to 
be ready to go.  The reality of my concern seems to be in the idea that we're going to be 
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running out of capacity, transportation capacity long before we will have done the build-out for 
this area.   
 
The residents of the area are going to see that when those 800 homes go in and the 
interchange isn't fixed, life's going to be quite different there for quite some time and I'm not 
quite sure that if you're not planning on selling how this feels like this is going to be a benefit 
for them as a landowner.  The impact of what we're seeing is transportation impact fees are 
going to be raised significantly in the area.   
 
Well, impact fees have already come forward and said that they're going to be raising 
significantly, so anybody that's holding on to their land and thinks they're going to be building 
something is going to be hit with the financial impact of this becoming a very popular area to 
be, build in and I'm not quite sure that we've done a good job of explaining the story that the 
region will benefit but the impacts to individuals are going to be much more significant than 
that.   
 
So that was why I continued to ask the question about other projects and what's going to 
happen, how long before we run out of that available transportation capacity as we try and 
build more projects and then we're going to go through other rounds of similar nature.   
 
QAYOUMI:  So I think we looking at what the demand will be for the capacity based on the 
projection for 2035, those identified projects that we have just shown there that which 
included 29th and 179th, 50th and 179th and also the improvement along 179th nearby the 
interchange on 15th Avenue and also Delfel and also 10th Avenue creates based on our 
modeling sufficient capacity to address the demand for this new development plus what the 
existing traffic is there, so that's addressing those capacity constraints.   
 
And we work with Council for approximately about ten months and we provide about nine 
different funding options in terms of how we're going to fund those projects in order to make 
the project reasonably funded and that included increasing some of the traffic impact fee, 
getting some funding.  I think the one that the different funding packages that Matt showed 
you on what he called the Option 8.   
 
So we went that through that with the Council and they selected that Option 8 which includes 
some of the increasing in traffic impact fee and also working with the development community 
because this was an effort not only to from the County side, but also bringing the private sector 
to do kind of public/private partnership and they've committed themselves to giving $6.8 
million even though they might, their project might take a little bit longer, so that will help us to 
get more local share increased so we can get more grants.   
 
So there's quite a bit of effort made in order to get a lot of these projects funded.  So in terms 
of compared to other projects or previously large areas, this has a lot more effort made and 
more commitment in terms of funding to make these projects happening.   
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SWINDELL:  Can I ask what year this was put in urban holding just to refresh my memory?   
 
ORJIAKO:  It was put in the urban growth boundary in '04 and '07 and reaffirmed in 2016.  And 
the Planning Commission is aware that it takes time in terms of planning, if you look at other 
areas where the County applied urban holding, we identified where the transportation or what 
the issues are.   
 
You can take example of Fifth Plain Creek, that came before you, we know what needs to 
happen there.  You look at the Orchards area when that area was removed also, we identified 
the projects that needs to be built and that was also done.  If you look out on the east side 
Pipeline 1 known as Pipeline 1 or Pipeline 2, we identified the project that needs to be built, we 
work with other planning partners, the school district and others and acquire the necessary 
infrastructure, if you will, that needs to occur before those areas are developed.   
 
This is a little bit unique in the sense that you have the interchange which the State is a player, 
but we the County has to do our own part and we've identified the other areas that needs to be 
developed to firstly take capacity as the State do their own part.  I think the issue here is timing.  
I don't anticipate that this will occur in the next five years or so, it will take some time to make 
sure that this occurs.   
 
There are other roadways that needs to be improved to bring capacity for the area and bring 
adequate circulation for the area.  The development or the Development Agreement that came 
before you, they identified their own part, you know, access point, internal streets that need to 
be build, they're going to build that on themselves or by themselves, but at the same time the 
County will have to pay in this case public share.   
 
It is true that you heard from the school district and they ask for increase in their own school 
impact fees, some of those school district are not located here for example.  The only two, the 
only three school districts here are Battle Ground, Vancouver and Ridgefield.  Battle Ground 
haven't submitted their own CFP or impact fee, neither have Vancouver, so I don't know what 
else to say, but it cost money to prepare for this infrastructure to occur.   
 
Clark Regional Wastewater have already planned for their own 20 and 6 year on how they're 
going to provide sewer for this area.  I think that's what I call planning and partnering with our 
other planning partners to make sure that this occurs.  There's no other way to do it.  It is a very 
difficult area to develop.   
 
Some of you have traveled along 179th.  It is -- you're going to see this later, the need to 
improve 179th is included in the CFP, at least that you're going to go through, and there are 
other properties, other roadways that needs to be added to create capacity, some of that is 
going to be required, the developers to do their own frontage improvement for example, so 
there is a collective effort to make this happen, it's going to take some time.   
 
When you say lack of planning, I disagree, I don't think that that's the case, this is where the 
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private sector and the public sector have come together.  Is it perfect, no, but as Matt have 
indicated they have come up and willing to pay their impact fee upfront and also to pay 
additional surcharge to give us a kickoff on how this is going to happen.  I don't know how other 
way you are going to do it, either way the County has to pay our own public share to make this 
happen.   
 
JOHNSON:  Thank you.  Any other questions?  I would entertain a motion.   
 
TORRES:  I'll make a MOTION that the Clark County Planning Commission approve 
CPZ2019-00081 (sic), amendment of comprehensive plan and zoning maps to remove urban 
planning overlay as proposed.   
 
SWINDELL:  I'll second it.   
 
JOHNSON:  We have a motion and a second.  Sonja, roll call, please.  
 
ROLL CALL VOTE  
 
SWINDELL:   AYE  
TORRES:   AYE  
BARCA:   NO  
JOHNSON:   AYE  
HALBERT:   AYE  
 
JOHNSON:  Motion is carried 4/1.  With that, we'll move on to the second item of our agenda.   
 
PUBLIC HEARING ITEMS, continued 
 
B. CPZ2019-00017 – Capital Facilities Plan Amendments and Traffic Impact Fees 

Amendments to the Clark County transportation 20-year Capital Facilities Plan and associated 
traffic impact fees primarily to support the removal of the Urban Holding Overlay near the I-
5/NE179th St. interchange. 
Staff Contact:  Matt Hermen at (564) 397-4343 or Matt.hermen@clark.wa.gov 

 Alternate Staff Contact:  Oliver Orjiako at (564)397-4112  
 Or Oliver.orjiako@clark.wa.gov 
 
HERMEN:  Chair, excuse me, can I ask for a little bathroom break here.   
 
JOHNSON:  Yes.  We'll take a five, ten, how about ten, we'll call it ten, we'll come back here 
about five till if we can.  Thanks.   
 
(Pause in proceedings.) 
 
JOHNSON:  Okay.  I'd like to return to our hearing.  With that, our subject is CPZ2019-00017, 
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