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HIGHWAY 99 SUB-AREA PLAN

Land Use and Demographics

Quick Facts

Highway 99 Sub-Area Plan is located in an urbanized area of unincorporated Clark County
located between the cities of Vancouver and Ridgefield.

e The planning area extends from the Chelatchie Prairie Railroad Bridge near NE 63™
Street (south), Interstate 5 (west), NE 134" Street (north), and the Bonneville
Power Administration Transmission Line right-of way corridor (east).

e Approximately 4 square miles or 2,400 acres.
e Population is estimated at approximately 14,000.

Of the 14,000 population base, 8,666 are of working age (19 to 64 years old) or 62
percent of the total population.

Median household income is $46,780.

2005 per capita income is $24,104.

Owner occupied housing is 68.3 percent.

The gender ratio is 50.1 percent female and 49.9 percent male.

Urban services are provided by: Clark Public Utilities (water); Clark Regional
Wastewater District (sewer); Vancouver School District (schools); Fire Districts 5 and
6; Fort Vancouver Regional Library (library); Greater Clarks Parks District (parks);
CTRAN (transit); Washington Department of Transportation; and Clark County.

e Major taxing districts include: Clark County; Vancouver School District; Port of
Vancouver; Fire Districts 5, and 6; and Greater Clarks Parks Districts.
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HIGHWAY 99 SUB-AREA PLAN

Land Use and Demographics

Introduction

The Highway 99 Sub-Area Plan project

area is an urbanized area of ) <Al ﬁr —
X Highway 99 Sub-Area Plan Fl = - R

unincorporated Clark County located TS : ‘@i—

between the cities of Vancouver and 5.1:_4% = o Lﬂ It E L

Ridgefield with a unique character rich in
local lore and tied to the earliest
settlements in the Pacific Northwest.
The planning area is approximately 4
square miles and extends from the
Chelatchie Prairie Railroad Bridge near
NE 63" Street to the south, Interstate 5
to the west, NE 134" Street to the
north, and the Bonneville Power
Administration right-of-way corridor the
east as shown in Figure 1.

The  Population is estimated at
approximately 14,000. Of the 14,000
population based, census information
indicates that 8,666 are of working age
(19 to 64 years old).

Urban services are provided by: Clark
Public Utilities (water); Clark Regional
Wastewater District (sewer); Vancouver
School District (schools); Fire Districts 5
and 6; Fort Vancouver Regional Library
(library); Greater Clarks Parks District
(parks); CTRAN (transit); Washington

Department of Transportation;
and Clark County.

Figure 1 | Highway 99 Sub-Area Plan

Existing Land Uses and Zoning

Woven throughout the Clark County Comprehensive Growth Management Plan are elements
that include a review of existing conditions and analysis of how the county will meet future
needs related to land uses. The policies listed in the plan directly follow the mandates of
the Growth Management Act (GMA) and the Clark County Community Framework Plan.

Land Use Designation
Table 1 shows the current land use and zoning within the sub-area. Each zoning category

includes the total percentage of land use. This table illustrates the abundance of
commercial designated land (19.98%) and residential zoned land (62%).
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HIGHWAY 99 SUB-AREA PLAN

Table 1 | Land Use Designation

Land Use Designation and Zoning for Highway 99 Sub-Area Plan

Source: Clark County Department of Assessment and GIS
Note: This land use is based on zoning. The acreage will not match the comprehensive plan
designations in the vacant land model used for tables 2 thru 7.

Land Use Zoning Acres Percent
Urban Low Density Residential R1-6 (6,000 s.f. lot) 1,108.98 45.09%
R1-10 (10,000 s.f. lot) 45.35 1.84%
Urban Low Density Total 1,154.32 46.93%
R-12 (12 d.u. per acre) 1.16 0.05%
R-18 (18 d.u. per acre) 136.05 5.53%
Urban Medium/High Density R-22 (22 d.u. per acre) 0.24 0.01%
Residential R-30 (30 d.u. per acre) 102.50 4.17%
R-43 (43 d.u. per acre) 130.72 5.31%
OR-18 (18 d.u. per acre) 0.34 0.01%
OR-43 (43 d.u. per acre) 0.89 0.04%
Urban Medium/High Density Total 371.91 15.12%
R1-6 10.93 0.44%
Mixed Use R-30 5.05 0.21%
Community Commercial 17.59 0.72%
Limited Commercial 92.25 3.75%
Mixed Use Total 125.82 5.12%
Employment Center Total 0.0 0.00%
Neighborhood Commercial 6.72 0.27%
Commercial Community Commercial 67.76 2.76%
Limited Commercial 51.73 2.10%
Highway Commercial 365.29 14.85%
Commercial Total 491.50 19.98%
Industrial Light Industrial 29.88 1.21%
Industrial Total 29.88 1.21%
Open Space/Parks R1-6 102.54 4.17%
Parks/Wildlife refuge 48.39 1.97%
Open Space/Parks Total 150.93 6.14%
Public Facilities R1-6 31.19 1.27%
Public Facilities Total 31.19 1.27%
R1-6 75.49 3.07%
R-12 4.86 0.20%
R-18 5.46 0.22%
BPA R-22 1.17 0.05%
Community Commercial 7.39 0.30%
Limited Commercial 2.98 0.12%
Highway Commercial 1.82 0.07%
BPA Total 99.17 4.03%
Water Parks/Wildlife refuge 4.87 0.20%
Water Total 4.87 0.20%
Total 2,459.59 100.0%0
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HIGHWAY 99 SUB-AREA PLAN

Figure 2 | Comprehensive Plan Map
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HIGHWAY 99 SUB-AREA PLAN

Vacant and Buildable Lands Inventory

Clark County uses a Vacant and Buildable Lands Model to identify places that could be
developed, including both vacant parcels and those that have a high potential to redevelop.
Information for tables 2 through 7 below are provided by Clark County Department of
Assessment and GIS using the most recent 2007 Vacant Land Model. It shows built, vacant
and underutilized acres within the Highway 99 planning area.

Table 2 | Industrial Vacant Buildable Lands Model

Industrial VBLM Total
o |_Land Use Industrial VBLM Description AT
C; Built 20.82
@
> Industrial Vacant - 2.70
% Vacant Critical 1.93
T Roads and Easements 4.43
Industrial Total 29.88

Table 3 | Commercial Vacant Buildable Lands Model

Commercial VBLM Total

Land Use Industrial VBLM Description Acres
Built 311.79
8 Vacant 42.00
x Vacant Critical 19.50
E Commercial | vacant Exempt 5.95
2 Vacant Lot less than 5000 sq. ft. 0.32
T Underutilized 0.20
Roads and Easements 113.01
Commercial Total 492.77

Table 4 | Mixed Use Vacant Buildable Lands Model

Mixed Use VBLM Total

Land Use Industrial VBLM Description Acres
Built 44.55
o)) Vacant 25.08
C; Vacant Critical 19.49
g Mixed Use |_vacant Exempt 10.51
% Vacant Lot less than 5000 sq. ft. 2.82
T Underutilized 3.34
Underutilized Critical 0.25
Roads and Easements 19.88
Mixed Use Total 125.92
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HIGHWAY 99 SUB-AREA PLAN

Table 5 Emeloxment Center Vacant Buildable Lands Model

Employment Center VBLM Total

Land Use Industrial VBLM Description Acres
Built
Vacant
Vacant Critical
Employment | Vacant Exempt
Center Vacant Lot less than 5000 sg. ft.
Underutilized
Underutilized Critical
Roads and Easements
Employment Center Total

Highway 99

olololo|lo|olo|o|o

o

Table 6 | Urban Low Densitx Residential Vacant Buildable Lands Model

Residential VLBM Total

Land Use Residential VBLM Description Acres
Built 672.23
Built Exempt 10.23
o)) Mansions and Condos 3.53
o Vacant 49.47
C>U\ Urban Low | Vacant Critical 34.08
3 Density Vacant Exempt 26.86
% Residential Underutilized 59.90
'f Underutilized Critical 50.93
Parks and Open Space 24.01
Private Open Space 14.86
Roads and Easements 207.60
Urban Low Density Residential Total 1,153.70

This section left intentionally blank.
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HIGHWAY 99 SUB-AREA PLAN

Table 7 | Urban Medium/High Densitz Residential Vacant Buildable Lands Model

Residential VLBM Total

Land Use Residential VBLM Description Acres
Built 110.32
Built Exempt 10.55
o Mansions and Condos 51.41
o Vacant 49.57
C>U\ MedLiJJEna/rLigh Vacant Critical 66.53
E Density Vacant I?>.<empt 7.57
o) Residential Underutilized 12.30
'f Underutilized Critical 7.82
Parks and Open Space 10.87
Private Open Space 1.97
Roads and Easements 42.85
Urban Medium/High Density Residential Total 371.76
Total' | 2,174.03

Demographics

Population and Households

Population throughout the planning area represents approximately 3.3 percent of the total
2007 population throughout Clark County. Table 8 below shows the sub-area with a
population of approximately 14,000. Clark County planning assumptions uses a county-
wide factor of 2.59 persons per household. Based on census information, the Highway 99
Sub-Area is currently showing a person per household of 2.6.

Table 8 | Population and Households

Population Percentage Households Percentage Persons
2007 Of County 2007 Of County Per
Population Households | Household
14,000 3.3% 5,378 3.4% 2.6

. ______________________________________________________________________________________________________________________________________________}]
Source: Clark County Department of Assessment and GIS, 2007 based on U.S. Census Bureau,
2005 American Community Survey.

Household Characteristics

The planning area has approximately 5,378 households based on the latest U.S. Census data,
of which over 3,675 (or 68.3 percent) are owner occupied. County-wide owner-occupied
households are averaging approximately 67 percent.

! Total acreage does not include VBLM land use designations for open space/parks, public facilities, water and BPA totaling
286.35 acres.
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Table 9 | Household Characteristics

Households Owner- Percentage Renter- Percentage
2007 Occupied of Owner- Occupied of Renter-
P Occupied P Occupied

5,378 3,675 68.3% 1,703 31.6%

Source: Clark County Department of Assessment and GIS, 2007 based on
U.S. Census Bureau, 2005 American Community Survey.

Age and Gender

The age of the population within the proposed UGA can tell a great deal about the future
demands for services and new commercial and retail activity of an area.

Table 10 | Gender Distribution

Gender Distribution

Male 6,975 49.9%

Female 50.1%

7,025

Source:
GIS,
American Community Survey.

Clark County Department of Assessment and
2007 based on U.S. Census Bureau, 2005

The population within the planning area is split almost equally between genders as shown in
Table 10. Females represent 50.1 percent and males 49.9 percent of the population.

Table 11| Age Distribution

Age Distribution
2000 | 2007
Under 5 years 886 966
5 to 9 year 840 1,022
10 to 14 years 839 1,050
15 to 19 years 793 966
20 to 24 years 735 980
25 to 34 years 1,540 2,058
35 to 44 years 1,831 2,142
45 to 54 years 1,645 2,044
55 to 59 years 630 882
60 to 64 years 455 560
65 to 74 years 758 714
75 to 84 years 537 476
85 years and over 175 140

—————————— — —— — ————— — ]
Source: Clark County Department of Assessment
and GIS, 2007 based on U.S. Census Bureau, 2005
American Community Survey.

In general, the age structure of the
population is similar across the county.
Table 11 presents the age distribution of
the population for the Highway 99 Sub-
Area between 2000 and 2007.

In 2007, the county-wide the median age
is 35.52 years. The median age
throughout the planning area in 2007 is
34.81 years. This is a slight decrease
from 2000 when the median age in the
planning area was 36.07.

People who move into Clark County tend
to be young adults with children. Overall
the county has a tendency to have a
higher share of children and middle-aged
adults than the national average. The
planning area age population follows the
county trend with 62 percent or 8,666
adults of working age 19 to 64 years.
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Race and Ethnicity

Based on U.S. Census data, the 88 percent of the respondents within the Highway 99 Sub-
Area Plan identify themselves as white, of which, 812 people could be identified as Hispanic
or Latino. As with all census data, it's a representation of that moment in time. An
interview with the Vancouver School District has indicated a sharp increase in the diversity
of children attending Sara J. Elementary School.

Table 12 | Race and Ethnicity

Race and Ethnicity
White 12,320
Black or African American 322
American Indian and Alaska Native 280
Asian 630
Native Hawaiian and Other Pacific Islander 98
Some Other Race 350

= —
Source: Clark County Department of Assessment and GIS, 2007 based on
U.S. Census Bureau, 2005 American Community Survey.

Household Income

The median household income for the planning area is approximately $46,780.

Table 13 | Household Income

2006 Number of Households by Income
Less Than $10,000 357
$10,000 to $14,999 140
$15,000 to $24,999 430
$25,000 to $34,999 484
$35,000 to $49,999 835
$50,000 to $74,999 1,135
$75,000 to $99,999 731
$100,000 to $149,999 914
$150,000 to $199,999 215
$200,000 or more 137
Median Household Income $46,780
2005 Per Capita Income $24,104

Il
Source: Clark County Department of Assessment and GIS, 2007 based on
U.S. Census Bureau, 2005 American Community Survey.
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