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BOARD OF COURTY COUNCILORS
MINUTES OF OCTORER 20, 2018

The Board convened in the Councilors' Hearing Room, $th Floor, Public
Service Center, 1300 franklin Street, Vancouver, Washington,
Councilors David Madore, Jeanne E. Stewart, and Tom Mielke present.

PUBLIC HEARING: COMPREHENSIVE PLAN UPDATE - PREFERRED ALTERNATIVE
The purpese of this hearing is te take public testimony on tha

Planning Commissions’ recommendation for a preferred alternative.
The Board will deliberate and select a preferred alternative., The

selected preferred slternative will be analyzed in & final SEIS.

MADORE: Okay. We're ready. All right.

Calling the meeting to order. This is the public hearing for the
comprehensive plan update. This is teo allow our community, along
with each ¢f the jurisdictions within Clark County, to come together,
coliaborate to plan for the future so that we have enough rescurces,
enough land available for our community to grow appropriately and
provide for the necessary infrastructure investments as wall., What

T'd 1ike to be able to do is I'd

,,,
[

ke to lead, to start with Oliver,

if you don't mind.

In the starting out here, we have a notebook with Tab 1, subject Bays
Criteria For Choosing a Preferred Alternative, upcn what
information, what knowledge do we base our future going forward?
What criteria do we use to plan for cur future? There are two
documents I'd like to be able tobring up arnd 1'd like for our citizans
to be able to see what 1'm seeing here, because the informaticn that
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we all use in order to plan, to make informed decisions ig crucial,

We need to know it's that we're all on the same page. It's known

goord data, and if somehow we get different answers, we need to {ind

out why is it different. Our decisions are only as good as the

information it's based on. So the two documents, I'd l1ike to be able

to just sinmply walk through them - and if you'd be patient - to see

the content of both of these documents and then we can open it up

for diacussion, dialogue.

The first one has to do with the overall expected growth for Clark

County, so I want to just read through this, and if you can follow

along on the screen, that would be good.

STEWART: Mr. Chair?

MADORE: Yes, ma'am.

STEWART: This document ig from where?

MADORE: Botnh of these, l1've authored both of these documents.

STEWART: Okay. And has staff seen these?

MADORE: The documents were prepared this morning. I do not plan

to act on thess documents this morning., I plan te introduce them,

because 1t would be not realistiec for us to be able to somehow see
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these for the first time and then act on them. We need to be able
to be -~ the public process, especially for the comp plan update is
a very formal process. Process is very important, and the steps we
take in order to engage the public, engage the each of the
jurisdictions needs to be inclusive.
STEWART: So is it fair to say that this informaetion is from your
perspective about how we -- how the growth management update factors

that are related to it?
MARORE: Yeos.
STEWART: Thank you.

MADORE: Okay. All right. The need to correct the Clark County
population growth rate forecast. On December 18, 2013, a 1.12
percent population growth rate was chosen for the next 20 yearsg pased
primarily upon this graphic found on Page 7 of the PowerPoint
presentation shared at that hearing. Each of these, you*rll see
there's a source here, each of these documents or the information
in these dosuments, the original scurce is -- there's a link there
to verify that these are backed up by. VYou can go to the original

source to verify that, yep, sure enough, it's there,

So if you look in that first graph, you'll see that there’s a time

period from 2007 to 2013. 1It's a relatively short time pericd for
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us to base a 20-year projection en, And during that time period,
if you recall, that included the recession, and so we see the results

of the recession happening during that time,

And when you look at that information, what's on the left, on the
vertical axis, here is the percent in growth of our county during
that time countywide. And it appeared, if we fust simply look at
that image, it looks, well, a reasonable amount there is to pick a
middle point, 1.12 percent and that's what we adopted for our 20-year

plan going forward. That's how much we plan to grow going forward.

8o I'1ll contirue to read. Rather than the actual long-term trend,
the ground focus was a snapshot of the great recession. Much has
changed since that time and numerous recuests have been made to
increase that number. Housing and rent costs have continued to
increase; vacancies have continued to be among the lowest in the
state; affordable housing continues to be hard to find; and

homelessness is growing worse.

These problems naturally occur when a chronic land shortage reaults
due to underestimating the needs of the community. One of the geals
of the Growth Management Act is to correct the inadequﬁte supply of
land to meet the needs. The key is better planning that corrects
the pattern of underestimating community growth by choosing 2 more

accurate and realistic population growth projection for the future.
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The table there at the bottom, the OFM stands for the Office of
Financial Management, and by law, we have to stay within the low and
the high boundaries of what they project for our community. They
publish thogse numbers on their website. Those numbers in the first
two columns, the 2015 and the 2035, come directly from thair website.
They started with the Population of the low of §20-some thousand at
the time at 20185 low and 4%7, 000~something on the high. And the 2035
nas a rate of growth that's very conservative to start, medium and

then more aggressive on the high.

The next column is the Population Difference. That's just simply
subtracting 2015 from 2035 and that's the ?opulatiﬁn.miﬁfﬁr@ncw.
The right most column, Annual Growth Rate, that's just simply an
extrapolation of the percentage of growth during that time and is
expresged in the annual growth rate, 5o .45 percent, 1.12 psrcent

was right in the middle. That's what we chose, and 1.58.

The column just to the left of the right one is Bural Population

5

Difference at 14 percent, If we were to simply use those numbers,
pick one, two or three, low, medium or high and calculate 14 percent,
that would be the amount of additional people that we'd have to

accommodate in the rural community., That's all those areas sut

the urban growth boundary. You notice that they range from

50~ == about 5500 to 25, 000-and-something.

The next page is the ~ T believe that a number of you have double-sided
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printing, so look on the back page of that first page - the Actual
Population Growth Rate. This provides a longer terﬁ perspective.
Our actual long-term population growth history provides the most
reliable basis for estimating our future growth rate. The
historical trend should include at least 20 years and should consider
major effects due to temporary conditions that significantly
inflyenced that trend. CQutlievs should be understood to avoid

forecasting a normal future based on a transient exception.

The following graphic provides that more information -- provides

that more informerd and current basis. So if you look at that graph,
you can h;ing that center there, you'll see that the time frame is
much expanded. It ranges from 139%1 through 2015, 2015 is included
because the 0ffice of Financial Management - I'1l1 refer to them as
OFM - released, published a news release on June 30 that included
everything through April 1lst, and that news release indicated that
Clark County is one of the fastest growing counties in the state and
that we are back up above two percgent in our growth rate. So the
numbers shown there, the red sguiggly line that goes, takes a dip
and then jumps back up, that's the actual population growth rate per

year, The line axis thete is the annual growth rate in percent.

S0 you can see it starts out in 1991, the blue line is more of an
averaging out, soc you can kind of see the overall trend of what's
going on there. It starts out at about four percent, ends up at three

percent, which stays above two percent except for the recession, and
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the recession is that shaded area there in the oval where we had an
exception, and then we jumped back up with the latest numbers being

above two percent.

So this is, you notice there is dotted lines there as well, the 1.12
percent and the low, medium, high, those dotted lines are the same
ehoices that the OFM gave us to be able to choose., 8o we chose that
middle one thinking at the time looking only in the -- basicelly in
that oval considering that period of time that would be what we would
base the future on looking at that window. And if we look ar the
proader scope, this is meant to expand our horizons so we don't come
too nearsighted there, the sources shown there, you can click on that

link.

The OF¥ news release for April Ist, 2013, update confirmed that Clark
County's current pepulation growth rate has returned to the normal
pre-recessicn rate and is now at 2.04 percent. The low, medium and
high choices publighed by the OFM in 2012 are 211 well below the actual
historic basis -=- and that’s what we usad too. That's where those
choices come from. They haven't updated that. We still have *o be
able to cheose from those., And below the -- in other words, their

LY I A ]

published growth rate.

The next page. Per the law of supply and demand, failing to provide

the expected need for residential land results in unaffordable homes
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and increased homelessness. Even higher prices afford even smaller
homes and lesser apartments contrary to the written Growth Management
Act goals. Vancouver now has the distinction of having the fastest
growing rent prices in the nation. And this graphic is what was
published. This made national news. You'll notice that the highest
ore on there, 14.3 percent represented the City of Vancouver which
is about 40 percent of Clark County. They don't evaluate or publish
counties; they publish cities. So that's their best indication that

we are unique, something is unigue about our community.

I alse locked in the OFM, they talked about -- they publish the
vacancy rates for each of the communities, and our vacancy rate going
way back has been one of the lowest counties in the state as well.
%o this has been not just short-term; this has been a long-term that
we have unaffordability going in here and not encugh housing

according to the OFM numbers.

The GMA reguires that we plan to provide sufficient land for housing
and employment growth for the next 20 years as highlighted in the
following excerpt from the ~- this is a section from the Growth
Management Act itself. Counties and cities that are required or
cheoase to plan under RCW, there's a reference, shall ensure that,
taken collectively, asdoption of and amendments to their
comprehensive plans and/or development regulations provide
sufficient capacity of land suitable for development within their

jurisdictions to accommodate their allocated housing and smployment

Rider & Associates, Inc.
360.693.4111

036793



BOARD OF COUNTY COURCILORS g
HINUTES OF OCTOBER 20, 20185
growth, including the accommodation of, as appropriate, the medical,
governmental, and educaticnal, institutional, commercial and
industrial facilities related to such growth as adopted in the
applicable countywide planning processes and consistent with the

20~year population forecast from the Office of Financial Management.

Therefore, the population growth rate forecast for Clark County

should be corrected to the high OFM choice which is still well below
the actual normal long-term growth rate average. If that correction
is deemed to be too much of & change because we don't think we have
enough time at this point, then a smaller correction should be chosen
as near as possible to that goal that we can achieve at this point.
Projected employment should alsc be proportionately increased as

required by the GMA.

Again, this is only my view. I den't gpeak for the Council., I've
done individual homework and this i1s the case that 1 owe tn the

Citizens and to my colleagues to convey the basis upon which a

recommendation is made. So I would like to be able to -=- there's
one other view here and that has to do with the rural community. How
do we plan for the rural community and how do we differentiate that?
How do we somehow have different standards for them? And this second
paper addresses that. 8o if you will follow with me, I1'll be happy
o just go over this and then we can come back and we can welcome

the dialogue on both of thase.
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This peper here is just simply the need to plan for realistic rural
population growth. Unrealistic assumptions cverstated the rural
capacity: That's in our DEIS. The SDEIS, that's the Supplemental
praft Environmental Impact Statement, that's S8DEIS, has overstated
the rural capacity of Alternative 1, Alternatives 1, 2 and 4 to
accommodate potential population growth by making the following

unrealistic assumptions:

Remainder lots of already developed cluster developments with
permanent covenants prohibiting further development should be

counted as rural parcels that will develop.

The second assumption. Large scale commercial forestry parcels
owned and operated by major forest in&uatry companies with long-term
commltments to continue those operationa located in those areas with
no basic infrastructure should be counted as parcels that will

develop.

All rural parcels should be counted as parcels that will develop

insluding 100 percent of an environmentally constrained areas.

Now, bhese are the assumptions that were used that were analyzed in

the DEIS.

All rural parcels that lack sufficient space for septic systems and
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state mandated well clearances due to environmental constraints

should be counted as parcels that will develop.

All reasonable assumptions used by the vacant buildable lands model

inside the urban growth boundaries, including the never to conver

«f

deductions and market factor deduction should be omitted gutside the

urban growth boundaries. We have twe sets of stendards thers.

The historical basis of the 20 year, the last 20 years of Clark County
Assessor GIS records documenting the actual urban/rural split
batwean 85/15, that's 89 percent inside, 15 percent gutside the urban
growth boundary, and 86/14 should bs disregarded. a 90/10
urbanf/rural split should be used instead. So these are thas
assumptions that have been -- that have produced the numbers in the

DELS that we've all been working with,

The next table is the actual documentation from the Clark County
Agsessor's GIS %acard5* In there we see 2 long-term history from
1985 to 2014, and the columns move across from a Countywide

fopulation, you'il see its increase year-by-year, Rural Population

and the Percent of Rural Population.

In other words, if you look at, for instance, 1995, you got
43,000~and-something as the numerator; the denominater is 29, 000 or
213,000~and~something. That ratio ends up being 15.5 percent, and

the integer values of those when you consider what is the urban/rural
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split, that's the right-most column, so that's 84/1€.

As we read across there, each of these records you'll see the actual
amount of growth according to our own records as basically started
cut at 8B4/16, hovered at B4/15 and we've been at 86/14 since 2004,

wa're still there.

Correcting the rural calculations with more reasonable assumptions.
The rural VBLM, that's the Vacant Buildable Lands Model, bhas been
updated to include the following assumptions, and the calculations
for all of the numbers that we examine, how many lots will develop

into potential new households i1s all based on the map.

Lyery map, every parcel on the map has a serial number to it, has
specifications to it, how many gross acres are there, how many
crivipgal land acres are there, 1s there a dwelling there already,
is there not, what's the zoning, how many potential lots can you get
out of that, all of those turn into, you run it through software,
and out comes an Excel spreadsheet that will tell you exactly how
many lots potentially can develep using that grid ariteria. We see
how many were developed, were used already in the book, in the EIS
beok. This is a new model that I'm preoposing that we use that 1

believe would be more realistic.

The rural VBLM has been updated to include the following assumptions:
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Parcels that cannot reasonably be expected tu develop should not be
counted as likely to develop. Those include remainder lots of
already developed clustered developments L{hat are prohibited from
further development. These have beenmarked as Yexclude” on the maps

used for Alternative 1 and Alternative 4.

S0 each of the -- in the GIE database, not only if you click on any
one of those parcels, a record comes up. There are fields in that
record, and one of those fields that have been added iz a exclude,
and exclude will allow each one of those to be ldentified zaid, well,
you shouldn't count that as something that's going to develop, and

8o one-by-cne each one of those have been identified and marked.

Parcels located in areas far from any infrastructure and parcels

owned and operated by major forest industry companies with long-term
commitments to continue coperations on those parcels should not be
counted as likely to develop. These have been marked as exclude on

the maps used for Alternative 1 and Alternative 4.

Rural parcels that have less than one acre of environmentally
uniconatraines land for septic and well clearance should not be

counted as likelv to develop.

And I would just point out that there's a difterence batween —— we
have a VBLM medel for inside the urban growth boundary, normally thuse

parcels don't have septics. Our policies are to use sewer and PUD
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water there. You don't have a well normally and you normally don't
have septic inside, but cutside our policy is not te include septic
connection as considered Lo urban rescource, and so septic systems
take area mere than a footprint of a home and the driveway, and there's
also specifications that are mandated that require distance between

the septic drain field and a wellhead.

S0 that the reascnable amount they're consulting are septic system
designers out there and the well people, drilling people, is one acré.
Sometimes it can be one to two acres, but normally yvou can -~ the
two acres will allow -- with larger parcels, you normally can go out
into environmentally constrained area and do scmething there, but

you need at least one acre that's useful for septic and bullding.

ILoats that are up to 10 percent smaller than the minimum lot size should
te counted as provided by county code. If you have a .%-acre lot
and the minimum i3 one, cur county code will allow you to still develop

that job.

The adopted vacant bulldable lands model, the VBLM, used for urban
areas assumes that a percentage of properties that have an existing
residence will likely not divide further. That's the model that we
have been ~- that's been adopted for years and it's been used for
properties inside the urban growth boundary. Some of them don't
develop. That 30 percent, that same 30 percent never to convert

assumption should be applied to rural parcels as well., What's good
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for the goose is good for the gander., If it's a universal principle,

apply 1t countywide,

The adeopted VBLM used for urban areas assumes that a percentage of
vacant properties will likely not divide further, That same 10
percent never to convert agsumpltion should be applied to rural

parcels as well.

The adopted VBLK used for urban areas assumes a 15 percent residential
market factor to provide & reascnable margin for the law of supply
and demand to satisfy the GMA affordable housing goal. That same

15 percent factor should be applied to rural parcels as well,

The adopted VBLM used for urban areas includes a 27.7 percent
infrastructure deduction for urban parcels for roads and stormwater.
Because rural parcele are much larger than urban parcels, no

infrastructure deduction is assumed for rural parcels.

Incorporating updated assumptions and mitigations: Alternative 1
defines 60 percent of existing R parcels as nonconforming. 70
percent of existing parcels, AG parcels as nonconforming, 80
percent of existing forest parcels as nonconforming., Alternative
4 correcis this fundemental mismacch between Alternative I and the
actual ground truth of existing conditions, ‘The lecal rural
character as informed by the existing predominant lot sizes serves

as the evidence base for Alrvernative 4.
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In contrast to an all or nothing approach that accepts or rejects
an unchangeable draft, the concerns and recommendations expressed
by the SDEIS, citizen testimony and city representatives have
provided valuable feedpack to make Alternative 4 better. As a
rasult, Alternative 4 has been updated to lessen impacts and mitigate

conecerng.

The more realistic assumptions defined above have been incorporated.

Larger minimum Lot sizes have been preserved near the urban growth
boundaries to better provide for the future, potential future

employment lands,

AG-20 zones have been included to better satisfy the GMA goal of
providing a variety of lot sizes. In contrast to the single 20-acre
zone of Alternative 1, Alternative 4 provides three zones, AG-5,

AG-10 and AG-20.

Clustering is recognized as an important option that is integral to
the R, the AGC and the forest zones to minimize environmental impacts
and to preserve open space Or open resource and space in large

aggregated areas.

The actual numbers:

The following table documents the actual potential capacity of the
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rural area Lo accommodate the potential population increase for
Alternative 1 and ARlternative 4, using these updated assumptions

compared to those considered in the Environmental Impact Statement.

colurn and we have the three rural zones, Rural, Agriculture and
Forest, and we have going across columns to the right, Alternative
Capacity per the Draft Supplemental Envirommental Impact Stetement.
Those numbers come right out of the book., S did the third, the

Alternative 4 capacity per the DSEIS come right out of the book.

So those numbers, if you leock at the bottom, you'll see that the
Alternative 1, according to our publication, has 7,000 new potential
lots or households, and Alternative 4 over 12,000, We have our
adopted assumption assumes that each household can accommodate, will
accommodate, 2.€6 persons. So if you multiply each of those
potential new home sites times 2.66, you get the bottow numbers.
That's the potential new population growth that can be accommodated

by each of those.

So you'll notice something about this. The two columns per the DSETS
are very large. Alternative I says we can accommodate over 18,000,
aimost 19,000 people. Alternative 4 says we can accommodate almost
33,000 people. Those were based on the assumptions that I first read
on the first page. The other two columns to the right of those are
the Actual Cepacity using the new assumptions.
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The Actual Capacity, and I want to say that the -~ our GIS staff is
working on these numbers, they are comparing because these numbers
came from my own analysis and software working on each one of those
lots in the Excel file and then I've submitted the algorithms, the
methods to be able to - not algorithms. It's really simplemath ~ and

their numbers are not agreeing. I don't know who's right,

I hope that we can find out whatever those numbers are. They need
to be known good. And like our math teacher used to say, show your
work. All of these are not based on some basic statistical analysis;
they're all based on individual lots one by one by one that have a
record that would say how many new potential households can that lot

create.

50 the Alternative 4 and Alternative 1 capaciily, the Alternative 1
capacity is much less, less than 2700 lots, according to the map,
as 1 see it compared to the 7,000, Which one's right? How can we
make a decision for a 20-year plan with a ratio that's almost three
to one here? And regarding Alternative 4, 12,400-and-some versus

§700, huge difference. So we'll move on here.

Accomnmodating the forecasted rural population with Alternative 4:
Using these assumptions with Alternative 4, the rural area can
accommodate 15,215 people. That's in the bottom right corner of that

table. It's all math, new people. The following table shows the
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projected population growth for several options. If the medium OFM
choice is retained, in other words, we just stay with what we got,
& 87/13 urban/rural split would most closely fir the actual
Alternative 4 rural population capacity. In other words, even if
we don't change any of our adopted numbers, 1t can work if these

numbers are corrvect.

So the OFM cheice, again there was low, medium, high because we're
not considering the low cheice at this peint, I have both the medium
which we have salected and the high which we could select, those are
the two entries in that table, and that would provide a countywide
increase in population between the 115,000 on the 183,000 cver the
Z0~-year span aﬁd that would provide if we use the 86/14 split, that's
a 14 percent of that goes into the rural area, those two numbers,
16,000 and something new residents in the rural area for medium,

25,000 and something for the high.

For the rural increase uzing the 20/10 split, which iz what we've
already adopted hare, that would be 11,501, which is below the actual
capacity, which means there's room. The high numbear there's not

reom. It would be under by about 3100 people, would not be able to

accommodate them.

S¢ thouse are the two basic documents and I'm not asserting that
somehow I got my work right and staff got it wrong., Maybe mine's
wrong and they're right. But I've checked and I've worked and I
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me =-- to be built between the Ridgefield substation and the new
paradise Park substetion. Our staff has also directed conversations
with WSDOT staff about the fully funded realignment of the I-5/La
Center Road intersection which will impact not only I-5, but also

physically impact the 56 acres expansion area.

MADORE: Mr. Mayor, I need to be fair to each individual. Are you

about ready to wrap it up?

IRISH: I'm just about ready to wrap up, sir. And, of course, if
yvou've been out to the La Center interchange this week, you have seen
or at least heard the tremendous amcunt of scil being moved around
the tribal resarvation which abuts the city's limits. We all know
that development is occurring and will continue to occur around La
Center interchange., We also know that La Center needs to create a

job base of its own.

The simple solution, which the City of La Center will defend, is to
approve our request and add a small amount of employment land to our

urban growth area. Thank you for your time.

MAEDORE: Thank you, sir., Do we have the staff member from Battle

Ground here? Qkay. And if you could spell your name, please.

CRUMMETT: Thank you, Council members. My name is Sam Crummett,

Ce=r-y=m~m-e=-t=-t, 109 SW 1lst Street, Battle Ground, Washington.
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I'm hers to represent the City of Battle Ground. The City of Battle
Ground supports the Planning Commiassion's recommendation of
Alternative 3. What this means for Battle Ground is it would take
our city from what's currently & population of 20,000 and increase
that to 40,000 in 2035, This is a moderate growth proposal that we
are well underway and planning for in respect to our capital facility

planning and thig is something that meets the city's vision overall.

It also includes an 80-acre expansion to the west, This i3 for

employment-based zoning which would help create jobs in the city and
help vutilize what's going to be a four-way lane saxpansion on State
Route 502 which is essentially a five-mile connection from I-§5 to
our city. This growth proposal is elso in concert where we have many

of our impact fees set and our service development charges.

&nd then the second point I want to make is that the City is opposed
to Alternative 4 or some version of Alternative 4 that would create
the further parcelization in some of the rural lands in the county.
How this affects Battle Ground is 1t's more difficult to convert

parcelized land and near urban growth boundaries. ¥#e prefer to have

larger tracks of land, whether that's a ten-acre parcel versus, for

b5

example, two-acrs parcels. B2o we would urge you Lo keep your rural
lands rural, and then once the City grows, then we would convert those

more {inaudible) land to an urban development pattern,

This would also put a greater demand on our transportation systems.
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A3 you know, Battle Ground is at the heart of Clark County. State
Route %02 and State Route 503 funnel through our city, and we along
with the State Highway Department, are often on the hook to fix those

problems as they arise. That's all I have at this time.

MIELKE: T have a guestion, if I may. You anticipate by the year

2035 to go from 20,000 to 40,000 in growth?

CRUMMETT: Correct.

MIELKE: That's what I thought. Thank you. I can see that.

MADORE: Thank you. Mitch from the City of Washougal, it looks like

the last name is K-n-e-i-p-p. If I don't spell that correctly, feel

free to correct it, please.

KNEIPP: You spelled it correctly. It's pronounced Kneipp.

MADCRE:  Kneipp.

KNEIPP: Thank you, Councilers. Good afternoon. The last time I

was here T said that I was in favor of Alternative 3, Washougal was,

and that we opposed Alternative 4. That hasn't changed, with the

exception of the request, the specific reguest that Washougal had

known as 3.E by the Planning Commission.
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