Ferndale UGA

Residential Land Capacity Analysis Summary of Options

14-Aug-09
City Proposal Executive Recommendation Option 3
Unincorp. Unincorp. Urban UGA with Unincorp. Urban UGA with
Land Capacity Analysis City UGA UGA Total City UGA UGA Total / Reserve Reserve City UGA Reserve Reserve
Inventory - Gross Developable Acres 846 1,423 2,269 846 692 1,538 ; 730 2,269
- Pending Projects 245 - 245 245 - 245 | - 245
- Critical Areas Subtraction 118 256 374 118 165 283§ 91 374
- Public Uses Subtraction 10 27 37 59 50 109 / 23 132
Subtotal 430 1,108 1,539 424 477 900 ! 617 1,517
- Other Public Uses Subtraction (%) 5.0% 5.0% 5.0% 5.0% 5.0% 5.0% 5.0% 5.0%
Subtotal 409 1,053 1,462 402 453 855 586 1,442
- Infrastructure Subtraction (%) 25.2% 26.8% 26.4% 25.2% 26.8% 26.1%; 26.8%
Subtotal 306 770 1,076 301 331 632 | 429 1,061
- Market Factor Subtraction (%) 20.2% 22.2% 21.7% 20.2% 22.1% 21.2%i 22.3%
Net Developable Acres 244 599 843 240 258 498 / 333 831
x Assumed Net Densities 7.9 4.0 5.1 6.5 4.0 52) 4.0 4.7
Dwelling Unit Capacity 1,926 2,396 4,322 1,569 1,033 2,602 | 1,332 3,934
- Existing DUs in partially/under-utilized 484 249 733 484 138 622 | 111 733
+ Pending and Master Planned Project Dwelling Units 1,220 - 1,220 1,220 - 1,220 4 - 1,220
Dwelling Unit Capacity with Pending and Master Planned 2,662 2,147 4,809 2,305 895 3,200 ! 1,221 4,421
x Occupancy Rate 93.0% 93.3% 93.1% 93.0% 93.4% 93.1%| 93.3%
x Average Household Size 2.7 2.9 2.8 2.8 2.9 2.8/ 2.9
Population Growth Capacity 6,789 5,831 12,620 5,953 2,442 8,395 ; 3,305 11,700
2008 Population 12,019
Land Demand Supply Surplus (Deficit)
Population Net Net Acres Population
Allocation per  Developable Net Acres Surplus Surplus
Option Acres Needed Available (Deficit) (Deficit)

Option 1 -- City Proposal 8,687 551 843 292 3,933

Option 1 -- Urban Reserve

Option 1 -- UGA and Reserve 8,687 551 843 292 3,933
Option 2 -- Executive Recommendation 8,121 478 498 20 274

Option 2 -- Urban Reserve 566 80 333 253 2,739

Option 2 -- UGA and Reserve 8,687 558 831 273 3,013

Option 3 --
Option 3 -- Urban Reserve
Option 3 -- UGA and Reserve
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Ferndale UGA

Commercial / Industrial Land Capacity Analysis Summary of Options

14-Aug-09
City Proposal Executive Recommendation Option 3
Unincorp. Unincorp. ¢ Urban UGA with Unincorp. Urban UGA with
Land Capacity Analysis City UGA UGA Total City UGA UGA Total # Reserve Reserve City UGA Reserve Reserve
Inventory - Gross Developable Acres 1,008 458 1,466 1,008 508 1,516 : 4 1,519
- Pending Projects 148 4 152 148 4 152 | - 152
- Critical Areas Subtraction 407 140 548 407 144 552 | 2 553
- Public Uses Subtraction 4 - 4 4 - 47 - 4
Subtotal 444 306 750 444 350 794 ) 2 796
- Other Public Uses Subtraction (%) 5.0% 5.0% 5.0% 5.0% 5.0% 5.0% 5.0% 5.0%
Subtotal 422 290 712 422 333 754 14 2 756
- Infrastructure Subtraction (%) 10.0% 10.0% 10.0%) 10.0% 10.0% 10.0%), 10.0% 10.0%
Subtotal 380 261 641 379 299 679 | 2 680
- Market Factor Subtraction (%) 19.3% 19.4% 19.4% 19.3% 19.1% 19.2%) 25.0%
Net Developable Acres 306 211 517 306 242 548 § 1 549
x Assumed Floor Area Ratios 0.17 0.16 0.16 0.17 0.16 0.16 ) 0.16
Building Square Ft Capacity 2,204,453 | 1,500,414 | 3,704,868 | 2,202,411 | 1,722,318 | 3,924,729 | 9,180 | 3,933,909
- Sq Ft Existing Bldgs on Underutilized Parcels 475,066 - 475,066 475,066 - 475,066 / - 475,066
+ Pending Project Square Ft 265,839 58,459 324,298 265,839 58,459 324,298 ) - 324,298
Building Sq Ft Capacity with Pending 1,995,226 | 1,558,873 | 3,554,100 | 1,993,184 | 1,780,777 | 3,773,961 9,180 | 3,783,141
x Occupancy Rate 95.0% 95.0% 95.0% 95.0% 95.0% 95.0% 95.0%
/ Employment Density 814.9 757.0 788.4 815.0 752.8 784.4 4 725.0
Employment Growth Capacity 2,326 1,956 4,282 2,323 2,247 4,571 ! 12 4,583
2008 Est. Employment: 5,534
Land Demand Supply Surplus (Deficit)
Employment Net Net Acres Employment
Allocation per  Developable Net Acres Surplus Surplus
Option Acres Needed Available (Deficit) (Deficit)

Option 1 -- City Proposal 4,747 571 517 (54) (465)

Option 1 -- Urban Reserve

Option 1 -- UGA and Reserve 4,747 571 517 (54) (465)
Option 2 -- Executive Recommendation 4,335 521 548 27 236

Option 2 -- Urban Reserve

Option 2 -- UGA and Reserve 4,335 521 548 27 236

Option 3 --
Option 3 -- Urban Reserve
Option 3 -- UGA and Reserve
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\ ID Description Area Acres
0 City Limits 187665005.53 4308.20
1 Residential Retain 27383492.56 628.64
H 2 Residential Retain 14913483.06 342.37
19 J \ T 3 Residential Retain 5216956.01 119.76
1 4 Residential Retain 7535058.29 172.98
| f‘- i 5 Residential Retain 2772373.68 63.64
2 \ 14 5A  Residential Subtract 893432.73 20.51
_Jx N B 6 Residential Retain 3845435.18 88.28
— \\ ] B 7 Residential Subtract 29506290.14 677.37
Iz T NQJ - /‘ 8  Residential Subtract 1651964.31  37.92
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X A\ ! 11 11 Residential Subtract 652236.02 14.97
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E } 13 Commercial/Industrial Retain 1689159.69 38.78
- — 14 Commercial/Industrial Retain 2142372.69 49.18
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% —— N\ 15 Commercial/Industrial Subtract 1515815.56  34.80
\l& 4 \\22 16 Commercial/lndustrial Add 5184105.36 119.01
\ 17 Commercial/Industrial Add 6081468.61 139.61
¥ 18 Pending Annexation 10586745.01 243.04
, 19 Pending Annexation 556419.19 12.77
i \ , U 20 Pending Annexation 1189242.58 27.30
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Exhibit 1: Proposed Urban Growth Area

Without Urban Reserve




Land Capacity Analysis Assumptions
August 14, 2009

Ferndale UGA
Residential Assumptions

Source

Occupancy Rate: Single family

93.3%

OFM 2008, per Whatcom County Land Capacity Detailed
Methodology

Average Household Size: Single family

2.90

Same

Occupancy Rate: Multi-family

91.1%

Same

Average Household Size: Multi-family

2.52

Same

Critical Areas Deduction: Single Family

See LCA

Wetland data is derived from several sources: US Fish Wildlife
Service - National Wetland Inventory, and Dept. Fish Wildlife
2003 Priority Habitats and Species data (PHS). Topographic
source data is based on 10-Meter Digital Elevation Model
(DEM) USGS base elevation data (10 Meter ground spacing).
Data was processed to derive slopes greater than 35 percent.
Floodway/100 Year Frequently Flooded is FEMA 2007 data as
part of their Flood Insurance Rate Maps (FIRM) program. Peat
Soils were based on Soil Survey Geographic Database by US
Dept. of Ag. Natural Resource Conservation Service.

Critical Areas Deduction: Multi-family

See LCA

Same

Future Public Use Deduction: Single Family

See LCA

City of Ferndale (Parks Recreation and Trails Master Plan,
7/21/08) 37.47 acres total needed for UGA

Future Public Use Deduction: Multi-Family

See LCA

Same

Other Public/Quasi-Public_Uses: Single family

5.0%

Whatcom County Land Capacity Analysis Detailed Methodology
(section 3.3).

Other Public/Quasi Public Uses: Multi-family

5.0%

Same

Infrastructure Subtraction: Single family

26.8%

Past five years development data, provided by the City of
Ferndale. City provided percentage of all subtractions from
City-approved plats, including critical areas/open space acres.
This figure represents the total subtractions (rights of way,
stormwater, and open space) minus the percentage estimated
to be affected by critical areas. Thus critical areas are not
double-counted but the open space areas subtracted by
Ferndale -- but not affected by critical areas — are counted
within the subtraction.

Infrastructure Subtraction: Multi-family

18.9%

Past five years development data, provided by the City of
Ferndale. Only rights of way and stormwater subtractions are
counted; open space-critical area calculation done for single
family development was not done due to small sample size of
developments.

Market Factor; Vacant Single family

15.0%

Whatcom County Land Capacity Analysis Detailed Methodology
(section 3.6).

Market Factor: Partially-Utilized: Single family

25.0%

Same

Market Factor; Vacant Multi-family

15.0%

Same

Market Factor; Under-Utilized Multi-family

Assumed densities

25.0%

Same

Used city planned densities except in multi-family where
insufficient achieved density data available. Reduced densities
in these zones.
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Ferndale UGA
Commercial/Industrial

Source

Assumptions
700 Draft City of Bellingham Employment Lands Report , December, 2008

(Whatcom County Land Capacity Analysis Detailed Methodology (section
5.2) indicates the Bellingham employment analysis will be used as a starting
point with adjustments to account for jurisdictional differences; Ferndale

Employment Density: Retail provided estimates of Floor Area Ratio but not employment density).

Employment Density: Commercial 750 Same

Employment Density: Industrial 1000 Same

Floor Area Ratio: Retalil 0.161 Past 5 Years Development. Provided by the City of Ferndale.

Floor Area Ratio: Commercial 0.164 Past 5 Years Development. Provided by the City of Ferndale.

Floor Area Ratio: Industrial 0.170 Past 5 Years Development. Provided by the City of Ferndale.
Whatcom County Land Capacity Detailed Methodology, Berk and

Occupancy Rate: Retail 95.0% Associates, Feb. 10, 2009 (p. 16)

Occupancy Rate: Commercial 95.0% Same

Occupancy Rate: Industrial 95.0% | Same

Infrastructure Subtraction: Retail 10.0% Standard assumption agreed to by County and City of Ferndale

Infrastructure Subtraction: Standard assumption agreed to by County and City of Ferndale

Commercial 10.0%

Infrastructure Subtraction: Industrial 10.0% Standard assumption agreed to by County and City of Ferndale
Wetland data is derived from several sources: US Fish Wildlife Service -
National Wetland Inventory, and Dept. Fish Wildlife 2003 Priority Habitats
and Species data (PHS). Topographic source data is based on 10-Meter
Digital Elevation Model (DEM) USGS base elevation data (10 Meter ground
spacing). Data was processed to derive slopes greater than 35 percent.
Floodway/100 Year Frequently Flooded is FEMA 2007 data as part of their
Flood Insurance Rate Maps (FIRM) program. Peat Soils were based on Soil

Critical Areas Deduction: Survey Geographic Database by US Dept. of Ag. Natural Resource

Commercial See LCA [ Conservation Service.

Critical Areas Deduction: Industrial See LCA | Same
City of Ferndale (Parks Recreation and Trails Master Plan, 7/21/08) 37.47

Future Public Use Deduction: acres total needed for UGA; City estimates 3 acres needed for public uses

Commercial See LCA [ in commercial zone

Future Public Use Deduction: Same

Industrial See LCA

Other Public/Quasi Public Uses: Whatcom County Land Capacity Analysis Detailed Methodology (section

Retail 5.0% 3.3).

Other Public/Quasi Public Uses: Same

Commercial 5.0%

Other Public/Quasi Public Uses: Same

Industrial 5.0%

Market Factor: Vacant Whatcom County Land Capacity Analysis Detailed Methodology (section

Retail/lCommercial 15.0% 3.6).

Market Factor: Under-Utilized Same

Retail/Commercial 25.0%

Market Factor: Vacant Industrial 15.0% Same

Market Factor: Under-Utilized Same

Industrial 25.0%
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