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Overview



Key Questions

How many residents and jobs were located in Arlington 2020*?
Where were they located, and in what densities?

How do population and jobs allocations made by Snohomish
County for 2044 compare to a) the City’s capacity to accommodate
population and jobs, and b) the likely number of residents and
jobs.

Can the City accommodate the 2020-2044 population and jobs
allocations within its current boundaries, or will boundary
expansions to the west and southeast be necessary at some point
in the future?

*2020 used as a baseline year as the latest available year for some
data sources when planning process began.

Arlington Comp Plan | Land Use Forecasts


Presenter Notes
Presentation Notes
In line with state requirements that comprehensive plan updates demonstrate sufficient land capacity for accommodating allocated housing and employment growth, the consultant team evaluated relevant data and trends, and produced forecasts for likely potential growth within Arlington’s Urban Growth Area by 2044. These forecasts were compared with population, housing and employment growth allocations for the UGA in order to determine if the City can meet growth allocations within the current UGA.  


Forecast Scenarios Overview

Scenario 1 — Lower Density

Uses City’s vacant/underutilized layer; City assumptions re/ employment
and housing density.

Scenarios 2-5 — Higher Job, Housing Density

Removes high-value properties from City's vacant/underutilized layer
to reflect lower likelihood of redevelopment and to reduce losses for
existing jobs and housing.

Density assumptions for employment and housing based on recent
development trends using CoStar (commercial real estate information
company) and City data on recent developments.

Variations added: Work from home estimates, higher density commercial
development in Mixed Use zones, and removal of market-based
development rate reduction (which reduces the amount of land expected
to redevelop in 20 years based on recent development trends by zone).

Arlington Comp Plan | Land Use Forecasts


Presenter Notes
Presentation Notes
Five scenarios of forecasted future population, housing, and jobs within the Arlington Urban Growth Boundary were developed throughout the course of consultant analysis. All scenarios calculated growth using the same methodology, which is covered later in this presentation, but have differences in assumptions regarding the density of future development and other factors. In general, the first scenario used the most conservative assumptions around density and was most inclusive of land considered for redevelopment—while other scenarios assumed higher densities of development and excluded higher-value properties from the analysis. A breakdown of the specific different assumptions across scenarios is shown on the following slide. 


Forecast Scenarios Overview

Scenario 5:
Scenario 1: Scenario 2: Scenario 3: Scenario 4: 2 + WFH + No

Lower Job, 1+ Higher Job, 2 + No Development |2 + Higher Commercial| Development Rate

Housing Densit Housing Densit Rate Reduction Density, WFH Reduction
Developable Land City V/UU Layer City V/UU Layer City V/UU Layer City V/UU Layer City V/UU Layer
with High-Value = with High-Value = with High-Value | with High-Value

Properties Properties Properties Properties

Removed Removed Removed Removed

Employment Density
Rentable Building Area/acre:

* Mixed Use/Comm. Zones  « 3,200 * 6,600 * 6,600 * 12,000 * 6,600
* Industrial Zones « 10,000 * 10,000 * 10,000 * 10,000 * 10,000
SF per Job:

« OTBD Zone « 400 * 400 * 400 * 400 * 400

* Other Comm. Zones * 1,000 * 500 * 500 * 500 * 500

* Industrial Zones « 2,000 « 2,000 « 2,000 « 2,000 « 2,000
Work from Home Included

. v v
in Employment #s?

Residential Density

* SFR Zones 3-7 du/ac 3-7 du/ac 3-7 du/ac 3-7 du/ac 3-7 du/ac
* Smokey Point Area 27 27 27 27 27

* RHC Zones 17 34 34 34 34

* Mixed Use Zones 15 34 34 34 34

Market-Based
Development Rate v v v
Reduction Applied?

Arlington Comp Plan | Land Use Forecasts 5



Scenario Findings Chart Guide

2044 Totals

Y

Orange Orange bars represent Light blue Yellow

dashed bars forecast “capacity,” or bars dashed bars # #
represent a housing, jobs and represent represent

shortfall with population that can be estimated 2044 target

respect to the accommodated with jobs worked | allocations

target vacant/underutilized land from home \

Green bars # 7 # #

represent units
or jobs
associated
with “pending”
developments
(built 2021—)

Blue bars
represent
existing
conditions,
or the 2020
baseline \ J

Scenario 1 & 5 Findings for Jobs,
Arlington Comp Plan | Land Use Forecasts Housing and Popu|ation 6



Presenter Notes
Presentation Notes
Here is a guide to reading a chart that is used throughout this presentation to show forecast findings. 


Scenario 1, 5 Findings

50,000

40,000

30,000

20,000

10,000

pending housing

Scenario 5 is the scenario selected by the
City for its planning processes as of June
2023. Scenario 5 assumes all developable
land within the UGA will redevelop by
2044, at densities based on recent
development in Arlington, with the
inclusion of WFH populations in
employment totals.

projects
Scenario1 Scenario 5
Capacity Total: Total:
exceeds 38194 55449
allocation; \
excess

capacity.

|

Scenario1 Scenario 5

Scenario1 Scenario 5

<+— 2044 Target:

Total: Total: Total: Total:
14,260 25782 17,081 25677 35,506
5,930
“— 2044 Target:
24,751
119 ¥
] <+ 2044 Target:
15,781
Scenario 1: Scenario 5: Scenario 1: Scenario 5: Scenario 1: Scenario 5:
Lower Density 2 + WFH + No Lower Density 2+ No Lower Density 2 + WFH + No
Development Development Development
Rate Reduction Rate Reduction Rate Reduction
JOBS HOUSING POPULATION
Projected B Capacity W Pending ® 2020 Baseline i.:2044 Target
Undersupply
ArIington Comp Plan | Land Use Forecasts Sources: OFM, BLR, City data, CCP Targets, Snohomish County PAC Working Group, LCG Analysis. 7


Presenter Notes
Presentation Notes
Shown on this slide are findings for future jobs, housing, and population in the Arlington UGA, according to scenarios 1 and 5. The rest of this presentation goes through the methodology used to arrive at these findings. These scenarios are shown because they represent the extreme ends of the spectrum, with Scenario 1 representing the most conservative assumptions regarding development of land for housing and jobs, and Scenario 5 representing the maximum development possible (per zoned capacity and according to market trends). While all scenarios showed sufficient capacity for meeting 2044 housing and population targets, only Scenario 5 met the future jobs target. Scenario 5 meets this target by assuming higher densities of commercial development (as explained earlier on the table of scenario inputs), assuming a continuation of the current estimated work from home levels, and that all developable land within the UGA will redevelop by 2044, regardless of market constraints. However, making these assumptions for Scenario 5 leads to a higher housing number. The City selected Scenario 5 in order to plan for the maximum possible development.



Jobs



Jobs Estimates

JOB ESTIMATES

10,706 2019 2021 HNA using OFM 2019

10,289 2019 2021 SnoCo BLR UGA estimate
15,733 2019 SnoCo BLR GIS total for UGA (EXEM_T field)
10,390 2019 OnTheMap LEHD (US Census)

10,267 2019 City Slides, source unknown

PSRC Covered Employment Estimates (No

(LAl 2020 geographic breakdown)

12,477 2020 2021 HNA using LUV2, 2017; OFM Estimates 2019
12,818 2023 ESRI Business Analyst

16,219 2020 EXEM_T adjusted, + 2020 projects (City/CoStar)
12,449 2020 LCG Analysis (BLR + 2020 projects)
21,320 2040 2021 HNA using LUV2, 2017; OFM Estimates 2019
24,751 2044 UGA CCP Official Targets, City Slides

Arlington Comp Plan | Land Use Forecasts 9


Presenter Notes
Presentation Notes
At the outset of their analysis, the consultant team reviewed the range of publicly available estimates for existing jobs, as well as the 2044 UGA target that the City must demonstrate capacity for meeting through this planning process. The selected baseline estimate of 12,449 jobs is based on the 2019 estimate from Snohomish County’s 2021 Buildable Lands Report, with the addition of 2020 employment projects identified through data from the City and CoStar, a leading nationwide data source for commercial real estate development.


Baseline Job Calculation

2019 Job Estimate (2021 Snohomish County BLR) # Jobs
10,289
2020 Projects and Corrections to Existing Jobs (City, CoStar)
Project Comm. SF NAICS Type SF per Job # Jobs
Amazon Fullfillment Center 3,000,000 WTU 2,400 1,250
188th St Business Park 146,137 WTU 2,000 73
Gayteway Business Park 129,617 WTU 2,000 65
Epoch Design 90,000 WTU 2,000 45
Emory Lofts 6,000 Retail 700 9
Emory Lofts 10,000 Office 350 29
Emory Lofts 5,000 Other 400 13
The Lux 7,250 Retail 700 10
The Lux 7,250 Office 350 21
Centennial Park 7,655 Retail 700 11
SIMPLY Self Storage 45,458 Storage 20,000 2
BLR Job estimates for pending commercial development 461,068 Various 728 633
Subtotal 2,160
2020 Baseline (2019 Job Estimate + 2020 Projects): 12,449

Arlington Comp Plan | Land Use Forecasts

WTU = Wholesale, Transportation, and Utilities.



Presenter Notes
Presentation Notes
Here is an accounting of the 2020 projects for which employment was added to the 2019 BLR estimate in order to arrive at 12,449 as the 2020 baseline for analysis. 


Pending Job Calculation 2021-2023

Pending Projects (City, CoStar, BLR)

Project Comm. SF NAICS Type SF per Job # Jobs
Cacade Business Park per CoStar 1,252,000  WTU 2,000 626
Smart Cap 300
Outpost 91,040  Office 350 260
Public Utility District (PUD) Campus per BLR 235,000 WTU 2,000 118
Zahradnik 51,500  Retail 700 74
Swire Coca-Cola Distribution Center 59th Ave per BLR 135000 WTU 2,000 68
WSU campus 63
Cascade Mixed Use 8,901 Retail 700 13
Cascade Mixed Use 1,393  Office 350 4
Cascade Mixed Use 1,842  Other* 400 5
Williams 43,000  Retail 700 61
Pilchuck Village 18,721 Retail 700 27
VanlLeuven 5,229  Office 350 15
Reece Construction per BLR 4,451 Office 350 13
Ironwood 8990  Retail 700 13
Fullwiler 4,352  Office 350 12
Goldstream 6,250 Retail 700 9
Royal Storage per BLR 124,320  Storage 20,000 6
Paisley Lofts 4,000 Retail 700 6
Total Pending: 1,692

Arlington Comp Plan | Land Use Forecasts

** “Other” = "residential lounge” in Cascade Mixed Use apartment development.



Presenter Notes
Presentation Notes
Here is a list of the pending projects (developed 2021 or later) included in consultant analysis, with City review and input. The team assumed that sites developed during this “pending” period will not be redeveloped again during the study period (2020 to 2044), and an account of their projected added jobs was included (though the land was excluded from consideration for further redevelopment). 



Employment Capacity Calculation -

Scenario 1

Vacaqt/ Commercial
Underutilized Rentable Building
Parcel Acreage Area per Acre +

SF per Job

SOURCE:

City Vacant/

Underutilized LCG Estimate &

Parcel Data City Input

Arlington Comp Plan | Land Use Forecasts

% of Vacant &
Underutilized

8 Acres Expected =3
to Develop in

20-year Period

Jobs Lost to
Redevelopment

Net New
Jobs Capacity

BLR 2019
Estimates Joined
to City Vacant &

Underutilized
Parcel Data

LCG Estimate
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Presenter Notes
Presentation Notes
The project team calculated Arlington’s “capacity” for development that can accommodate jobs within the City’s UGA by 2044 using the steps shown on this slide. 
1. The land expected to develop or redevelop in this scenario was multiplied by the jobs per square foot in rentable building space 
2. From there the jobs lost to redevelopment were subtracted
3. Finally that value was multiplied by the percentage of acres that are expected to redevelop by 2044, based on market factors (for scenarios 1, 2, and 4). 
4. The output of this calculation is the net new jobs that can be accommodated on developable land over the next twenty years.



Employment Capacity Calculation -
Scenario 2, 3,4, 5

Vacaqt/ Commercial
Underutilized Rentable Building
Parcel Acreage Area per Acre +

High Value SF per Job
Properties

Removed*

SOURCE:

City Vacant/
Underutilized
Parcel Data,
County Property
Value Data

LCG Estimate &
City Input

Jobs Lost to % of Vacant &
Redevelopment Underutilized
High Value & Acres Expected =
Properties to Develop in
Removed* 20-year Period

Net New
Jobs Capacity

BLR 2019
Estimates Joined
to City Vacant &

Underutilized
Parcel Data

LCG Estimate

*High value properties defined as those with an Improvement to Land Value Ratio, or
ratio of building value relative to land, at or over 1.0.

Arlington Comp Plan | Land Use Forecasts
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Presenter Notes
Presentation Notes
One of the main differences between Scenario 1 and the others, as depicted on this slide, is the removal of high-value property from analysis in scenarios 2, 3, 4, and 5. The other differentiating factors are the assumptions regarding the density of future development, which was summarized in a table on the earlier slide comparing scenario assumptions. 
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Presenter Notes
Presentation Notes
Here is a map of the vacant and underutilized land identified by the City in 2022, which was used as the basis for forecasting future development in Scenario 1. 
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Presenter Notes
Presentation Notes
Here is the finalized map that was used in forecasting, with parcels removed that have had recent or pending development that haven’t started yet (including East Hill). The project team assumed that sites that developed during this “pending” period will not be redeveloped again during the study period (2020 to 2044), and removed them from the forecasting analysis (but included the associated pending housing units and jobs as outlined in other slides). 


4

“ Scenario 2, 3, 4, 5. High-Value Properties Excluded

)
>

186TH ST NE

~ MCELROY,RD

Improvement to Land Value Ratio:
[ 0- 1 (ncluded in Scenarios 2, 3, 4, 5)

- [ 1- 11.708 (Excluded from Scenarios 2, 3, 4, 5)
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Presenter Notes
Presentation Notes
For Scenarios 2 through 5, parcels with high value improvements (considered less likely to develop) were removed from the base of land used to forecast jobs, housing and population capacity. Improvement-to-Land Value ratio (the relative value of buildings, also referred to as improvements, compared to the underlying land) was used for defining such parcels, using County Assessor parcel data. Parcels with an improvement-to-land value ratio at or over 1.0 were removed. 


Scenario 2, 3, 4, 5. High-Value Properties Excluded
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Presenter Notes
Presentation Notes
Here is a closeup of a portion of the Smokey Point Blvd. corridor, which gives an idea of some of the businesses currently located on parcels excluded from analysis for Scenarios 2 through 5, such as Lowes, Walmart, and Hotel Arlington. 


Work from home estimate: 10.3% * 2044
population. LCG methodology calculated

Job Capacity (2044)

Scenario 5 is the scenario days WFH per week by sector, and

lected by the City for it .
;?a‘“’,fnfng groceessg ggro’fs workers employed in that sector.

June 2023. Scenario 5
assumes all developable
land within the UGA will

(rjede\./eflop bby 2(1044’ at 30,000 Scenario 1 Scenario 2 Scenario 3 Scenario 4 Scenario 5
enstties ase. on (ecen t Total: Total: Total: Total: Total:
development in Arlington, 24632 16,784 20,071 22656 25782

with the inclusion of WFH

populations in employment 25,000

totals. \\\Q
N\
N

<« 2044 Target:
24,751

N

,680

20,000 : 3 ]

] I . Projected

: : s E Undersu
15,000 S o410 - C s - _ PPly

i 3 B Capacity
10,000 B Pending

m 2020 Baseline
5,000

12044 Target

Scenario T: Scenario 2: Scenario 3: Scenario 4: Scenario 5:
Lower Job, 1+ Higher Job, 2 + No 2 + Higher 2 + WFH + No
Housing Density Housing Density ~ Development Commercial Development
Rate Reduction  Density, WFH  Rate Reduction
JOBS

Arlington Comp Plan | Land Use Forecasts Sources: OFM, BLR, City data, CCP Targets, LCG Analysis.


Presenter Notes
Presentation Notes
Here are all the scenario results for jobs capacity. As shown in the earlier chart, only Scenario 5 met the future jobs target. Scenario 5 meets the 2044 County Planning Policies target of 24,751 jobs by adding together the existing 12,449 jobs, 1,692 pending, 5,711 jobs estimated for remote workers, and an estimated capacity for 5,930 additional jobs on vacant and underutilized parcels in the UGA. The City selected Scenario 5 in order to plan for the maximum potential development—but to reiterate, this is the most aggressive outlook on development. 




IEITAZ Boundaries

~ Legend

[ - B
[ _! TAZ in Arlington UGA

Vol
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Presenter Notes
Presentation Notes
Pictured here are the Transportation Analysis Zone or (TAZ) boundaries (a small geography used primarily in origin-destination travel modeling) within the UGA that served as the geographic unit of analysis for forecasting population, housing and employment capacity.


Current Jobs by TAZ (2020)

4
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Airport Property

= SE
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Presenter Notes
Presentation Notes
Here is a map showing the estimated baseline 12,449 jobs by TAZ, which is based on the 2019 estimate from Snohomish County’s most recent Buildable Lands Report, with jobs estimated for 2020 developments identified by the City and CoStar added in. 


Scenario 1. Jobs Lost to Redevelopment by TAZ
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Presenter Notes
Presentation Notes
All scenarios factor in jobs lost to redevelopment, but shown here are the significant numbers of jobs lost to redevelopment found in Scenario 1. Using the city’s map of vacant/underutilized land without excluding higher-value properties (as done in scenarios 2 through 5) produces a significant amount of jobs lost to redevelopment, due to the large number of parcels in the Smokey Point Blvd. corridor, where the majority of the City’s retail businesses (including high-performing businesses with significant employment) are located. Estimated jobs lost to redevelopment were sourced from the 2021 Buildable Lands Report GIS dataset. 
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Scenario 1. Net New Jobs Units by TAZ (2044)

Total' 1,871 (Includes Pending and Capaci

In Scena 1, most job growth is focused in the CIC due to a
lower displacement of existing employment relative to other
areas and \ developable industrial and commercial lands Yet,
given the Ier historic and recent employment densities for
this area as well as mixed-use developments in other areas,
the City requ res additional land to accommodate an
estimated shortfall of 10,491 jobs according to the Scenario 1
forecast.
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*Work from home estimates associated with pending housing development not included.

22


Presenter Notes
Presentation Notes
In this presentation, we’ve included maps showing “capacity” results for the lowest and highest density scenarios—1 and 5. In Scenario 1, as shown in this map, most job growth is focused in the CIC, which is a historic center of jobs for the city, and a lower displacement of existing employment relative to other areas. It also contains redevelopable industrial and commercial lands. Yet, due to its historically (and also recent) low employment densities for land uses in this area (for instance, for warehouses)—as well as the low employment densities foreseen for mixed use development in mixed use zones, Scenario 1 finds a need for additional land to accommodate an estimated shortfall of 10,491 jobs. 


Scenario 5. Net New Jobs Units by TAZ (2044)

T T S RS  E———

Total: 7,622 (Includes Pending and Capaci )

Scenar 5 surpasses the 2044 jobs target by
excluding higher-value parcels (which greatly
reduces jobs lost to redevelopment) and assuming
higher e onment densities, leading to a net new
jobs of 5,93 \0 on developable acreage in addition to
1,692 pendi \o

Legend

Scenario 5 Net New Jobs by TAZ

3490
o 05 i 1
‘gt Scenario 5 is the scenario selected
- 125 , E by the City for its planning
B S 26 - 50 T et T T o S — processes as of June 2023. Scenario
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*Does not include WFH totals. 23


Presenter Notes
Presentation Notes
Scenario 5 surpasses the 2044 jobs target by excluding higher-value parcels (which greatly reduces jobs lost to redevelopment) and assuming higher employment densities, leading to a net new jobs of 5,930 on developable acreage in addition to 1,692 pending.



Projected Employment Change

For the county
overall, higher-
density
occupations
including
healthcare and
education are
expected to grow
faster than lower-
density industrial
jobs—with
potential
implications for
future employment
land use needs in
Arlington.

Projected Employment Change, Snohomish County, 2020-2030

Food Preparation and Serving Related Occupations
Healthcare Support Occupations
Personal Care and Service Occupations
Healthcare Practitioners and Technical Occupations
Construction and Extraction Occupations

Building and Grounds Cleaning and Maintenance...
Education, Training, and Library Occupations

Arts, Design, Entertainment, Sports, and Media...
Transportation and Material Moving Occupations
Community and Social Service Occupations
Life, Physical, and Social Science Occupations
Sales and Related Occupations
Protective Service Occupations
Management Occupations
Legal Occupations
Office and Administrative Support Occupations
Farming, Fishing, and Forestry Occupations

Business and Financial Operations Occupations

Computer and Mathematical Occupations

Installation, Maintenance, and Repair Occupations

Production Occupations
Architecture and Engineering Occupations ]

-30% -20% -10% 0% 10% 20% 30% 40% 50%

Source: Washington Employment Security Department, Long-term alternative occupational employment projections, July 2022

Arlington Comp Plan | Land Use Forecasts
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Presenter Notes
Presentation Notes
Future employment growth in Snohomish county is projected by the state to be strongest for higher-density occupations such as healthcare and education—which is more in line with Scenario 5’s finding of sufficient land capacity to accommodate future job growth. Highlighted in yellow are lower-density occupations with historical presence in Arlington, which are NOT expected to be among the fastest-growing professions at the county level. 



Projected Employment Change

Yet Puget Sound Regional Council (PSRC)
forecasts the largest actual increase in
jobs in Arlington will be in
Manufacturing and WTU (2020-2044).

8,000
7,000
6,000
5,000
4,000
3,000
2,000
1,000 I
i H
- Construction and Manufacturing, Retail and Food Finance, Insurance, Public Sector Public and Private
Resource Wholesale, Services Real Estate, and Other education
Transportation and
Utilities
m2020 2044

Source: PSRC LUV-IT Land Use Projections, May 2023
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Presenter Notes
Presentation Notes
However, Puget Sound Regional Council forecasts a different trend at the city level—where Manufacturing, Wholesale, Transportation and Utilities jobs are expected to see the largest actual increase in jobs over the next twenty years. This expectation is more in line with Scenario 1, which found insufficient land capacity to accommodate future employment targets, assuming a continuation of lower-density employment patterns seen in past development. 


Cascade Industrial Center

Historically, the CIC has been a
“low density” Manufacturing
Industrial Center (1.3 jobs per
acre 2010) due to:

. Varied density of industrial,
non-industrial uses

- Construction HQ housing
equipment vs. workers

- Marijuana production

Arlington Comp Plan | Land Use Forecasts

AMMIC Firms by Employment & Sector 2015

ton  Arlington-Marysville MIC
Firms by Employment & Sector

_______

Employees At Location

Firms with greater than 50 employees are labeled.
o 1-15
O 16-50

1] ’ i
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Industry Sector

Bl Manufacturing Firms
Construction Firms

B Wholesaling & Warehousing Firms

Il Transportation

B Utilities

Il Industrial Services

I Non-Industrial

Source: CAl: Hoover's

Source: Arlington-Marysville Manufacturing-Industrial Center Market Study,

Community Attributes Inc 2016, pp 2, 13, 28, 37.
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Presenter Notes
Presentation Notes
Historically, the CIC has been characterized as a “low density” manufacturing industrial center compared to others in the Puget Sound region, due to the varied and often lower employment densities of existing uses.

https://www.arlingtonwa.gov/DocumentCenter/View/2002/AMMIC-Market-Study-Report-2016

Recent Project Employment Density
Top Ten Employment Projects Built 2012+ by Rentable Building Area

L

W -

! : . 3.Cascade

Development Type:
Multi-Family

Retail i"

Office

Health Care
Hospitality
Industrial/Flex
Specialty

Development Size:
RBA

——500+k SF

=

Subareas:

B cc
- Old Town
[ smokey Point

Airport Property
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Presenter Notes
Presentation Notes
Shown here are the top ten projects (by commercial space) built in Arlington in the past ten years, which suggests a continuation of lower-density employment for recent development (including warehouses, mixed use developments with some amount of ground floor commercial, and self storage). 


Historic and Future Job Growth

Employment 2000-2021 with Trendline and 2044 OFM/Snohomish
County Allocation (PSRC Covered Employment)

Arlington'’s 25,000
jobs target does not
matCh actual hIStorlc Employment Growth Needed To Reach...
trends in job growth. 20,000
15,000

Historic Employment

10,000
Linear Trendline Based on 2000-2021 Job
5,000 Growth
0
2000 2005 2010 2015 2020 2025 2030 2035 2040
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Presenter Notes
Presentation Notes
Arlington’s jobs target is not reachable through a continuation of historic trends for job growth.  



Future Employment Density

Allocation of Growth Targets:

* PAC developed a methodology for translating the population and

employment projections in VISION 2050 by regional geography to
individual jurisdictions

* Methodology takes into account the capacity results to 2035 from the

2021 BLR

* In addition, a series of data factors were used to distribute growth
beyond 2035 to individual jurisdictions, that take into account:
»existing population and employment distribution

»change over the past decade

»volume of pending development
»number of light rail and HCT stations

»MIC locations, and

»transportation accessibility to job centers (for population)

Source: 2044 Initial Growth Targets Recommended by SCT PAC presentation,

2021

Arlington Comp Plan | Land Use Forecasts

High-Capacity Transit:
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Presenter Notes
Presentation Notes
Yet the City has an aggressive target from the county to almost double its current jobs in order to meet a target of 24,751 jobs by 2044. This aggressive target is based partly on the city’s designation as a High Capacity Transit community, with Community Transit’s SWIFT BRT (gold line) anticipated in 2027. 


https://www.snohomishcountywa.gov/DocumentCenter/View/86281/7-2044-Initial-Growth-Targets_SC_Oct-27-2021_Final-Presnttn-wSlide-13--14-corrections
https://www.psrc.org/media/6093

Future Employment Density

Cascade Industrial Center Recent,
Future Development

BRAND LEADERSHIP

There is major development
underway in CIC, with more

industry leaders announcing
plans for the future.

Qver 2,000 jobs in high-tech manufacturing, packaging, and
distribution will be filled in 2021 and nearly 12,000 new jobs will be
ready by 2040.

Source: Cascade Industrial Center webpage

Arlington Comp Plan | Land Use Forecasts
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Company related to Bezos’
space venture lands in
Arlington

Casting Operations, which is affiliated with Blue Origin of Kent, is
building on six acres near the airport.

Eviation's all-electric plane in flight Tuzsday morning, in Moses Lake. (Eviatior)

Arlington’s all-electric plane,
Alice, takes first test flight

Eviation Aircraft's battery-powered plane logs successful first flight from
Grant County International Airport in Moses Lake.

Source: HeraldNet.com
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Presenter Notes
Presentation Notes
The CIC expects strong job growth of over 12,000 new jobs by 2040 (including the Marysville portion), with a presence of fast-growing industries with regional to international significance, such as “Climate Tech” and aerospace. The City will need to continue monitoring employment growth, its density, and the resulting implications for land use planning and development through its planning processes. 


Housing and Population



Housing Estimates

7,254 2019 2021 HNA using OFM 2019
7,521 2019 2021 SnoCo BLR

7,733 2019 SnoCo BLR GIS

8,269 2020 ACS 5-Year

7,751 2020 OFM

7,750 2020 County PAC Working Group
9,120 2020 LCG Analysis (BLR + 2020 projects)

HOUSING TARGETS

2021 HNA using LUVZ2, 2017; OFM
Sl = Estimates 2019

HO-5 Report (To be replaced by HO-5

15,088 2044 update)

15,781 2044 County PAC Working Group Target

Arlington Comp Plan | Land Use Forecasts


Presenter Notes
Presentation Notes
At the outset of their analysis, the consultant team reviewed the range of publicly available estimates for existing housing, as well as the 2044 UGA target which the City must demonstrate capacity for meeting through this planning process. The selected baseline estimate of 9,120 housing units is based on the 2019 estimate from Snohomish County’s 2021 Buildable Lands Report, with the addition of 2020 employment projects identified through data from the City and CoStar.



Population Estimates

POPULATION ESTIMATES

19,740 2019 2021 HNA using OFM 2019
19,734 2019 2021 SnoCo BLR
19,868 2020 Census (CITY ONLY)
19,868 2020 OFM (CITY ONLY)
20,418 2020 UGA CCP Official Targets (UGA)

POPULATION TARGETS

2021 HNA using LUV2, 2017; OFM
26,390 2050 Estimates 2019

34,649 2044 CITY CCP Official Targets, City Slides
35,506 2044 UGA CCP Official Targets, City Slides

Arlington Comp Plan | Land Use Forecasts


Presenter Notes
Presentation Notes
At the outset of their analysis, the consultant team reviewed the range of publicly available estimates for existing population, as well as the 2044 UGA target the city must demonstrate capacity for meeting through this planning process. The selected baseline population estimate of 20,418 is based on the 2020 estimate from the County Planning Policies Official Targets. 



Achieving Arlington's population and housing allocations would be possible based

on more recent growth trends, but not the longer-term historic growth rates.
OFM Population and Housing Units, 2000-2020, OFM/Snohomish County 2044 Population Allocations and
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People Per Housing Unit
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Presenter Notes
Presentation Notes
This chart shows that achieving the City’s population and housing allocations would be reachable if more recent growth trends were to continue, but would not be possible if the city reverts to historic growth rates. 



Baseline Housing Calculation

2019 Housing Estimate (BLR GIS) # Units
7,733
2020 Projects (City)
Project # Units Notes
The Villas 428 Adds 312 to 116 in BLR
Cedar Point Senior / Baker Moore 255
Centennial Park 206
Park 77 200 Adds 18 to 182 in BLR
Emerald Springs RV Park 180
Affinity 170
The Lux 129
Smokey Point RV Park 65 BLR states 85
Emory Lofts 64
31st St Apartments / The Landing at Smokey Point 48
SFR Completed Units per City 25
Subtotal 1,770
2020 Baseline (2019 Units + 2020 Project Units): 9,120 p—

Scenario 5
LawerDensity 2+ No Development
Rate Reduction

Arlington Comp Plan | Land Use Forecasts 35


Presenter Notes
Presentation Notes
Here is an accounting of the 2020 housing projects, added on to the 2019 BLR estimate of units in order to arrive at 9,120 as the 2020 baseline for analysis. 



Pending Housing Calculation 2021-2023

Pending Projects (City, BLR)

Project # Units
East Hill 2,000
Outpost 516
Zahradnik 334
Williams 300
Pilchuck Village 182
Reserve / Portage Creek Apartments 150
Gillman Walk Townhomes 115
Cascade Mixed Use 108
lIronwood 102
Magnolia Place 100
Goldstream 96
Pioneer Point 94
Amber Grove 84
Paisley Lofts 46
Allen Townhomes 43
Fullwiler 28
VanlLeuven 18
Arlington Townhomes 18
Bridgemont (Single family homes) 18
Portage Creek Village 8
SFR Pending in BLR 8
Total Pending: 4,368

Arlington Comp Plan | Land Use Forecasts

Scenario 1: Scenario 5:
Lower Density 2 + Mo Developme nk
Rate Reduction
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Presenter Notes
Presentation Notes
Here is a list of the pending projects (developed 2021 or later) included in consultant analysis, with City review and input. The team assumed that sites developed during this “pending” period will not be redeveloped again during the study period (2020 to 2044), and an account of their projected added population was included (though the land was excluded from consideration for further redevelopment). 



Housing & Population Capacity Calculation

Vacant/ Unit Per Acre Housing Units % of Vacant &
Underutilized Assumption per Lost to Underutilized Net New
Parcel Acreage, Zone, or 27 Unit Redevelopment Acres Expected Housing
Smokey Point }I{ per AFre e —— }I{ to DeVGIOp. N E Capacity
Subarea Assumption for Source: 20-year Period
Source: Parcels 'n, BLR 2019 Estimates
cit Vaca.n &/ Smokey Point Joined to City Vacant Source:
Y vaca Subarea & Underutilized LCG Estimate
Underutilized —— Parcel Dat
Parcel Data & City Source: arcet Lata
Neighborhood LCG Estimate
Boundaries & City Input
4 h ( ) 4 Population )
Net New People per P Net New o
) . Lost to Note: As in the Jobs
Housina Units Household per (01 g . .
g Popu|at|on Capacity Calculation,
v zone Redevelopment Scenarios 2, 3, 4, and
Source: PPH current avg) Value Vacant and
. Underutilized
City Input . Properties, or those
Source: with an Improvement
BLR 2019 Estimates to Land Value Ratio
Joined to City Vacant of 1.0 or higher.
& Underutilized
Parcel Data
\. /. /L )

Arlington Comp Plan | Land Use Forecasts 37


Presenter Notes
Presentation Notes
The project team calculated Arlington’s “capacity” for development that can accommodate housing and population within the City’s UGA by 2044 using the steps shown on this slide. 
1. The land expected to develop or redevelop in this scenario was multiplied by the jobs per square foot in rentable building space 
2. From there the jobs lost to redevelopment were subtracted
3. Finally that value was multiplied by the percentage of acres that are expected to redevelop by 2044, based on market factors (for scenarios 1, 2, and 4). 
4. The output of this calculation is the net new jobs that can be accommodated on developable land over the next twenty years.




I:'Housing Capacity (2044

Scenario 5 is the scenario selected by the City for its
30,000 planning processes as of June 2023. Scenario 5 assumes all
developable land within the UGA will redevelop by 2044,
at densities based on recent development in Arlington,

Scenario 5

with the inclusion of WFH populations in employment ;; ;;;:
totals. ’
25,000
Scenario 1 Scenario 2
Total: Total:
17,081 18,013
20,000
15,000 <+ 2044 Target:
15,781
Projected
1
0,000 Undersupply
B Capacity
B Pending
5,000

m 2020 Baseline

112044 Target
Scenario T: Scenario 2: Scenario 5:
Lower Job, Housing Density 1+ Higher Job, Housing Density 2 + No Development Rate Reduction
HOUSING

ArIington Comp Plan | Land Use Forecasts Sources: OFM, BLR, City data, Snohomish County PAC Working Group, LCG Analysis. 38


Presenter Notes
Presentation Notes
Here are the scenario results for housing capacity—which unlike jobs, has only three scenarios (jobs forecasts had additional variations based on changing commercial land development assumptions and remote workers). All scenarios showed sufficient capacity for meeting 2044 Planning Advisory Committee housing target of 15,781 for the UGA, based on combining the existing 9,120 units, 4,368 pending, and estimated capacities for further housing ranging from 3,593 units at for Scenario 1 to 12,189 for Scenario 5. 
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Presenter Notes
Presentation Notes
Here is a map showing the estimated baseline 9,120 housing units by TAZ, which is based on the 2019 estimate from Snohomish County’s most recent Buildable Lands Report, with jobs estimated for 2020 developments identified by the City and CoStar added in. 



Scenario 1. Net New Housmg Un|ts by TAZ (2044)

T WS N T ns

Total: 7,967 (Includes Pending and Cap acl

A\ __—
In Scenario 1, housing growth is focused in TAZ s with
residential-zoned vacant and underutilized lands,
including Smokey Point. This also includes the master-
planned East Hill area and vacant/underutilized lands
near the CIC, in an RHC-zoned area in the southeast of |,
the city alo g SR-9, and the single-family zoned area g ‘
between the ( C and Old Town anng 67th Ave NE. ‘ [ =it

R e -
' Legend

~ Scenario 1 Net New HU by TAZ

CTis1-100 . e -
003 101 -250
000 251 - 500

% 501 - 2,001

Subareas:
= Cascade Industrial Center |

1 old Town

1 smokey Point
Airport Property

X
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Presenter Notes
Presentation Notes
In Scenario 1, housing growth is focused in TAZ’s with residential-zoned vacant and underutilized lands, including Smokey Point, the master-planned East Hill area, an RHC-zoned area in the southeast of the city along SR-9, and the single-family zoned area between the CIC and Old Town along 67th Ave NE, and vacant/underutilized lands near the CIC. Less growth is foreseen in the Old Town district.




Scenario 5. Net New Housmg Unlts by TAZ (2044)

[ e \ I e e

Te otal' 16,557 (Includes Pend;n and Cap aa

Scenand\\i’s housing growth pattern largely mirrors
ScenarioI's. The lower amount of housing lost to
redevelopment, higher assumed densities in zones allowing
multifamily, and (especially) the removal of a market-based
developmﬁkx rate reduction produces a larger net housing
(in addition to pending housing) of 12,189 compared to
3,593 in Scenario T—though both alternatives show
sufficient capacity for meeting the 2044 growth target.
\
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Scenario 5 is the scenario selected
by the City for its planning
processes as of June 2023. Scenario
5 assumes all developable land
within the UGA will redevelop by
2044, at densities based on recent
development in Arlington, with the
inclusion of WFH populations in
employment totals.

41


Presenter Notes
Presentation Notes
Scenario 5’s housing growth pattern largely mirrors Scenario 1’s. The lower amount of housing lost to redevelopment, higher assumed densities in zones allowing multifamily, and (especially) the removal of a market-based development rate reduction produces a larger net housing (in addition to pending housing) of 12,189 compared to 3,593 in Scenario 1—though both alternatives show sufficient capacity for meeting the 2044 growth target. 




Current Populatlon by TAZ (2020)
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Presenter Notes
Presentation Notes
Here is a map showing the estimated baseline 20,418 population by TAZ, which is based on a 2020 estimate from Countywide Planning Policies. Population was apportioned to TAZ’s by taking each TAZ’s 2020 housing units multiplied by the observed 2020 persons per household (calculated as 20,418 population divided by 9,120 housing units, or 2.23 people per household).


Scenario 1. Net New Populatlon by TAZ (2044)

Total' 77, 776 (Includes Pendmgjnd Capaci

In Scena ) 1, a large share (18%) of overall forecasted population growth is
to occur i \ he Smokey Point Area (3,339 people). This represents a growth
of 62% ove the subarea’s approximate current 5,423 residents. This
outpaces gr wth in other subareas with concentrated population, such as
Old Town's f ecast 14% growth of 369 new residents over its 2,557 current.
Other growth areas (all based on housing development) include the master-
planned East area and vacant/underutilized lands near the CIC—an area

that has seen re t multifamily construction.
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Presenter Notes
Presentation Notes
In Scenario 1, a large share (18%) of overall forecasted population growth is to occur in the Smokey Point Area (3,339 people). This represents a growth of 62% over the subarea’s approximate current 5,423 residents. This outpaces growth in other subareas with concentrated population, such as Old Town’s forecast 14% growth of 369 new residents over its 2,557 current. Other growth areas (all based on housing development) include the master-planned East Hill area and vacant/underutilized lands near the CIC—an area that has seen recent multifamily construction. 



Scenario 5. Net New Population by TAZ (2044)
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commercial/mixuse zoned areas near the CIC and in RHC-

e southeast of the City.

L, ﬁ o : il

Scenario 5 is the scenario selected
by the City for its planning
processes as of June 2023. Scenario
5 assumes all developable land
within the UGA will redevelop by
2044, at densities based on recent
development in Arlington, with the
inclusion of WFH populations in
employment totals.
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Presenter Notes
Presentation Notes
In Scenario 5, population growth (based on housing development) is slightly more dispersed throughout the city—though as in Scenario 1, Smokey Point accounts for a significant amount of growth, with the added 8,241 residents representing about 24 percent of the overall projected net population growth of 35,031. Due to Scenario 5’s higher assumed residential densities, greater population growth is forecast for commercial/mixed use zoned areas near the CIC and in RHC-zoned property in the southeast of the City.



Conclusions



Key

. Jobs

Arlington Comp

Takeaways

Only under Scenario 5 does the City have enough land to accommodate
future jobs targets, but this is an aggressive outlook on development,
which assumes a continuation of the current estimated work from home levels
and that all developable land within the UGA will redevelop by 2044,
regardless of market constraints observable in recent development.

Future land needs for (and densities of) employment depends on many
factors, including what job types the market brings—either lower-density
industrial jobs as seen in past and recent development, higher-density
industrial employment in emerging industries, and/or increased employment
in higher-density occupations such as healthcare.

Housing + Population

All forecasts show sufficient land for accommodating the 2044 housing
and population targets. Scenario 5 assumes all developable land within the
UGA will redevelop by 2044, at densities based on recent development in
Arlington.

Plan | Land Use Forecasts
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Scenario 1, 5 Findings

60,000

50,000

40,000

30,000

20,000

10,000

Presented to City of Arlington 6/14/23,
before land undevelopable for housing in
airport property and Island Crossing
(floodplain area) removed, and adjustments
for pending jobs projects. This chart also
depicts City-only 2020 population, since
revised to include an additional population
of 550 from the existing UGA in 2020. 2044
Housing Target for has also been corrected
since this version to the UGA total (15,781)
vs. City Only (15,483).

2044 Target:
24,751

\ 5,930

Scenario 1 Scenario
Lower 5:
Density 3 + WFH

JOBS

Arlington Comp Plan | Land Use Forecasts

2044 Target:
15,483

Capacity
exceeds
allocation;
excess
capacity.

/

Scenario 1 Scenario
Lower 5:
Density 3 + WFH

HOUSING

\

Includes
population from
pending housing

2044 Target: projects
35,506 \
Projected
Undersupply
B Capacity
B Pending

m 2020 Baseline

12044 Target

Scenario 1 Scenario
Lower 5:
Density 3 + WFH

POPULATION

Sources: OFM, BLR, City data, CCP Targets, Snohomish County PAC Working Group, LCG Analysis. 49



Job Capacity (2044)

Presented to City of Arlington
6/14/23, before land undevelopable
for housing in airport property and
Island Crossing (floodplain area)
removed , and adjustments for
pending jobs projects..

2044 Target:
24,751

30,000

25,000

20,000

4,251

15,000

10,000

5,000

Scenario 1: Scenario 2: Scenario 3: Scenario 4:
Lower Job, 1+ Higher Job, 2 + No Market 2 + Higher
Housing Density Housing Density Factor Commercial
Density, WFH
JOBS

Arlington Comp Plan | Land Use Forecasts

Sources: OFM, BLR, City data, CCP Targets, Snohomish County PAC Working Group, LCG Analysis.

Work from home estimate: 10.3% * 2044
population. LCG methodology calculates
WFH population based on estimated
days WFH per week by sector, and
workers employed in that sector.

Projected
Undersupply

6,133 B Capacity

B Pending
m 2020 Baseline

12044 Target

Scenario 5:
3 + WFH
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Housing Capacity (2044

30,000
Presented to City of Arlington 6/14/23, before land undevelopable
for housing in airport property and Island Crossing (floodplain area)
removed. 2044 Housing Target for has also been corrected since this
version to the UGA total (15,781) vs. City Only (15,483).
25,000
2044 Target:
15,483
20,000
Projected
15,000 Undersupply
M Capacity
B Pending
10,000 W 2020 Baseline
12044 Target
5,000

Scenario 1: Scenario 2: Scenario 3:
Lower Job, Housing Density 1 + Higher Job, Housing Density 2 + No Market Factor
HOUSING

ArIington Comp Plan | Land Use Forecasts Sources: OFM, BLR, City data, CCP Targets, Snohomish County PAC Working Group, LCG Analysis. 51



Scenario 2. Net New Jobs Unlts by TAZ (2044)

In Scen o 2 wh|Ie excludmg higher-value parcels
leads to WerJobs forecasts for certain TAZ's, the
lower am nt of jobs lost to redevelopment
produces a larger net jobs (in addition to pending
jobs) of 1, ‘u\\ compared to 119 for Scenario T—but
this alternative still shows a shortfall in capacity (of
7 921_]0b$ fo eetlng the city’s 2044 jobs target.
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Scenario 1. Net New Housing Units by TAZ (2044)
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Scenario 2. Net New Housing Units by TAZ (2044)
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Scenario 1. Net New Populatlon by TAZ (2044)

people), is\forecast for the Smokey Point area. This represents a growth
of 64% over the subarea’s approximate current 5,278 residents. This
outpaces grwth in other subareas with concentrated population, such
as Old Town forecast 12% growth of 388 new residents over its 3,143
current. Other\growth areas (all based on housing development) include

In Scena1, a large share (17%) of forecasted population growth (3,339

the CIC—an area

the master- pla d East Hill area and vacant/underutilized lands near

that has seen recent multifamily construction.
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Presented to City of Arlington
6/14/23, before land
undevelopable for housing in
airport property and Island
Crossing (floodplain area)
removed. CIC boundary also
updated in current version to omit
Commercial Corridor (CC) zone
area along 204th Street NE.
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Scenario 2. Net New Population by TAZ (2044)

Point’s addition of 1,784 residents representing
e growth rate (33%) seen in Scenario 1, due to the

areas near the C
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Airport Property

MCELRO
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Employment Capacity Results

Scenario 1 Scenario 2] Scenariol Scenario2 Scenario1l Scenario2 Scenario1 Scenario 2
Gross Buildableg Gross Buildable New New| Jobs Lost Jobs Lost Net New Net New|
Acres V & UU Acres V & UU¥ Jobs Jobs Redev. Redev,| Jobs Jobs
Multi-Family
Residential High Capacity 0 54 0 708 0 4 0 704
Commercial / Mixed Use
NC (Neighborhood Commercial) 13 5 32 64 42 0 -10 64
OTBD - 1 (Old Town Business District) 1 1 0 14 0 3 0 11
OTBD - 2 10 7 0 109 0 115 0 -6
OTBD - 3 18 10 0 170 0 62 0 108
GC (General Commercial) 148 114 474 1509 440 33 34 1476
HC (includes HC-N BLR acres) 179 92 144 121 389 371 828
BP (Business Park) 11 11 129 25 0 0 129 259
CC (Commercial Corridor) 214 142 47 73 269 260 1605
Medical Services 0 0 0 0 0 0 0 0
Subtotal 593 381 827 5,216 1,070 871 -243 4345
Industrial
LI (Light Industrial) 142 135 324 677 61 11 263 666
Gl (General Industrial) 43 43 100 215 0 0 100 215
Subtotal 185 178 424 892 61 1 363 881
Total: 778 613 1,250 6,816 1,131 886 19 5,930

*From City’s layer of vacant and underutilized parcels.
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Assumption Detalils

Commercial Rentable Building The SF per Job assumption of 500 Development Rate is the % of
Area/Acre is the amount of is based on averages for recent vacant and underutilized
commercial rentable area that will be projects provided by the City; 400 parcel acreage expected to
developed per acre of commercial and for past development in OTBD, develop or redevelop during
mixed-use zoned land. LCG estimates and 2,000 for WTU/industrial the study timeframe. LCG

are based on typical FARs and provided by the City. estimates are based on historic
averages for recent developments growth patterns by zone.

using CoStar data (see next slides).

Note: new changes to assumptions in yellow.

Scenario 1 Scenario 2
Development
% % % Rate (Scenarios| Commercial SF per Commercial SF per
Residential Commercial Industrial 1,2,4) RBA/Acre Job Du/Acre RBA/Acre Job Du/Acre

Multi-Family

Residential High Capacity 70 30 0 19% 3,200 0 17 4,000 500 34
Commercial / Mixed Use

Neighborhood Commercial 70 30 0 80% 3,200 1,000 15 4,000 500 34

Old Town Business District - 1 70 30 0 7% 3,200 400 0 4,000 400 34

Old Town Business District - 2 70 30 0 0% 3,200 400 0 4,000 400 34

Old Town Business District - 3 70 30 0 0% 3,200 400 0 4,000 4nn 34

General Commercial 70 30 0 100% 3,200 1,000 15 4,000 500 34

Highway Commercial 70 30 0 25% 3,200 1,000 15 4,000 500 34

Business Park 0 100 0 100% 12,000 1,000 0 12,000 500 0

Commercial Corridor District 70 30 0 7% 3,200 1,000 15 4,000 500 34

Medical Services 70 30 0 0% 3,200 1,000 0 4,000 500 0
Industrial

Light Industrial 0 0 100 46% 10,000 2,000 0 10,000 2,000 0

General Industrial 0 0 100 46% 10,000 2,000 0 10,000 2,000 0
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Comm. Rentable
Calculation

Vacant and Underutilized Acres in Commercial/Mixed

Building Area/Ac

Use Zones: 593
Area that will redevelop as:

Commercial 30%

Multifamily 70%
Future Development Type (Acres):

Commercial 178

Mixed-Use/Multifamily 415
Assumed Commercial Rentable Building Area/Acre:

Commercial 12,197

Mixed-Use/Multifamily 4,084
Total Commercial Rentable Building Area:

Commercial 2,169,846

Mixed-Use/Multifamily 1,695,268

Total 3,865,115
Avg Commercial Rentable Building Area/Acre: 6,600

Arlington Comp Plan | Land Use Forecasts

Based on development last 10 years in Commercial &
Mixed Use Zones

FAR 0.28 * 43,560 (SF in Acre)
Avg for developments last 10 years
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Multifamily and Mixed Use Projects

Arlington Multifamily Projects, 2012-2022

Commercial

Rentable Building

Rentable Building Area
Project Year Built Units DU/Acre Area per Acre Acres
Cedar Pointe 2020 256 63 0 0 4.05
Emory Lofts 2019 40 58 21000 30435 0.69
Fullwiler 2023 29 50 2755 4750 0.58
Affinity at Arlington 2020 171 48 0 0 3.54
Bridge Place 2014 8 47 0 0 0.17
Pilchuck Village 2022 181 46 18721 4788 3.91
Stillaguamish Gardens 2014 30 38 0 0 0.8
Centennial Park 2021 202 23 7655 869 8.81
Park77 2017 182 23 0 0 8.02
Villas at Arlington 2019 312 21 0 0 14.71
Average 42 5,013 4,084 4.528
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What amount of land is needed to
accommodate undersupply (Scenario 5)?

Projected Jobs Undersupply 4,634

Future Land Use Pattern Mostly
Office and Retail

4,634 4,634

Mix of Historical
Commercial Pattern
and MFR MFR, Com, Ind

Land

RBA/Acre 12,000 4,000

SF/Job 200

Jobs/Acre I 24
GBA Parcel Acres required to meet the 2044 jobs shortfall 193 579 2,884

Gross Acres required to meet the 2044 jobs shortfall* 261 782 3,893

Employees per acre
assumptions in WA + OR:

Jur C EPA Industrial EPA
Clark Co., 20 9
WA (2015)

Island Co., 17 8
WA (2016)

Thurston 33 15
Co., WA

(2014)

Tualatin, OR 27 15
(2017)

McMinnville, 23 10
OR (2017)

Redmond, 11-18 8
OR (2018)

Source: ECONorthwest, Employment Density
Assumptions in Clark Co. Vacant Buildable Lands
Model.

Scenario 1
New Jobs per
buildable
acre

*Assumes 35% of land for roads, critical areas, buffers, easements, and other undevelopable uses.
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https://clark.wa.gov/sites/default/files/dept/files/community-planning/Buildable%20Lands/2_%20Employment%20Density%20memo.pdf
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What amount of land is needed to
accommodate undersupply?
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Future Employment Density

Scenarlo 2 2044 Total Jobs b TAZ B PSRC LUV-IT Model 2044 Total Jobs by TAZ

%

Legend

* Alt2 Total Jobs by TAZ 2044
=

003 26-50
W08 51- 100
W08 101 - 500
W08 s01-2533

Subareas:

[0 Cascade Industrial Center |

I old Town
" I smokey Point
Airport Property
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Legend

| PSRC Total Jobs by TAZ 2044

(LUV-IT)
0-50
51-100
B 101 - 500
0 501 - 1000
I 1001 - 5000
I 5001 - 6741

Subareas:

[ cascade Industrial Center

| I oid Town

I smokey Point
Airport Property

SN

vs. 1,601 jobs in Scenario 2




Gayteway Business Park

20015 67" Avenue NE
1 million SF industrial & manufacturing

18,519 units per acre - SR A
BUilt 2022 — p—r— ‘I‘I"_; N (—
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Smokey Point Medical Center

3823 172" Street NE
41915 SF; Built 2012
8,843 SF/acre

Arlington Comp Plan | Land Use Forecasts
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Residential, Population Density Assumptions

Residential People

Scenario 1

Du/Ac per HH

Scenario 2

Residential People
Du/Ac per HH

Development
Rate (same as
in jobs calcs)

Single-Family
Residential Ultra Low Capacity
Residential Low Capacity
Old Town Residential District
Multi-Family
Residential Moderate Capacity
Residential Medium Capacity
Residential High Capacity
Commercial / Mixed Use
Neighborhood Commercial
Old Town Business District - 1
Old Town Business District - 2
Old Town Business District - 3
General Commercial
Highway Commercial
Business Park
Commercial Corridor District
Medical Services

3 3.00
5 3.00
3.00

10 2.00
12 2.00
17 2.00
15 2.00
0 0.00
0 0.00
0 0.00
0 2.00
15 2.00
0 0.00
15 2.00
0 0.00

10
12
34

34
34
34
34
34
34

34

3.00
3.00
3.00

2.00
2.00
2.00

2.00
2.00
2.00
2.00
2.00
2.00
0.00
2.00

0.00

8%
8%
8%

19%
19%
19%

80%
7%
0%
0%

100%
25%
100%
7%

0%
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Housing Development Since 2010 (HUD)

= Housing 350
development in
Arlington has 300
changed
significantly since
2010. 0

= Before 2017, most
of the housing built
in the City was
single family 150
housing.

= After 2017, most of '
the housing has
been multifamily. 50

]
0

2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021

Units in Single-Family Structures Units in 2-unit Multi-Family Structures

 Units in 3- and 4-unit Multi-Family Structures B Units in 5+ Unit Multi-Family Structures
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Dwelling Units per Acre

All Multfamily projects built in City of Arlington, 2012 to present

70
I Units/Acre
60 - i
e Avg. Units/Acre, Arlington New
Construction
50
o
2 40 38
@
Q
]
<30
D
23
20
10
0
Cedar Pointe Emory Lofts  Fullwiler Affinity at Bridge Place  Pilchuck Stillaguamish Centennial Park77 Villas at
Arlington Village Gardens Park Arlington

Source: CoStar.
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Chelsea Village, 19 units/acre

18222 Smokey Point Boulevard S
69 units; Built 2009
3.64 acres
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Centennial Park, 23 units/acre

17327 67" Avenue NE
202 units; Built 2021
5,022 SF retail/office
3.81 acres
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Stillaguamish Gardens, 38 units/acre

18318 Smokey Point Boulevard,

Arlington
30 units; Built 2014
0.8 acres
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6605 Apartments: 50 units/acre

6605 204t Street NE, Arlington
29 units; Built 2023

2,755 SF retail/office

0.58 acres

73
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Cedar Pointe: 63 units/acre

17309 40" Avenue NE, Arlington
256 units; Built 2020
4.05 acres

Dl >
0 R T

B AT ig
.El LI

|,r§“$“;| il ||||:E

and Use Forecasts
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