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City of Centralia L.and Capacity Analysis

CITY OF CENTRALIA LAND CAPACITY ANALYSIS

The land capacity analysis is centered on 20-year population and employment forecasts.
This response memorandum contains tables, assumptions, and information about how the
land capacity analysis was developed.

Table 1 and Table 2 are summary tables that identify the forecasted commercial, industrial,
and residential population. In both cases, the UGA is divided between lands within City
limits and lands in the unincorporated UGA. More detailed tables are located at the
conclusion of the memorandum.

Table 1. 20-Year Commercial/ Industrial Growth

Urban Growth Boundary (UGB)

Incorporated City Limits Unincorporated UGA
Available ]
Acreage Jobs Available Acreage Jobs
Commer 212 2120 166 1,660
cial
Industrial 423 2,115 880 4,400
Totals 635 4,235 1,046 6,060

Table 2. 20-Year Residential Growth'?

Urban Growth Boundary (UGB)

Incorporated City Limits Unincorporated UGA
Available Household Population Available Households  Population
Land s Land
Residential 454 1,794 4,198 1,386 1,294 3,106

I'low density residential projection

2 Annual growth of approximately 2% resulting in Washington State Office of Financial Management (OFM) 20-year
population projection of approximately 7,200 additional residents for Centralia (total 22,540) by 2025 (based on June
2005 Office of Financial Management total population of 15,340)

Assumptions

The City intends to emphasize job creation to provide ample employment for Centralia
residents as well as residents of surrounding communities.

The City of Centralia is expected to grow by 7,200 residents to a population of 22,540 by
the year 2025, according to Lewis County and Office of Financial Management. This
represents approximately 38% of the total projected residential growth for the county. The
Lewis County industrial land demand for 2025 is 3,038 total acres, according to the Lewis
County Industrial Lands Analysis Update (E.D. Hovee & Company, August 2005).

The City of Centralia Comprehensive Plan map includes the addition of approximately
1,303 acres of industrial land within the urban growth area, which represents approximately
43% of the Lewis County industrial acreage land demand, and includes approximately
06,515 new industrial jobs by 2025. It is assumed that approximately five jobs per acre
would occur in industrial areas, consistent with the base assumptions used in the E.D.
Hovee & Company Industrial Lands Analysis.



City of Centralia L.and Capacity Analysis

The map includes the addition of approximately 378 acres of commercial land within the
urban growth area. It is assumed that approximately 10 jobs per acre would occur in
commercial areas. Approximately 3,780 new commercial jobs could occur by 2025 based
on these assumptions. It is important, however, to recognize that some of this commercial
development will require redevelopment to occur. This job per acre ratio is consistent with
other communities when factoring in that commercial jobs occur in retail, service and
professional sectors.

Job growth is an important component of the City’s Comprehensive Plan update process.
Having an available land supply of industrial and commercial land is important for the City
to continue to attract major employers and to reverse the traditionally higher
unemployment rates in Lewis County. The City has been successful in recruiting employers
and desires to continue this trend. In addition to job expansion throughout the UGA,
continued job expansion at the Port of Centralia and within the downtown area are highly
desired.

Residential Density

The inclusion of lower density residential areas within the unincorporated UGA is justified
because much of that land is within environmentally critical areas or is committed so that
further land division of would not be possible. Constraints in this area include steep slopes,
wetlands, and floodplains while committed lands include those areas that could not be
further subdivided based on proposed residential zoning. Those areas added to the City as
unincorporated UGA have historically larger parcel sizes due to the Lewis County
regulations of five acre minimum lot sizes. The City’s Comprehensive Plan encourages
greater residential densities than permitted in Lewis County, but also recognizes
environmental critical land constraints and historic legal lots of record in these areas.

Environmental Sensitive Critical Areas

Areas within the unincorporated UGA have development limitations due to steep slopes,
with 30% or greater slope, wetlands, 100-year floodplain constraints, or other geologic
hazards. Development in these areas requires more land area and therefore these areas are
proposed with lesser residential density. The City’s Environmental Element goes into
further details on environmentally sensitive lands.

It has been the experience of the City and the consultant that the National Wetland
Inventory is an indicator of wetlands and that it often underestimates their extent and
amount. The City will be monitoring development within critical areas on a case-by-case
basis to determine what proportion of those lands is in fact buildable. Also, as of the date
of this analysis, the City has not completed a critical areas ordinance (CAO), which may
further restrict land development activities. Wetland filling is restricted by the US Army
Corps of Engineers and any fill of over a half-acre requires an individual permit and an
alternatives analysis that compares the site to others that do not require fill. As well, the
Washington State Department of Ecology requires wetland mitigation for wetland impacts.
Therefore, development in wetland areas is more costly and fill is limited by the Corps’
permitting process.
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Although development is permitted within 100-year flood fringe areas, raising site areas
through fill placement may be required, which likely would increase construction cost and
therefore be a limiting factor for some property owners.

Infrastructure

The infrastructure deduction for areas with densities of four or fewer dwelling units per
acre has been reduced to 25% because less infrastructure is needed for lower density
developments. Areas with five or more dwelling units per acre include a 30% deduction for
infrastructure.

Interlocal Agreement

Centralia has an interlocal agreement with Lewis County that the City’s UGA is subject to
the City’s zoning and other development regulations.

Comprehensive Plan

Please refer to the City of Centralia Comprehensive Plan related to housing densities in the
land use, housing, and capital facilities elements for additional information.

The following tables, Tables 3 and 4, contain detailed information about the incorporated
City limits and unincorporated UGA area.



L00Z dun[ G o%eq M al
£66'6 6Ly 959 802"} 0122 slejoL
161 zee 99} Gg- vl- 67 19 6zz- 185 ¢0I0B/NP Z - MO AJBA
6E1 085 Ghl 6 9 652 0%~ 98¢- 589 yOI0B/NP § - MOT]
viv's 962z 782 0z}~ €el- Geg G0~ LI~ 18 yOIOB/NP - WNIP3\
959') 069 oy 6l- - 18 ¢ T 6 ¥910e/nNp G|, - YBIH wnipajy
el 90¢ Gl Go Tl 67 0 bi- oy ¥2J0B/Np 0Z - YBIH
uonejndod | spjoyasnoH pueq (r=> nNa  %S2) ,, 403084 saioy 2 puel ,sSuononpaq saioy suonoafoid Aysuaqg ybiH
a|qe|leAy (,2Injonisesu] IR\ %S2T SN paniwwo) sealy |[ed3lD ssou9
%0¢€
mw._Ouomn_ uoljonpay paseg pueT
1021 €00 1S 050} 017z sfejoL
8ve Gyl Ghl 8- 9 152 66" 62z 185 ¢8Joe/Np | Mo Kiap
£v6 £6¢ Ll s 8G- 434 19 98¢- 689 yOIOB/NP € MO
186'¢ 829’} ez 00}~ bhi- Gy 661~ LI~ 18 yRI0B/NP L WNIpaj
Gze'l 565 9 6l- - 18 ¢ I 6 y9JOB/NP 7). YBIH WnIpay
099 61z Gl g9 Tl 62 0 b= op y9I0e/Np 8|, YBIH
uole|ndod Sp|OYyasnoH pue] (P=> NA ¥ %S2) ,,Jo3oe saloy 2 Puel ,suononpaqg saioy suonoaloid Aysuag wnipsy
a|qe|leAy (,2anjonusesu) 194Nl %SZ 19N papiwwo) sealy [eanL ssol9
%0€
,S1010B] UOIIONPIY paseg pueT]
861y 61"l Gy 878 €17z sfejoL
ISl €9 Gzl s g5 e vel- Sz 185 5l901ed 8108 Z UlW — M0 AIaA
861 99 99 7% 62- 1) z81- 98¢- 689 yOI0B/NP | - MOT]
%Y’z G0} €0z 98- 96" G8e 66z- LI~ 18 yOI0B/NP G - WNIPB\
98 09¢ Gy Gl- Gz- Gl Gl- I 6 ¥9I0B/NP - YBIH wnipapy
885 124 Gl g9 Tl 62 0 bi- op ¥810e/np 9}, - YbIH
uonendod sp|oyasnoH pue (P=> NA H %S2) ,1o3oeq saloy 2 puel ,Suoilonpag saloy suonoafoid Ayisuag mon
a|qe|ieAy (,21nonnsesu)| 19)Ie N %S¢ 19N papiwwo) sealy [ed)jl) ssol9
%0¢€
,S1030B] UOIONPIY paseg pueT]

100Z @unp ysesalo4 uonejndod 1eaA-0Z eljesuad jo Ay pajesodioou] °¢ ajgel

sisdfeuy Leden) puer erenual) Jo A1)




L00g dun(

9 98¢

g al

"(0v€'S 4o uoiendod [ejo} Jusabeuely [eloueul Jo 82O G00Z dUNf U paseq) GZ0Z Ad (01S°2e [e10}) ellesua)d 1o}

sjuapisal [euoiippe 00z‘ /2 Alorewixoidde jo uonosfosd uoneindod teak-0z (IN40O) Juswabeuel |eloueulH J0 8210 d1elS uoibulysepn ul Buninsal 9,z Ajgiewixoidde jo ymolb jenuuy ¢

‘Juswdojanap ainjny Joj PUE| [BlUSPISa S|GE|IBAR }8U JO UOIIE|ND|ED SU} JO} MOJ|e SI0JOBH UoloNpay aseg puelayl ¢z
(g99n) Aepunog ymols) uequn UlyliM Seale [BljuspIsal [|e Jo} SjJunodoe aseq pue] |

:seale pajelodioduiun pue pajelodiodul 8y} Yioq Joj sajge) ay) o} Aldde sajoujooy buimoljoy ay

900l 981y 15 1617 Uy slejoL
09 IS8T 1521 6l 655" 44 6.- €99 116'C ¢0I0B/NP Z - MO AJBA
Y5z 090° 69z 98- 8lI- VLY vel- 02" 608 yOI0B/NP § - MOT]
155 €T 62 - €l- g 82z 89- 0S¢ yOIOB/NP - WNIP3\
8%9 0.2 8l I 8- 1g % gl- op ¥910e/nNp G|, - YBIH wnipajy
9z 04l GG z ST 6 90 0z- 0¢ ¥2J0B/Np 0Z - YBIH
uonejndod | spjoyasnoH pueq (r=> na ¥ %S2) ,, 403084 saioy 2 puel ,sSuononpaq saioy suonoafoid Aysuaqg ybiH
a|qe|ieAy (,2Injonisesu] IR\ %S2T SN paniwwo) sealy |[ed3lD ssou9
%0¢€
,S1019e4 UoiIONPaY paseq pueT
G919 6952 125 0117 2wy sfejoL
€987 611 6171 16€- 08 0212 61~ €99- 1167 ¢8Joe/Np | Mo Kiap
618’1 €8/ 192 18 oL}~ oY Lol- v0Z- 608 yOIOB/NP € MO
0v8 05¢ 0s 1z €z- 6 88|~ 89- 05e yRI0B/NP L WNIpaj
ove bl 2l G o [¥4 0}~ €l- op y9JOB/NP 7). YBIH WnIpay
8¢z 66 g z ST 6 90 0Z- 0¢ y9I0e/Np 8|, YBIH
uole|ndod Sp|OYyasnoH pue] (P=> NA ¥ %S2) ,,Jo3oe saloy 2 Puel ,suononpaqg saioy suonoaloid Aysuag wnipsy
a|qe|leAy (,2anjonusesu) 194Nl %SZ 19N papiwwo) sealy [eanL ssol9
%0€
,S1010B] UOIIONPIY paseg pueT]
q0L'e 62’ 98¢") elr'T 2Ty sfejoL
622’} 218 G20t ove- 9G1- €28} e £99- 116'7 5l901ed 8108 Z UlW — M0 AIaA
19 182 182 6- Gzl- 005 G0~ v0Z- 608 yOI0B/NP | - MOT]
el G0¢ 19 9z- 62- oLl 99}~ 89- 05e yOI0B/NP G - WNIPB\
652 801 Gel 9 Go 9 I €l- op ¥9I0B/NP - YBIH wnipapy
e 88 G z ST 6 90 0z- 0¢ ¥810e/np 9}, - YbIH
uone|ndod sp|oyasnoH pue (P=> NA H %S2) ,1o3oeq saloy 2 puel ,Suoilonpag saloy suonoafoid Ayisuag mon
a|qe|ieAy (,21nonnsesu)| 19)Ie N %S¢ 19N papiwwo) sealy [ed)jl) ssol9
%0¢€
,S1030B] UOIONPIY paseg pueT]

£00Z aunp ‘ysedsalog uopeindod Jeax-0Z VON S.Bllenua) jo AN "y ajqel

sisdfeuy Leden) puer erenual) Jo A1)




L00g dun( L 38ed

g al

‘Buiuoz [enuapisal pasodoud Jspun sjuswalinbal Jo| wWNwiuw Uo paseq PapIAIP Jayuny ag o} 9|qib1ja jou ale jey) sjo| Bulysixa apnjoul pue| pajiuwo)

‘Bujuoz [enuapisal pasodoid Japun os op 0} 8|qibije ybnouyy uans ‘Apadoud apinip

Jayuny Jou 0} suoIsioap Jaumo Auadoid uo paseq papialp Ajjenualod aq jou Aew eyl Ing ‘UOISIAIP pue| Jayuny 1o} a|qibija aJe jey) saiuadold 1o} SJunooode J0)o.) 19)JeW %Gz 9yl
"saljisuap Jaybiy e ainjny 8y} Ojul SNUIRUOD

0} pajoadxa s| Juswdolanap |jul pue suonoafoid Aysusap Jaybiy sy} uey) Jn220 o} Ajay 8Jow ale suonosfoid Ajisusp wnipaw ayj ‘A)ND ay) ul suieped Bunie|d Jusdas uo paseg
‘A0 ay) Ag pauozal uaym Ajisuap |enuapisal Jajealb Joj mojje Aew jey} ueid aaisusyaidwod

|enuapisal e ypum pajeubisapai aq [im A8y} ‘Janamoy ‘apiaipgns 0} palinbai aq jou [Im (spwil A1 apisino) (YON) ealy UIMoID uedin 8y} ul plodai jo sjo| ebs| Bunsix3g
‘uonoipsun( [eluswulanob 1oy Aluno) ay) yum juswaaibe [eoopsiu| ue sey AlD ayl

‘1a)ealb

pue 9,0¢ Jo sadojs pue spuejjem (JMN) Alojuanu| puepapn [euonenN ‘suieidpooly Jeak-00L YINTH) Aouaby Juswabeuey Aousblaw] |eJapa4 apnjoul 0] seale [edljuo ajqedojarspun
‘soljes aoepuns snouadw Jajealb pue sazis s)o| Jajjews uo paseq aioe Jad sjun Buijjomp 810w JO dAl} 1O} PaSN SBM UOIJONPap aINjonJjseljul %0¢ Y "SpJepuels

peoJ Jajjews pue azis jo| Jabie| uo paseq aioe Jad sjun Buljjemp Jama} 10 IO} JO SBIJISUSP |ellUSPISaI JO} PapN|oul SI SBIYI|IIN PUB SPeOJ 10} UOIIONPap ainioniselul %6z v
‘Seale OO Jo aouasald sy} aaey Aew ey} pue| apnjoul seale asay]

‘aoe|d ul 89 Jou Aj[ensn |Im Yjemapis pue ‘Jainb ‘qino jng ‘paned aq ||IM S}9aI1S "SW)SAS Jamas 10 Jajem Ajlunwiwod aAey jou AjledidA |im seale [eljuapisay Alisuag mo AJap
‘AJljige|ieAe Jamas pue Jajem AND uo paseq sjuswalinbal

UOI}08UU0D Y}IM SDIAISS JaMas pue Jajem olignd Buipnjour sadiAlas Uequn [N} 9ABY 0} PSWINSSE aJe suoljeubisap [enuapisal asay| "aioe Jad sjun 0g-9| |enuapisay Alsusq
ybiH pue ‘aioe Jad sjun G| 0} g [enuapisay Ajsuag UbiH-wnipapy ‘esoe Jad syun Buijjamp g 0} G |enuapisay Alisus@ wnipaly ‘aloe Jad sjyun Buljjemp { 0} | [BlJUBPISSY MO

¢l

T

0l

sisdfeuy Leden) puer erenual) Jo A1)



Key Elements for Centralia Comprehensive Plan Update Process
June 2007

Industrial and Commercial Employment Projections

20-Year General Employment Forecast Land Use Assumptions
o Place emphasis on job creation to provide ample employment for Centralia
residents as well as those residents from surrounding communities

o City Population will grow by an estimated 7,200 residents over the next 20 years,
2025 horizon.

° New industrial jobs are assumed at a rate of 5 jobs per net acre
o New commercial jobs are assumed at a rate of 10 jobs per net acre
° Areas redesignated from residential comprehensive plan designations to

commercial or industrial designations will be considered legal non-conforming
uses that can be maintained but not expanded.

o All properties within the existing Urban Growth boundary, but outside existing
city limits will be assigned a comprehensive plan designation and will be subject
to City zoning upon adoption by the City Council.

Industrial Land Yield Assumption

o Assuming development at 5 jobs per acre

o 469 gross acres of light industrial land

o 405 of the 469 acres of light industrial either is currently vacant or to be rezoned
2,025 potentially new light industrial jobs (405 x 5 = 2,025)

o 1,140 gross acres of heavy industrial land

o 898 of 1,140 acres of heavy industrial is either currently vacant or to be rezoned

4,490 potentially new heavy industrial jobs (898 x 5 = 4,490)

Result: 6,515 new industrial jobs could be created on currently available or land set to be
rezoned (2,025 + 4,490 = 6,515)

Commercial Land Yield Assumption

o Assuming development at 10 jobs per acre
o 672 gross acres of commercial land
o 378 of the 672 acres of commercial either is currently vacant or to be rezoned

3,780 potentially new commercial jobs (378 x 10 = 3,780)
Result: 3,780 new commercial jobs could be created on currently available or land set to
be rezoned

Overall Employment Sector Assumption
Based on the Comprehensive Plan projections for year 2025 employment projection for
the city of Centralia are as follows

o 2,025 total light industrial jobs (405 x 5 = 2,025)

o 4,490 total heavy industrial jobs (898 x 5 = 4,490)

6,515 projected new industrial employment for year 2025
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3,780 total commercial jobs (378 x 10 = 3,780)

3,780 projected new commercial employment for year 2025
Result: Total employment growth =10,295 new jobs (6,515 + 3,780 = 10,295)

Job to population ratio = 1.5 jobs for every new resident (10,295/6,800 = 1.5)

Residential Population, Households and Density Projections

20-Year Population Forecast Land Use Assumptions

Annual growth of approximately 2% resulting in Washington State Office of
Financial Management 20-year population project of approximately 7,200 new
residents (total 22,540) by 2025 (assuming 2005 population of 15,340).

Overall residential density target for new development; is a minimum of 1-2
dwelling units per acre, with a number of residential designations including: Very
Low Density Residential 2 to 2 acre parcels, Low Density Residential 1 to 4
dwelling units per acre, Medium Density Residential 5 to 8 dwelling units per
acre, Medium-High Density Residential 9 to 15 units per acre and High Density
Residential 16+ units per acre

Very Low Density Residential areas will typically develop without city water and
sewer service, but city water service may be available with connection required
based on city water availability

All other residential areas are assumed to have full urban services including public
water and sewer service with connection requirements based on city water and
sewer availability

30% infrastructure deduction for roads and utilities.

Undevelopable critical areas to include Federal Emergency Management Agency
(FEMA 100 year floodplains, National Wetland Inventory ( NWI) Wetlands and
slopes of 30% and greater.

All properties within the existing Urban Growth boundary, but outside existing
city limits will be assigned a comprehensive plan designation and will be subject
to City zoning upon adoption by the City Council.

Existing legal lots of record in the Urban Growth Area (UGA) (outside city
limits) will not be required to subdivide; however, they will be redesignated with a
residential comprehensive plan that may allow for greater residential density
when zoned by the City.

Focused areas of Residential Development

1.

Cooks Hill
° Assumed development at 1 DU/acre, and 2.4 PPH
° 1,424 gross developable acres

o 380 acres deducted to areas constrained by critical areas (slope > 30%, 100
year flood, and NWI wetlands)

. 84 acres deducted to already committed lands (Parcels less than one acre
that under proposed zoning could be subdivided no further)

. 960 net developable acres*
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. 288 acres deducted for infrastructure (30% of total available land after
critical areas and committed lands deduction)

° 672 acres available for development after all deductions
Result: A projected population of 1,613 (672 x 2.4 x 1 =1,613) or 672 households (672 x 1)
2.  City Center

. Assumed development at 8 DU/acre, and 2.4 PPH

o 860 gross developable acres

. 411 acres deducted to areas constrained by critical areas (slope > 30%, 100
year flood, and NWI wetlands)

o 391 acres deducted to already committed lands (Parcels are all ready
parcelized or built and under proposed zoning could be subdivided no
further)

o 58 net developable acres*

° 17 acres deducted for infrastructure (30% of total available land after

critical areas and committed lands deduction)

° 41 acres available for development after all deductions
Result: A projected population increase of 787 (41 x 2.4 x 8 = 787) or 328 households (41 x &)

3.  North City
° Assumed development at 1 DU/acre, and 2.4 PPH
° 1,159 gross developable acres

o 361 acres deducted to areas constrained by critical areas (slope > 30%, 100
year flood, and NWI wetlands)

. 106 acres deducted to already committed lands (Parcels less than one acre
that under proposed zoning could be subdivided no further)

. 692 net developable acres*

. 208 acres deducted for infrastructure (30% of total available land after

critical areas and committed lands deduction)

° 484 acres available for development after all deductions
Result: A projected population increase of 1,162 (484 x 2.4 x 1 = 1,162) or 484 households (484 x

/)

4.  Seminary Hill
° Assumed development at 1 DU/acte, and 2.4 PPH

. 658 gross developable acres

. 113 acres deducted to areas constrained by critical areas (slope > 30%, 100
year flood, and NWI wetlands)

o 122 acres deducted to already committed lands (Parcels less than one acre
that under proposed zoning could be subdivided no further)

L 423 net developable acres*

. 127 acres deducted for infrastructure (30% of total available land after
critical areas and committed lands deduction)

. 296 acres available for development after all deductions

Result: A projected population increase of 710 (296 x 2.4 x 1 = 710) or 296 households
(296 x 1)

10
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5.  Widgeon Hill

Assumed development at 1 DU/acre, and 2.4 PPH
921 gross developable acres

119 acres deducted to areas constrained by critical areas (slope > 30%, 100
year flood, and NWI wetlands)

4 acres deducted to already committed lands (Parcels less than one acre that
under proposed zoning could be subdivided no further)

798 net developable acres*

239 acres deducted for infrastructure (30% of total available land after
critical areas and committed lands deduction)

559 acres available for development after all deductions

Result: A projected population increase of 1,342 (559 x 2.4 x 1 = 1,342) or
559 households (559 x 1)

6. West City

Assumed development at 2 DU/acte, and 2.4 PPH
835 gross developable acres

263 acres deducted to areas constrained by critical areas (slope > 30%, 100
year flood, and NWI wetlands)

217 acres deducted to already committed lands (Parcels less than one acre
that under proposed zoning could be subdivided no further)

355 net developable acres*

106 acres deducted for infrastructure (30% of total available land after
critical areas and committed lands deduction)

249 acres available for development after all deductions

Result: A projected population increase of 1,195 (249 x 2.4 x 2 = 1,195) or
498 households (249 x 2)

OVERALL RESIDENTIAL RESULT

A projected population increase of 6,809 persons or 2,837 households for the entire
City of Centralia designated UGB area. Overall project residential density for new
development will be approximately 1.2 dwelling units per acre

(2,837 dwelling units / 2,301 acres).
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City of Centralia and Urban Growth Area

Population Analysis Areas Map
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