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 WHATCOM COUNTY  
 PLANNING & DEVELOPMENT SERVICES 
 
 LAND CAPACITY ANALYSIS REPORT 
 
I. Background Information 
 
The purpose of this report is to compile results of the land capacity analysis (LCA) 
that was done for each of Whatcom County’s urban growth areas (UGAs) as part of 
the 2016 Whatcom County Comprehensive Plan (WCCP) periodic update process. 
Whatcom County Planning and Development Services staff and planners from each 
city developed and completed the LCA to estimate each UGA’s capacity for population 
and employment growth during the 20-year planning period for the County and city 
2016 comprehensive plan updates. These estimates are shown in Figures 1 and 2 
below. Appendix A contains the summarized LCA calculations for each UGA. 
 
Throughout the current periodic update process, County and city decision makers 
referred to the LCA estimates as part of their deliberations to determine population 
and employment allocations and boundaries for the UGAs, ensuring that the land 
area within the UGA boundaries is sufficient to permit projected urban growth within 
the WCCP’s planning period. The Growth Management Act (GMA) requires that, 
“Based upon the growth management population projection made for the county by 
the Office of Financial Management, the county and each city within the county shall 
include areas and densities sufficient to permit the urban growth that is projected to 
occur in the county or city for the succeeding twenty-year period…” RCW 
36.70A.110(2).1  
 
II.  LCA Estimates 
 
Figures 1 and 2 compare the LCA’s estimated population and employment capacities 
with the population and employment growth allocations adopted in the 2016 
Whatcom County Comprehensive Plan, Chapter 1. Comparison of UGA total 
population capacity and the UGA total population allocations in Figure 1 shows a 
countywide growth capacity surplus of 6.2%. Each UGA has a population growth 
capacity surplus or deficit within 6% of the allocation, with the exception of the 
Blaine UGA, which has considerable surplus capacity within its city limits. Figure 2 
shows a countywide employment capacity surplus of 12.6%.2 

1 The overall county population growth projection chosen by the County Council is within the range projection 
provided by the State Office of Financial Management (OFM). The OFM does not provide 20-year growth projections 
for each UGA. A consultant, Berk, developed a range of allocations that could be adopted for each UGA, based on 
historic distribution of population growth among the UGAs. During the update process, the cities recommended and 
the County approved UGA allocations and boundaries taking into consideration the Berk ranges and the LCA 
estimates. Berk: “Whatcom County Population and Employment Projections and Urban Growth Area Allocations,” 
November 1, 2013 
2 Figure 2’s estimated employment capacity for the Birch Bay, Columbia Valley, and Lynden UGAs differ from 
previously presented capacity figures because the earlier estimates had been based on outdated employment 
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Figure 1. Population Growth Capacity and Allocations 

UGA Est. UGA Capacity WCCP Allocation Surplus (Deficit) Surplus Percent Allocation 
Growth Share 

 Bellingham       33,006       31,050        1,956  5.9% 44.6% 
 Birch Bay         5,250         5,282           (32) -0.6% 7.6% 
 Blaine         6,445         4,414        2,031  31.5% 6.3% 
 Cherry Point              -                -               -    n/a 0.0% 
 Columbia Valley         1,377         1,345            32  2.3% 1.9% 
 Everson         1,305         1,242            63  4.8% 1.8% 
 Ferndale         6,538         6,833          (295) -4.5% 9.8% 
 Lynden         6,472         6,403            69  1.1% 9.2% 
 Nooksack         1,001            990            11  1.1% 1.4% 
 Sumas            884            874            10  1.1% 1.3% 

 UGA Total       62,278       58,433        3,845  6.2% 83.9% 
 Non-UGA         11,217      16.1% 

Total        69,650      100.0% 
 
 
Figure 2. Employment Growth Capacity and Allocations 

UGA Est. UGA Capacity WCCP Allocation Surplus (Deficit) Surplus Percent Allocation 
Growth Share 

 Bellingham       27,302       22,641        4,035  15.1% 61.1% 
 Birch Bay            589            545            44  7.5% 1.5% 
 Blaine         2,687         2,097           590  22.0% 5.7% 
 Cherry Point            951            890            61  6.4% 2.4% 
 Columbia Valley            376            359              17  4.5% 1.0% 
 Everson            758            602           156  20.6% 1.6% 
 Ferndale         3,807         4,000          (193) -5.1% 10.8% 
 Lynden         1,694         2,157          (463) -27.3% 5.8% 
 Nooksack            106            115             (9) -8.5% 0.3% 
 Sumas            460            445            15  3.3% 1.2% 

 UGA Total       38,730       33,851        4,879  12.6% 91.4% 
 Non-UGA           3,201      8.6% 

Total        37,052      100.0% 
 
 

capacity assumptions. These estimates have been revised to reflect employment capacity assumptions currently 
given in the Land Capacity Analysis Detailed Methodology, section 5.2, step 6, increasing the estimated capacity by 
33 in Birch Bay, 9 in Columbia Valley, and 27 in Lynden. Also differing from previous estimates is the Everson UGA 
employment capacity, where previous estimates used infrastructure deductions of 20% and 15% for commercial 
and industrial land, respectively. City staff had suggested 15% and 20% respectively, so PDS has made that 
change in the final LCA summary, resulting in an employment capacity reduction of 7 jobs. 
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The tables in Appendix A show the calculation totals for each step of the LCA. Those 
tables show the totals for all the UGA as well as the totals for incorporated and 
unincorporated (county) portions of the UGAs. The more detailed tables showing 
the calculations for each zone are available from Whatcom County PDS. 
 
III. LCA Methodology 
 
To estimate population and employment capacities, the LCA analysis first 
inventories the total acreage available for development in each zoning classification 
in each UGA (both the incorporated and unincorporated portions) and then 
estimates the capacity for population and employment growth on that acreage 
based on assumed densities and other factors. In general, the steps the LCA 
followed in order to make the determination that sufficient land capacity exists in 
each UGA is as follows: 
 

• Assemble geographic information system (GIS) parcel data for each UGA 
study area 

• Categorize parcels:  Vacant, partially used, underutilized, developed, publicly 
owned, etc. 

• Calculate net developable acres by subtracting: developed land, public land, 
future public and quasi-public land, critical areas, infrastructure area, and 
market factor 

• Multiply net developable residential acres by assumed densities to determine 
dwelling unit capacity 

• Multiply dwelling unit capacity by occupancy rates and persons-per-
household to determine population growth capacity by UGA 

• Multiply net developable commercial and industrial acres by assumed floor 
area ratios, occupancy rates, and employment densities to determine 
employment growth capacity 

• Compare capacity with allocated 20-year population and employment growth 
(see Figures 1 and 2) 

 
A more detailed discussion of the process is found in the Whatcom County Land 
Capacity Analysis Detailed Methodology, attached in Appendix B. The County and 
city planners working on the LCA developed this document based on the one that 
was used on the 2009 LCA, and revised it as necessary when specific 
methodological issues needed to be clarified and memorialized. The Whatcom 
County Council reviewed the LCA methodology document in November of 2014.  
 
The Detailed Methodology prescribes how subtractions for such factors as critical 
areas and infrastructure are to be made, and how certain assumptions are to be 
factored in. Assumptions used in the LCA calculation include: 
 

• Acreage needed for future public uses 
• Acreage needed for infrastructure (rights-of-way, stormwater facilities, etc.) 
• Market factor 
• Residential occupancy rate (single- and multi-family) 
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• Persons per household (single- and multi-family) 
• Floor area ratio (commercial and industrial) 
• Occupancy rate (commercial and industrial) 
• Employment density (commercial and industrial) 
• Residential densities for each zone 
• Non-residential proportion in mixed use zones 

 
The assumptions used for each UGA LCA are listed in the tables in Appendix C. 
Some assumptions are set by the LCA Detailed Methodology document, such as 
occupancy rates and household size.  Others, including assumed residential 
densities, are established by City planning staff (or in the case of the non-city UGAs 
County planning staff) based on their knowledge of local conditions. City and 
County planning staff set the assumptions for residential occupancy rates and 
household size at the levels calculated by OFM for the 2010 census year. They 
agreed to assume constant values for these factors rather than introducing an 
additional assumption that speculates whether – or by how much – either rate 
would change over the planning period. 
 
The LCA Detailed Methodology also prescribes how to account for “pending” 
projects, those projects approved but not yet built. Because the number of 
residential units (or square footage of non-residential development) has been 
approved, those figures do not need to be calculated in the LCA as they do for other 
developable land. Thus, the acreage for pending projects is removed from the LCA 
calculation for developable acres, and the approved units or square footage totals 
are accounted for during the final calculation of population and employment 
capacity. This method is also used for master planned areas, where cities have 
approved plans with specific dwelling unit or square footage totals. 
 
IV. Other Information 
 
In addition to producing the overall UGA population and employment capacity 
estimates, the LCA has yielded other information that is useful to the periodic 
update process. An intermediate step in the LCA calculation is to calculate the 
capacity for single- and multi-family dwelling units in each UGA (see Figure 3). This 
breakdown indicates a variety of both types of housing would be available 
throughout the UGAs. Countywide, a majority of dwelling units would be single-
family, while single-family would account for about a third of the future dwelling 
unit (DU) capacity in the Bellingham UGA. This information was used in the 2015 
Whatcom County Housing Analysis3, incorporated into WCCP Chapter 3 Housing.  
 
 
 
 

3 2015 Whatcom County Housing Analysis, Chart 64, updated in 2016 to reflect the current approved allocations 
and UGA boundaries. Chart 65 estimates the number of dwelling units needed during the planning period, based on 
the population growth allocated to each UGA in the WCCP. A comparison of Charts 64 and 65 indicates that the 
planned capacity of single- and multi-family housing in the UGAs is consistent with anticipated housing needs. 
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Figure 3. Estimated Single- and Multi-family Dwelling Unit Capacity 

UGA SF DU 
Capacity 

Percent SF 
Capacity 

MF DU 
Capacity 

Percent MF 
Capacity 

 Bellingham       5,890  34.4%     11,234  65.6% 
 Birch Bay       2,473  66.6%      1,240  33.4% 
 Blaine       2,649  84.0%         503  16.0% 
 Columbia Valley          627  100.0%           -    0.0% 
 Everson          454  96.0%           19  4.0% 
 Ferndale       2,080  83.5%         411  16.5% 
 Lynden       1,644  57.4%      1,220  42.6% 
 Nooksack          340  100.0%           -    0.0% 
 Sumas          183  48.8%         192  51.2% 

All UGA 16,340 52.4% 14,819 47.6% 
 
Figure 4 compares the achieved densities with the overall planned residential 
densities assumed in the LCA, and with WCCP density goals. These overall planned 
densities are generally consistent with achieved densities during the previous 
decade (from subdivision data compiled by the cities), and with the overall density 
targets set in WCCP Goal 2P. Figure 4 shows Goal 2P density targets from both the 
2009 plan and the draft 2016 plan, in which some density goals are to be increased 
during the planning period.  
 
Figure 4: Overall Residential Density 

UGA 
Achieved 

2004-
2013 

LCA Est. 
Overall 

Density* 

2009 
WCCP 
Goal 2P 

2016 
WCCP 
Goal 2P 

 Bellingham  6.94 7.15 6 to 24 6 to 24 
 Birch Bay  5.93 7.61 4 5 to 10 
 Blaine  6.98 4.71 4 4 to 6 
 Columbia Valley  n/a 4.00 4 4 to 6 
 Everson  4.76 4.01 4 4 to 6 
 Ferndale  6.20 5.01 5 to 10 6 to 10 
 Lynden  4.95 7.43 5 to 10 6 to 10 
 Nooksack  4.20 4.39 4 4 to 6 
 Sumas  3.32 4.87 4 4 to 6 

*LCA overall density applies to the areas where the LCA calculates DUs and population 
capacity from developable acreage. These figures do not include pending projects or 
master planned areas. 

 
GMA allows that, “An urban growth area determination may include a reasonable 
land market supply factor…In determining this market factor, cities and counties 
may consider local circumstances.” RCW 36.70A.110(2). The purpose of the market 
factor is to account for a proportion of developable land in a UGA that will not be on 
the market during the planning period. In the Whatcom County LCA the market 
factor percentage is deducted from developable acres to estimate how many acres 
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are expected to be both developable and available between now and 2036. This 
results in each UGA’s land area being larger than the minimum needed to 
accommodate its projected growth. The market factor allowance provides 
something of a cushion against cyclical economic booms and busts, providing within 
each UGA a pool of land that will likely not be on the market during a downturn, but 
could become available during an economic upswing when demand for housing or 
commercial/industrial development is higher. 
 

Market factor percentages used in the Whatcom County 
LCA vary based on whether or not a property is vacant 
(and therefore more likely to be available for 
development in the planning period). The LCA Detailed 
Methodology sets a market factor of 15% for vacant 
land and 25% for partially developed or underutilized 
land, but allows for different percentages to be used to 
account for local conditions. Figure 5 shows the overall 
percentage of potential developable land subtracted as 
a market factor. The overall market factor falls between 
15% and 25% for each UGA except Everson and Blaine, 
where City planning staff has assumed higher market 
factors in some areas within city limits due to floodplain 
issues and current lack of utilities, respectively.  These 
issues add to the cost of development, making the land 
less likely to develop at urban levels within the planning 

period. In Blaine and Bellingham, some master planned areas in the city limits were 
also assigned higher market factors, reflecting anticipated buildout periods that 
extend beyond 2036, thus leaving much of these areas’ development potential off 
the market during the WCCP planning period. In these areas, the market factors 
are subtracted from the approved number of units rather than acreage, so they are 
not reflected in the overall market factor percentages in Figure 5. 
 
IV. Conclusion 
 
The LCA, developed in a collaborative effort by County and city planning staff, has 
been a vital tool used throughout the WCCP periodic update process. Now that the 
UGA boundaries and their population and employment growth allocations have been 
set, this report provides a final compilation and summary of the LCA estimation 
process. 
 
 
Attachments: 
 
Appendix A – LCA Summaries 
Appendix B – LCA Detailed Methodology 
Appendix C – LCA Assumptions 

Figure 5. Market Factor 

UGA 
Overall 
Market 
Factor 

 Bellingham  19.8% 
 Birch Bay  17.4% 
 Blaine  39.9% 
 Cherry Point  16.4% 
 Columbia Valley  15.5% 
 Everson  25.8% 
 Ferndale  20.4% 
 Lynden  20.5% 
 Nooksack  21.1% 
 Sumas  18.6% 
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Land Capacity Analysis Summary
Bellingham UGA

Net Developable Land Estimate All UGA All City Zones All County Zones
Assumptions Total Parcel Acres 19,259.1              14,502.8              4,756.2                   

- Fully Developed Private Acres 6,784.1                5,762.6                1,021.5                   
- Publicly Owned Vacant Acres 2,154.9                1,997.8                157.1                      
- Publicly Owned Developed Acres 1,078.0                1,004.6                73.4                        
- Quasi Public Developed Acres 944.4                   750.4                   194.0                      
- Pending Project Acres (approved DU's added below) 1,677.5                515.7                   1,161.8                   
- Master Plan Acres (approved DU's added below) 1,075.4                1,075.4                -                          
Remainder - all Vacant, PU, and UU Acres 5,544.6                3,396.3                2,148.4                   

All Vacant Private Acres 3,055.7                2,088.8                966.9                      
Parks: Industrial Residential  - CA Subtraction - Vacant 1,017.4                523.2                   494.2                      
122.22    183.33 - Future Public Uses (including parks) 305.5                   276.6                   28.9                        

5% - Other Public Uses 86.6                     64.5                     22.2                        
28.8% - Infrastructure Subtraction SF 210.4                   202.0                   8.4                          
15.0% - Infrastructure Subtraction MF 48.9                     30.3                     18.6                        
10.0% - Infrastructure Subtraction Comm/Ind 59.0                     32.1                     26.9                        

15% - Market Factor Subtraction- Vacant Residential 119.6                   100.7                   18.9                        
15% - Market Factor Subtraction - Vacant Comm/Ind 79.6                     43.3                     36.3                        

Net Developable Vacant Acres (Residential) 677.6                   570.5                   107.1                      
Net Developable Vacant Acres (Comm/Ind) 451.2                   245.6                   205.5                      
Net Developable Vacant Acres 1,128.7                816.1                   312.6                      

All Partially-Used and Under-Utilized Acres (PU, UU) 2,360.9                1,307.5                1,053.4                   
Parks: Industrial Residential CA Subtraction - PU, UU 490.0                   222.5                   267.6                      
112.18    168.27 - Future Public Uses (including parks) 280.5                   211.3                   69.1                        

5% - Other Public Uses 79.5                     43.7                     35.8                        
28.8% - Infrastructure Subtraction SF 229.4                   120.5                   108.9                      
15.0% - Infrastructure Subtraction MF 25.2                     25.2                     -                          
10.0% - Infrastructure Subtraction Comm/Ind 54.7                     24.4                     30.3                        

25% - Market Factor Subtraction- PU/UU Residential 177.4                   110.1                   67.3                        
25% - Market Factor Subtraction - PU/UU Comm/Ind 123.0                   54.9                     68.1                        

Net Developable PU, UU Acres (Residential) 532.3                   330.4                   201.9                      
Net Developable PU, UU Acres (Comm/Ind) 369.0                   164.6                   204.4                      
Net Developable PU, UU Acres 901.3                   495.0                   406.3                      

Total Net Developable Acres (Vacant, PU, UU) 2,030.0                1,311.1                718.9                      
Overall Market Factor (excluding master plan areas) 19.8%

Residential: Population Growth Capacity Estimate
All UGA All City Zones All County Zones

Net Developable Residential Acres (Vacant, PU, UU) 1,209.9                900.9                   309.0
Overall Assumed Density (DU/Ac) 7.15                     7.57                     5.91                        
Subtotal: DU Capacity (Vacant, PU, UU) 8,648                   6,822                   1,826                      
+ Approved DU's - Master Plan Areas 9,143                   9,044                   99                           
- Market Factor Subtraction - Master Plan Areas 2,042                   2,027                   15                           
- Existing DU (including displaced in C/I and pending) 1,629                   1,155                   474                         
+ Pending DU (approved DU's for pending projects) 3,003                   3,003                   -                          

varies - Market Factor Subtr. for Pending DU's (if any) -                       -                       -                          
Subtotal DU Capacity 17,123                 15,687                 1,436                      

96.00% x Occupancy Rate = SF Occupied DU's 5,219                   4,130                   1,089                      
2.49 x Avg Household Size = SF Population Capacity 12,995                 10,283                 2,712                      

92.75% x Occupancy Rate = MF Occupied DU's 10,628                 10,348                 280                         
1.86 x Avg Household Size = MF Population Capacity 20,011                 19,490                 520                         

Total Population Growth Capacity 33,006                 29,773.2              3,232.5                   
Allocated Population Growth 31,050                 
Capacity Surplus (Shortage) 1,956                   
SF DU Capacity 5,890                   4,755                   1,135                      
MF DU Capacity 11,234                 10,932                 302                         

Commercial and Industrial: Employment Growth Capacity Estimate
All UGA All City Zones All County Zones

Net Developable Comm/Ind Acres (Vacant, PU, UU) 820.1                   410.2                   409.9                      
0.4 x Assumed FAR = FA Commercial (in SqFt) 7,924,100            7,146,983            777,117                  

0.25 x Assumed FAR = FA Industrial (in SqFt) 4,443,045            98,595                 4,344,450               
Subtotal: FA Capacity (Vacant, PU, UU) 12,367,145          7,245,578            5,121,567               
+ Approved Comm/Ind SqFt - Master Plan Areas 7,053,550            7,053,550            -                          

varies - Market Factor Subtraction - Master Plan Areas 1,915,936            1,915,936            -                          
- Existing FA SqFt 1,832,302            777,127               1,055,175               
+ Pending FA SqFt (approved FA for pending projects) 3,547,384            511,800               3,035,584               
- Market Factor Subtr. For Pending SqFt (if any) -                       -                       -                          
Subtotal - FA Capacity 19,219,841          12,117,865          7,101,976               

95% x Occupancy Rate = Comm. Occupied FA 12,183,889          10,699,138          1,484,751               
626 / Employment Density = Comm. Job Capacity 19,463                 17,091                 2,372                      

95% x Occupancy Rate = Ind. Occupied FA 6,074,960            812,834               5,262,126               
775 / Employment Density = Ind. Job Capacity 7,839                   1,049                   6,790                      

Total Employment Growth Capacity 27,302                 18,140                 9,162                      
Allocated Employment Growth 22,641                 
Capacity Surplus (Shortage) 4,661                   



Land Capacity Analysis Summary
Birch Bay UGA

Net Developable Land Estimate All County Zones
Total Parcel Acres 3,328.0

Assumptions - Fully Developed Private Acres 1,011.7
- Publicly Owned Vacant Acres 236.3
- Publicly Owned Developed Acres 291.2
- Quasi Public Developed Acres 338.1
- Pending Project Acres (approved DU's added below) 189.6
- Master Plan Acres (approved DU's added below) 0.0
Remainder - all Vacant, PU, and UU Acres 1,261.1

All Vacant Private Acres 992.0
- CA Subtraction - Vacant 241.4
- Future Public Uses (including parks) 0.0

5% - Other Public Uses 37.5
33.7% - Infrastructure Subtraction SF 179.7
27.3% - Infrastructure Subtraction MF 31.2
10.0% - Infrastructure Subtraction Comm/Ind 6.6

15% - Market Factor Subtraction- Vacant Residential 65.5
15% - Market Factor Subtraction - Vacant Comm/Ind 8.9

Net Developable Vacant Acres (Residential) 371.1
Net Developable Vacant Acres (Comm/Ind) 50.2
Net Developable Vacant Acres 421.3

All Partially-Used and Under-Utilized Acres (PU, UU) 269.2
CA Subtraction - PU, UU 39.9
- Future Public Uses (including parks) 0.0

5% - Other Public Uses 11.5
33.7% - Infrastructure Subtraction SF 51.0
27.3% - Infrastructure Subtraction MF 12.4
10.0% - Infrastructure Subtraction Comm/Ind 2.1

25% - Market Factor Subtraction - PU/UU Residential 33.4
25% - Market Factor Subtraction - PU/UU Comm/Ind 4.7

Net Developable PU, UU Acres (Residential) 100.1
Net Developable PU, UU Acres (Comm/Ind) 14.1
Net Developable PU, UU Acres 114.2

Total Net Developable Acres (Vacant, PU, UU) 535.5
Overall Market Factor 17.4%

Residential: Population Growth Capacity Estimate
All County Zones

Net Developable Residential Acres (Vacant, PU, UU) 471.2
Overall Assumed Density (DU/Ac) 7.61
Subtotal: DU Capacity (Vacant, PU, UU) 3,585                
+ Approved DU's - Master Plan Areas -                    

0% - Market Factor Subtraction - Master Plan Areas -                    
- Existing DU (including displaced in C/I and pending) 291                   
+ Pending DU (approved DU's for pending projects) 419                   
- Market Factor Subtr. for Pending DU's (if any) -                    
Subtotal DU Capacity 3,713                

74.40% x Occupancy Rate = SF Occupied DU's 1,840                
2.286 x Avg Household Size = SF Population Capacity 4,206                

51.00% x Occupancy Rate = MF Occupied DU's 632                   
1.65 x Avg Household Size = MF Population Capacity 1,044                

Total Population Growth Capacity 5,250                
Allocated Population Growth 5,282                
Capacity Surplus (Shortage) (32)                    
DU Capacity, Single Family 2,473                
DU Capacity, Multi Family 1,240                

Commercial and Industrial: Employment Growth Capacity Estimate
All County Zones

Net Developable Comm/Ind Acres (Vacant, PU, UU) 64.3                  
0.161 x Assumed FAR = FA Commercial (in SqFt) 450,685            
0.165 x Assumed FAR = FA Industrial (in SqFt) -                    

Subtotal: FA Capacity (Vacant, PU, UU) 450,685            
+ Approved Comm/Ind SqFt - Master Plan Areas -                    
- Market Factor Subtraction - Master Plan Areas -                    
- Existing FA SqFt 62,756              
+ Pending FA SqFt (approved FA for pending projects) -                    
- Market Factor Subtr. For Pending SqFt (if any) -                    
Subtotal - FA Capacity 387,929            

95% x Occupancy Rate = Comm. Occupied FA 368,533            
626.0 / Employment Density = Comm. Job Capacity 589                   
95% x Occupancy Rate = Ind. Occupied FA -                    

775.0 / Employment Density = Ind. Job Capacity -                    
Total Employment Growth Capacity 589                   

Allocated Employment Growth 545                   
Capacity Surplus (Shortage) 44                     



Land Capacity Analysis Summary
Blaine UGA

Net Developable Land Estimate All UGA All City Zones All County Zones
Total Parcel Acres 3,554.8      3,083.0 471.8                 

Assumptions - Fully Developed Private Acres 652.1         618.6 33.5                   
- Publicly Owned Vacant Acres 39.8           39.8 -                     
- Publicly Owned Developed Acres 311.3         248.6 62.7                   
- Quasi Public Developed Acres 245.5         244.2 1.3                     
- Pending Project Acres (approved DU's added below) 146.1         146.1 -                     
- Master Plan Acres (approved DU's added below) 684.7         684.7 -                     
Remainder - all Vacant, PU, and UU Acres 1,475.2      1,101.0 374.2                 

All Vacant Private Acres 961.0         835.0 126.1                 
- CA Subtraction - Vacant 154.4         114.0 40.5                   
- Future Public Uses (including parks) -             0.0 -                     

5% - Other Public Uses 40.3           36.0 4.3                     
32.6% - Infrastructure Subtraction SF 214.6         192.6 21.9                   
19.8% - Infrastructure Subtraction MF 4.0             4.0 -                     
10.0% - Infrastructure Subtraction Comm/Ind 8.8             7.4 1.4                     

15% 70% - Market Factor Subtraction- Vacant Residential 195.3         188.5 6.8                     
15% - Market Factor Subtraction - Vacant Comm/Ind 11.9           10.0 1.9                     

Net Developable Vacant Acres (Residential) 264.3         225.8 38.5                   
Net Developable Vacant Acres (Comm/Ind) 67.4           56.7 10.8                   
Net Developable Vacant Acres 331.8         282.5 49.3                   

All Partially-Used and Under-Utilized Acres (PU, UU) 514.1         266.0 248.1                 
CA Subtraction - PU, UU 69.5           14.9 54.6                   
- Future Public Uses (including parks) -             0.0 -                     

5% - Other Public Uses 22.2           12.6 9.7                     
32.6% - Infrastructure Subtraction SF 118.8         66.4 52.4                   
19.8% - Infrastructure Subtraction MF 0.2             0.2 -                     
10.0% - Infrastructure Subtraction Comm/Ind 5.7             3.4 2.3                     

25% 70% - Market Factor Subtraction- PU/UU Residential 113.4         86.3 27.1                   
25% - Market Factor Subtraction - PU/UU Comm/Ind 12.8           7.7 5.2                     

Net Developable PU, UU Acres (Residential) 132.9         51.6 81.3                   
Net Developable PU, UU Acres (Comm/Ind) 38.5           23.0 15.5                   
Net Developable PU, UU Acres 171.4         74.6 96.8                   

Total Net Developable Acres (Vacant, PU, UU) 503.2         357.1 146.1                 
Overall Market Factor (excluding master planned areas) 39.9%

Residential: Population Growth Capacity Estimate
All UGA All City Zones All County Zones

Net Developable Residential Acres (Vacant, PU, UU) 397.3         277.4            119.9
Overall Assumed Density (DU/Ac) 4.71           4.05              6.22                   
Subtotal: DU Capacity (Vacant, PU, UU) 1,870         1,124.8         746                    
+ Approved DU's - Master Plan Areas 1,836         1,836.0         -                     

50% - Market Factor Subtraction - Master Plan Areas 918            918.0            -                     
- Existing DU (including displaced in C/I and pending) 179            121.0            58                      
+ Pending DU (approved DU's for pending projects) 543            543.0            -                     

varies - Market Factor Subtr. for Pending DU's (if any) -             -                -                     
Subtotal DU Capacity 3,152         2,464.8         688                    

85.52% x Occupancy Rate = SF Occupied DU's 2,266         1,753.1         513                    
2.47 x Avg Household Size = SF Population Capacity 5,596         4,330.1         1,266                 

83.13% x Occupancy Rate = MF Occupied DU's 418            344.9            73                      
2.03 x Avg Household Size = MF Population Capacity 849            700.2            149                    

Total Population Growth Capacity 6,445         5,030.3         1,415                 
Allocated Population Growth 4,414         
Capacity Surplus (Shortage) 2,031         
DU Capacity, Single Family 2,649         2,050            599                    
DU Capacity, Multi Family 503            415               88                      

Commercial and Industrial: Employment Growth Capacity Estimate
All UGA All City Zones All County Zones

Net Developable Comm/Ind Acres (Vacant, PU, UU) 105.9         79.7              26.3                   
0.2 x Assumed FAR = FA Commercial (in SqFt) 147,761     147,760.8     -                     
0.3 x Assumed FAR = FA Industrial (in SqFt) 1,372,175  1,029,099.5  343,075.2          

Subtotal: FA Capacity (Vacant, PU, UU) 1,519,936  1,176,860.3  343,075.2          
+ Approved Comm/Ind SqFt - Master Plan Areas -             -                -                     
- Market Factor Subtraction - Master Plan Areas -             -                -                     
- Existing FA SqFt 47,650       47,650.0       -                     
+ Pending FA SqFt (approved FA for pending projects) 594,340     594,340.0     -                     
- Market Factor Subtr. For Pending SqFt (if any) -             -                -                     
Subtotal - FA Capacity 2,066,626  1,723,550.3  343,075.2          

95% x Occupancy Rate = Comm. Occupied FA 502,091     502,091.3     -                     
626 / Employment Density = Comm. Job Capacity 802            802.1            -                     

95% x Occupancy Rate = Ind. Occupied FA 1,461,203  1,135,281.6  325,921.4          
775 / Employment Density = Ind. Job Capacity 1,885         1,464.9         420.5                 

Total Employment Growth Capacity 2,687         2,266.9         420.5                 
Allocated Employment Growth 2,097         
Capacity Surplus (Shortage) 590            



Land Capacity Analysis Summary
Cherry Point UGA

Net Developable Land Estimate All County Zones
Total Parcel Acres 6,912.5             

Assumptions - Fully Developed Private Acres 2,181.4             
- Publicly Owned Vacant Acres 188.0                
- Publicly Owned Developed Acres 0.7                    
- Quasi Public Developed Acres 95.4                  
- Pending Project Acres (approved DU's added below) -                    
- Other Undevelopable Acres 392.4                
Remainder - all Vacant, PU, and UU Acres 4,054.7             

All Vacant Private Acres 3,626.5             
- CA Subtraction - Vacant 2,342.2             
- Future Public Uses (including parks) -                    

5% - Other Public Uses 64.2                  
0.0% - Infrastructure Subtraction SF -                    
0.0% - Infrastructure Subtraction MF -                    

10.0% - Infrastructure Subtraction Comm/Ind 122.0                
15% - Market Factor Subtraction- Vacant Residential -                    
15% - Market Factor Subtraction - Vacant Comm/Ind 164.7                

Net Developable Vacant Acres (Residential) -                    
Net Developable Vacant Acres (Comm/Ind) 933.4                
Net Developable Vacant Acres 933.4                

All Partially-Used and Under-Utilized Acres (PU, UU) 428.1                
CA Subtraction - PU, UU 211.0                
- Future Public Uses (including parks) -                    

5% - Other Public Uses 10.9                  
0.0% - Infrastructure Subtraction SF -                    
0.0% - Infrastructure Subtraction MF -                    

10.0% - Infrastructure Subtraction Comm/Ind 20.6                  
25% - Market Factor Subtraction- PU/UU Residential -                    
25% - Market Factor Subtraction - PU/UU Comm/Ind 46.4                  

Net Developable PU, UU Acres (Residential) -                    
Net Developable PU, UU Acres (Comm/Ind) 139.2                
Net Developable PU, UU Acres 139.2                

Total Net Developable Acres (Vacant, PU, UU) 1,072.6             
Overall Market Factor 16.4%

Residential: Population Growth Capacity Estimate
All County Zones

Net Developable Residential Acres (Vacant, PU, UU) 0.0
Assumed Density (SqFt/DU)
Assumed Density (DU/Ac)
Subtotal: DU Capacity (Vacant, PU, UU)
+ Approved DU's - Master Plan Areas
- Market Factor Subtraction - Master Plan Areas
- Existing DU (including displaced in C/I and pending) 9                       
+ Pending DU (approved DU's for pending projects)
- Market Factor Subtr. for Pending DU's (if any)
Subtotal DU Capacity (9)                      

95.24% x Occupancy Rate = SF Occupied DU's (9)                      
2.85 x Avg Household Size = SF Population Capacity (24)                    

93.97% x Occupancy Rate = MF Occupied DU's
2.31 x Avg Household Size = MF Population Capacity

Total Population Growth Capacity (24)                    
Allocated Population Growth -                    
Capacity Surplus (Shortage) (24)                    

Commercial and Industrial: Employment Growth Capacity Estimate
All County Zones

Net Developable Comm/Ind Acres (Vacant, PU, UU) 1,072.6             
0 x Assumed FAR = FA Commercial (in SqFt) -                    

0.075 x Assumed FAR = FA Industrial (in SqFt) 3,504,206.5      
Subtotal: FA Capacity (Vacant, PU, UU) 3,504,206.5      
+ Approved Comm/Ind SqFt - Master Plan Areas -                    
- Market Factor Subtraction - Master Plan Areas -                    
- Existing FA SqFt 30,624.0           
+ Pending FA SqFt (approved FA for pending projects) 28,861.0           
- Market Factor Subtr. For Pending SqFt (if any) -                    
Subtotal - FA Capacity 3,502,443.5      

95% x Occupancy Rate = Comm. Occupied FA -                    
0 / Employment Density = Comm. Job Capacity -                    

95% x Occupancy Rate = Ind. Occupied FA 3,327,321.3      
3500 / Employment Density = Ind. Job Capacity 950.7                

Total Employment Growth Capacity 951                   
Allocated Employment Growth 890                   
Capacity Surplus (Shortage) 61                     



Land Capacity Analysis Summary 
Columbia Valley UGA

Net Developable Land Estimate All County Zones
Total Parcel Acres 960.2

Assumptions - Fully Developed Private Acres 353.3
- Publicly Owned Vacant Acres 6.3
- Publicly Owned Developed Acres 13.7
- Quasi Public Developed Acres 52.6
- Other Undevelopable 53.9
- Pending Project Acres (approved DU's added be 0.0
- Master Plan Acres (approved DU's added below 0.0
Remainder - all Vacant, PU, and UU Acres 480.4

All Vacant Private Acres 455.5
- CA Subtraction - Vacant 103.3
- Future Public Uses (including parks) 17.5

5% - Other Public Uses 16.7
33.7% - Infrastructure Subtraction SF 90.0
27.3% - Infrastructure Subtraction MF 0.5
10.0% - Infrastructure Subtraction Comm/Ind 4.9

15% - Market Factor Subtraction- Vacant Residential 26.7
15% - Market Factor Subtraction - Vacant Comm/Ind 6.6

Net Developable Vacant Acres (Residential) 151.6
Net Developable Vacant Acres (Comm/Ind) 37.6
Net Developable Vacant Acres 189.2

All Partially-Used and Under-Utilized Acres (PU, UU  25.0
CA Subtraction - PU, UU 7.5
- Future Public Uses (including parks) 0.0

5% - Other Public Uses 0.9
33.7% - Infrastructure Subtraction SF 4.4
27.3% - Infrastructure Subtraction MF 0.1
10.0% - Infrastructure Subtraction Comm/Ind 0.3

25% - Market Factor Subtraction- PU/UU Residential 2.2
25% - Market Factor Subtraction - PU/UU Comm/Ind 0.7

Net Developable PU, UU Acres (Residential) 6.7
Net Developable PU, UU Acres (Comm/Ind) 2.1
Net Developable PU, UU Acres 8.8

Total Net Developable Acres (Vacant, PU, UU) 198.0
Overall Market Factor 15.5%

Residential: Population Growth Capacity Estimat
All County Zones

Net Developable Residential Acres (Vacant, PU, UU) 158.3
Overall Assumed Density (DU/Ac) 4.0
Subtotal: DU Capacity (Vacant, PU, UU) 633                   
+ Approved DU's - Master Plan Areas -                    
- Market Factor Subtraction - Master Plan Areas -                    
- Existing DU (including displaced in C/I and pend 6                       
+ Pending DU (approved DU's for pending projec -                    
- Market Factor Subtr. for Pending DU's (if any) -                    
Subtotal DU Capacity 627                   

78.42% x Occupancy Rate = SF Occupied DU's 489                   
2.8 x Avg Household Size = SF Population Capacity 1,368                

78.42% x Occupancy Rate = MF Occupied DU's 3                       
2.8 x Avg Household Size = MF Population Capacity 9                       

Total Population Growth Capacity 1,377                
Allocated Population Growth 1,345                
Capacity Surplus (Shortage) 32                     

Commercial and Industrial: Employment Growth  
All County Zones

Net Developable Comm/Ind Acres (Vacant, PU, UU) 39.7                  
0.161 x Assumed FAR = FA Commercial (in SqFt) 100,749            
0.165 x Assumed FAR = FA Industrial (in SqFt) 182,139            

Subtotal: FA Capacity (Vacant, PU, UU) 282,889            
+ Approved Comm/Ind SqFt - Master Plan Areas -                    
- Market Factor Subtraction - Master Plan Areas -                    
- Existing FA SqFt -                    
+ Pending FA SqFt (approved FA for pending pro -                    
- Market Factor Subtr. For Pending SqFt (if any) -                    
Subtotal - FA Capacity 282,889            

95% x Occupancy Rate = Comm. Occupied FA 95,712              
626 / Employment Density = Comm. Job Capacity 153                   

95% x Occupancy Rate = Ind. Occupied FA 173,032            
775 / Employment Density = Ind. Job Capacity 223                   

Total Employment Growth Capacity 376                   
Allocated Employment Growth 359                   
Capacity Surplus (Shortage) 17                     



Land Capacity Analysis Summary
Everson UGA

Net Developable Land Estimate All UGA All City Zones All County Zones
Total Parcel Acres 1,076.5       725.9            350.6                

Assumptions - Fully Developed Private Acres 292.5          271.8            20.7                  
- Publicly Owned Vacant Acres 53.0            37.6              15.4                  
- Publicly Owned Developed Acres 34.7            34.7              -                    
- Quasi Public Developed Acres 71.5            53.0              18.5                  
- Pending Project Acres (approved DU's added below) 35.9            35.9              -                    
- Other Undevelopable 0.8              0.8                -                    
Remainder - all Vacant, PU, and UU Acres 588.1          292.1            296.0                

All Vacant Private Acres 283.8          182.1            101.7                
- CA Subtraction - Vacant 100.3          53.9              46.4                  
- Future Public Uses (including parks) 1.5              1.5                -                    

5% - Other Public Uses 9.1              6.3                2.8                    
29.0% 15% - Infrastructure Subtraction SF 14.9            10.8              4.1                    
25.0% - Infrastructure Subtraction MF 0.9              0.9                -                    
15.0% 20% - Infrastructure Subtraction Comm/Ind 23.0            15.4              7.6                    

15% 70% - Market Factor Subtraction- Vacant Residential 20.2            18.7              1.5                    
15% - Market Factor Subtraction - Vacant Comm/Ind 14.1            9.5                4.6                    

Net Developable Vacant Acres (Residential) 20.0            11.5              8.5                    
Net Developable Vacant Acres (Comm/Ind) 79.9            53.7              26.2                  
Net Developable Vacant Acres 99.9            65.2              34.7                  

All Partially-Used and Under-Utilized Acres (PU, UU) 304.3          110.0            194.3                
CA Subtraction - PU, UU 71.5            9.2                62.2                  
- Future Public Uses (including parks) -              -                -                    

5% - Other Public Uses 11.6            5.0                6.6                    
29.0% - Infrastructure Subtraction SF 42.9            21.5              21.4                  
25.0% - Infrastructure Subtraction MF 1.4              1.4                -                    
15.0% - Infrastructure Subtraction Comm/Ind 10.1            2.4                7.7                    

25% 70% - Market Factor Subtraction- PU/UU Residential 29.4            16.3              13.1                  
25% - Market Factor Subtraction - PU/UU Comm/Ind 14.3            3.4                10.9                  

Net Developable PU, UU Acres (Residential) 79.9            40.5              39.4                  
Net Developable PU, UU Acres (Comm/Ind) 43.0            10.2              32.8                  
Net Developable PU, UU Acres 123.0          50.8              72.2                  

Total Net Developable Acres (Vacant, PU, UU) 222.8          115.9            106.9                
Overall Market Factor 25.9%

Residential: Population Growth Capacity Estimate
All UGA All City Zones All County Zones

Net Developable Residential Acres (Vacant, PU, UU) 99.9            52.0              47.9                  
Assumed Density (DU/Ac) 4.01            4.01              4.00                  
Subtotal: DU Capacity (Vacant, PU, UU) 400             209               192                   
+ Approved DU's - Master Plan Areas -              -                -                    
- Market Factor Subtraction - Master Plan Areas -              -                -                    
- Existing DU (including displaced in C/I and pending) 76               49                 27                     
+ Pending DU (approved DU's for pending projects) 120             120               -                    
- Market Factor Subtr. for Pending DU's (if any) -              -                -                    
Subtotal DU Capacity 444             280               165                   

96.45% x Occupancy Rate = SF Occupied DU's 410             251               159                   
3.06 x Avg Household Size = SF Population Capacity 1,255          769               486                   

90.63% x Occupancy Rate = MF Occupied DU's 17               17                 -                    
2.93 x Avg Household Size = MF Population Capacity 51               51                 -                    

Total Population Growth Capacity 1,305          820               486                   
Allocated Population Growth 1,242          
Capacity Surplus (Shortage) 63               
DU Capacity, Single Family 453             280               174                   
DU Capacity, Multi Family 19               19                 -                    

Commercial and Industrial: Employment Growth Capacity Estimate
All UGA All City Zones All County Zones

Net Developable Comm/Ind Acres (Vacant, PU, UU) 122.9          63.9              59.0                  
0.2 x Assumed FAR = FA Commercial (in SqFt) 210,972      68,108.6       142,863.4         
0.3 x Assumed FAR = FA Industrial (in SqFt) 1,289,694   733,024.4     556,669.5         

Subtotal: FA Capacity (Vacant, PU, UU) 1,500,666   801,133.0     699,532.8         
+ Approved Comm/Ind SqFt - Master Plan Areas -              -                -                    
- Market Factor Subtraction - Master Plan Areas -              -                -                    
- Existing FA SqFt 114,036      23,720.0       90,316.0           
+ Pending FA SqFt (approved FA for pending projects) -              -                -                    
- Market Factor Subtr. For Pending SqFt (if any) -              -                -                    
Subtotal - FA Capacity 1,386,630   777,413.0     609,216.8         

95% x Occupancy Rate = Comm. Occupied FA 163,088      62,423.2       100,665.2         
900 / Employment Density = Comm. Job Capacity 181             69.4              111.9                

95% x Occupancy Rate = Ind. Occupied FA 1,154,210   676,119.1     478,090.8         
2000 / Employment Density = Ind. Job Capacity 577             338.1            239.0                

Total Employment Growth Capacity 758             407.4 350.9                
Allocated Employment Growth 602             
Capacity Surplus (Shortage) 156             



Land Capacity Analysis Summary 
Ferndale UGA

Net Developable Land Estimate All UGA All City Zones All County Zones
Total Parcel Acres 5,039.9       3,726.9         1,313.0             

Assumptions - Fully Developed Private Acres 1,521.9       1,271.7         250.2                
- Publicly Owned Vacant Acres 184.7          143.2            41.5                  
- Publicly Owned Developed Acres 322.0          322.0            -                    
- Quasi Public Developed Acres 306.5          295.9            10.6                  
- Other Undevelopable 8.8              8.8                
- Pending Project Acres (approved DU's added be 277.9          277.9            -                    
- Master Plan Acres (approved DU's added below -              -                -                    
Remainder - all Vacant, PU, and UU Acres 2,418.1       1,407.4         1,010.7             

All Vacant Private Acres 1,225.8       850.9            374.9                
- CA Subtraction - Vacant 473.8          368.0            105.8                

4.88        - Future Public Uses (including parks) 14.2            12.4              1.7                    
5% - Other Public Uses 36.9            23.5              13.4                  

31.34% - Infrastructure Subtraction SF 82.6            32.5              50.1                  
31.34% - Infrastructure Subtraction MF 8.9              8.9                -                    
10.00% - Infrastructure Subtraction Comm/Ind 40.9            31.5              9.4                    

15% - Market Factor Subtraction- Vacant Residential 30.1            13.6              16.5                  
15% - Market Factor Subtraction - Vacant Comm/Ind 55.2            42.5              12.7                  

Net Developable Vacant Acres (Residential) 170.3          77.1              93.3                  
Net Developable Vacant Acres (Comm/Ind) 312.9          240.9            72.0                  
Net Developable Vacant Acres 483.3          318.0            165.3                

All Partially-Used and Under-Utilized Acres (PU, UU  1,192.3       556.5            635.8                
CA Subtraction - PU, UU 249.1          115.0            134.1                

6.12        - Future Public Uses (including parks) 17.8            14.5              3.3                    
5% - Other Public Uses 46.3            21.3              24.9                  

31.34% - Infrastructure Subtraction SF 180.2          55.4              124.8                
31.34% - Infrastructure Subtraction MF 10.9            10.9              -                    
10.00% - Infrastructure Subtraction Comm/Ind 26.9            19.4              7.5                    

25% - Market Factor Subtraction- PU/UU Residential 104.7          36.3              68.4                  
25% - Market Factor Subtraction - PU/UU Comm/Ind 60.6            43.6              16.9                  

Net Developable PU, UU Acres (Residential) 314.1          109.0            205.1                
Net Developable PU, UU Acres (Comm/Ind) 181.7          130.9            50.8                  
Net Developable PU, UU Acres 495.8          239.9            255.9                

Total Net Developable Acres (Vacant, PU, UU) 979.0          557.8            421.2                
Overall Market Factor 20.4%

Residential: Population Growth Capacity Estimate
All UGA All City Zones All County Zones

Net Developable Residential Acres (Vacant, PU, UU) 484.4          186.1            298.4                
Overall Assumed Density (DU/Ac) 5.01            6.40              4.15                  
Subtotal: DU Capacity (Vacant, PU, UU) 2,428          1,190            1,238                
+ Approved DU's - Master Plan Areas -              -                -                    
- Market Factor Subtraction - Master Plan Areas -              -                -                    
- Existing DU (including displaced in C/I and pend 588             480               108                   
+ Pending DU (approved DU's for pending projec 651             651               -                    
- Market Factor Subtr. for Pending DU's (if any) -              -                -                    
Subtotal DU Capacity 2,491          1,361            1,130                

95.24% x Occupancy Rate = SF Occupied DU's 1,981          905               1,076                
2.85 x Avg Household Size = SF Population Capacity 5,646          2,579            3,067                

93.97% x Occupancy Rate = MF Occupied DU's 386             386               -                    
2.31 x Avg Household Size = MF Population Capacity 893             893               -                    

Total Population Growth Capacity 6,538          3,471            3,067                
Allocated Population Growth 6,833          
Capacity Surplus (Shortage) (295)            
DU Capacity, Single Family 2,080          950               1,130                
DU Capacity, Multi Family 411             411               

Commercial and Industrial: Employment Growth Capacity Estimate
All UGA All City Zones All County Zones

Net Developable Comm/Ind Acres (Vacant, PU, UU) 494.6          371.8            122.8                
0.161 x Assumed FAR = FA Commercial (in SqFt) 2,732,769   2,048,967.1  683,801.9         
0.165 x Assumed FAR = FA Industrial (in SqFt) 857,887      675,998.7     181,888.1         

Subtotal: FA Capacity (Vacant, PU, UU) 3,590,656   2,724,965.8  865,689.9         
+ Approved Comm/Ind SqFt - Master Plan Areas -              -                -                    
- Market Factor Subtraction - Master Plan Areas -              -                -                    
- Existing FA SqFt 268,887      251,443.0     17,444.0           
+ Pending FA SqFt (approved FA for pending pro 559,869      559,869.0     -                    
- Market Factor Subtr. For Pending SqFt (if any) -              -                -                    
Subtotal - FA Capacity 3,571,894   2,723,647.8  848,245.9         

95% x Occupancy Rate = Comm. Occupied FA 2,687,397   2,052,407.3  634,989.4         
870         / Employment Density = Comm. Job Capacity 3,090          2,360.1         729.9                
95% x Occupancy Rate = Ind. Occupied FA 705,902      535,058.1     170,844.3         

1,071      / Employment Density = Ind. Job Capacity 659             499.6            159.5                
Planned Employees for Pending Projects 58               58.0              -                    

Total Employment Growth Capacity 3,807          2,917.6         889.4                
Allocated Employment Growth 4,000          
Capacity Surplus (Shortage) (193)            



Land Capacity Analysis Summary 
Lynden UGA  

Net Developable Land Estimate All UGA All City Zones All County Zones
Total Parcel Acres 3,638.5       2,890.3         748.1                

Assumptions - Fully Developed Private Acres 1,362.3       1,339.3         23.0                  
- Publicly Owned Vacant Acres 61.4            48.5              13.0                  
- Publicly Owned Developed Acres 285.9          250.3            35.6                  
- Quasi Public Developed Acres 327.5          327.5            -                    
- Pending Project Acres (approved DU's added below) 24.5            24.5              -                    
- Master Plan Acres (approved DU's added below) -              -                -                    
Remainder - all Vacant, PU, and UU Acres 1,576.8       900.3            676.6                

All Vacant Private Acres 719.7          412.5            307.2                
- CA Subtraction - Vacant 152.3          95.1              57.3                  
- Future Public Uses (including parks) -              -                -                    

5% - Other Public Uses 28.4            15.9              12.5                  
25.7% - Infrastructure Subtraction SF 67.6            24.3              43.3                  
26.0% - Infrastructure Subtraction MF 9.1              8.9                0.2                    
10.0% - Infrastructure Subtraction Comm/Ind 24.1            17.3              6.8                    

15% - Market Factor Subtraction- Vacant Residential 33.2            14.3              18.9                  
15% - Market Factor Subtraction - Vacant Comm/Ind 32.5            23.3              9.2                    

Net Developable Vacant Acres (Residential) 188.2          81.3              106.9                
Net Developable Vacant Acres (Comm/Ind) 184.2          132.2            52.1                  
Net Developable Vacant Acres 372.4          213.4            159.0                

All Partially-Used and Under-Utilized Acres (PU, UU) 857.1          487.8            369.4                
CA Subtraction - PU, UU 160.6          109.4            51.3                  
- Future Public Uses (including parks) -              -                -                    

5% - Other Public Uses 34.8            18.9              15.9                  
25.7% - Infrastructure Subtraction SF 69.7            41.5              28.2                  
26.0% - Infrastructure Subtraction MF 29.9            8.0                21.9                  
10.0% - Infrastructure Subtraction Comm/Ind 27.6            16.7              10.8                  

25% - Market Factor Subtraction- PU/UU Residential 71.6            35.6              36.0                  
25% - Market Factor Subtraction - PU/UU Comm/Ind 62.0            37.7              24.3                  

Net Developable PU, UU Acres (Residential) 214.9          106.9            108.0                
Net Developable PU, UU Acres (Comm/Ind) 186.0          113.0            73.0                  
Net Developable PU, UU Acres 400.9          220.0            180.9                

Total Net Developable Acres (Vacant, PU, UU) 773.3          433.4            339.9                
Overall Market Factor 20.5%

Residential: Population Growth Capacity Estimate
All UGA All City Zones All County Zones

Net Developable Residential Acres (Vacant, PU, UU) 403.1          188.2            214.9                
Assumed Density (DU/Ac) 7.43            6.22              8.49                  
Subtotal: DU Capacity (Vacant, PU, UU) 2,995          1,170            1,825                
+ Approved DU's - Master Plan Areas -              -                -                    
- Market Factor Subtraction - Master Plan Areas -              -                -                    
- Existing DU (including displaced in C/I and pending) 261             225               36                     
+ Pending DU (approved DU's for pending projects) 130             130               -                    
- Market Factor Subtr. for Pending DU's (if any) -              -                -                    
Subtotal DU Capacity 2,864          1,075            1,789                

96.90% x Occupancy Rate = SF Occupied DU's 1,593          548               1,044                
2.88 x Avg Household Size = SF Population Capacity 4,587          1,579            3,008                

91.92% x Occupancy Rate = MF Occupied DU's 1,122          468               654                   
1.68 x Avg Household Size = MF Population Capacity 1,884          786               1,098                

Total Population Growth Capacity 6,472          2,366            4,106                
Allocated Population Growth 6,403          
Capacity Surplus (Shortage) 69               
DU Capacity, Single Family 1,644          566               1,078                
DU Capacity, Multi Family 1,220          509               711                   

Commercial and Industrial: Employment Growth Capacity Estimate
All UGA All City Zones All County Zones

Net Developable Comm/Ind Acres (Vacant, PU, UU) 370.2          245.2            125.1                
0.161 x Assumed FAR = FA Commercial (in SqFt) 1,050,980   799,280.5     251,699.8         
0.165 x Assumed FAR = FA Industrial (in SqFt) 1,583,959   943,036.9     640,922.3         

Subtotal: FA Capacity (Vacant, PU, UU) 2,634,939   1,742,317.4  892,622.1         
+ Approved Comm/Ind SqFt - Master Plan Areas -              -                -                    
- Market Factor Subtraction - Master Plan Areas -              -                -                    
- Existing FA SqFt 1,323,730   1,323,730.0  -                    
+ Pending FA SqFt (approved FA for pending projects) -              -                -                    
- Market Factor Subtr. For Pending SqFt (if any) -              -                -                    
Subtotal - FA Capacity 1,311,209   418,587.4     892,622.1         

95% x Occupancy Rate = Comm. Occupied FA 283,020      43,905.6       239,114.8         
626 / Employment Density = Comm. Job Capacity 452             70.1              382.0                

95% x Occupancy Rate = Ind. Occupied FA 962,629      353,752.4     608,876.2         
775 / Employment Density = Ind. Job Capacity 1,242          456.5            785.6                

Total Employment Growth Capacity 1,694          526.6            1,167.6             
Allocated Employment Growth 2,157          
Capacity Surplus (Shortage) (463)            



Land Capacity Analysis Summary
Nooksack UGA

Net Developable Land Estimate All UGA All City Zones All County Zones
Total Parcel Acres 503.6          349.5            154.1                 

Assumptions - Fully Developed Private Acres 132.0          131.4            0.5                     
- Publicly Owned Vacant Acres 6.8              0.6                6.2                     
- Publicly Owned Developed Acres 35.1            15.9              19.2                   
- Quasi Public Developed Acres 27.6            18.8              8.8                     
- Pending Project Acres (approved DU's added below) 44.0            44.0              -                     
- Other Undevelopable 19.7            19.7              -                     
Remainder - all Vacant, PU, and UU Acres 238.3          118.9            119.4                 

All Vacant Private Acres 90.1            48.9              41.2                   
- CA Subtraction - Vacant 22.8            11.0              11.8                   
- Future Public Uses (including parks) -              -                -                     

5% - Other Public Uses 3.4              1.9                1.5                     
30.0% - Infrastructure Subtraction SF 13.3            10.0              3.3                     
30.0% - Infrastructure Subtraction MF -              -                -                     
15.0% - Infrastructure Subtraction Comm/Ind 3.8              0.4                3.4                     

15% - Market Factor Subtraction- Vacant Residential 4.7              3.5                1.1                     
15% - Market Factor Subtraction - Vacant Comm/Ind 2.4              0.3                2.1                     

Net Developable Vacant Acres (Residential) 26.4            19.9              6.5                     
Net Developable Vacant Acres (Comm/Ind) 13.4            1.8                11.6                   
Net Developable Vacant Acres 39.8            21.7              18.1                   

All Partially-Used and Under-Utilized Acres (PU, UU) 148.1          70.0              78.2                   
CA Subtraction - PU, UU 45.2            14.4              30.8                   
- Future Public Uses (including parks) -              -                -                     

5% - Other Public Uses 5.1              2.8                2.4                     
30.0% - Infrastructure Subtraction SF 22.4            12.4              10.1                   
30.0% - Infrastructure Subtraction MF -              -                -                     
15.0% - Infrastructure Subtraction Comm/Ind 3.5              1.7                1.7                     

25% - Market Factor Subtraction- PU/UU Residential 13.1            7.2                5.9                     
25% - Market Factor Subtraction - PU/UU Comm/Ind 4.9              2.5                2.4                     

Net Developable PU, UU Acres (Residential) 39.3            21.6              17.6                   
Net Developable PU, UU Acres (Comm/Ind) 14.7            7.4                7.3                     
Net Developable PU, UU Acres 53.9            29.0              24.9                   

Total Net Developable Acres (Vacant, PU, UU) 93.7            50.7              43.0                   
Overall Market Factor 21.1%

Residential: Population Growth Capacity Estimate
All UGA All City Zones All County Zones

Net Developable Residential Acres (Vacant, PU, UU) 65.6            41.5              24.1                   
Overall Assumed Density (DU/Ac) 4.39            4.40              4.38                   
Subtotal: DU Capacity (Vacant, PU, UU) 288             183               105                    
+ Approved DU's - Master Plan Areas -              -                -                     
- Market Factor Subtraction - Master Plan Areas -              -                -                     
- Existing DU (including displaced in C/I and pending) 43               33                 10                      
+ Pending DU (approved DU's for pending projects) 94               94                 -                     
- Market Factor Subtr. for Pending DU's (if any) -              -                -                     
Subtotal DU Capacity 339             244               95                      

95.19% x Occupancy Rate = SF Occupied DU's 323             232               91                      
3.1 x Avg Household Size = SF Population Capacity 1,001          719               282                    

93.33% x Occupancy Rate = MF Occupied DU's -              -                -                     
3.14 x Avg Household Size = MF Population Capacity -              -                -                     

Total Population Growth Capacity 1,001          719               282                    
Allocated Population Growth 990             
Capacity Surplus (Shortage) 11               
DU Capacity, Single Family 340             244               96                      
DU Capacity, Multi Family -              -                -                     

Commercial and Industrial: Employment Growth Capacity Estimate
All UGA All City Zones All County Zones

Net Developable Comm/Ind Acres (Vacant, PU, UU) 28.1            9.2                18.9                   
0.25 x Assumed FAR = FA Commercial (in SqFt) 79,899        72,830.5       7,068.8              
0.10 x Assumed FAR = FA Industrial (in SqFt) 90,437        10,833.1       79,603.5            

Subtotal: FA Capacity (Vacant, PU, UU) 170,336      83,663.6       86,672.2            
+ Approved Comm/Ind SqFt - Master Plan Areas -              -                -                     
- Market Factor Subtraction - Master Plan Areas -              -                -                     
- Existing FA SqFt 8,792          8,792.0         -                     
+ Pending FA SqFt (approved FA for pending projects) -              -                -                     
- Market Factor Subtr. For Pending SqFt (if any) -              -                -                     
Subtotal - FA Capacity 161,544      74,871.6       86,672.2            

95% x Occupancy Rate = Comm. Occupied FA 71,534        64,819.0       6,715.3              
1,100      / Employment Density = Comm. Job Capacity 65               58.9              6.1                     

95% x Occupancy Rate = Ind. Occupied FA 81,932        6,309.1         75,623.3            
2,000      / Employment Density = Ind. Job Capacity 41               3.2                37.8                   

Total Employment Growth Capacity 106             62.1              43.9                   
Allocated Employment Growth 115             
Capacity Surplus (Shortage) (9)                



Land Capacity Analysis Summary 
Sumas UGA

Net Developable Land Estimate All UGA All City Zones All County Zones
Total Parcel Acres 799.0          773.2            25.8                  

Assumptions - Fully Developed Private Acres 260.8          260.8            -                    
- Publicly Owned Vacant Acres 12.4            12.4              -                    
- Publicly Owned Developed Acres 65.1            65.1              -                    
- Quasi Public Developed Acres 31.0            31.0              -                    
- Pending Project Acres (approved DU's added below) 10.1            10.1              -                    
- Other Undevelopable 20.4            20.4              -                    
Remainder - all Vacant, PU, and UU Acres 399.2          373.4            25.8                  

All Vacant Private Acres 269.3          243.5            25.8                  
- CA Subtraction - Vacant 78.1            55.4              22.7                  
- Future Public Uses (including parks) -              -                -                    

5% - Other Public Uses 9.6              9.4                0.2                    
15.0% - Infrastructure Subtraction SF 5.3              5.3                -                    
25.0% - Infrastructure Subtraction MF 6.6              6.6                -                    
10.0% - Infrastructure Subtraction Comm/Ind 12.0            11.7              0.3                    

15% - Market Factor Subtraction- Vacant Residential 7.5              7.5                -                    
15% - Market Factor Subtraction - Vacant Comm/Ind 16.2            15.8              0.4                    

Net Developable Vacant Acres (Residential) 42.4            42.4              -                    
Net Developable Vacant Acres (Comm/Ind) 91.7            89.4              2.3                    
Net Developable Vacant Acres 134.1          131.8            2.3                    

All Partially-Used and Under-Utilized Acres (PU, UU) 129.9          129.9            -                    
CA Subtraction - PU, UU 21.7            21.7              -                    
- Future Public Uses (including parks) -              -                -                    

5% - Other Public Uses 5.4              5.4                -                    
15.0% - Infrastructure Subtraction SF 6.4              6.4                -                    
25.0% - Infrastructure Subtraction MF 5.2              5.2                -                    
10.0% - Infrastructure Subtraction Comm/Ind 3.9              3.9                -                    

25% - Market Factor Subtraction- PU/UU Residential 13.0            13.0              -                    
25% - Market Factor Subtraction - PU/UU Comm/Ind 8.9              8.9                -                    

Net Developable PU, UU Acres (Residential) 38.9            38.9              -                    
Net Developable PU, UU Acres (Comm/Ind) 26.6            26.6              -                    
Net Developable PU, UU Acres 65.4            65.4              -                    

Total Net Developable Acres (Vacant, PU, UU) 199.5          197.3            2.3                    
Overall Market Factor 18.6%

Residential: Population Growth Capacity Estimate
All UGA All City Zones All County Zones

Net Developable Residential Acres (Vacant, PU, UU) 81.3            81.3              -                    
Assumed Density (DU/Ac) 4.87            4.87              -                    
Subtotal: DU Capacity (Vacant, PU, UU) 396             396               -                    
+ Approved DU's - Master Plan Areas -              -                -                    
- Market Factor Subtraction - Master Plan Areas -              -                -                    
- Existing DU (including displaced in C/I and pending) 50               50                 -                    
+ Pending DU (approved DU's for pending projects) 29               29                 -                    
- Market Factor Subtr. for Pending DU's (if any) -              -                -                    
Subtotal DU Capacity 375             375               -                    

94.48% x Occupancy Rate = SF Occupied DU's 173             173               -                    
2.89 x Avg Household Size = SF Population Capacity 499             499               -                    

90.57% x Occupancy Rate = MF Occupied DU's 174             174               -                    
2.21 x Avg Household Size = MF Population Capacity 385             385               -                    

Total Population Growth Capacity 884             884               0.0
Allocated Population Growth 874             
Capacity Surplus (Shortage) 10               
DU Capacity, Single Family 183             183               -                    
DU Capacity, Multi Family 192             192               -                    

Commercial and Industrial: Employment Growth Capacity Estimate
All UGA All City Zones All County Zones

Net Developable Comm/Ind Acres (Vacant, PU, UU) 118.2          116.0            2.3                    
0.22 x Assumed FAR = FA Commercial (in SqFt) 111,705      90,127.7       21,576.9           
0.11 x Assumed FAR = FA Industrial (in SqFt) 510,572      510,571.8     -                    

Subtotal: FA Capacity (Vacant, PU, UU) 622,276      600,699.4     21,576.9           
+ Approved Comm/Ind SqFt - Master Plan Areas -              -                -                    
- Market Factor Subtraction - Master Plan Areas -              -                -                    
- Existing FA SqFt 50,250        50,250.0       -                    
+ Pending FA SqFt (approved FA for pending projects) -              -                -                    
- Market Factor Subtr. For Pending SqFt (if any) -              -                -                    
Subtotal - FA Capacity 572,026      550,449.4     21,576.9           

95% x Occupancy Rate = Comm. Occupied FA 106,119      85,621.3       20,498.1           
629         / Employment Density = Comm. Job Capacity 169             136.1            32.6                  
95% x Occupancy Rate = Ind. Occupied FA 437,306      437,305.7     -                    

1,500      / Employment Density = Ind. Job Capacity 292             291.5            -                    
Total Employment Growth Capacity 460             427.7 32.6                  

Allocated Employment Growth 445             
Capacity Surplus (Shortage) 15               
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1.0 INTRODUCTION 
This document describes the detailed methodology used in Whatcom County’s Land Capacity Analysis 
(LCA) as part of a process to review and revise Urban Growth Areas and update the Whatcom County 
Comprehensive Plan by June 2016.  
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2.0 GEOGRAPHIC AND TIME PARAMETERS 
2.1 Base Point in Time 
The City and County Planner Group, selected a base point in time, April 1, 2013, from which the 
developable lands inventory was measured. For the LCA, all structures existing as of April 1, 2013 will 
be considered developed, while everything else proposed, built or occupied after that date will be counted 
as future capacity. The Whatcom County Assessor’s data used by the County will be taken from the same 
point in time. This common parameter ensures consistency across jurisdictions in processing property and 
building activity data. Significant changes in the data (i.e. new pending projects, revised development 
status of large parcels) may be incorporated into future iterations of the LCA up to adoption of the 
Comprehensive Plan update in 2016. 

2.2 Study Area Boundaries 
The Land Capacity Analysis was carried out for all UGAs and UGA Reserves in Whatcom County 
including both incorporated and unincorporated portions of each UGA. An analysis was done early in the 
comprehensive planning process using adopted UGA boundaries, and again when UGA boundary 
adjustments were proposed. 
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3.0 LAND INVENTORY 

3.1 Assemble Gross Developable Land Inventory 
The purpose of the assessment of land supply is to identify all lands within UGAs that are considered 
vacant, partially-used, or under-utilized. These lands comprise the Gross Developable Land Inventory. 

Data Needed 

• Whatcom County Assessor’s Office countywide parcel data in shapefile format. Associated 
attribute data including improvement value and land value.  

• GIS shapefiles from cities and the County including: 1) Boundaries for all County UGAs 
(existing and proposed) and incorporated cities and 2) Zoning for all jurisdictions and city 
comprehensive plan and future zoning designations for associated UGAs. 

• Recent plat and permit activity data (see Section 4.1) 

Steps 

1. Identify and remove fully developed land from the inventory. 

2. Select all residential, commercial, and industrial parcels within UGAs. Distinguish between those 
parcels in unincorporated areas and those within incorporated cities. 

3. Cross-reference local permit and plat data with selected parcels. Separate any parcels with 
multifamily permits, commercial/industrial binding site plans, and preliminary and final plats that 
have not been constructed by April 1, 2013. This includes master planned projects that have not been 
completely built out but have received approval, as determined by the applicable jurisdiction, for a 
certain number of dwelling units or commercial/industrial square footage. Only projects that have 
received preliminary approval will be included in this list. These developments will be considered 
pending capacity and will be added to the final land capacity total at the end of the process. (see 
Section 5.1) In addition, there is the potential for significant commercial development on Lummi 
Nation Trust Land in the Bellingham and Ferndale UGAs near the Slater Road and I-5 interchange, 
which will not require approval from either city or the County. In order for the land capacity analysis 
to account for this development, the estimated square footage from the most recent conceptual plan 
will be considered pending square footage, with 70% of the square footage allocated to the 
Bellingham UGA and 30% to Ferndale.  

4. If necessary, update any Assessor’s parcel records that have not incorporated recent plat or permit 
data issued before April 1, 2013.   

5. Select developable parcels that are vacant, partially-used, or under-utilized. Use GIS processes and 
database queries to apply the definitional thresholds listed in Exhibit 1. 
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Exhibit 1 
Developable Land Definitional Thresholds 

Category Parcel Zoning Definition 

Vacant All Residential, 
Commercial, Industrial 

Improvement value < $10,000; exclude all parcels < 
2,400 sq ft in size 

Partially-Used Single Family Parcel size > 3 times minimum allowed under zoning1; 
Jurisdictions may propose to exclude parcels with 
current assessed improvement value > 93rd percentile2 of 
jurisdiction improvement values if the parcel size is less 
than five acres  

 Multifamily, 
Commercial, Industrial 

1.  Ratio between improvement value and land value < 
1.0 

2.   Jurisdictions can identify existing development, such 
as gas stations or uses that preclude significant 
development on the site, as fully developed when the 
ratio of improvement value to land value is less than 
1.  If identified as fully developed, the parcel will be 
subtracted from the inventory. 

 

 

Under-Utilized Single Family N/A 

 Multifamily  Parcels occupied by nonconforming single-family 
residential uses 

 

 Commercial and 
Industrial 

Parcels occupied by nonconforming residential uses or 
other nonconforming uses. 

6. Make adjustments for mobile homes. The primary concern is that some mobile home parks may 
show up as vacant if the mobile home value is not captured in the Assessor’s improvement value 
data. County staff will use aerial imagery to truth check developable parcel designations against 
known areas with mobile home developments. Local jurisdictions will also be given an 
opportunity to review developable land and mobile home park issues in the local jurisdiction 

1 This threshold accounts for parcels less than three times the minimum size but due to parcel configuration are not 
likely to be divided to their maximum potential. 
2 The option to exclude parcels with high improvement values is meant to account for the fact that large single 
family parcels with high-end homes are unlikely to be subdivided. The 93rd percentile threshold was determined by 
analyzing the distribution of housing values in the County and selecting a reasonable value that could be applied 
across all jurisdictions. 
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review phase described later. If mischaracterized mobile home parks are identified, manually 
adjust the developable category designation in the land inventory database. 

7. Partially developed parcels in commercial and industrial zones may be split into fully developed 
and vacant portions for purposes of land capacity analysis. 

 
3.2 Deduct Critical Areas and Other Areas with Reduced Development Potential 
In the next step of the process, subtract all the critical areas and other lands with reduced development 
potential from the inventory of vacant, partially-used, and under-utilized parcels.  

Data Needed 

• County base critical areas GIS data: National Wetlands Inventory (NWI), rivers, streams, steep 
slopes, seismic soils, floodplains. 

• If available, additional critical areas and shoreline GIS data from local jurisdictions. 

• Local critical area and shoreline ordinances. 

• Information relating to naturally occurring asbestos. 

 

Steps 

1. Integrate local jurisdiction critical area data with County base data. The following areas will be 
included in the analysis. 

Wetlands 

The Cities have wetland inventories and these will be utilized when available. Another source of wetlands 
data available to the County, which will be used to supplement City wetland data, is National Wetlands 
Inventory (NWI) data.  

Streams 

Where the ordinary high water mark is not available in County GIS layers, the County’s base stream 
dataset with stream centerlines and an assumed 25 feet of non-buildable area on either side of the 
centerline will be used in the analysis, unless otherwise specified by the jurisdiction.3 

Steep Slopes and Hazard Areas 

The County will subtract all areas with slopes greater than 35% since there are generally no restrictions 
on development where slopes are less than 35%. The County will also subtract other hazard areas 
identified by the jurisdictions as having limited development potential. Areas impacted by alluvial fan 
hazard areas and regulations restricting land division will also be subtracted. 

Floodplain 

3 Buffers vary between and within jurisdictions. For purposes of calculating capacity based on density, a small 
buffer is used here because lot area can include buffers, and so these areas can be included in the density and 
capacity calculations. 
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All land in the floodway will be removed from the inventory.  All lands within 100-year floodplains of 
the unincorporated portions of the Urban Growth Areas will also be removed from the inventory.  All 
lands within floodplains of the incorporated areas will be removed from the inventory where regulations 
prohibit development, as determined by the applicable City. 

Naturally Occurring Asbestos 

Land with documented naturally occurring asbestos will be removed from the inventory. 

Other Undevelopable Areas 

Deduct other areas, such as mitigations sites and old dump sites, that are not available or suited to 
development. 

2. Deduct critical areas and other areas with reduced development potential for residential parcels: 
Using GIS, overlay the critical areas described above on developable parcels and deduct land area 
where there is overlap. Critical area buffers are not deducted from residential parcels due to the 
variety of clustering and density transfer options available on these parcels. Later in the local 
jurisdiction review process, adjustments to critical area deductions can be made for cases with unique 
circumstances. 

3. Deduct critical areas, land use buffers other areas with reduced development potential for commercial 
and industrial parcels: Since there are limited, if any, density transfer options for commercial and 
industrial parcels, critical area buffers will be deducted from these areas. For city UGAs, buffer 
distances will be based on city critical area regulations.  For non-city UGAs, buffer distances will be 
based on County critical area regulations. 

4. The resulting selection of developable parcels unconstrained by these areas will be used as the land 
base to calculate deductions for  future public uses, future infrastructure and market factors. 

 

3.3 Deductions for Future Public Uses 
There is a wide range of public uses that should be deducted from developable land totals including 
schools, police and fire stations, recreation facilities and open space.  

Data Needed 

• Capital facility plans for public facilities (water, sewer, stormwater, parks, schools) and public 
services (police, fire), particularly if they include plans for land usage and property acquisition. 

• Countywide parcel data with associated ownership information.  

Steps 

1.  

Where available, review existing capital facility plans and identify any parcels or acreage that should 
be deducted from the developable land inventory. Any property already owned by public entities for 
future expansion as well as any known public uses in master planned areas should also be identified. 
Deduct these parcels or acreage totals manually from the inventory if within a jurisdiction’s or special 
purpose district’s proposed or approved capital facilities plan.  
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2. If appropriate, analyze ownership information for parcels in the developable land inventory and 
exclude those owned by public entities and likely to be used for future public uses. This step may not 
be necessary if most future public use parcels were already excluded when the first residential, 
commercial, and industrial parcels were selected. 

3. In order to account for other future quasi-public uses (e.g. community centers, daycare centers, 
churches, etc.) a 5% percent deduction on developable land is used. The deduction should be applied 
to the Developable Land Inventory after critical areas are removed but before any other deductions 
for infrastructure or market factors. 

4. During the local jurisdiction review process, adjustments to the 5% other public uses deduction may 
be considered to account for local conditions and data availability. 

 

3.4 Deductions for Future Infrastructure (Rights-of-Way and Other 
Development Requirements) 

Deductions for future infrastructure, including rights-of-way (ROW) and other development 
requirements, will be based on the percentages of land dedicated to infrastructure in recent plats, permits, 
and developments. This percentage is calculated in the analysis of recent development activity step 
described below in Section 4.1. Because this deduction is being carried out on land not constrained by 
critical areas, it is important that the infrastructure percentage deduction factors also be based on land not 
constrained by critical areas.  If there is insufficient data to calculate deduction for infrastructure, then 
standard deductions based on reasonable assumptions may be used within the analysis.   

Data Needed 

• Results from recent development activity analysis – percentage of developable area (minus 
critical areas, associated open space and public uses) devoted to ROWs and other infrastructure 

Steps 

1. Summarize acreage of developable land minus critical area and public use deductions by zone for 
each UGA. 

2. Analyze recent development activity to determine infrastructure percentage deduction factors by 
UGA (see Section 4.1).  

3. Apply these deduction factors to the inventory of developable land unconstrained by critical areas to 
calculate the acreage deduction for infrastructure. The infrastructure deduction may be applied by 
UGA or by specific zone depending on the quantity and quality of recent development activity data. 
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3.5 Local Jurisdiction Review 
Local jurisdiction review of developable parcel designations and other deductions will occur through a 
series of communications and meetings between County and City staff. Some jurisdictions with complex 
land supply issues may require more meetings than others. In general, the following review process will 
be used for the LCA. 

Steps 

1. The County will generate parcel maps for each UGA showing vacant, partially-used, and under-
utilized parcels as well as critical area buffers overlaid on aerial imagery. Some larger UGAs may 
need to be presented in multiple maps. 

2. The maps, along with tabular parcel data underlying the maps will be sent to each local jurisdiction 
for review. If appropriate, County staff will meet with city staff to discuss any adjustments to 
developable designations or critical areas that are necessary. These meetings can also be used to 
discuss infrastructure deductions, public use deductions, assumed density assumptions, market factor 
assumptions, and other jurisdiction-specific assumptions described elsewhere in this methodology.  

The range of additional issues that can be considered during the local jurisdiction review process includes 
but is not limited to the following: 

• Critical areas not identified through GIS analysis 

• Known interest in development or redevelopment of particular parcels/areas 

• Parking and outdoor storage associated with adjacent uses 

• Other associated/related uses spanning multiple parcels  

• Irregular parcel shapes making development unlikely 

3.6 Market Factor Deduction 
The market factor is a final deduction from the net developable area to account for lands assumed not to 
be available for development during the planning period. It is expected that over the 20-year planning 
period some lands will be kept off the market due to speculative holding, land banking, and personal use, 
among other reasons.  

Steps 

1. Summarize acreage in the Developable Land Inventory by zone, by land use (residential and 
commercial/industrial) and developable land designation (vacant, partially-used, and under-utilized). 
This acreage should represent developable land after critical areas, infrastructure, and public uses 
have been deducted. 

2. Apply the following deduction factors to the developable acreage by zone: 

• For vacant residential and commercial/industrial zones: 15% market factor 

• For partially-used and under-utilized residential and commercial/industrial zones: 25% market 
factor 
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3. As a reference point, the overall average market factor for all developable land should be calculated 
for each UGA (total acres deducted based on market factor percentage / total acres in the Developable 
Land Inventory after critical areas, infrastructure, and public uses have been deducted).  

4. The base market factors of 15% and 25% are consistent with those used in the 2009 UGA Review 
LCA, and accepted practice elsewhere in western Washington. During the local jurisdiction review 
process, the base market factors may be adjusted to account for local conditions and future plans. If 
market factors are adjusted, the final overall average market factor for a UGA should not exceed 
25%, except where the jurisdiction has well-documented support for why a larger market factor is 
appropriate.  

5. A market factor may be applied to master planned projects in coordination with the city. 

3.7 Calculate Net Developable Land 
The final acreage totals by zone represent the Net Developable Land Inventory – the land expected to be 
available to accommodate future population and employment over the planning period. 

 

 

 

 

 

 

4.0 DEVELOPMENT DENSITY ASSUMPTIONS 
Assumptions about future development density are critical elements in the Land Capacity Analysis 
because they are needed to convert net developable area (acres) into future population and employment 
capacity. 

4.1 Analysis of Recent Development History (Determine Achieved Densities) 
The first step in developing density assumptions is to analyze recent development history to determine the 
actual densities achieved in different zones and planned land use areas. These achieved densities will 
serve as reference points and one of the inputs into the determination of assumed future densities in each 
zone.  

The past ten years of development activity (both plats and permits) is used to determine actual net 
achieved densities of development on both residential and commercial/industrial land. Local jurisdictions 
will calculate net achieved densities.  The net acreage must exclude the same ROWs, critical areas, and 
public uses excluded from the developable land supply. The final achieved densities will be expressed as 
dwelling units (DUs) per acre for residential parcels and floor area ratios (FARs) for commercial and 
industrial parcels.  
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Data Needed 

• All records of development activity in each UGA over the most recent ten period (4/1/2004– 
4/1/2013)4 including: 

o Single family residential final plat and short plat activity 

o Multifamily, mixed-use, commercial and industrial building permit activity and binding site 
plans 

• Whatcom County Assessor’s Office countywide parcel data in shapefile format. Associated 
attribute data including lot sq ft. 

•  GIS shapefiles from cities and the County describing zoning for all jurisdictions, including city 
designations for associated UGAs. 

• County base critical areas GIS data: Wetlands Inventory, streams, steep slopes, seismic soils, 
floodplains. (see Section 3.2) 

Steps 

1. Cross-reference all plat and permit activity with the Assessor’s parcel data to select only those parcels 
that experienced development activity during the ten year study period. 

2. Using GIS, overlay these parcels with critical area layers and calculate the area constrained by critical 
areas in each zone.  

3. For all plat and permit activity, summarize the total acreage of land by zone dedicated to ROWs, 
infrastructure, and other public purposes.  

4. Subtract the area constrained by critical areas, associated open space, infrastructure, areas reserved 
for future development, and public purposes from the gross parcel area in each zone. The resulting 
acreage is the net area to use in achieved density calculations.  

5. Summarize the total number of lots (for single family plats), units (for multifamily residential and 
mixed-use building permits), and building square footage (for commercial, industrial, and mixed-use 
permits) for each zone in a jurisdiction. 

6. Use the basic calculations listed in Exhibit 2 to calculate achieved density for each development type 
in each zone in each jurisdiction. Final achieved densities will be expressed in terms of DUs per acre 
for residential zones and FAR for commercial and industrial zones. 

Exhibit 2 
Basic Achieved Density Calculations by Development Type 

Development Type Achieved Density Calculation 

Single Family Subdivision Plats # Lots / Net Plat Area 

Multifamily Building Permits and Plats # Units / Net Site Area 

4 These dates were chosen to match up with Assessor’s data records. 
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Commercial and Industrial Building Permits Floor Area / Net Site Area 

Mixed-Use Building Permits (Residential Portion) # Units / Net Residential Portion of Site 

Mixed-Use Building Permits (Commercial Portion) Commercial Floor Area / Net Commercial Portion 
of Site 

Note: For mixed-use buildings, the site area is apportioned between residential and commercial uses based on the share of 
building square footage dedicated to each use. 

7. Calculate the percentage of gross parcel area unencumbered by critical areas that would be dedicated 
to ROWs and other infrastructure uses, consistent with the development history. The percentage 
calculated in the development history may exclude plats where no infrastructure was deducted if a 
large majority of the available land in the UGA is raw land with no existing ROWs or other 
infrastructure. This percentage is used in future land capacity calculations (see Section 3.4) 
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4.2 Determine Assumed Densities.  
For each zone and/or planned land use designation, jurisdictions will develop assumed densities to be 
used in the Land Capacity Analysis. These assumptions are meant to be reasonable estimates of densities 
to expect over the 20-year planning period. Assumed densities will only be used for the purposes of the 
LCA and will not be used to guide or influence other County or local land use policy decisions. 

In determining assumed densities, jurisdictions will consider the following range of inputs: recent 
achieved densities; County and city land use goals and policies; local circumstances including  
development plans and pending development; and any other local market or policy conditions that are 
likely to impact future development densities. The County will work with city staff to ensure that 
reasonable assumed densities are developed. 

The determination of assumed densities in each zone and/or planned land use area in each jurisdiction is 
expected to be an iterative and collaborative process between the County and cities. The process will be 
challenging because each jurisdiction will have its own set of issues depending on the complexity of its 
zoning code, other land use policies, and market conditions. In addition, the theoretical densities allowed 
in an area must be balanced with potentially very different achieved densities in those same zones.  

Although establishing one common method for determining assumed densities is not possible, the 
underlying principle in this process is to develop assumed densities that are reasonable given recent 
development patterns and expected changes in future densities caused by market and policy factors. 

A few of the guidelines to assist jurisdictions in determining assumed densities include: 

• Within City Limits -  Each city will provide a proposal for the assumed density for each zone 
within its jurisdiction.  In general, the comprehensive plan designations, planned densities 
adopted in the city’s GMA-compliant comprehensive plan, city zoning classifications and/or 
achieved densities will be utilized in the land capacity analysis unless mutually agreed by the city 
and the County or the County identifies clear and compelling rationale for deviating from these 
designations and densities. 

• Within a City UGA, outside of City Limits – A collaborative process between the County and 
each city will be utilized to develop assumed densities within the portion of the UGA that is 
outside city limits.  This process will take into consideration the city comprehensive plan, city 
future zoning designations, County Comprehensive Plan, County zoning and achieved densities 
within the city limits. 

• Unincorporated UGAs - The County will provide a proposal for the assumed density for each 
zone within unincorporated UGAs (not associated with a city).  In setting assumed densities, the 
County will consider the County Comprehensive Plan, zoning designations and, if available, 
achieved densities in the UGA. 

• Overall Assumed Residential Densities – Each city and the County will work towards assumed 
residential densities within each UGA that are consistent with Whatcom County Comprehensive 
Plan Goal 2P.  When Goal 2P encourages development within a range of densities for a UGA, the 
overall assumed density should be within this range.  When Goal 2P encourages a single density 
for a UGA (i.e. four units per net residential acre), the overall assumed density should equal or 
exceed this density.  
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Additional Considerations – Mixed Use Zones 

In addition to addressing assumed densities, local jurisdictions will also need to address important 
assumptions for mixed-use zones and/or planned land use areas. Mixed-use parcels represent a unique 
challenge because they include both residential and commercial capacity.  

The proposed approach to deal with these parcels is to make an assumption about what proportion of 
development will be in residential and commercial uses respectively. These assumptions will be provided 
by local jurisdictions based on recent patterns in mixed-use development within each planning area, local 
jurisdiction plans, and local circumstances, including trends and pending development.  

5.0 CALCULATE POPULATION AND EMPLOYMENT CAPACITY 
The final step in the land capacity analysis is to convert the net developable land inventory (in acres) into 
population and employment capacity. A series of conversion factors are used to make these calculations 
including: net assumed densities of future development in each planned land use designation (see Section 
4.2), average household size, and vacancy rates. The final product is an estimate of the number of people 
and employees that can be accommodated in each UGA on developable land. These estimates will be 
directly comparable to the forecasted population and employment totals allocated to each UGA over the 
20-year planning period. 

5.1 Determine Population Capacity 
This section describes how capacity to accommodate future population growth is derived from the net 
developable area in residential zones and the residential portion of mixed-used zones.  

Data Needed 

• The Net Developable Land Inventory of residential and mixed-use zones (see Section 3.0) 

• Assumed densities for residential and mixed-use zones (see Section 4.2) 

• Whatcom County Assessor’s Office data for partially-used and under-utilized parcels. 

• Pending permit and plat data – permits and plats for developments that have received preliminary 
approval but have not been constructed as of April 1, 2013. Pending data includes those areas that 
have been “master planned” by the city, such as the Waterfront area in Bellingham and 
Semiahmoo Resort in Blaine. 

• Best available data from OFM and/or the US Census on occupancy rates and average household 
sizes. 

Steps 

Determine Total Dwelling Unit Capacity by Zone 

1. multiply net developable acres of residential developable land in each zone by the assumed density 
(DUs/acre) for each zone. The output will be the total dwelling unit capacity available in each zone 
before accounting for existing development on partially-used and under-utilized parcels. 

2. Subtract existing dwelling units on partially-used and under-utilized parcels by zone. from the totals 
from the previous step so that existing units are not counted as part of partially-used or under-utilized 
parcel capacity. 
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3. Generate subtotal dwelling unit capacity by zone by adding dwelling unit capacity. 

4. Earlier in the process, parcels with pending developments were set aside. These parcels included 
preliminary or final plats, permits, and binding site plans for developments that have received 
preliminary approval but have not been constructed by April 1, 2013. Master planned projects that 
have not been completely built out but have received approval for a certain number of dwelling units 
are also included (see Section 3.1).  

The estimated capacity in these developments is more accurate than calculated theoretical capacity. 
Summarize total dwelling units in these pending developments by zone. Add these units to subtotal 
dwelling units from Step 4. The output will be total dwelling units of capacity available in each zone. 

Calculate Total Occupied Dwelling Unit Capacity by Zone 

5. Apply occupancy rate assumptions for each UGA by using best available data from OFM and/or the 
US Census.5.  

6. Multiply the total dwelling units of capacity in each zone by occupancy rate assumptions for each 
UGA. The output will be total occupied dwelling units in each zone. 

Calculate Total Population Capacity by UGA 

7. Apply average household size assumptions for each UGA by using best available data from OFM 
and/or the US Census. 

8. The local jurisdiction will categorize each zone as either a single family zone or multifamily zone. 
The distinction between single family and multifamily zones is important because there are different 
occupancy rates and average household sizes for single family and multifamily development.  

9. Multiply total occupied dwelling units in the single family and multifamily categories in each zone by 
average household size assumptions for these categories. The final output will be total population 
capacity within each UGA.  

10. The population capacity in each UGA can be compared to the population allocated to each UGA to 
determine where excess or insufficient developable land capacity is an issue.  

5.2 Determine Employment Capacity 
This section describes how capacity to accommodate future employment growth is derived from the net 
developable area in commercial and industrial zones and the commercial portion of mixed-used zones.  

Data Needed 

• The Net Developable Land Inventory of commercial, industrial, and mixed-use zones (see 
Section 3.0) 

• Assumed FAR values for commercial, industrial, and mixed-use zones (see Section 4.2) 

5 Seasonal housing is considered vacant according to Census definitions. These housing units are not 
included in the occupied housing unit category and are not folded into Census calculations of average 
household size.  
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• Assumed square feet per employee (FTE) for commercial or industrial space 

• Whatcom County Assessor’s Office data for partially-used and under-utilized parcels. 

• Pending commercial and industrial building permit data – permits and binding site plans that have 
received preliminary approval but have not been constructed as of April 1, 2013.  Pending data 
includes those areas that have been “master planned” by the city, such as the Waterfront and 
Airport areas in Bellingham and Semiahmoo Resort in Blaine. 

Steps 

Determine Total Square Footage Capacity by Zone 

1. Multiply net acres of commercial and industrial developable land in each zone by the assumed FAR 
for each zone. The output will be the total square footage capacity available in each zone before 
accounting for existing development on partially-used and under-utilized parcels. 

2. Summarize total existing commercial and industrial building square footage on partially-used and 
under-utilized parcels by zone. Subtract this square footage from the totals from the previous step so 
that existing buildings are not counted as part of partially-used or under-utilized parcel capacity. 

3. Earlier in the process, parcels with pending developments were set aside. These parcels included 
commercial and industrial permits or binding site plans for developments that have received 
preliminary approval but have not been constructed by April 1, 2013. Master planned projects that 
have not been completely built out but have received approval for a certain amount of 
commercial/industrial square footage are also included (see Section 3.1).  The estimated capacity in 
these developments is more accurate than calculated theoretical capacity. Summarize total 
commercial and industrial building square footage in these pending developments by zone. Add this 
square footage to the totals from Step 2. The output will be total commercial and industrial square 
footage capacity available in each zone. 

Determine Total Occupied Square Footage by Zone 

4. Multiply the total square footage capacity in each zone by a 95% occupancy rate assumption. The 
occupancy rate assumption can be adjusted based on current and accurate data provided by local 
jurisdictions (e.g. annual real estate market reports). The output will be total occupied commercial 
and industrial square footage in each zone.  

Determine Total Employment Capacity by UGA 

5. Aggregate the occupied commercial and industrial square footage capacity by zone into the two 
categories used in the future employment allocation process: Commercial/Retail and Industrial. These 
categories each include specific NAICS-based industries (see Exhibit 3 in last section of this 
document).  
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6. Determine employment density (square footage of floor-space per employee) assumptions for future 
commercial, retail, and industrial development. Employment density will be based upon one of the 
following: 

a. The employment density recommended by the local jurisdiction, provided that their 
recommendation is based upon achieved employment densities or other relevant data. 

b. Employment densities derived from the 2008 City of Bellingham Employment Lands 
Report (April 2009), which are as follows: 

• Commercial/Retail: 626 square feet per employee 

• Industrial:    775 square feet per employee 

7. Divide the total occupied commercial and industrial square footage in each category by the 
employment density assumptions. The final output will be total employment capacity within each 
UGA.  

8. The employment capacity in each UGA can be compared to the employment allocated to each UGA 
to determine where excess or insufficient developable land capacity is an issue.  

 

 

 

 

6.0 DEFINITIONS 
Land Use Categories 

• Mixed-use – developments incorporating both residential and non-residential uses. 

• Commercial (as term is used generally in main body of this document) includes the commercial and 
retail uses listed in Exhibit 3 below. 

• Industrial (as term is used generally in main body of this document) ) includes the industrial uses 
listed in Exhibit 3 below.  

Exhibit 3 
Suggested Industry Classifications for Employment Allocation Process 

 
 

 Commercial Industrial Retail
Information Utilities Retail Trade

Finance and Insurance Construction Food Service and Drinking Places (3-digit NAICS - 722)
Real Estate and Rental and Leasing Manufacturing
Arts, Entertainment, and Recreation Wholesale Trade

Professional, Scientific, and Technical Services Transportation and Warehousing
Management of Companies and Enterprises

Administrative and Support and Waste Management and Remediation Services
Health Care and Social Assistance

Educational Services
Accomodations (3-digit NAICS - 721)

Other Services (except Public Administration)
Public Administration
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Land Categories  

• Vacant – property with little or no building improvements(see Exhibit 1 for a detailed explanation);  

• Under-utilized – property zoned for a more intensive use than that which currently occupies it (e.g. a 
single family home on commercially zoned land) (see Exhibit 1 for a detailed explanation); and  

• Partially-used – property occupied by a use consistent with zoning but containing enough land to be 
further subdivided or developed without need of rezoning. (e.g. a single family home on a very large 
lot) (see Exhibit 1 for a detailed explanation).   

• Fully developed – property that is assumed to have no further development capacity. 

Other Terms 

• Developable Parcels or Developable Land – all parcels that are vacant, partially-used, under-utilized 

• Gross Developable Land Inventory – total area of developable parcels before deductions for critical 
areas, infrastructure, public uses, and market factors are taken into account. 

• Net Developable Area or Net Developable Land Inventory – total area of developable parcels after 
deductions for critical areas, infrastructure, public uses, and market factors are taken into account. 

• Achieved Density – density of residential development (DUs per net acre) and commercial/industrial 
development (net FAR) achieved over the past ten years of development activity. 

• Assumed Density – assumption of residential density (DUs per net acre) and commercial/industrial 
development (net FAR) expected on developable land over the 20-year planning period. 

• Net Plat Area – total area of plats after deductions for critical areas, infrastructure, and public uses are 
taken into account. 

• Net Site Area – total area of commercial, industrial and multifamily development sites after 
deductions for critical areas, infrastructure, and public uses are taken into account. Site area will 
sometimes not be equal to parcel area. (e.g. when multiple buildings are on one parcel) 

Conversion Factors 

• Employment Density – the average amount of floor-space required to accommodate an employee. For 
the purposes of this study, expressed as square feet per employee. 

• Floor Area Ratio (FAR) – total building square footage divided by lot square footage. 

• Average Household Size –the average number of people per occupied housing unit (this is the same 
definition used by the U.S. Census). 
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Land Capacity Analysis Assumptions
Bellingham UGA

LCADM Ref Value Source
Future Public Uses 3.3 step 1 586 ac City staff: park acres needed based on parks LOS; assume 40% from 

industrial zones and 60% from residential, per past park land 
acquisitions, decuct pro rata

Other Public Uses 3.3 step 3 5% Given in LCADM, Section 3.3, Step 3
Infrastructure Subtraction SF 3.4 28.8% City staff: from 2004-2013 plat data
Infrastructure Subtraction MF 3.4 15% City staff: 2004-2013 plat data indicate 11% stormwater subtractions 

but many were on already platted lots. Use 15% to account for 
infrastructure in unplatted areas.

Infrastructure Subtraction Comm/Ind 3.4 10% 10% standard deduction per LCADM 3.4 
Market Factor Vacant Res 3.6 step 2 15% Given in LCADM, Section 3.6, Step 2
Market Factor Vacant Comm/Ind 3.6 step 2 15% Given in LCADM, Section 3.6, Step 2
Market Factor PU, UU Res 3.6 step 2 25% Given in LCADM, Section 3.6, Step 2
Market Factor PU, UU Ind/Comm 3.6 step 2 25% Given in LCADM, Section 3.6, Step 2
Market Factor Master Planned 3.6 step 5 various City staff: 50.79% for Waterfront District consistent with subarea 

financial model assumptions; 50% for Old Town UV due to env 
cleanup issues; 50% for Samish Way UV due to need to redevelop old 
hotels; 15% for Fountain UV to reflect expected development timeline; 
0% in Fairhaven and Barkley to reflect actual development trends. 
Downtown UV DU figure reflects City projection of 2013-2036 
development, a 48% reduction from total esimated DU capacity.

Occupancy Rate SF 5.1 step 5 96.00% OFM 2010 housing data
Household Size SF 5.1 step 7 2.49 OFM 2010 housing data
Occupancy Rate MF 5.1 step 5 92.75% OFM 2010 housing data
Household Size MF 5.1 step 7 1.86 OFM 2010 housing data
Floor Area Ratio Commercial 4.2 0.4 City staff: based on 2004-2013 commercial/industrial/ institutional 

development data
Floor Area Ratio Industrial 4.2 0.25 City staff: based on 2004-2013 commercial/industrial/ institutional 

development data
Occupancy Rate Commercial 5.2 step 4 95% Given in LCADM, Section 5.2, Step 4
Occupancy Rate Industrial 5.2 step 4 95% Given in LCADM, Section 5.2, Step 4
Employment Density Commercial 5.2 step 6 626 Given in LCADM, Section 5.2, Step 6
Employment Density Industrial 5.2 step 6 775 Given in LCADM, Section 5.2, Step 6
Residential Density by Zone 4.2 various City staff, based on planned densities by zone
Res Units and Comm/Ind SF for Master 
Plan and Pending Projects

5.2 step 3 various City staff, based on approved projects and plans

Non-residential % in mixed use zones 4.2 various

City Staff: 40% non-residential in City mixed use zones based on 
project approvals and zoning, 10% in unincorporated URMX zone 
where limited commercial is permitted



Land Capacity Analysis Assumptions
Birch Bay UGA

LCADM Ref Value Source
Future Public Uses 3.3 step 1 n/a
Other Public Uses 3.3 step 3 5% Given in LCADM, Section 3.3, Step 3
Infrastructure Subtraction SF 3.4 33.7% 2004-2013 plat data
Infrastructure Subtraction MF 3.4 27.3% 2004-2013 plat data
Infrastructure Subtraction Comm/Ind 3.4 10.0% Standard deduction per LCADM 3.4
Market Factor Vacant Res 3.6 step 2 15% Given in LCADM, Section 3.6, Step 2
Market Factor Vacant Comm/Ind 3.6 step 2 15% Given in LCADM, Section 3.6, Step 2
Market Factor PU, UU Res 3.6 step 2 25% Given in LCADM, Section 3.6, Step 2
Market Factor PU, UU Ind/Comm 3.6 step 2 25% Given in LCADM, Section 3.6, Step 2
Market Factor Master Planned 3.6 step 5 n/a
Occupancy Rate SF 5.1 step 5 74.40% OFM 2010 housing data
Household Size SF 5.1 step 7 2.29 OFM 2010 housing data
Occupancy Rate MF 5.1 step 5 51.00% OFM 2010 housing data
Household Size MF 5.1 step 7 1.65 OFM 2010 housing data
Floor Area Ratio Commercial 4.2 0.161 County staff: consistent with Ferndale's FAR
Floor Area Ratio Industrial 4.2 n/a
Occupancy Rate Commercial 5.2 step 4 95% Given in LCADM, Section 5.2, Step 4
Occupancy Rate Industrial 5.2 step 4 95% Given in LCADM, Section 5.2, Step 4
Employment Density Commercial 5.2 step 6 626 Given in LCADA, Section 5.2, Step 6
Employment Density Industrial 5.2 step 6 n/a
Residential Density by Zone 4.2 various County staff, based on planned densities by zone
Res Units and Comm/Ind SF for 
Pending Projects 5.2 step 3 various County staff, based on approved projects 
Non-residential % in mixed use zones 4.2 n/a



Land Capacity Analysis Assumptions
Blaine UGA

LCADM Ref Value Source
Future Public Uses 3.3 step 1 n/a
Other Public Uses 3.3 step 3 5% Given in LCADM, Section 3.3, Step 3
Infrastructure Subtraction SF 3.4 32.6% City staff: 2004-2013 plats where infrastructure was subtracted 
Infrastructure Subtraction MF 3.4 19.8% City staff: 2004-2013 plats where infrastructure was subtracted 
Infrastructure Subtraction Comm/Ind 3.4 10% Standard deduction per LCADM 3.4

Market Factor Vacant Res 3.6 step 2
15%, 
70%

Given in LCADM, Section 3.6, Step 2; City staff: use 70%  for PR zone 
(excluding master plan areas) due to lack of utilities and due to major 
landowners' stated unwillingness to develop

Market Factor Vacant Comm/Ind 3.6 step 2 15% Given in LCADM, Section 3.6, Step 2

Market Factor PU, UU Res 3.6 step 2
25%, 
70%

Given in LCADM, Section 3.6, Step 2; City staff: use 70%  for PR zone 
(excluding master plan areas) due to lack of utilities and due to major 
landowners' stated unwillingness to develop

Market Factor PU, UU Ind/Comm 3.6 step 2 25% Given in LCADM, Section 3.6, Step 2

Market Factor Master Planned 3.6 step 5 50%
City staff: 50% market factor due to lack of utilities and anticipated 
long buildout period, based on Semiahmoo development rate

Occupancy Rate SF 5.1 step 5 85.52% OFM 2010 housing data
Household Size SF 5.1 step 7 2.47 OFM 2010 housing data
Occupancy Rate MF 5.1 step 5 82.82% OFM 2010 housing data
Household Size MF 5.1 step 7 2.03 OFM 2010 housing data
Floor Area Ratio Commercial 4.2 0.2 City staff: based on City employment study
Floor Area Ratio Industrial 4.2 0.3 City staff: based on City employment study
Occupancy Rate Commercial 5.2 step 4 95% Given in LCADM, Section 5.2, Step 4
Occupancy Rate Industrial 5.2 step 4 95% Given in LCADM, Section 5.2, Step 4
Employment Density Commercial 5.2 step 6 626 Given in LCADM, Section 5.2, Step 6
Employment Density Industrial 5.2 step 6 775 Given in LCADM, Section 5.2, Step 6
Residential Density by Zone 4.2 various City staff, based on planned densities by zone
Res Units and Comm/Ind SF for Master 
Plan and Pending Projects 5.2 step 3 various City staff, based on approved projects and plans

Non-residential % in mixed use zones 4.2 various City Staff: based on zoning code provisions and development trends



Land Capacity Analysis Assumptions
Cherry Point UGA

LCADM Ref Value Source
Future Public Uses 3.3 step 1 n/a
Other Public Uses 3.3 step 3 5% Given in LCADM, Section 3.3, Step 3
Infrastructure Subtraction SF 3.4 n/a
Infrastructure Subtraction MF 3.4 n/a
Infrastructure Subtraction Comm/Ind 3.4 10.0% Standard deduction per LCADM 3.4
Market Factor Vacant Res 3.6 step 2 15% Given in LCADM, Section 3.6, Step 2
Market Factor Vacant Comm/Ind 3.6 step 2 15% Given in LCADM, Section 3.6, Step 2
Market Factor PU, UU Res 3.6 step 2 25% Given in LCADM, Section 3.6, Step 2
Market Factor PU, UU Ind/Comm 3.6 step 2 25% Given in LCADM, Section 3.6, Step 2
Market Factor Master Planned 3.6 step 5 n/a
Occupancy Rate SF 5.1 step 5 95.24% OFM 2010 housing data
Household Size SF 5.1 step 7 2.85 OFM 2010 housing data
Occupancy Rate MF 5.1 step 5 n/a OFM 2010 housing data
Household Size MF 5.1 step 7 n/a OFM 2010 housing data
Floor Area Ratio Commercial 4.2 n/a
Floor Area Ratio Industrial 4.2 0.075 County staff: assume same FAR as 2009 LCA
Occupancy Rate Commercial 5.2 step 4 n/a
Occupancy Rate Industrial 5.2 step 4 95% Given in LCADM, Section 5.2, Step 4
Employment Density Commercial 5.2 step 6 n/a
Employment Density Industrial 5.2 step 6 3,500     County staff: assume same density as 2009 LCA
Residential Density by Zone 4.2 n/a
Res Units and Comm/Ind SF for Pending 
Projects 5.2 step 3 n/a
Non-residential % in mixed use zones 4.2 n/a



Land Capacity Analysis Assumptions
Columbia Valley UGA

LCADM Ref Value Source
Future Public Uses 3.3 step 1 n/a
Other Public Uses 3.3 step 3 5% Given in LCADM, Section 3.3, Step 3

Infrastructure Subtraction SF 3.4 33.7%
County staff: lack of recent plat data - use subtraction consistent with 
non-city UGA Birch Bay

Infrastructure Subtraction MF 3.4 27.3%
County staff: lack of recent plat data - use subtraction consistent with 
non-city UGA Birch Bay

Infrastructure Subtraction Comm/Ind 3.4 10.0% Standard decuction per LCADM 3.4
Market Factor Vacant Res 3.6 step 2 15% Given in LCADM, Section 3.6, Step 2
Market Factor Vacant Comm/Ind 3.6 step 2 15% Given in LCADM, Section 3.6, Step 2
Market Factor PU, UU Res 3.6 step 2 25% Given in LCADM, Section 3.6, Step 2
Market Factor PU, UU Ind/Comm 3.6 step 2 25% Given in LCADM, Section 3.6, Step 2
Market Factor Master Planned 3.6 step 5 n/a
Occupancy Rate SF 5.1 step 5 78.42% OFM 2010 housing data
Household Size SF 5.1 step 7 2.8 OFM 2010 housing data
Occupancy Rate MF 5.1 step 5 78.42% OFM 2010 housing data
Household Size MF 5.1 step 7 2.8 OFM 2010 housing data

Floor Area Ratio Commercial 4.2 0.161
County staff: lack of recent comm/ind data - use FAR consistent with 
non-city UGA Birch Bay and Ferndale

Floor Area Ratio Industrial 4.2 0.165
County staff: lack of recent comm/ind data - use FAR consistent with 
non-city UGA Birch Bay and Ferndale

Occupancy Rate Commercial 5.2 step 4 95% Given in LCADM, Section 5.2, Step 4
Occupancy Rate Industrial 5.2 step 4 95% Given in LCADM, Section 5.2, Step 4
Employment Density Commercial 5.2 step 6 626 Given in LCADM, Section 5.2, Step 6
Employment Density Industrial 5.2 step 6 775 Given in LCADM, Section 5.2, Step 6
Residential Density by Zone 4.2 4.0 County staff: UR-4 zone
Res Units and Comm/Ind SF forPending 
Projects 5.2 step 3 n/a
Non-residential % in mixed use zones 4.2 n/a



Land Capacity Analysis Assumptions
Everson UGA

LCADM Ref Value Source
Future Public Uses 3.3 step 1 1.5 City staff: 1.5 acres for future fire station in Res MU
Other Public Uses 3.3 step 3 5% Given in LCADM, Section 3.3, Step 3
Infrastructure Subtraction SF 3.4 29.0% City staff: based on plat data
Infrastructure Subtraction MF 3.4 25.0% City staff: based on plat data

Infrastructure Subtraction Comm/Ind 3.4
15.0%, 
20.0% City staff: based on recent development

Market Factor Vacant Res 3.6 step 2 15% Given in LCADM, Section 3.6, Step 2
Market Factor Vacant Comm/Ind 3.6 step 2 15% Given in LCADM, Section 3.6, Step 2
Market Factor PU, UU Res 3.6 step 2 25% Given in LCADM, Section 3.6, Step 2
Market Factor PU, UU Ind/Comm 3.6 step 2 25% Given in LCADM, Section 3.6, Step 2
Market Factor Master Planned 3.6 step 5 n/a
Occupancy Rate SF 5.1 step 5 96.45% OFM 2010 housing data
Household Size SF 5.1 step 7 3.06 OFM 2010 housing data
Occupancy Rate MF 5.1 step 5 90.63% OFM 2010 housing data
Household Size MF 5.1 step 7 2.93 OFM 2010 housing data
Floor Area Ratio Commercial 4.2 0.2 City staff: consistent with 2009 LCA
Floor Area Ratio Industrial 4.2 0.3 City staff: consistent with 2009 LCA
Occupancy Rate Commercial 5.2 step 4 95% Given in LCADM, Section 5.2, Step 4
Occupancy Rate Industrial 5.2 step 4 95% Given in LCADM, Section 5.2, Step 4
Employment Density Commercial 5.2 step 6 900        City staff: consistent with 2009 LCA
Employment Density Industrial 5.2 step 6 2,000     City staff: consistent with 2009 LCA
Residential Density by Zone 4.2 various City staff, based on planned densities by zone
Res Units and Comm/Ind SF for Pending 
Projects 5.2 step 3 various City staff, based on approved projects 
Non-residential % in mixed use zones 4.2 n/a



Land Capacity Analysis Assumptions
Ferndale UGA

LCADM Ref Value Source

Future Public Uses 3.3 step 1 32
City staff: 11 ac for parks pro rata across all zones, 15 ac from SF-
8500 and 3 ac each from SF-6500 and SF-10500

Other Public Uses 3.3 step 3 5% Given in LCADM, Section 3.3, Step 3
Infrastructure Subtraction SF 3.4 31.3% City staff: per plat data
Infrastructure Subtraction MF 3.4 31.3% City staff: per plat data
Infrastructure Subtraction Comm/Ind 3.4 10.0% Standard deduction per LCADM 3.4
Market Factor Vacant Res 3.6 step 2 15% Given in LCADM, Section 3.6, Step 2
Market Factor Vacant Comm/Ind 3.6 step 2 15% Given in LCADM, Section 3.6, Step 2
Market Factor PU, UU Res 3.6 step 2 25% Given in LCADM, Section 3.6, Step 2
Market Factor PU, UU Ind/Comm 3.6 step 2 25% Given in LCADM, Section 3.6, Step 2
Market Factor Master Planned 3.6 step 5 n/a
Occupancy Rate SF 5.1 step 5 95.24% OFM 2010 housing data
Household Size SF 5.1 step 7 2.85 OFM 2010 housing data
Occupancy Rate MF 5.1 step 5 93.97% OFM 2010 housing data
Household Size MF 5.1 step 7 2.31 OFM 2010 housing data
Floor Area Ratio Commercial 4.2 0.161 City staff: based on city employment analysis
Floor Area Ratio Industrial 4.2 0.165 City staff: based on city employment analysis
Occupancy Rate Commercial 5.2 step 4 95% Given in LCADM, Section 5.2, Step 4
Occupancy Rate Industrial 5.2 step 4 95% Given in LCADM, Section 5.2, Step 4
Employment Density Commercial 5.2 step 6 870       City staff: based on city employment analysis
Employment Density Industrial 5.2 step 6 1,071    City staff: based on city employment analysis
Residential Density by Zone 4.2 various City staff, based on planned densities by zone and achieved densities
Res Units and Comm/Ind SF for Pending 
Projects 5.2 step 3 various City staff, based on approved projects 
Non-residential % in mixed use zones 4.2 various City staff: based on development trends and code requirements



Land Capacity Analysis Assumptions
Lynden UGA

LCADM Ref Value Source
Future Public Uses 3.3 step 1 n/a
Other Public Uses 3.3 step 3 5% Given in LCADM, Section 3.3, Step 3
Infrastructure Subtraction SF 3.4 25.7% City staff: based on plat data
Infrastructure Subtraction MF 3.4 26.0% City staff: based on plat data
Infrastructure Subtraction Comm/Ind 3.4 10.0% Standard deduction per LCADM 3.4
Market Factor Vacant Res 3.6 step 2 15% Given in LCADM, Section 3.6, Step 2
Market Factor Vacant Comm/Ind 3.6 step 2 15% Given in LCADM, Section 3.6, Step 2
Market Factor PU, UU Res 3.6 step 2 25% Given in LCADM, Section 3.6, Step 2
Market Factor PU, UU Ind/Comm 3.6 step 2 25% Given in LCADM, Section 3.6, Step 2
Market Factor Master Planned 3.6 step 5 n/a
Occupancy Rate SF 5.1 step 5 96.90% OFM 2010 housing data
Household Size SF 5.1 step 7 2.88 OFM 2010 housing data
Occupancy Rate MF 5.1 step 5 91.92% OFM 2010 housing data
Household Size MF 5.1 step 7 1.68 OFM 2010 housing data
Floor Area Ratio Commercial 4.2 0.161 City staff: consistent with Ferndale
Floor Area Ratio Industrial 4.2 0.165 City staff: consistent with Ferndale
Occupancy Rate Commercial 5.2 step 4 95% Given in LCADM, Section 5.2, Step 4
Occupancy Rate Industrial 5.2 step 4 95% Given in LCADM, Section 5.2, Step 4
Employment Density Commercial 5.2 step 6 626 Given in LCADM, Section 5.2, Step 6
Employment Density Industrial 5.2 step 6 775 Given in LCADM, Section 5.2, Step 6
Residential Density by Zone 4.2 various City staff, based on planned densities by zone
Res Units and Comm/Ind SF for 
Pending Projects 5.2 step 3 various City staff, based on approved projects 
Non-residential % in mixed use zones 4.2 n/a



Land Capacity Analysis Assumptions
Nooksack UGA

LCADM Ref Value Source
Future Public Uses 3.3 step 1 n/a
Other Public Uses 3.3 step 3 5% Given in LCADM, Section 3.3, Step 3
Infrastructure Subtraction SF 3.4 30.0% City staff: based on plat data
Infrastructure Subtraction MF 3.4 30.0% City staff: based on plat data

Infrastructure Subtraction Comm/Ind 3.4
15.0%, 
20.0% City staff: based on recent development

Market Factor Vacant Res 3.6 step 2 15% Given in LCADM, Section 3.6, Step 2
Market Factor Vacant Comm/Ind 3.6 step 2 15% Given in LCADM, Section 3.6, Step 2
Market Factor PU, UU Res 3.6 step 2 25% Given in LCADM, Section 3.6, Step 2
Market Factor PU, UU Ind/Comm 3.6 step 2 25% Given in LCADM, Section 3.6, Step 2
Market Factor Master Planned 3.6 step 5 n/a
Occupancy Rate SF 5.1 step 5 95.19% OFM 2010 housing data
Household Size SF 5.1 step 7 3.1 OFM 2010 housing data
Occupancy Rate MF 5.1 step 5 93.33% OFM 2010 housing data
Household Size MF 5.1 step 7 3.14 OFM 2010 housing data
Floor Area Ratio Commercial 4.2 1,100     City staff: consistent with 2009 LCA
Floor Area Ratio Industrial 4.2 2,000     City staff: consistent with 2009 LCA
Occupancy Rate Commercial 5.2 step 4 95% Given in LCADM, Section 5.2, Step 4
Occupancy Rate Industrial 5.2 step 4 95% Given in LCADM, Section 5.2, Step 4
Employment Density Commercial 5.2 step 6 626 Given in LCADM, Section 5.2, Step 6
Employment Density Industrial 5.2 step 6 775 Given in LCADM, Section 5.2, Step 6
Residential Density by Zone 4.2 various City staff, based on planned densities by zone
Res Units and Comm/Ind SF for 
Pending Projects 5.2 step 3 various City staff, based on approved projects 
Non-residential % in mixed use zones 4.2 n/a



Land Capacity Analysis Assumptions
Sumas UGA

LCADM Ref Value Source
Future Public Uses 3.3 step 1 n/a
Other Public Uses 3.3 step 3 5% Given in LCADM, Section 3.3, Step 3
Infrastructure Subtraction SF 3.4 15.0% City staff: based on plat data
Infrastructure Subtraction MF 3.4 25.0% City staff: based on plat data
Infrastructure Subtraction Comm/Ind 3.4 10.0% Standard deduction per LCADM 3.4
Market Factor Vacant Res 3.6 step 2 15% Given in LCADM, Section 3.6, Step 2
Market Factor Vacant Comm/Ind 3.6 step 2 15% Given in LCADM, Section 3.6, Step 2
Market Factor PU, UU Res 3.6 step 2 25% Given in LCADM, Section 3.6, Step 2
Market Factor PU, UU Ind/Comm 3.6 step 2 25% Given in LCADM, Section 3.6, Step 2
Market Factor Master Planned 3.6 step 5 n/a
Occupancy Rate SF 5.1 step 5 94.48% OFM 2010 housing data
Household Size SF 5.1 step 7 2.89 OFM 2010 housing data
Occupancy Rate MF 5.1 step 5 90.57% OFM 2010 housing data
Household Size MF 5.1 step 7 2.21 OFM 2010 housing data
Floor Area Ratio Commercial 4.2 0.22 City staff: consistent with 2009 LCA
Floor Area Ratio Industrial 4.2 0.11 City staff: consistent with 2009 LCA
Occupancy Rate Commercial 5.2 step 4 95% Given in LCADM, Section 5.2, Step 4
Occupancy Rate Industrial 5.2 step 4 95% Given in LCADM, Section 5.2, Step 4
Employment Density Commercial 5.2 step 6 629       City staff: consistent with 2009 LCA
Employment Density Industrial 5.2 step 6 1,500    City staff: consistent with 2009 LCA
Residential Density by Zone 4.2 various City staff, based on planned densities by zone
Res Units and Comm/Ind SF for  
Pending Projects 5.2 step 3 various City staff, based on approved projects
Non-residential % in mixed use zones 4.2 n/a
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