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Good day, Lindsey,
 
Thank you very much for submitting testimony for consideration in the Land Use
Alternatives to be studied in the DEIS.
 
I am forwarding to members of Staff and will enter these into the Comprehensive Plan
Index of Record. Your comments will also be sent to the Planning Commission ahead of
the Thursday Nov. 7 Hearing.
 
Regards,
Jeff Delapena
 
From: Lindsey Sonnen <Lindsey@ginngrp.com> 
Sent: Monday, November 4, 2024 1:42 PM
To: Jeffrey Delapena <Jeffrey.Delapena@clark.wa.gov>
Cc: Phil Wuest <phil@ginngrp.com>
Subject: Ginn Group - Written Testimony - 2025 Comprehensive Plan Update

 
 
EXTERNAL: This email originated from outside of Clark County. Do not click links or open
attachments unless you recognize the sender and know the content is safe.

 

Good afternoon, Jeff –
 
Attached is my written testimony on behalf of Ginn Group for the Planning Commission Public
Hearing scheduled on November 7, 2024, regarding Land Use Alternatives to be considered in the
DEIS.
 
Could you please confirm receipt?
 
Thank you,
Lindsey
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Density Guide
Residential density is a useful planning tool to help determine what housing 







What is density? In simple terms, it is the ratio 
of housing units per acre of land. Different 
housing types (e.g. single family homes, garden 
apartments, high-rise apartments) yield different 
densities, and density should always be chosen 
based on the scale and purpose of the project. 


the surrounding built and natural environment. 


The following pages are density rules of thumb 
for various housing types. We cover standout 
features, pros and cons of:
• Single Family Cluster Housing
• Townhomes/Rowhouses
• Cluster/Manor Homes
• Garden Apartments
• Village Cluster/Urban-Suburban Homes
• Four Story Apartments with Central Garage


Structure
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• Five Story Apartment with Central Garage
Structure


• Four/Five Story Apartments over Podium
Garage


• Mid-Rise Housing
• High-Rise Housing


However, every project has unique needs, and 
it should be noted that this document is not 
the be-all and end-all when it comes to density. 


desired density, does not mean it is the right 
type of housing for your project.


Contact us for a real evaluation and to discuss 
the unique factors of your site.
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Single Family Cluster Housing
10-12 units/acre


the privacy of a single family home. Usually smaller than a 
single family home, cluster housing is situated around court-
yards and parking courts.


• Single family, detached homes
• Front-facing with walkable streets
• One or two story homes
• Private patios or limited small yards


Townhomes or Rowhouses
12-18 units/acre


Townhomes or rowhouses combine lower maintenance 
needs with valuable community amenities and an urban 
location at a lower price point than a traditional single family 
home in exchange for less privacy and space.


• Single family, attached rowhouses with garage or 
tuck-under parking from rear alley


• Front-facing with walkable streets
• Small, private patios
• Limited curb cuts along streets


No longer achievable at minimum densities more than 18 units/acre


No longer achievable at minimum densities more than 12-15 units an acre
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Cluster or Manor Homes
15-22 units/acre


Cluster homes, or Manor homes, are smaller walk-up style 


mansion-scale structure.


• Smaller multifamily buildings, sometimes clustered 
around courtyards


• Front-facing with walkable streets
• Two to three stories; walk-up
• Organized with parking courts behind and with parallel 


on-street parking


Garden Apartments
18-25 units/acre


Garden apartments are what is currently thought of as the 
“typical” suburban multifamily structure. They are a good 
option for larger sites.


• Not inherently walkable
• Smaller buildings, with 4 units per level around stairways
• Two to three stories; walk-up with open-air stairways
• Organized with surface parking in front and around


Similar to Clark County (R-24)


No longer achievable at minimum densities more than 18 units/acre
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Village Cluster or
Urban-Suburban Homes
28-35 units/acre
Village clusters or urban-suburban multifamily homes are a 
hybrid option between garden-style apartments and structured 
parking solutions.


• Multifamily buildings oriented towards streets in a walkable 
setting


• Typically three or four stories; walk-up or limited elevators
• Corridor style buildings, either open-air or conditioned
• Organized with parking courts behind, and/or tuck-under 


Four Story with
Central Garage Structure
45-70 units/acre
Called the “Texas Donut” Wrap, this is a four story structure 
in which housing wraps around a central parking structure. 
This scenario provides ample parking on-site while still hiding 
parking from street level.


• Four stories of Type VA wood construction
• Multilevel parking structure (typically concrete)
• Urban Form facing walkable streets


Similar to Clark County (R-32)/(OR-32)


Similar to Clark County (R-40)/(R-45) and (OR-40/OR-45)
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Five Story with
Central Garage Structure
80-95 units/acre


Type IIIA construction. Building to this height is dependent 


• 5 stories of Type IIIA non-combustible wood
construction


• Multilevel parking structure (typically concrete)
• Urban Form facing walkable streets


Four or Five Story over Podium Garage
90-110+ units/acre


height for “wood” construction.


• 4 stories (Type VA) or 5 stories (Type IIIA) wood construction 
over garage podium and/or below grade garage


• Podium is directly beneath housing
• Allows for maximum density while still in wood construction
• Height can be an issue and depends upon various local codes. 


Some municipalities amend downward the High Rise height 


Similar to Clark County (R-50)/(OR-50)


Similar to Clark County (OR-50) or (HWY99) 







Mid-Rise Housing
125-150+ units/acre


Mid-Rise housing is a great option for very urban or transit 
sites and features seven to eight stories above a parking 
podium and/or below grade parking.


• Typically limited to 7 or 8 stories stories (Type I or III) 
metal or concrete construction below the High-Rise code 


• Multilevel podium parking structure is directly beneath 
housing


•
• Height can be an issue and depends upon local codes


High-Rise Housing
140-200+ units/acre


High-Rise housing is ideal in very dense, very urban locations but of course 
comes with higher construction costs. It provides the biggest return in 
terms of units per acre.


• Height and stories (Type I) steel or concrete construction usually 
limited by Zoning height limits or construction economics


• Multilevel parking structure is either directly beneath housing (above 
or below grade)


• Allows for maximum density
• High-Rise code and structural requirements apply with increased costs


It is possible to build a high-rise at a density of 50 units per acre, as this falls within the typical range for 
high-density multi-story buildings, especially when utilizing efficient design strategies like underground 
parking and maximizing floor space.  


Example scenario: 
Site size: 1 acre (43,560 square feet) 
Target density: 50 units per acre 
Building design: A 12-story building with a mix of studio, one-bedroom, and two-bedroom apartments, 
utilizing efficient floor plans and shared amenities. 
Parking: Primarily underground parking to maximize usable space on the site


Similar to Clark County (R-50)/(OR-50) or (HWY99)


Similar to (R-50)/(OR-50) or (HWY99)







JHP ARCHITECTURE / URBAN DESIGN


214.363.5687


INFO@JHPARCH.COM


8340 MEADOW ROAD, SUITE 150


DALLAS, TEXAS 75231


and market-rate, senior, student and affordable housing. JHP is dedicated to providing high quality design 
solutions through analysis, thoughtful design and professional representation. We have an appreciation 
for the economic forces that motivate clients to invest in and develop real estate. We are steadfast in our 


obligation is to those who live with—and within—our decisions.


We create memorable environments for people that are rich in diversity, unique to the 
place and sustainable over time; bringing people together as a Whole Community.
Let’s work together on your next project.  







































 
Lindsey Sonnen | Principal Planner

lindsey@ginngrp.com  360-768-5028
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Density Guide
Residential density is a useful planning tool to help determine what housing 



What is density? In simple terms, it is the ratio 
of housing units per acre of land. Different 
housing types (e.g. single family homes, garden 
apartments, high-rise apartments) yield different 
densities, and density should always be chosen 
based on the scale and purpose of the project. 

the surrounding built and natural environment. 

The following pages are density rules of thumb 
for various housing types. We cover standout 
features, pros and cons of:
• Single Family Cluster Housing
• Townhomes/Rowhouses
• Cluster/Manor Homes
• Garden Apartments
• Village Cluster/Urban-Suburban Homes
• Four Story Apartments with Central Garage

Structure
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• Five Story Apartment with Central Garage
Structure

• Four/Five Story Apartments over Podium
Garage

• Mid-Rise Housing
• High-Rise Housing

However, every project has unique needs, and 
it should be noted that this document is not 
the be-all and end-all when it comes to density. 

desired density, does not mean it is the right 
type of housing for your project.

Contact us for a real evaluation and to discuss 
the unique factors of your site.
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Single Family Cluster Housing
10-12 units/acre

the privacy of a single family home. Usually smaller than a 
single family home, cluster housing is situated around court-
yards and parking courts.

• Single family, detached homes
• Front-facing with walkable streets
• One or two story homes
• Private patios or limited small yards

Townhomes or Rowhouses
12-18 units/acre

Townhomes or rowhouses combine lower maintenance 
needs with valuable community amenities and an urban 
location at a lower price point than a traditional single family 
home in exchange for less privacy and space.

• Single family, attached rowhouses with garage or 
tuck-under parking from rear alley

• Front-facing with walkable streets
• Small, private patios
• Limited curb cuts along streets

No longer achievable at minimum densities more than 18 units/acre

No longer achievable at minimum densities more than 12-15 units an acre
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Cluster or Manor Homes
15-22 units/acre

Cluster homes, or Manor homes, are smaller walk-up style 

mansion-scale structure.

• Smaller multifamily buildings, sometimes clustered 
around courtyards

• Front-facing with walkable streets
• Two to three stories; walk-up
• Organized with parking courts behind and with parallel 

on-street parking

Garden Apartments
18-25 units/acre

Garden apartments are what is currently thought of as the 
“typical” suburban multifamily structure. They are a good 
option for larger sites.

• Not inherently walkable
• Smaller buildings, with 4 units per level around stairways
• Two to three stories; walk-up with open-air stairways
• Organized with surface parking in front and around

Similar to Clark County (R-24)

No longer achievable at minimum densities more than 18 units/acre
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Village Cluster or
Urban-Suburban Homes
28-35 units/acre
Village clusters or urban-suburban multifamily homes are a 
hybrid option between garden-style apartments and structured 
parking solutions.

• Multifamily buildings oriented towards streets in a walkable 
setting

• Typically three or four stories; walk-up or limited elevators
• Corridor style buildings, either open-air or conditioned
• Organized with parking courts behind, and/or tuck-under 

Four Story with
Central Garage Structure
45-70 units/acre
Called the “Texas Donut” Wrap, this is a four story structure 
in which housing wraps around a central parking structure. 
This scenario provides ample parking on-site while still hiding 
parking from street level.

• Four stories of Type VA wood construction
• Multilevel parking structure (typically concrete)
• Urban Form facing walkable streets

Similar to Clark County (R-32)/(OR-32)

Similar to Clark County (R-40)/(R-45) and (OR-40/OR-45)
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Five Story with
Central Garage Structure
80-95 units/acre

Type IIIA construction. Building to this height is dependent 

• 5 stories of Type IIIA non-combustible wood
construction

• Multilevel parking structure (typically concrete)
• Urban Form facing walkable streets

Four or Five Story over Podium Garage
90-110+ units/acre

height for “wood” construction.

• 4 stories (Type VA) or 5 stories (Type IIIA) wood construction 
over garage podium and/or below grade garage

• Podium is directly beneath housing
• Allows for maximum density while still in wood construction
• Height can be an issue and depends upon various local codes. 

Some municipalities amend downward the High Rise height 

Similar to Clark County (R-50)/(OR-50)

Similar to Clark County (OR-50) or (HWY99) 



Mid-Rise Housing
125-150+ units/acre

Mid-Rise housing is a great option for very urban or transit 
sites and features seven to eight stories above a parking 
podium and/or below grade parking.

• Typically limited to 7 or 8 stories stories (Type I or III) 
metal or concrete construction below the High-Rise code 

• Multilevel podium parking structure is directly beneath 
housing

•
• Height can be an issue and depends upon local codes

High-Rise Housing
140-200+ units/acre

High-Rise housing is ideal in very dense, very urban locations but of course 
comes with higher construction costs. It provides the biggest return in 
terms of units per acre.

• Height and stories (Type I) steel or concrete construction usually 
limited by Zoning height limits or construction economics

• Multilevel parking structure is either directly beneath housing (above 
or below grade)

• Allows for maximum density
• High-Rise code and structural requirements apply with increased costs

It is possible to build a high-rise at a density of 50 units per acre, as this falls within the typical range for 
high-density multi-story buildings, especially when utilizing efficient design strategies like underground 
parking and maximizing floor space.  

Example scenario: 
Site size: 1 acre (43,560 square feet) 
Target density: 50 units per acre 
Building design: A 12-story building with a mix of studio, one-bedroom, and two-bedroom apartments, 
utilizing efficient floor plans and shared amenities. 
Parking: Primarily underground parking to maximize usable space on the site

Similar to Clark County (R-50)/(OR-50) or (HWY99)

Similar to (R-50)/(OR-50) or (HWY99)
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and market-rate, senior, student and affordable housing. JHP is dedicated to providing high quality design 
solutions through analysis, thoughtful design and professional representation. We have an appreciation 
for the economic forces that motivate clients to invest in and develop real estate. We are steadfast in our 

obligation is to those who live with—and within—our decisions.

We create memorable environments for people that are rich in diversity, unique to the 
place and sustainable over time; bringing people together as a Whole Community.
Let’s work together on your next project.  
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