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Please see the below comments. Thank you.
 
 

Rebecca Messinger
Clerk to the Council
COUNTY MANAGER'S OFFICE

Phone: 564-397-4305
Email: Rebecca.Messinger@clark.wa.gov

                 
 
From: Clark County <webmaster@clark.wa.gov> 
Sent: Monday, April 20, 2026 4:29 PM
To: publiccomment <publiccomment@clark.wa.gov>
Subject: Council Hearing Public Comment

 
 
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.

 

Submitted on Mon, 04/20/2026 - 4:29 PM

Name
Ryan Hurley

Phone Number
3608187032

Email Address
info@hurleydev.com
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Subject
Alternative 3 support for 2025 Comprehensive Plan Update

Date of Hearing
Mon, 04/27/2026

Comment
Thank you for the opportunity to comment on the 2025 Comprehensive Plan Update and the Draft
Environmental Impact Statement (DEIS). Our group, Hurley Development, is an active land
developer in Clark County with a long track record of bringing residential and retail communities
to market. Because we work directly with the realities of land supply, engineering feasibility, and
market absorption, we view this comprehensive plan decision as one of the most significant
housing and economic decisions the county will make for the coming generation.. We encourage
the council to adopt Alternative 3 as the preferred land use alternative.

The DEIS outlines a projected need for 103,695 new housing units to accommodate nearly
191,000 additional residents by 2045. Clark County is already underproducing housing relative to
this demand. The result is reflected in the county’s own data: the median home price has climbed
from 403,700 in 2020 to 568,600 in 2024. When demand continues to rise and land supply
remains constrained, higher pricing is the predictable outcome, and home ownership is
negatively affected.

The DEIS also highlights that over half of all required new units must serve households at or below
80 percent of area median income. Many studies show that homeownership remains the
preferred choice for most Americans, including most renters. Research consistently
demonstrates that people associate owning a home with long term stability, the ability to build
equity, and meaningful involvement in their community. When the market produces primarily
rental options, without creating diverse pathways to home ownership, communities experience
higher turnover, fewer long-term stakeholders, and reduced investment in neighborhood schools,
organizations, and local decision-making. Expanding opportunities for attainable homeownership
is not just a housing objective, it is a direct investment in community strength and long term
stability.

Meeting this target requires a reliable supply of buildable land. The Vacant Buildable Lands Model
assumes a large amount of redevelopment, but in reality, that level of redevelopment has almost
no precedent. The concept that 70 percent of underused residential parcels will redevelop in the
next 20 years does not line up with what we see on actual projects. Redevelopment is expensive,
demolition now requires stormwater permitting, and the added costs push the final home prices
above what buyers are willing to pay when similar homes on vacant land or existing housing stock
are more affordable. Because of this, developers choose vacant land when it is available. This gap
between what the model assumes and what is realistically buildable and the market will pay for,
makes it highly unlikely the county will meet the housing numbers in the plan.



We also believe it is important to address one technical point not covered in the DEIS. The soils
analysis in the environmental review covers what is required, but water rights were not evaluated.
Most produce resellers will not accept crops grown through non-irrigated farming, which makes
commercial production unrealistic without water rights. Productive agricultural land is defined
not only by soil classifications, but by legally available water. Clark County includes many areas
with high-quality soils but no associated water rights, no irrigation access, and no path to
obtaining irrigation rights under current state rules. In those areas, the presence of “prime” or
“good” soils does not translate into viable farming, and planning that assumes these soils remain
in long-term agricultural production overstates the actual agricultural capacity and value of the
land. Without water rights, the land is not realistically farmable, regardless of its soil type, and the
result of this planning is land that will sit idle because relatively small acreages without irrigation
cannot generate the crop yields needed to even cover the cost of production. This should be
acknowledged in weighing whether these areas are truly agricultural resources or whether they
are better suited to meeting documented housing needs.
We recognize and support the intent of the Growth Management Act to prevent sprawl and
preserve meaningful agricultural lands. However, based on the county’s own demand
projections, the No Action Alternative will not meet required capacity. Alternatives 2 and 3
acknowledge this by introducing UGA expansions. Of these, Alternative 3 is the only option that
provides sufficient flexibility and the closest alignment with realistic land absorption,
redevelopment trends, and the county’s long-term housing needs.
UGA expansion in strategic locations is not sprawl. It is a practical response to the county’s
projected population growth, the infeasibility of relying on high-density redevelopment alone, and
the economic requirement to keep homeownership attainable. Clark County’s future job growth
is also tied to housing availability. Employers consistently cite the cost and supply of housing as a
key factor in workforce retention and relocation decisions. A constrained housing market
ultimately harms both residents and the local economy, and will affect the county for decades to
come.

For these reasons, we encourage the council to adopt Alternative 3 as the preferred land use
alternative. It provides jurisdictions with room to meet their housing targets, adjusts for the
limitations of redevelopment and constrained lands, and supports a balanced approach to
growth that reflects the realities of delivering housing in Clark County.

Thank you for your consideration and for your work on this process. We welcome further
opportunities to contribute technical and market-based insight as the update moves forward.
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