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City of La Center 
 La Center Junction Subarea Plan  
Stakeholder Interview Summary Report 

 

The City of La Center is moving forward with sub-area planning for the La Center Junction with the 
I-5 freeway with the goals of increasing job creation and diversifying the local economy.  The 
subarea plan (SAP) will provide a roadmap for development in the area that is consistent with the 
vision and long term goals of the City and the property owners in the area.   

 
METHODOLOGY 

In April and May 2009, Normandeau Associates, Inc. (NAI) collaborated with the City of La Center 
to identify people to participate in a series of stakeholder interviews. Stakeholders were selected to 
represent a cross-section of views and concerns regarding the project and project area. The 29 
stakeholder interviews conducted for this project represent local residents, property owners, 
businesses, developers, utilities, and public/government agencies. One interview was conducted 
over the phone and the remaining interviews were conducted in person by NAI staff. 

The questionnaire was designed to obtain feedback, gather unique or new information, identify 
community perceptions and issues, learn about the short and long term plans of the stakeholders, 
and learn as much as possible from people who live near, use, or have a particular interest in the 
La Center Junction. This input will help the project team better understand the nature of the junction 
subarea and the effects the project might have on the area around the junction and the 
communities connected to the junction. This Stakeholder Interview Summary Report articulates the 
results of the questionnaire; outlines the key ideas, issues, and comments provided by the 
stakeholders; and includes each stakeholder’s response to each question on the questionnaire (see 
Appendix A—Individual Stakeholder Interview Summaries). Each of the questions is followed by a 
note or recommendation for action as the project moves forward. 

The stakeholders interviewed were: 

• Val Alexander, East Fork Rural 
Association 

• Bill Birdwell, La Center City Council 
• John Bockmier, New Phoenix and Last 

Frontier Casinos 
• Liz Cerveny, TDS Telecom 
• Sheri Clark, NW Natural Gas 
• Susan & Greg Gilbert, Property 

owners 
• Lester Greear, Property owner 
• Brent Grening, Port of Ridgefield 
• Roy Heikkala, Developer 

representative 
• Steve Horenstein, Developer 

representative & Cowlitz Tribe 
• Bill Iyall, Cowlitz Tribe 
• Jack Kaeding, Fish First & Dick 

Dyrland, Friends of the East Fork 
• Dale Lang, Property owner 

• Al Luiz, La Center Planning 
Commission 

• Dale Mickelson & Curt McNeal, CPU 
• Oliver Orjiako & Colete Anderson, 

Clark County Community Planning 
• Scott Patterson, C-Tran 
• Bart Phillips, CREDC 
• Doug Quinn, CPU - water 
• Steve Schulte & Mike Mabry, Clark 

County Transportation 
• Dick Siegel & Don Rhoads, The 

Convenience Group 
• Kelly Sills, Clark County Economic 

Development 
• Bob Smith, La Center City Council 
• Marty Snell, Clark County Community 

Development 
• Greg Thornton, La Center Planning 

Commission 
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• Linda Tracy, La Center City Council 
• Troy Van Dinter, La Center City 

Council 
• Ron Wierenga, Clark County Clean 

Water & Stormwater 

• Sharon Zimmerman & Ken 
Burgstahler, WSDOT 

 
EXECUTIVE SUMMARY 

In April through May 2009, a series of stakeholder interviews were conducted to obtain feedback 
from people who own property or a business within the subarea or who live near, use, or have a 
particular interest in the La Center Junction with the I-5 freeway. Respondents were asked an array 
of questions pertaining to their short and long term plans, potential development on their property, 
their vision for what can be developed at the junction, and any concerns they may have regarding 
the project. Their answers were recorded. Results show that most respondents intend to remain in 
the area for the short term and will likely pass property on to family members.  The respondents 
were generally supportive of some level of development at the Junction and see infrastructure 
deficiencies and some environmental concerns as the primary issues to contend with at the 
junction. Opinions varied widely as to the types of development and types of businesses that should 
be pursued to develop at the junction.  The vast majority of the respondents were very aware of the 
Cowlitz Tribe casino proposal although opinions on the casino development itself varied widely as 
well.  Many respondents indicated that preserving the character of the City of La Center while 
balancing growth is important to future development at the junction. Additional concerns included: 
marketing the area for tourism, development of additional public recreation facilities and amenities, 
and some concerns were expressed about planning for the junction despite the fact that much of 
the land is not in current ownership of the City of La Center. Overall, respondents appreciated the 
opportunity to comment early on the project and were informed of other opportunities in the process 
to provide input on the project. 

 
INTRODUCTION 

Each stakeholder was asked a series of questions from a standard questionnaire. Summaries 
follow of the responses to each question. The questions (boldface ) are in the same order as they 
appeared on the questionnaire. 

What will you be doing and where will you be living  in 5 years? In 20 years?  
Virtually all La Center residents, current property owners, and current business owners in or near 
the subarea stated they intend to continue owning property or a business near or living in La Center 
during the next 5 year period.  Uncertainty was higher amongst the property owners over the longer 
term of 20 years.  Some will retire but may move to other cities or states.  Some anticipate passing 
their land onto their families. Two property owners indicated the development of the Cowlitz Tribe 
casino will precipitate relocation of their family to another area. However, for the short term, while 
these residents, property owners, and business owners are living or working in or near La Center, 
all seemed to be very engaged and interested in the subarea planning process.   

Note: 

For this question, the input taken into consideration is that of property owners, business owners, 
and residents rather than government agency staff and utility representatives. 
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What do you want to see developed on your property?   What do you think will 
actually develop and why? 
Of the property owners with property at the junction, one would like to leave the property as open 
space.  The others suggested multiple types of development including high end condos, housing, 
hotels, restaurants, truck stops, casino, administrative offices or office/business park, medical or 
health services, elder hostel, or other mixed use, commercial, or industrial uses.  Other La Center 
residents or business owners stated that their properties are either already zoned appropriately and 
do not anticipate additional development or the property/business is already built in the manner 
desired. One resident described several types of development that she believes is undesirable for 
the area including storage units, heavy industry, gravel mining, truck stops, odor generating 
business, and increases in traffic or light pollution. In addition, only one area resident stated that 
she did not wish to see any development at the junction.  The respondents did not see a distinction 
between what they wanted to see happen versus what they believe is likely to occur. 

Recommendation: 

Given that many junction property/business owners intend to remain in the La Center area for the 
short term of at least 5 years, the project team should consider and be sensitive to the context in 
which residents and business owners view their property and its potential for development. Some 
residents are proud of and have an emotional attachment to their homes and property, including the 
views of nature associated with it. Given that there is virtually no difference between what is desired 
to be developed on the property versus what is believed will occur, this seems to indicate that the 
respondents believe their vision for development of their property at the junction is viable.  The 
project team should capitalize on this initial buy-in and incorporate the property owner/business 
owners development vision as much as possible as the plan moves forward. 

Do you have a master plan for the area and how will  the project(s) be paid for? 
Do you have any capital facilities projects planned  in the 5 to 20 years? Which 
of those projects is funded? 
None of the respondents were aware of a master plan or capital facilities plan for the subarea.  
Several utilities and C-Tran are in the process of drafting their 20 year plans now however, the 
plans are currently incomplete.  Several respondents mentioned the current comprehensive plan 
and the Cowlitz Tribe casino plan as the only plans for the area known to them.   

Several respondents suggested that pursuing a master plan or even joint master planning efforts as 
something to consider particularly with respect to water and sewer capacity needs.  

Recommendation: 

Following completion of the subarea planning process, determine if it is necessary and feasible to 
conduct a master plan process. 

Are you aware of any other current plans for develo pment at the La Center 
Junction at the I-5 freeway? 
The majority of the respondents identified the proposed Cowlitz Tribe casino as the only potential 
development they were aware of in the area.  Several respondents were not able to identify any 
current plans for development at the junction.  A few respondents stated they had heard discussion 
about potential plans but that the state of the economy, the environmental issues, or other factors 
caused the projects to be shelved for now.  One respondent suggested creating an industrial land 
bank in the subarea. 
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Recommendation: 

The controversial issues surrounding the Cowlitz Tribe casino have dominated the media and the 
conversation about what could be achieved at the junction and for La Center. Other important 
potential developments at the junction should be shared with the community as well and every effort 
should be made to keep the community informed of other potential development, timelines, 
opportunities for public participation, etc.  

What would you like to see being developed at the J unction in the next 5 
years?  The next 20 years? 
In the next 5 years, respondents suggested the following could be developed out at the junction: 

• Agriculture 

• Business/office park 

• Car sales 

• Cleaners/dry cleaners 

• Commercial 

• Distribution 

• Gas stations and other services 

• Grade school 

• Grocery store 

• Industrial park 

• Infrastructure 

• Manufacturing/light manufacturing 

• Medical facilities/medical node 

• Mixed use 

• Pharmacy 

• Private university campus 

• Recreational base 

• Research and development campus 

• Restaurants 

• Retail/shopping/outlet mall 

• Warehouse 

• Youth athletic center 

 

In the next 20 years, respondents suggested the following could be developed out at the junction: 

• Access to the Lewis River, park, and roads 

• Commercial 
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• Food/grocery store 

• Gas stations 

• Green industry, electronics, wind, solar, and machines 

• Industrial/light industrial/industrial park 

• Mixed use 

• Low cost housing 

• Partnerships 

• Parking facilities 

• Recreation facilities 

• Restaurants 

• Retail 

• Water park 

 

Recommendation:  

Although the City has made special note that the point of planning for the junction is to create jobs, 
that message should continue to be repeated throughout the process.  Many of the suggestions 
were noted in both the 5 year and 20 year timeframe. The common suggestions should be focused 
on first. 

Note: 

One respondent suggested that a large marquis name company be recruited to locate in this area. 
Another respondent suggested moving the commercial core of business to the junction and another 
suggested that the Cowlitz Tribe casino could become a magnet for attracting other economic 
development.  The representatives of utilities stated they merely respond to capacity needs of 
customers rather than build first and await customers to buy the services. Several suggestions for 
types of development to avoid include big box stores, more gaming facilities, high tech which is 
seen as unstable, and warehouse because of the low number of jobs generated relative to the land 
needed. One respondent would prefer to see no development occur.   

What opportunities for development at the junction do you see? 
Respondents provided other opportunities for development as follows: 

• Ball fields 
• Business/office park 
• Casino 
• Commercial 
• Community center 
• Community college 
• Fence building company 
• Freight mobility 
• Green building/manufacturing 
• Grocery store 
• Industrial/light industrial 
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• Medical facilities 
• Mini-mall/outlet mall 
• Parkland 
• Professional business services 
• Recreational facilities  
• Rail transportation 
• Retail/sales 
• RV park 
• Schools 
• Service stations 
• Small businesses 
• Transportation business related like Pepsi or Dollar Tree 
• Truck depot 
• Urban village 
• Warehousing 
• Youth athletic center  

Recommendation: 

Again, look for the common responses and focus on those as alternative opportunities first. 

Note:  One respondent stated that there are really no limits to La Center’s potential and another 
suggested that a master plan would be a useful tool to assist in creating development that will 
compliment or provide balance sought by the community, if the casino is developed.  Because of 
the location of the junction, there will be pressure to allow big box stores to develop and other 
freight dependent industries.   

What are the constraints to achieving those opportu nities and the vision for 
the area?  Are you aware of any rules, regulations,  or laws in place that are 
constraining development in that area?  If so, what  changes, if any, will need 
to be made? 
Generally, the respondents indicated that a lack of adequate utilities and environmental concerns 
were the greatest constraints to development.  Several respondents also stated that since the 
outcome of the federal decision regarding the Cowlitz Tribe casino is unknown at this point, it 
makes it difficult to know what to begin planning for while others suggested moving forward with 
development regardless of the casino decision. 

More specific concerns included: 

• Lack of adequate utilities – lack of sewer, water, electricity, transportation system, and 
facilities to deal with stormwater and wastewater.  There are also concerns about potential 
restrictions for access to WSDOT and Williams Pipeline facilities. 

• Environmental concerns – critical areas, wetlands, habitat, wildlife, fish, hydrology, landfill 
contamination, potential impacts to the East Fork of the Lewis River, other streams, and the 
Ridgefield National Wildlife Refuge. In addition, there were concerns regarding the difficulty 
navigating the environmental permitting process. 

• Zoning and urban growth concerns 

• Transportation system concerns – inadequacy of the interchange, capacity and circulation 
issues, meeting ADA needs and making connections to pedestrian and bicycle facilities, and 
lack of transportation funding.  
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• Lack of long term vision – Leadership is needed to address NIMBY attitudes, public 
perceptions, and to cultivate public/community support for the junction development. 

Some laws, rules, regulations, etc. that were suggested to change or eliminate include: 

• Eliminate the 20 acre minimum acreage limit to allow for development of property. 

• Examine concurrency, impact fees, and systems development charges to see if they can be 
reduced or eliminated. 

Other suggestions include: 

• Resist the pressure to break up the property at the junction to allow for every use available 
and avoid creating another 219th transportation error where movement is totally restricted to 
one direction. 

• Cultivate a regional utility service district particularly for sewer service. 

• The County and cities need to work together. 

Note: 

The constraints listed above are in order of importance with the most important point listed first.  

What are your top three highest concerns or top thr ee priorities that should be 
considerations as development for the area proceeds  forward? (i.e. job 
creation, traffic congestion, public safety, enviro nment, etc.) 
Generally, the answers of respondents can be classified in the following categories: 

• Vision/Leadership - Communication/coordination, cooperation between the County and 
cities for support, forward thinking is needed, long term vision needed, prioritization, listen to 
what property owners want, public involvement, public perceptions/understanding, and 
timing. 

• Economic concerns - Diversify the economy, look at costs, economic diversity within growth 
industries, exchange of economies, development of a solid financial plan, family wage jobs 
needed, job creation, profitability, revenue generation, and taxing authorities.  

• Type of industry/development - Business/office park, clean industry, quality of jobs, not just 
number of jobs, research and development park, and don’t put residential at the junction. 

• Environmental concerns - Air pollution, East Fork of the Lewis River needs to be protected, 
watershed areas, wetlands, and take care of the area as an environmental jewel. 

• Fit with community - Attracting the right kind of business, changing the rural character, 
impacts to farms, quality of life, and use urban design elements. 

• Need for utilities - identify uses for utilities early, sewer, stormwater, power loads, and water. 
• Regulatory – Annexation, create a master plan, permits and easements, and restrictions on 

accessibility. 
• Transportation - Interchange is inadequate and traffic/circulation impacts need to be 

reviewed. 
• Other - casino gambling addiction, competition with other areas, and public safety. 

Recommendation: 

It is important to implement measures into the plan to ensure that connectivity between the junction 
and downtown is kept a priority and prevents the bifurcation of the city into two distinct 
communities. 
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Note: 

The concerns listed above are in order of importance with the most important point listed first.  

 

Do you have any environmental issues or concerns wi th respect to 
development of the La Center Junction at the I-5 in terchange? What about 
outside the immediate area? 
The respondents had many environmental concerns about the junction area specifically although 
few respondents commented on environmental concerns outside the immediate area. The 
environmental concerns included:  

• Sewer and wastewater treatment 

• Stormwater management/treatment 

• Protection of the East Fork of the Lewis River and other creeks and tributaries 

• Protection of habitat, wetlands, riparian areas, critical areas, slopes/ravines 

• Fisheries issues 

• Birds – eagles, migratory flight patterns, protecting the Ridgefield National Wildlife Refuge 

• Potential contamination from the landfill 

• Incorporate green/sustainability and energy conservation 

• Cultural resource impacts 

• Air pollution 

 

Outside the immediate junction area, the following environmental concerns were noted: 

• Prevent impacts to the East Fork of the Lewis River 

• La Center Bottoms slopes and drainage 

Recommendation: 

Continue to emphasize the City’s position regarding full compliance with all applicable 
environmental laws throughout the process. 

Note:  There were 12 respondents who stated that environmental regulations and ordinances were 
already restrictive as it is and that they had no concerns about environmental issues that could not 
be addressed or mitigated in the environmental permitting process.  The concerns listed above are 
in order of importance with the most important point listed first.  

 

What should we be aware of in downtown La Center th at is important to 
remember when we are planning for development at th e junction? 
Respondents indicated that as the area continues to grow and planning for the junction moves 
forward the primary issues to address will be connectivity between the junction and downtown and 
preservation of the downtown as a quaint and charming small town while honoring the history of the 
area.  Other suggestions included capitalizing on tourism opportunities and addressing downtown 



 

Normandeau Associates, Inc.  Page 9 May 2009 

infrastructure issues such as transportation, multi-modal transportation, parking, sewer, etc. Opinion 
on the development of the Cowlitz Tribe casino varied with some respondents stating the casino will 
have a negative impact on downtown while others see the casino as a means to draw more tourists 
to downtown.  Others encourage business development at the junction that does not compete with 
existing business downtown.  The responses included the following topics: 

• Connectivity – there is a potential to create two entities, so how the two areas are connected 
will be important  

• Preservation of small town feel and local history which can be used as a way to market the 
downtown to tourists 

• Avoid competition with downtown businesses and attract more small business to the 
downtown area while the junction could attract business that serves a more regional base 

• Develop a marketing campaign to encourage tourists to come past the junction and into 
downtown 

• Address infrastructure needs in downtown including traffic/transportation, multi-modal 
transportation, pedestrian and bicycle facilities, parking, sewer issues, etc. and address the 
traffic issues on the bridge into downtown 

• Diversify the types of businesses and the tax base and look at ways to generate revenue 
apart from gambling 

• Think long-range and include sustainability and energy efficiency in the plans 

Recommendation: 

As development options are considered for the junction, implement strategies to seamlessly 
connect downtown to the junction to create a partnership between the two areas rather than 
competition between them. Also, look for business and industry types to attract to the junction that 
currently do not exist downtown to address competition concerns.  A downtown revitalization effort 
for the main street area that occurs simultaneously with development at the junction is suggested. 
Design guidelines that update the look of downtown while honoring the history and preserving the 
small town feel are also suggested. It may be beneficial to explore some options in terms of 
relocating some businesses from downtown to the junction and recruiting more small business, 
tourism, or recreation business to downtown. 

What can the city be doing that they are not curren tly doing to preserve La 
Center’s appeal?  
The opinions and suggestions varied widely with this question.  Some respondents would like to 
see little or slower growth, while others would like to see more growth and development.  Some 
respondents believe the City of La Center should actively invest funding while others discourage 
spending reserves and other funds at this time.  Some opinions and suggestions for preserving La 
Center’s appeal are broken down into the following categories: 

• Planning – La Center should consider a master plan and bring everyone to the table.  The 
plan should look at what La Center has and what it does not have.  Lacking some 
conveniences, such as a grocery store, decreases the appeal of downtown.  Revitalization 
of downtown and the main street is needed.  Encourage public involvement and phase the 
development appropriately and help development integrate into the fabric of the community. 

• Preservation versus growth – Some suggest staying small and slowing down growth.  
Perhaps land to the east could be developed with housing, but keep La Center small and 
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the roads through La Center as two lanes only.  Others suggest stop thinking rural, promote 
growth rather than resist it, encourage growth and affordability. La Center being a bedroom 
community is appealing to some people.   

• Funding – Some suggest the City should not be spending any money and should give as 
much back directly to the residents, especially during a difficult economy.  Others stated that 
the City should be investing funds and reserves, if needs be, to partner in the development 
process for La Center’s future.  Diversifying the economy, increasing the tax base, and 
perhaps funding from enforcing environmental fines could be used to assist in financing 
development projects.   

• City Services – Focus on creating a quality education system, provide good services for City 
residents, need basic infrastructure especially roads and sewers, preserve parks and trails, 
preserve public safety, and build more curbs and sidewalks. 

• Business recruitment/development – Recruit business that is not affected by gaming, 
develop more than just housing, downtown quality of life should include arts, music, coffee, 
places to get a meal, give people the opportunity to work close to home, develop property 
near old city hall with a business or restaurant with a view, address lack of convenience 
businesses. 

• Marketing – Utilize the talents of historical groups and work with the Native Americans 
promote La Center throughout the region, use the interchange as an asset and find ways to 
attract people from the interchange to downtown, and make the downtown more people-
friendly with incentives. 

• Recreation/tourism – Promote the natural features of the area and encourage more day use 
of those features, build more trails, maintain parks and ball fields, integrate trails and bicycle 
trails into Vancouver-Clark Parks and Recreation efforts, consider a community park instead 
of an industrial park, do more to market the area for tourism. 

Recommendation: 

The subarea planning process should continue moving forward as planned. Options for additional 
planning or a master plan should be explored as well.  One of the respondents stated simply, “it 
would be a mistake to plan for the junction without taking downtown into consideration at the same 
time.”  Therefore, it is recommended that outreach to the downtown core businesses and residents 
occur throughout the subarea planning process and continue if additional planning is implemented.  
In addition, a small group meeting focused specifically on the downtown businesses and residents 
should occur as the preferred alternative for development at the junction is fleshed out. This will aid 
the downtown businesses and residents to understand what will likely develop at the junction and 
discussions about connecting the junction to their businesses downtown, revitalization efforts, 
recruitment of complimentary small businesses, etc. in addition to discussing their specific 
questions and concerns can occur at that meeting.   

Note: 

Respondents suggested evaluating Carmel, California and Camas-Washougal, Washington as 
examples to learn from and replicate successful strategies used by those municipalities. 

Who are the stakeholders that you believe absolutel y must be involved in this 
part of the process? 
Respondents suggested the following people and groups be involved in the subarea planning 
process.  The following are categorized by type, as follows: 
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Associations 

• Business association 
• Chamber of commerce 
• Columbia River Economic Development Council (CREDC) 
• Community activists  
• Fish First 
• Friends of the East Fork 
• Homeowners associations 
• Little league parents 
• Neighborhood association leaders 
• Parent group contacts 
• Recreational/fishing groups 

 
Businesses 

• Business owners  
• Card rooms (all the card rooms) 
• Commercial office brokers like Norris Beggs Simpson 
• Farmers  
• Gas station store owner 
• Lang Brothers 

 
Government Agencies 

• City of La Center Council 
• City of La Center Staff 
• City of Ridgefield 
• Clark County Commissioners 
• Clark County Community Development 
• Clark County Transportation 
• Cowlitz Tribe 
• Federal Highway Administration (FHWA) 
• Fire department 
• Government agencies 
• Police department/law enforcement 
• Port of Ridgefield 
• Public agencies 
• Regional Transportation Council (RTC) 
• School Districts for La Center and Ridgefield 
• State representatives  
• Washington State Department of Transportation (WSDOT)  

 
Individuals 

• Val Alexander, East Fork Rural Association 
• Alvin Alexanderson 
• Barbara Barnhart  
• Larry Bartell  
• Skip Carlson 
• Citizens 
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• Commuters 
• Colf family 
• Terry Cornelius 
• Donna Fritts, Williams Pipeline  
• Rich Haddock of FBR Realty 
• Roy Heikkala 
• Steve Horenstein, Miller Nash 
• Gus Griffith 
• Tom and Sandy Kane 
• Craig Landon 
• Erin Nolan 
• Mike Nolan  
• Bob Olson  
• Sidney Reisback, Ridgefield Audubon 
• Don Rhoads 
• Gretchen Starke 
• John Van Bissum, Asbestos Abatement company   
• Vern Vesey  
• Junction landowners 
• La Center landowners 
• Landowners 
• Property owners toward I-5, west side 

 
Utilities 

• Clark Public Utilities (CPU) 
• Fiber 
• NW Natural Gas 
• Qwest 
• Sewer 
• TDS Telecommunications 
• Water 
• Williams Pipeline 



 

Normandeau Associates, Inc.  Page 13 May 2009 
 

Appendix A 
Individual Stakeholder Interview Summaries
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City of La Center Sub Area Plan 
                      

STAKEHOLDER INTERVIEW QUESTIONS 
 
Stakeholder Information:      Date of interview:  April 15, 2009 
Name:  Val Alexander                Representing: East Fork Hills Rural Association 
Mailing address:  2404 NW Coyote Ridge Rd, La Center, WA 98629 
Phone: 360-263-2521                 Email: coyoteridge@tds.net 
 
Background: 
The City of La Center is moving forward with sub-area planning for the La Center 
Junction with the I-5 freeway with the goals of increasing job creation and diversifying 
the local economy.  The sub-area plan (SAP) will provide a roadmap for development in 
the area that is consistent with the vision and long term goals of the City and the 
property owners in the area. The public and agency involvement will begin early in the 
process and continue throughout the project to keep communication lines open, 
address issues when they are still small, and give the community the opportunity to 
participate in the process to develop a sub-area plan. The re will be multiple outreach 
activities that give everyone who wants to participate an opportunity to do so. 

You are being interviewed because you have a stake in the project. We are asking for 
input from local government, businesses, property owners, and residents in and around 
the project area. We want to be sure we fully understand the vision for and needs of the 
junction and know the effects the project might have on the community and the 
surrounding area. When the interviews are finished, the responses will be summarized 
for public use. The project team will compile all the answers, analyze the responses, 
and provide recommendations based on the comments given in the interviews. This 
information will be given to the City of La Center in a formal report. 

1.  What will you be doing and where will you be living in 5 years?  In 20 years? 
 
Not moving.  In 20 years, anticipate the property will be passed on to family. 

 
2.   What do you want to see developed on your property?  What do you think will 

actually develop and why? 
  
 Do not want to see any development.  The East Fork Hills Neighborhood 

Association was formed to stop the 5 acre developments on the hill nearby.  
There is inadequate water, sewer, and roads for development. 
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3. Do you have a master plan for the area and how will the project(s) be paid for?  
Do you have any capital facilities projects planned in the next 5 to 20 years?  
Which of those projects is funded?  

 
 Would like to see no more development than has already been done. 
 
4. Are you aware of any current plans for development at the La Center Junction at 

the I-5 freeway?  
 
 La Center wants it for industrial and in some ways this makes sense.  The 

Cowlitz land is sloped and runs into a creek that runs into the East Fork of the 
Lewis River.  This will heat up the creek water.  There will be bright lights from 
the casino and this will affect the flyway between La Center Bottoms and the 
Ridgefield Wildlife Refuge.   

 
5. What would you like to see being developed at the junction in the next 5 years?  

The next 20 years? 
 
 La Center needs a grade school and has only one access with 2 lanes without 

sidewalks.  It is dangerous.  Current La Center grade school site is next to a 
creek and is not a good location.  It is outside the UGA, there is a creek, no 
sidewalks, etc. They can’t get it in Ridgefield school district and it should stay in 
La Center.  In 20 years, would like to see no development, but it could be light 
industrial park so the city doesn’t rely on gaming revenue.  They don’t want a 
casino.  There is no UGA going north and La Center has two clusters of 300 
homes going in but don’t have water and sewer now.   

 
6. What opportunities for development at the junction do you see? 
 
 Light industrial with freeway access or green industrial and green 

building/manufacturing too. 
 
7. What are the constraints to achieving those opportunities and the vision for the 

area?  Are you aware of any rules, regulations, or laws in place that are 
constraining development in that area?  If so, what changes, if any, will need to 
be made? 

  
1. Zoning 2. Landfill - they say it’s been cleaned up, there may be issues with 
putting a pipe in the canyon where the landfill is. 3. There may be other 
environmental issues where the landfill is too. 

 
8.  What are your top three highest concerns or top three priorities that should be 

considerations as development planning for the area proceeds forward?  (i.e. job 
creation, traffic congestion, public safety, environment, etc.)   

 
1. Stormwater 2. Could be an environmental jewel if taken care of 3. Traffic 
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9.  Do you have any environmental issues or concerns with respect to development 

of the La Center Junction at the I-5 interchange?  What about outside the 
immediate area? 

 
 La Center should focus on environmental gifts of the area.  Put in kayak center 

business in town. There are riparian areas of the East Fork for with trails and a 
bike trail along the river. 

 
10.   What should we be aware of in downtown La Center that is important to 

remember when we are planning for development at the junction? 
 

Concern the bridge may not handle traffic if more connected to freeway.  Why 
focus on building houses? This increases the use of gas for cars, carbon footprint 
and houses are foreclosing right now as it is. 

 
11. What can the city be doing that they are not currently doing to preserve La 

Center’s appeal?   
 
 Exploit the environmental assets of the area.  It seems short-sighted to develop 

only houses.  Focus on creating a quality education system, build more trails, 
and utilize the talents of historical groups and work with the Native Americans.  
Near the old city hall, develop property, business, or a restaurant with a view. 

 
12. Who are the stakeholders that you believe absolutely must be involved in this 

part of the process? 
 
 Bob Colf, Susan Gilbert of Paradise Point Neighborhood Association, parents of 

kids in La Center schools, Gretchen Starke, commuters, Sidney Reisback of 
Ridgefield Audubon, Terry Cornelius who lives near the subarea, Alvin 
Alexanderson who is an attorney, and people who live in the subarea. 
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City of La Center Sub Area Plan 
                      

STAKEHOLDER INTERVIEW QUESTIONS 
 
Stakeholder Information:     Date of interview: 05/12/09 
Name:   Bill Birdwell      Representing: La Center City Council 
Mailing address:  538 E. 7th Street, La Center, WA, 98629 
Phone: 360-263-1749     Email: bbirdwell@ci.lacenter.wa.us 

 
Background: 
The City of La Center is moving forward with sub-area planning for the La Center 
Junction with the I-5 freeway with the goals of increasing job creation and diversifying 
the local economy.  The sub-area plan (SAP) will provide a roadmap for development in 
the area that is consistent with the vision and long term goals of the City and the 
property owners in the area. The public and agency involvement will begin early in the 
process and continue throughout the project to keep communication lines open, 
address issues when they are still small, and give the community the opportunity to 
participate in the process to develop a sub-area plan. The re will be multiple outreach 
activities that give everyone who wants to participate an opportunity to do so. 

You are being interviewed because you have a stake in the project. We are asking for 
input from local government, businesses, property owners, and residents in and around 
the project area. We want to be sure we fully understand the vision for and needs of the 
junction and know the effects the project might have on the community and the 
surrounding area. When the interviews are finished, the responses will be summarized 
for public use. The project team will compile all the answers, analyze the responses, 
and provide recommendations based on the comments given in the interviews. This 
information will be given to the City of La Center in a formal report. 

1.  What will you be doing and where will you be living in 5 years?  In 20 years? 
 Same spot for the next 5 to 20 years and in the same home. 
 
2.   What do you want to see developed on your property?  What do you think will 

actually develop and why? 
  

I don’t own property at the junction.  My property is in a neighborhood and it is a 
regular size lot. I don’t anticipate development. 
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3. Do you have a master plan for the area and how will the project(s) be paid for?  
Do you have any capital facilities projects planned in the next 5 to 20 years?  
Which of those projects is funded?  

 
 No, we’re just starting the process now. 
 
4. Are you aware of any current plans for development at the La Center Junction at 

the I-5 freeway?  
 
 Just the Cowlitz casino. 
 
5. What would you like to see being developed at the junction in the next 5 years?  

The next 20 years? 
 
 In the next 5 years, retail and manufacturing to off set it and in the next 20 years, 

we could go after green businesses, electronics, wind, solar, and machines.  
 
6. What opportunities for development at the junction do you see? 
  

I believe we could have a truck depot and warehousing. 
 
 
7. What are the constraints to achieving those opportunities and the vision for the 

area?  Are you aware of any rules, regulations, or laws in place that are 
constraining development in that area?  If so, what changes, if any, will need to 
be made? 

  
Not having all the infrastructure in place for awhile since obviously, there is not a 
lot there currently. About half the land there is usable and so it may not be 
enough to be able to attract manufacturing.  The zoning needs to change.  Some 
is still zoned agriculture, but when the City annexes, it will convert it and there 
are some who are fighting it. 

 
8.  What are your top three highest concerns or top three priorities that should be 

considerations as development planning for the area proceeds forward?  (i.e. job 
creation, traffic congestion, public safety, environment, etc.)   
 
1. Make sure we have a good plan to pay for it and not have to wait a long time 
to attract business to the area 
2. Competition with the Ridgefield junction 
3. Attracting the right kind of business to the junction, not just what is available. 
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9.  Do you have any environmental issues or concerns with respect to development 
of the La Center Junction at the I-5 interchange?  What about outside the 
immediate area? 

 
I don’t think so. No, I’m just concerned about the affect on downtown. I don’t want 
people to overlook coming to downtown too not just to the junction. 

 
10.   What should we be aware of in downtown La Center that is important to 

remember when we are planning for development at the junction? 
  

Make them flow together so people don’t forget that the main part of town isn’t at 
junction. Make the junction connection to the town proper. 

 
11. What can the city be doing that they are not currently doing to preserve La 

Center’s appeal?   
  

The City does a good job of preserving it now.  However, we need to promote the 
town and the things we have, the river, etc.  We need to do more to promote the 
area. 

 
12. Who are the stakeholders that you believe absolutely must be involved in this 

part of the process? 
 
 The landowners, particularly those interested in developing their properties.  

Also, downtown businesses, especially if they decide they want to move to the 
junction area. 
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City of La Center Sub Area Plan 
                      

STAKEHOLDER INTERVIEW QUESTIONS 
 
Stakeholder Information:      Date of interview:  April 16, 2009 
Name:  John Bockmier             Representing: Last Frontier and New Phoenix Casino 
Mailing address:  10506 NE 37th Ave, Suite 51, Vancouver, WA  98686 
Phone: 360-254-3722     Email: 51@shamrock51productions.com 
 
Background: 
The City of La Center is moving forward with sub-area planning for the La Center 
Junction with the I-5 freeway with the goals of increasing job creation and diversifying 
the local economy.  The sub-area plan (SAP) will provide a roadmap for development in 
the area that is consistent with the vision and long term goals of the City and the 
property owners in the area. The public and agency involvement will begin early in the 
process and continue throughout the project to keep communication lines open, 
address issues when they are still small, and give the community the opportunity to 
participate in the process to develop a sub-area plan. The re will be multiple outreach 
activities that give everyone who wants to participate an opportunity to do so. 

You are being interviewed because you have a stake in the project. We are asking for 
input from local government, businesses, property owners, and residents in and around 
the project area. We want to be sure we fully understand the vision for and needs of the 
junction and know the effects the project might have on the community and the 
surrounding area. When the interviews are finished, the responses will be summarized 
for public use. The project team will compile all the answers, analyze the responses, 
and provide recommendations based on the comments given in the interviews. This 
information will be given to the City of La Center in a formal report. 

1.  What will you be doing and where will you be living in 5 years?  In 20 years? 
 
The business has been operating in La Center for the past 20 years and desires 
to continue for many years to come.  They may remodel at some point. 

 
2.   What do you want to see developed on your property?  What do you think will 

actually develop and why? 
  
 The property is already developed in the fashion they want. 
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3. Do you have a master plan for the area and how will the project(s) be paid for?  
Do you have any capital facilities projects planned in the next 5 to 20 years?  
Which of those projects is funded?  

 
 Not aware of any plans.  A joint venture between the City of La Center, Clark 

County, and the new perspective businesses that are coming to the La Center 
Community is needed.   

 
4. Are you aware of any current plans for development at the La Center Junction at 

the I-5 freeway?  
 
 The only potential business they are aware of is the proposed Cowlitz casino.  

There is talk of a waste water treatment plant.  What about a grocery store?   
 
5. What would you like to see being developed at the junction in the next 5 years?  

The next 20 years? 
 
 Two thoughts would be to focus on commercial interests or a youth athletic 

center.  A mission statement should be considered as a guide to future 
development.  The criteria should definitely put a premium on ability of future 
development to enhance the community.   It could be commercial/retail and 
similar to Ridgefield and have warehouses and transportation.  In 20 years, 
Battle Ground, Woodland, Ridgefield, and La Center have limited athletic 
facilities.  Look regionally not just locally and develop public private partnership 
like in Hillsboro.  It should be regional and look at I-5 North not just North Clark 
County. 

 
 The youth athletic center could be a private public partnership between La 

Center, Ridgefield, Woodland, and Battle Ground similar to the Hillsboro Sports 
Complex.  It is 90 acres and has 9 softball & baseball fields, a football stadium, 
soccer fields, parking, etc. and is open year round for basketball, softball, 
football, soccer, etc. with I-5 access. 

 
6. What opportunities for development at the junction do you see? 
 
 See above.  There could be more transportation based business like Pepsi or 

Dollar Tree. 
 
7. What are the constraints to achieving those opportunities and the vision for the 

area?  Are you aware of any rules, regulations, or laws in place that are 
constraining development in that area?  If so, what changes, if any, will need to 
be made? 

  
Currently, the infrastructure and zoning seem to be in question with regard to 
future development of the area.  The urban growth boundary, growth plan, 
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stormwater, etc. in addition to the environmental fields could be constraints to 
total development. 

 
8.  What are your top three highest concerns or top three priorities that should be 

considerations as development planning for the area proceeds forward?  (i.e. job 
creation, traffic congestion, public safety, environment, etc.)   

 
The items listed are an excellent start.  Job creation, traffic congestion, public 
safety, and the environment.  In addition to those, the exchange of economies 
created by a new business coming into the area should also be considered.  The 
economy currently depends on gaming revenue and is a bedroom community.  
Preserve the quality of life. 

 
9.  Do you have any environmental issues or concerns with respect to development 

of the La Center Junction at the I-5 interchange?  What about outside the 
immediate area? 

 
 Impacts from effluent into the East Fork of the Lewis River, stormwater run-off 

from impervious surface and birds in the immediate area are of great concern.  
The migratory flight patterns established from the Wildlife Refuge in Ridgefield 
and the eagle habitat is critical.  The La Center Bottoms slopes to the East Fork 
of the Lewis River and impacts will affect outside the immediate area for sure.   

 
10.   What should we be aware of in downtown La Center that is important to 

remember when we are planning for development at the junction? 
 

Many of the New Phoenix and Last Frontier Casino customers and employees 
speak very positively about the appeal of La Center being a quiet and safe 
environment in the community.  The downtown area is limited with regard to 
commercial property.  Need to preserve downtown. 

 
11. What can the city be doing that they are not currently doing to preserve La 

Center’s appeal?   
 
 The possibility of promoting the community of La Center throughout the entire 

region.   
 
12. Who are the stakeholders that you believe absolutely must be involved in this 

part of the process? 
 
 Local citizens, Clark County, City of La Center and local business.  
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City of La Center Sub Area Plan 
                      

STAKEHOLDER INTERVIEW QUESTIONS 
 
Stakeholder Information:      Date of interview:  April 16, 2009 
Name:  Liz Cerveny        Representing: TDS Telecom 
Mailing address:  PO Box 219, La Center, WA 98629 
Phone: 360-263-1154                  Email: elizabeth.cerveny@tdstelecom.com 
 
Background: 
The City of La Center is moving forward with sub-area planning for the La Center 
Junction with the I-5 freeway with the goals of increasing job creation and diversifying 
the local economy.  The sub-area plan (SAP) will provide a roadmap for development in 
the area that is consistent with the vision and long term goals of the City and the 
property owners in the area. The public and agency involvement will begin early in the 
process and continue throughout the project to keep communication lines open, 
address issues when they are still small, and give the community the opportunity to 
participate in the process to develop a sub-area plan. The re will be multiple outreach 
activities that give everyone who wants to participate an opportunity to do so. 

You are being interviewed because you have a stake in the project. We are asking for 
input from local government, businesses, property owners, and residents in and around 
the project area. We want to be sure we fully understand the vision for and needs of the 
junction and know the effects the project might have on the community and the 
surrounding area. When the interviews are finished, the responses will be summarized 
for public use. The project team will compile all the answers, analyze the responses, 
and provide recommendations based on the comments given in the interviews. This 
information will be given to the City of La Center in a formal report. 

1.  What will you be doing and where will you be living in 5 years?  In 20 years? 
 
In 5 years and 20 years, she plans to be living and working in La Center. 

 
2.   What do you want to see developed on your property?  What do you think will 

actually develop and why? 
  
 Qwest serves the subarea property, so it is outside the TDS service area, but 

TDS serves WSDOT on I-5 median.  TDS would like La Center’s support to 
provide the level and types of service needed.  A vision is needed for the long 
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term benefit for businesses and La Center.  There needs to be some business 
perspective. 

 
3. Do you have a master plan for the area and how will the project(s) be paid for?  

Do you have any capital facilities projects planned in the next 5 to 20 years?  
Which of those projects is funded?  

 
 No.  The franchise boundaries with the UTC determine the service area.  TDS is 

more than happy to serve the area and wants to be supported by La Center.  The 
central office is right here in La Center whereas Qwest would need to build out. 

 
4. Are you aware of any current plans for development at the La Center Junction at 

the I-5 freeway?  
 
 Some property owners may be considering development but with the economy, 

the deals are off the table for now.  
 
5. What would you like to see being developed at the junction in the next 5 years?  

The next 20 years? 
 
 Although the idea is not popular, it would be a good idea to move the commercial 

core to the Junction. La Center’s downtown can’t grow and has inadequate 
parking.  Develop downtown to have more art, parks, and move the tourism to 
downtown but have all the services out at the Junction. The current situation will 
not be the best long term results for the business owners.  Need to get more 
activities going in the park and keep the downtown quiet and cozy. 

 
6. What opportunities for development at the junction do you see? 
 
 There really are no limits.  It is easier to build on greenspace and harder to build 

downtown especially with limited parking.  Commercial/retail needs to look at 
existing ordinances, costs, and get development to look at La Center.  There 
sometimes is very short-term thinking on the council’s part and it can take years 
to acquire property downtown. 

 
7. What are the constraints to achieving those opportunities and the vision for the 

area?  Are you aware of any rules, regulations, or laws in place that are 
constraining development in that area?  If so, what changes, if any, will need to 
be made? 

  
Ordinances can be a constraint. Fences need to be mended with the Cowlitz 
Tribe and work with them rather than choosing sides.  Need to look at the whole 
community.  The rules and laws apply the same to everyone so they don’t really 
need to be changed.  It is zoned light industrial and that is ok.  NIMBY attitudes 
will need to be addressed too.  
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8.  What are your top three highest concerns or top three priorities that should be 
considerations as development planning for the area proceeds forward?  (i.e. job 
creation, traffic congestion, public safety, environment, etc.)   

 
Be cautious about investments and don’t use the reserves unwisely.  Watch the 
costs and don’t tap the reserves if you can avoid it. 

 
9.  Do you have any environmental issues or concerns with respect to development 

of the La Center Junction at the I-5 interchange?  What about outside the 
immediate area? 

 
 For the tributaries and creeks in the area, there would likely be an EIS for 

development to occur so environmental would be addressed appropriately.  
Immediate benefits could expand water/sewer treatment for Ridgefield and Battle 
Ground too.  A regional service could be better than the current arrangement.  
The Cowlitz Tribe could help with paying for access to capital facilities funds 
through the RUS. The downtown could be redone similar to Walla Walla and 
build up with mixed use, senior housing, and build with a view of the river. 

 
10.   What should we be aware of in downtown La Center that is important to 

remember when we are planning for development at the junction? 
 

Long range – need to think long range.  Don’t get hung up on preserving and 
maintaining as it is now.  Redevelop or relocate businesses to get 
commercial/retail at the Junction and a more tourist, boutique area in the 
downtown. 

 
11. What can the city be doing that they are not currently doing to preserve La 

Center’s appeal?   
 
 Nothing comes to mind as this perspective can vary from person to person. 
 
12. Who are the stakeholders that you believe absolutely must be involved in this 

part of the process? 
 
 Bob Olson 263-3520 – he is a resident and former vice president who helped 

with accumulating properties, determining costs, barriers, etc. 
Barbara Barnhart 263-3308 – she is a community leader and planning 
commissioner 
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City of La Center Sub Area Plan 
                      

STAKEHOLDER INTERVIEW QUESTIONS 
 
Stakeholder Information:      Date of interview:  April 21, 2009 
Name:  Sheri Clark         Representing: NW Natural  
Mailing address:  6600 NE 112th Court, Suite 101 Building F, Vancouver, WA 98662 
Phone: 360-571-5465 x.2045           Email: s6c@nwnatural.com 
 
Background: 
The City of La Center is moving forward with sub-area planning for the La Center 
Junction with the I-5 freeway with the goals of increasing job creation and diversifying 
the local economy.  The sub-area plan (SAP) will provide a roadmap for development in 
the area that is consistent with the vision and long term goals of the City and the 
property owners in the area. The public and agency involvement will begin early in the 
process and continue throughout the project to keep communication lines open, 
address issues when they are still small, and give the community the opportunity to 
participate in the process to develop a sub-area plan. The re will be multiple outreach 
activities that give everyone who wants to participate an opportunity to do so. 

You are being interviewed because you have a stake in the project. We are asking for 
input from local government, businesses, property owners, and residents in and around 
the project area. We want to be sure we fully understand the vision for and needs of the 
junction and know the effects the project might have on the community and the 
surrounding area. When the interviews are finished, the responses will be summarized 
for public use. The project team will compile all the answers, analyze the responses, 
and provide recommendations based on the comments given in the interviews. This 
information will be given to the City of La Center in a formal report. 

1.  What will you be doing and where will you be living in 5 years?  In 20 years? 
 
Not applicable. 

 
2.   What do you want to see developed on your property?  What do you think will 

actually develop and why? 
  
 They are the gas company for the entire area.  NW Natural buys gas from 

Williams and put lines in for commercial, industrial, and residential uses.  NW 
Natural goes in the right of way or an easement.  Distribution tends to go in joint 
trench with other utilities but can’t have anything on top of pipelines for 
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transmission.  There was an old plan to go under the East Fork of the Lewis 
River but that didn’t happen, but it could be an option.  There is a new Ridgefield 
gate station but it is maxed out in terms of capacity.  The Vander Salm gate 
station could serve the area.  Don’t build and hope business will respond instead 
respond to need.  It also depends on use too.  Industrial tends to need high 
pressure line which is not the same as what La Center has now.  La Center has 
low pressure now.  The transmission is high but the distribution is low.  For 
transmission, 3 – 5 feet of separation between transmission and distribution with 
1 foot of clearance completely around the pipe.  Water and sewer tend to want 3 
– 5 feet of separation from pipeline. 

 
3. Do you have a master plan for the area and how will the project(s) be paid for?  

Do you have any capital facilities projects planned in the next 5 to 20 years?  
Which of those projects is funded?  

 
 No, no plans to do anything at the moment. They respond to need.  They need to 

understand the need in order to estimate the cost differential.  They get an 
estimate of 3 – 5 years of use and divide by the cost to construct to determine 
the entire cost to build and then determine the rates charged. 

 
4. Are you aware of any current plans for development at the La Center Junction at 

the I-5 freeway?  
 
 No.  
 
5. What would you like to see being developed at the junction in the next 5 years?  

The next 20 years? 
 
 Again, NW Natural simply responds to the need and would likely develop a joint 

trench with other utilities. 
 
6. What opportunities for development at the junction do you see? 
 
 There aren’t limits in terms of the ability to supply only in terms of affordability.   
 
7. What are the constraints to achieving those opportunities and the vision for the 

area?  Are you aware of any rules, regulations, or laws in place that are 
constraining development in that area?  If so, what changes, if any, will need to 
be made? 

  
Williams Pipeline – if crossing the river is needed and getting an easement from 
the Williams Pipeline could take longer to get the permits.  Costs could also be a 
constraint.  
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8.  What are your top three highest concerns or top three priorities that should be 
considerations as development planning for the area proceeds forward?  (i.e. job 
creation, traffic congestion, public safety, environment, etc.)   

 
1. Coordination/communication  2. Identify usage early  3. Assist with permits 
and easements 

 
9.  Do you have any environmental issues or concerns with respect to development 

of the La Center Junction at the I-5 interchange?  What about outside the 
immediate area? 

 
 At the Junction there could be issues with birds, water from the rivers and creeks, 

etc.  Identify in advance to avoid wetlands or mitigate.  Outside the area, she did 
not know if there would be impacts. 

 
10.   What should we be aware of in downtown La Center that is important to 

remember when we are planning for development at the junction? 
 

Downtown is well served from the current gate station, if a high industrial were to 
locate there, then it would be difficult to serve because the costs would be high. 

 
11. What can the city be doing that they are not currently doing to preserve La 

Center’s appeal?   
 
 Unknown. 
 
12. Who are the stakeholders that you believe absolutely must be involved in this 

part of the process? 
 
Williams Pipeline – Donna Fritts, gas, sewer, water, electric, something similar to 
Metro if applicable. 



 

Normandeau Associates, Inc.  Page 29 May 2009 

 
 

City of La Center Sub Area Plan 
                      

STAKEHOLDER INTERVIEW QUESTIONS 
 
Stakeholder Information:      Date of interview:  April 22, 2009 
Name:  Susan & Greg Gilbert  Representing: Property Owners – Enterprise/Paradise 
Point Neighborhood Association 
Mailing address:  2600 NW 329th, Ridgefield, WA  98642 
Phone: 360-887-2600           Email: sag2600@yahoo.com 
 
Background: 
The City of La Center is moving forward with sub-area planning for the La Center 
Junction with the I-5 freeway with the goals of increasing job creation and diversifying 
the local economy.  The sub-area plan (SAP) will provide a roadmap for development in 
the area that is consistent with the vision and long term goals of the City and the 
property owners in the area. The public and agency involvement will begin early in the 
process and continue throughout the project to keep communication lines open, 
address issues when they are still small, and give the community the opportunity to 
participate in the process to develop a sub-area plan. The re will be multiple outreach 
activities that give everyone who wants to participate an opportunity to do so. 

You are being interviewed because you have a stake in the project. We are asking for 
input from local government, businesses, property owners, and residents in and around 
the project area. We want to be sure we fully understand the vision for and needs of the 
junction and know the effects the project might have on the community and the 
surrounding area. When the interviews are finished, the responses will be summarized 
for public use. The project team will compile all the answers, analyze the responses, 
and provide recommendations based on the comments given in the interviews. This 
information will be given to the City of La Center in a formal report. 

1.  What will you be doing and where will you be living in 5 years?  In 20 years? 
 
In 5 years, will be living in La Center but plan to move if the Cowlitz casino is 
approved for development.  In 20 years, if the casino is not developed, they will 
still be living there or will pass the property to family.  They have 36 acres with 
180 degree view. 

 
2.   What do you want to see developed on your property?  What do you think will 

actually develop and why? 
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 They would like to see their property developed into high end condos and they 
would be a good sale because of the view.  The property was industrial but was 
changed to high density housing. They do not want to see storage units, heavy 
industry, gravel mining, truck stops, odor generating business, increases in traffic 
or light pollution.  Property to north is county park land and preserve land and 
river to take advantage of the view. High density housing will happen and be 
closer to drive to because it is closer to the freeway.  Their property is desirable 
because of the main road and view but apartments would be a mistake too. 

  
3. Do you have a master plan for the area and how will the project(s) be paid for?  

Do you have any capital facilities projects planned in the next 5 to 20 years?  
Which of those projects is funded?  

 
 The Cowlitz have a plan for their property and the owners of the Circle C property 

have a plan.  The casino will affect other plans.  The do not know how projects 
will be paid for.   

 
4. Are you aware of any current plans for development at the La Center Junction at 

the I-5 freeway?  
 
 No.  
 
5. What would you like to see being developed at the junction in the next 5 years?  

The next 20 years? 
 
 La Center needs a grocery store, cleaners, pharmacy, business park with white 

collar business.  In 20 years, it needs the same and needs to get good parking 
and good wage jobs but don’t make Ridgefield’s mistake with warehouses and 
few jobs. 

 
6. What opportunities for development at the junction do you see? 
 
 Community center, ball fields, schools, and parkland.  The Circle C property has 

some controversy because approximately half of it is an old landfill and has 
asbestos below the surface. It was delisted from the superfund but messy.  Park 
or ball fields could go there but other part can’t be touched. 

 
7. What are the constraints to achieving those opportunities and the vision for the 

area?  Are you aware of any rules, regulations, or laws in place that are 
constraining development in that area?  If so, what changes, if any, will need to 
be made? 

  
Circle C, tractor company have old tires, metal, etc. The owner needs to clean 
up.  There are fish and eagles in the area. 
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8.  What are your top three highest concerns or top three priorities that should be 
considerations as development planning for the area proceeds forward?  (i.e. job 
creation, traffic congestion, public safety, environment, etc.)   

 
1. Environment  2. Water/sewer/stormwater  3. Traffic 

 
9.  Do you have any environmental issues or concerns with respect to development 

of the La Center Junction at the I-5 interchange?  What about outside the 
immediate area? 

 
 500,000 gallons of treated sewage water from the casino into unnamed stream A 

through their property.  The slopes cause water to drain to this stream.  Look at 
the critical areas map.  There are controversial properties.  Outside of the 
immediate area could be affected like the East Fork of the Lewis River, La Center 
Bottoms, Mud Lake, etc. and there are soil and topography issues. 

 
10.   What should we be aware of in downtown La Center that is important to 

remember when we are planning for development at the junction? 
 

Arterial problems so a second bridge/road is needed. There are infrastructure 
needs too.   

 
11. What can the city be doing that they are not currently doing to preserve La 

Center’s appeal?   
 
 Market the natural areas and do more to attract day use people.  Need good 

services for the City residents. 
 
12. Who are the stakeholders that you believe absolutely must be involved in this 

part of the process? 
 
Tom and Sandy Kane, Gus Griffith, Lang Bros, CPU substation – they are 
concerned with traffic and road impacts. 
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City of La Center Sub Area Plan 
                      

STAKEHOLDER INTERVIEW QUESTIONS 
 
Stakeholder Information:      Date of interview:  April 15, 2009 
Name:  Lester Greear        Representing: Property Owner 
Mailing address:  30000 NW 31st Ave, Ridgefield, WA 98642 
Phone: 360-887-8206                   Email:  
 
Background: 
The City of La Center is moving forward with sub-area planning for the La Center 
Junction with the I-5 freeway with the goals of increasing job creation and diversifying 
the local economy.  The sub-area plan (SAP) will provide a roadmap for development in 
the area that is consistent with the vision and long term goals of the City and the 
property owners in the area. The public and agency involvement will begin early in the 
process and continue throughout the project to keep communication lines open, 
address issues when they are still small, and give the community the opportunity to 
participate in the process to develop a sub-area plan. The re will be multiple outreach 
activities that give everyone who wants to participate an opportunity to do so. 

You are being interviewed because you have a stake in the project. We are asking for 
input from local government, businesses, property owners, and residents in and around 
the project area. We want to be sure we fully understand the vision for and needs of the 
junction and know the effects the project might have on the community and the 
surrounding area. When the interviews are finished, the responses will be summarized 
for public use. The project team will compile all the answers, analyze the responses, 
and provide recommendations based on the comments given in the interviews. This 
information will be given to the City of La Center in a formal report. 

1.  What will you be doing and where will you be living in 5 years?  In 20 years? 
 
His property is about 1 mile south of the La Center overpass on the west side.  
He lives on a farm there and farms cattle, hay, and trees.  In 20 years he expects 
that the property will be annexed by La Center or by Ridgefield.  He hopes he 
does not need to sell his property.  Currently, he is in a 20 acre minimum zone. 

 
2.   What do you want to see developed on your property?  What do you think will 

actually develop and why? 
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 He would like it to stay open space.  He believes that eventually either industry or 
housing will be developed. If the casino is built, there will be a higher demand for 
housing. 

 
3. Do you have a master plan for the area and how will the project(s) be paid for?  

Do you have any capital facilities projects planned in the next 5 to 20 years?  
Which of those projects is funded?  

 
 No. 
 
4. Are you aware of any current plans for development at the La Center Junction at 

the I-5 freeway?  
 
 Just talk about the Cowlitz casino.  
 
5. What would you like to see being developed at the junction in the next 5 years?  

The next 20 years? 
 
 Industrial park in lieu of gambling could be a money maker in the next 5 – 20 

years.  Look at the corridor between Olympia and Everett, maybe it could be 
developed like that. 

 
6. What opportunities for development at the junction do you see? 
 
 More service stations or businesses like that.  Fence company, small business, 

etc. There is a lot of opportunity and farmland to develop.  Maybe a truck 
stop/freight stop, a mini-mall, etc.  The only grocery stores locally are in 
Woodland or Hazel Dell. 

 
7. What are the constraints to achieving those opportunities and the vision for the 

area?  Are you aware of any rules, regulations, or laws in place that are 
constraining development in that area?  If so, what changes, if any, will need to 
be made? 

  
Lack of water and sewer are constraints.  There are wetlands, like in La Center 
Bottoms, and the land is rolling.  A change that needs to be made includes 
throwing out the minimum acreage limit from the County.  Families own lots of 
acreage but can’t subdivide and develop until the law changes.   

 
8.  What are your top three highest concerns or top three priorities that should be 

considerations as development planning for the area proceeds forward?  (i.e. job 
creation, traffic congestion, public safety, environment, etc.)   

 
1. Clean industry – like the Port of Ridgefield does a good job in being selective  
in recruitment. 2. Do something about the overpass if the casino goes through 
there will be traffic impacts. 
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9.  Do you have any environmental issues or concerns with respect to development 

of the La Center Junction at the I-5 interchange?  What about outside the 
immediate area? 

 
 Not really, since the laws are restrictive enough as it is, but if you develop the 

area then you lose the open space. 
 
10.   What should we be aware of in downtown La Center that is important to 

remember when we are planning for development at the junction? 
 

Downtown needs more small business.  There are 2 gas stations and 1 small 
grocery store.  But we could use some auto repair shops and other small 
business in La Center.  Stormwater and sewer rates and what will need to be 
paid in impact fees will need to be considered too. 

 
11. What can the city be doing that they are not currently doing to preserve La 

Center’s appeal?   
 
 Stay small.  Perhaps develop land to the east with housing but keep La Center 

small and the roads in and through La Center only two lanes. 
 
12. Who are the stakeholders that you believe absolutely must be involved in this 

part of the process? 
 
 La Center schools, gas station store owner, Asbestos Abatement company 

owner John Van Bissum (owns a lot to the SE and does asbestos removal). 
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City of La Center Sub Area Plan 
                      

STAKEHOLDER INTERVIEW QUESTIONS 
 
Stakeholder Information:      Date of interview:  April 20, 2009 
Name:  Brent Grening   Representing: Port of Ridgefield 
Mailing address:  PO Box 55, Ridgefield, WA  98642 
Phone: 360-887-3872             Email: bgrening@portridgefield.com 
 
Background: 
The City of La Center is moving forward with sub-area planning for the La Center 
Junction with the I-5 freeway with the goals of increasing job creation and diversifying 
the local economy.  The sub-area plan (SAP) will provide a roadmap for development in 
the area that is consistent with the vision and long term goals of the City and the 
property owners in the area. The public and agency involvement will begin early in the 
process and continue throughout the project to keep communication lines open, 
address issues when they are still small, and give the community the opportunity to 
participate in the process to develop a sub-area plan. The re will be multiple outreach 
activities that give everyone who wants to participate an opportunity to do so. 

You are being interviewed because you have a stake in the project. We are asking for 
input from local government, businesses, property owners, and residents in and around 
the project area. We want to be sure we fully understand the vision for and needs of the 
junction and know the effects the project might have on the community and the 
surrounding area. When the interviews are finished, the responses will be summarized 
for public use. The project team will compile all the answers, analyze the responses, 
and provide recommendations based on the comments given in the interviews. This 
information will be given to the City of La Center in a formal report. 

1.  What will you be doing and where will you be living in 5 years?  In 20 years? 
 
Not applicable – The port is staying here, but may relocate business 
headquarters elsewhere. 

 
2.   What do you want to see developed on your property?  What do you think will 

actually develop and why? 
  
 The Port has 4 lots in Ridgefield though not at the subarea.  The Port sees it as 

part of the Discovery Corridor with information/tech based jobs.   
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3. Do you have a master plan for the area and how will the project(s) be paid for?  
Do you have any capital facilities projects planned in the next 5 to 20 years?  
Which of those projects is funded?  

 
 Master plan for waterfront and Port of Ridgefield property with the waterfront as 

the hub.  The hub is for visitors, destination quality jobs, needs retail and 
amenities with lots of open space and public access.  There are 4k people in 
town to create a destination, share uses with others, and there is a lot of land for 
the Refuge.  They want to be both a destination and launching point.  North 
County could be a hub for entertainment/visitor amenities so that people will want 
to come back.  A tribal casino can draw visitors, fairgrounds can draw business 
too.  Is there a cluster of entertainment in the economy and can it be built on?  
Capital facilities have properties owned for the overpass, road network, utilities, 
building or two, but not on a plan yet. The overpass is partially funded.   

 
4. Are you aware of any current plans for development at the La Center Junction at 

the I-5 freeway?  
 
 No, just the casino. 
 
5. What would you like to see being developed at the junction in the next 5 years?  

The next 20 years? 
 
 Private university and maybe tie to the medical services.  Perhaps talks with the 

Tribe about endowment of a private university there.  Get a major company with 
a marquis name to locate there and give North Clark County a shot in the arm.  
Find one big company and prep the subarea for it, energy related company 
perhaps? 

 
6. What opportunities for development at the junction do you see? 
 
 Some retail but there is concern because it doesn’t allow business that needs I-5 

access there.  Locate retail outside immediate exit area and prevent conflict with 
truck traffic and housing.  Housing needs to be more in ideal location but don’t 
put modest homes near the freeway.  Corridor should be for freight, cars, etc. not 
homes.  Figure out what belongs and can get through it.  Help employers with 
needs. 

 
7. What are the constraints to achieving those opportunities and the vision for the 

area?  Are you aware of any rules, regulations, or laws in place that are 
constraining development in that area?  If so, what changes, if any, will need to 
be made? 

  
Constraints – people think I-5 is an arterial, but it is not.  Ridgefield has a grid 
system but La Center has one bridge that can constrain traffic.  However it is 
expensive to build alternatives and must be careful with building the new 
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interchange.  There is property right next to I-5  but if you put too much there, 
turning points will get difficult.  Think about what we need from I-5 and is it 
friendly to use?  Transportation needs to be fixed because it is a constraint.  If 
the Tribe develops a casino, then recognize it and accommodate.  Need 
appropriate development.  Don’t make the 219th mistake again.  Transportation 
can go west but not east and this is short-sighted.  Laws to change – the 
commissioners stepped away from the MOU with the Tribe but there is a need to 
have some kind of agreement in place and La Center cannot control the Tribe.  
The electeds need to do the best for the long term, and they are not currently 
hedging their bets.  Need to look for common ground and see how they can help 
solve some of the City’s problems.  County/locals need to figure it out.  Sewer is 
the biggest constraint.  There could be a regional sewer coalition that makes 
sense to service the long term needs and the Tribe is a major player.  County 
land use seems to have an arrogant attitude and is unwilling to talk about the 
Discovery Corridor and North Clark County.  Seems to be a mentality of “how do 
we get ours” and then help others.   

 
8.  What are your top three highest concerns or top three priorities that should be 

considerations as development planning for the area proceeds forward?  (i.e. job 
creation, traffic congestion, public safety, environment, etc.)   

 
It has to be public and tied to the property.  1. Listen carefully to the owners and 
what they want.  Need to ask Ridgefield or La Center School District what they 
want.  Planning should add value.  Engage the property owners.  La Center 
needs less politics and less anti-tribe sentiment and needs to figure out how to 
add value for La Center.  Comes down to opinion/attitudes versus being strategic 
or not.  2. People need to get a long term vision and a plan with actions.  3. Don’t 
plan it fore your grandfathers – think forward and what future generations will 
need for work, recreation, and living.  They will have different expectations and 
more technology.  Design for the future and entrepreneurs. 

 
9.  Do you have any environmental issues or concerns with respect to development 

of the La Center Junction at the I-5 interchange?  What about outside the 
immediate area? 

 
 Potential to do things to enhance the environment without being draconian and 

over-regulating the area.  Can serve the environmental needs at the same time.  
Incorporate sustainability.  Develop in a way that doesn’t preclude future 
generations from doing what they need to do.  Outside the subarea, there could 
be an effect on the Discovery Corridor and that can impact the whole including 
Ridgefield, Battle Ground, Three Creeks, etc.  Don’t want endless sprawl either 
though.  Be patient and if you can afford to do good planning, then don’t be 
desperate to get something done immediately if you can afford to do this.  Quality 
development is desired.  If there is clear vision, then look at cooperation with the 
Port of Ridgefield to help each other.   
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10.   What should we be aware of in downtown La Center that is important to 
remember when we are planning for development at the junction? 

 
Want to have a compact and inviting downtown with shopping and small 
northwest town experience.  An economic node is needed which is a bigger 
challenge than in Ridgefield.  Downtown is separated by greenspace.  But need 
to make it a cohesive an organized development.  But there are two distinct 
pieces and if you don’t work at it then it becomes the Junction versus downtown.   

 
11. What can the city be doing that they are not currently doing to preserve La 

Center’s appeal?   
 
 Stop thinking they are rural.  Be an edge of Portland metro area and think bigger.  

Currently, it doesn’t feel strategic.  The casino issue is treated myopically. 
 
12. Who are the stakeholders that you believe absolutely must be involved in this 

part of the process? 
 
Port district needs to be at the table.  What does La Center want at their 
Junction?  Nice properties but with the high costs of water, sewer, etc. Ridgefield 
needs to be involved.  Citizens should also be involved. The school district at 
some point needs to be involved.  The Cowlitz Tribe, County transportation and 
public works, County Commissioners, landowners, but keep in mind that the 
Commission staff are not always cohesive.  
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City of La Center Sub Area Plan 
                      

STAKEHOLDER INTERVIEW QUESTIONS 
 
Stakeholder Information:      Date of interview:  April 20, 2009 
Name:  Roy Heikkala        Representing: Developer  
Mailing address:  4518 NW Kauffman, Vancouver, WA 98663 
Phone: 360-694-5364            Email: royheikkala@prodigy.net 
 
Background: 
The City of La Center is moving forward with sub-area planning for the La Center 
Junction with the I-5 freeway with the goals of increasing job creation and diversifying 
the local economy.  The sub-area plan (SAP) will provide a roadmap for development in 
the area that is consistent with the vision and long term goals of the City and the 
property owners in the area. The public and agency involvement will begin early in the 
process and continue throughout the project to keep communication lines open, 
address issues when they are still small, and give the community the opportunity to 
participate in the process to develop a sub-area plan. The re will be multiple outreach 
activities that give everyone who wants to participate an opportunity to do so. 

You are being interviewed because you have a stake in the project. We are asking for 
input from local government, businesses, property owners, and residents in and around 
the project area. We want to be sure we fully understand the vision for and needs of the 
junction and know the effects the project might have on the community and the 
surrounding area. When the interviews are finished, the responses will be summarized 
for public use. The project team will compile all the answers, analyze the responses, 
and provide recommendations based on the comments given in the interviews. This 
information will be given to the City of La Center in a formal report. 

1.  What will you be doing and where will you be living in 5 years?  In 20 years? 
 
In 5 years, in Vancouver and eventually retire and live in Vancouver.  The 
Western GMA Hearings Board threw out the zoning and they are awaiting a 
decision on the appeal.  In 20 years, they anticipate the property will be fully 
developed with some kind of commercial development. 

 
2.   What do you want to see developed on your property?  What do you think will 

actually develop and why? 
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 Variety of uses, hotel, restaurants, or perhaps a truck stop on the highway.  The 
property is seen as access to the I-5 and hope there is better planning.  The 
property owners should be working together. 

 
3. Do you have a master plan for the area and how will the project(s) be paid for?  

Do you have any capital facilities projects planned in the next 5 to 20 years?  
Which of those projects is funded?  

 
 No. 
 
4. Are you aware of any current plans for development at the La Center Junction at 

the I-5 freeway?  
 
 Only the Cowlitz casino.  
 
5. What would you like to see being developed at the junction in the next 5 years?  

The next 20 years? 
 
 If the casino goes in, it will be a magnet to generate other business.  Economic 

development is good.  The impact may be hard, but if it is legal, then it is difficult 
to say no.  In 20 years, it should be static since full build-out will likely occur in 
only 5 – 10 years.  Utilities are needed. 

 
6. What opportunities for development at the junction do you see? 
 
 The casino, RV parks, (get more traffic to support business).  Currently, there are 

10,000 cars a day that cross the bridge to the card rooms now.      
 
7. What are the constraints to achieving those opportunities and the vision for the 

area?  Are you aware of any rules, regulations, or laws in place that are 
constraining development in that area?  If so, what changes, if any, will need to 
be made? 

  
Utilities and zoning are constraints.  La Center and Clark County need to help us 
and have better planning.  Developers pay higher fees. There seems to be 
different agendas.  Laws to change – concurrency.  Also impact fees, systems 
development charges.  The first one to develop gets hit hard with fees.  If the 
Cowlitz casino could front the cost, then it would be stupid not to even talk to 
them about it.  Look out for the citizens and look at sewer treatment and 
accountability too. 

 
8.  What are your top three highest concerns or top three priorities that should be 

considerations as development planning for the area proceeds forward?  (i.e. job 
creation, traffic congestion, public safety, environment, etc.)   
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1. Profitability – developers need to make money and want traffic to frequent the 
businesses especially with retail to get continual revenue 2. Adequate utilities 3. 
Roads 

 
9.  Do you have any environmental issues or concerns with respect to development 

of the La Center Junction at the I-5 interchange?  What about outside the 
immediate area? 

 
 No, not at the Junction, outside the area, the valley slopes down so the creek 

cannot be polluted.  Keep the buildings green because they are less expensive 
long term and use less energy, etc. and deal with the stormwater. 

 
10.   What should we be aware of in downtown La Center that is important to 

remember when we are planning for development at the junction? 
 

Don’t forget the businesses downtown.  Not many – TDS, card rooms, Heritage 
Center.  Not enough people with disposable income are attracted to the area.  It 
is hard to get permits.  Too much focus on the casino and lost advantage to bring 
business in.   

 
11. What can the city be doing that they are not currently doing to preserve La 

Center’s appeal?   
 
 Downtown planning process set up goals for frontage.  Make the downtown more 

people-friendly with incentives.  La Center has reserves and should do what it 
can to partner on the process.  Council needs to open eyes to change. Some 
don’t want change.  Don’t rely only on staff and stop the turf war over utilities.   

 
12. Who are the stakeholders that you believe absolutely must be involved in this 

part of the process? 
 
Property owners and utilities. 
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City of La Center Sub Area Plan 
                      

STAKEHOLDER INTERVIEW QUESTIONS 
 
Stakeholder Information:      Date of interview:  April 13, 2009 
Name:  Scott Horenstein     Representing: Cowlitz Tribe and Circle C properties 
Mailing address:  PO Box 694, Vancouver, WA  98660 
Phone: 360-699-4771      Email: steve.horenstein@millernash.com 

 
Background: 
The City of La Center is moving forward with sub-area planning for the La Center 
Junction with the I-5 freeway with the goals of increasing job creation and diversifying 
the local economy.  The sub-area plan (SAP) will provide a roadmap for development in 
the area that is consistent with the vision and long term goals of the City and the 
property owners in the area. The public and agency involvement will begin early in the 
process and continue throughout the project to keep communication lines open, 
address issues when they are still small, and give the community the opportunity to 
participate in the process to develop a sub-area plan. The re will be multiple outreach 
activities that give everyone who wants to participate an opportunity to do so. 

You are being interviewed because you have a stake in the project. We are asking for 
input from local government, businesses, property owners, and residents in and around 
the project area. We want to be sure we fully understand the vision for and needs of the 
junction and know the effects the project might have on the community and the 
surrounding area. When the interviews are finished, the responses will be summarized 
for public use. The project team will compile all the answers, analyze the responses, 
and provide recommendations based on the comments given in the interviews. This 
information will be given to the City of La Center in a formal report. 

1.  What will you be doing and where will you be living in 5 years?  In 20 years? 
The owners of the Circle C property have offices on the property but no 
residences there.  The owner’s daughter uses the offices there now.  In the next 
5 years, they anticipate selling the property as soon as possible for development.  
There is an inert and stable brownfield on the property.  It is industrial with septic 
so they are awaiting sewer capacity.  In 20 years, they will likely not own the 
property and it will be totally developed.   
 
For the Cowlitz Tribe property, they are awaiting the federal decision and 
assuming the outcome allows for the Tribe to move forward, then within 24 
months they anticipate beginning to build something on the property.  Within 5 
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years, it is anticipated that the first phase of development would be complete and 
moving towards the second phase.  In 20 years, it is anticipated that the full 
project would be developed. 

 
2.   What do you want to see developed on your property?  What do you think will 

actually develop and why? 
  
 For the Circle C property, there could be industrial and perhaps some 

commercial and residential.  It is hoped the area can be fully developed and that 
perhaps more residential will be needed if the casino is developed.   

 
 
3. Do you have a master plan for the area and how will the project(s) be paid for?  

Do you have any capital facilities projects planned in the next 5 to 20 years?  
Which of those projects is funded?  

 
 Just the comprehensive plan with the City’s approval.  Does the City need more 

tax revenue?  It is possible to convert agricultural land to other uses.  As far as 
funding goes, work on developing the industrial properties.  Develop the sewer 
and address the septic issues when the economy picks up.  

 
 For the Cowlitz Tribe, as soon as a Record of Decision (ROD) is made, assuming 

it is positive, then the Tribe will move forward with development. 
 
4. Are you aware of any current plans for development at the La Center Junction at 

the I-5 freeway?  
 
 No. 
 
5. What would you like to see being developed at the junction in the next 5 years?  

The next 20 years? 
 
 Commercial and industrial development should occur as soon as possible.  The 

City will likely need to find another tax producing business or industry and put in 
as little residential as possible in the event the casino impacts the card room 
business and in turn, impacts tax revenue to the City. 

 
6. What opportunities for development at the junction do you see? 
 
 Jobs, jobs, jobs.  Perhaps even retail could be developed at the junction so there 

could be development from the bottom up – retail to industrial. 
 
7. What are the constraints to achieving those opportunities and the vision for the 

area?  Are you aware of any rules, regulations, or laws in place that are 
constraining development in that area?  If so, what changes, if any, will need to 
be made? 
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 Lack of sewer, lack of transportation funding beyond the tribal improvements to 
the interchange are constraints.  There aren’t too many constraints as far as the 
environment goes other than some wetlands.  The City should try to find the 
funding for the sewer improvements because without the sewer capacity, little 
development can really happen. 

 
8.  What are your top three highest concerns or top three priorities that should be 

considerations as development planning for the area proceeds forward?  (i.e. job 
creation, traffic congestion, public safety, environment, etc.)   

 
1. City Council should vision/understand what can be done, what is possible to 
do out at the Junction. Leadership is needed to look at diversifying the economy 
and finding alternatives to card room revenue generation and perhaps look at 
retail opportunities that could occur with the tribal casino.  2. Sewer is absolutely 
necessary.  3. Annexation is needed for additional tax revenue. 

 
9.  Do you have any environmental issues or concerns with respect to development 

of the La Center Junction at the I-5 interchange?  What about outside the 
immediate area? 

 
 We recognize there are some constraints.  The Tribe will avoid wetlands and the 

Circle C property has little wetlands to deal with but does have the landfill to 
address.  Protecting the East Fork of the Lewis River is important too. 

 
10.   What should we be aware of in downtown La Center that is important to 

remember when we are planning for development at the junction? 
 

It is a quaint place.  Something should be developed for the City and the Junction 
should be developed for the region along with being able to provide services to 
the City.  A marketing campaign is needed to encourage people to come to 
downtown La Center.  Development at the Junction can provide services to 
benefit the citizens and the City should recognize the tourist opportunities to get 
people to come past the Junction and into downtown. 

 
11. What can the city be doing that they are not currently doing to preserve La 

Center’s appeal?   
 
 It would be a mistake to plan for the Junction without taking the downtown into 

consideration at the same time.  The downtown could have tourism, spin off 
development from the casino, other development, etc.  

 
12. Who are the stakeholders that you believe absolutely must be involved in this 

part of the process? 
 
 Clark Public Utilities, Ridgefield School District, property owners, County 

Commissioners, neighborhood association leaders, law enforcement (Erin 
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Nolan), and Larry Bartell, Fire Chief of Fire District 12 (particularly regarding rural 
to urban transition). 
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City of La Center Sub Area Plan 
                      

STAKEHOLDER INTERVIEW QUESTIONS 
 
Stakeholder Information:      Date of interview:  April 30, 2009 
Name:  Bill Iyall     Representing: Cowlitz Tribe 
Mailing address:  1055 9th Ave, Longview, WA 98632 
Phone: 253-677-4883             Email: wiyall@cowlitz.org 
 
Background: 
The City of La Center is moving forward with sub-area planning for the La Center 
Junction with the I-5 freeway with the goals of increasing job creation and diversifying 
the local economy.  The sub-area plan (SAP) will provide a roadmap for development in 
the area that is consistent with the vision and long term goals of the City and the 
property owners in the area. The public and agency involvement will begin early in the 
process and continue throughout the project to keep communication lines open, 
address issues when they are still small, and give the community the opportunity to 
participate in the process to develop a sub-area plan. The re will be multiple outreach 
activities that give everyone who wants to participate an opportunity to do so. 

You are being interviewed because you have a stake in the project. We are asking for 
input from local government, businesses, property owners, and residents in and around 
the project area. We want to be sure we fully understand the vision for and needs of the 
junction and know the effects the project might have on the community and the 
surrounding area. When the interviews are finished, the responses will be summarized 
for public use. The project team will compile all the answers, analyze the responses, 
and provide recommendations based on the comments given in the interviews. This 
information will be given to the City of La Center in a formal report. 

1.  What will you be doing and where will you be living in 5 years?  In 20 years? 
 
In 5 years and 10 years, the Tribe is planning on economic development and 
recovery.  The Tribes are seeing a lesser impact from the economy than others. 
They are watching the Snoqualmie as an example.  Funding is probably 1 – 2 
years out and will come after legal and political questions are answered.   There 
is bonding capacity to Tribes available through the economic stimulus bill.  In 2 – 
5 years, the development will be up and running and they will also look at tax free 
bonds for a hotel.  The cash infusion is slower but anticipate Phase II to start in 
about 7 years with the hotel component, administrative offices, elder housing, 
and expanding the clinic to serve the Tribe and employees. 
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2.   What do you want to see developed on your property?  What do you think will 

actually develop and why? 
  
 Casino, hotel, administrative offices, elder hostel, clinic expansion, and possible 

to have clinic and health services off reservation too.   
 
3. Do you have a master plan for the area and how will the project(s) be paid for?  

Do you have any capital facilities projects planned in the next 5 to 20 years?  
Which of those projects is funded?  

 
 The master plan for the Cowlitz casino is on the Tribe’s website.  For Phase I, it 

is not funded yet, however as the market picks up and the status of the property 
is known, then funding will be obtained.  Joint master planning for the 
sewer/wastewater plant could be discussed or show how they can fit together.   

 
4. Are you aware of any current plans for development at the La Center Junction at 

the I-5 freeway?  
 
 No, but it will be interesting to see how well the area will come out.  If expansion 

happens it would be on fee land.  There is opportunity to incorporate solar power 
and reuse stormwater. 

 
5. What would you like to see being developed at the junction in the next 5 years?  

The next 20 years? 
 
 In 5 years, support the recreational base, retail, restaurants, gas stations, 

business and professional offices. In 20 years, the infrastructure will be there, the 
economy will turn around, and hope for more partnerships to benefit the 
community and maybe expand the commercial retail. 

 
6. What opportunities for development at the junction do you see? 
 
 Transportation opportunities with rail perhaps?  The new interchange will 

leverage opportunity and there will be people looking to develop big box stores.  
A future urban village concept and more compact could be developed.   

 
7. What are the constraints to achieving those opportunities and the vision for the 

area?  Are you aware of any rules, regulations, or laws in place that are 
constraining development in that area?  If so, what changes, if any, will need to 
be made? 

  
Cowlitz can fit nicely in the potential development rather than have development 
seen as a constraint.  The decision is in federal hands now.  Sewer is a big 
constraint for the area.  No laws need to be changed.  Shape development to 
meet GMA, environmental, etc. 
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8.  What are your top three highest concerns or top three priorities that should be 

considerations as development planning for the area proceeds forward?  (i.e. job 
creation, traffic congestion, public safety, environment, etc.)   

 
1. Infrastructure, transportation, and utilities  2. Environmental  3. A well planned, 
high quality development that looks right too for the setting with urban design 
components  

 
9.  Do you have any environmental issues or concerns with respect to development 

of the La Center Junction at the I-5 interchange?  What about outside the 
immediate area? 

 
 Cultural resource impacts at the surface and historical will need to be looked at.  

Cowlitz lived in the basin and even influence in Cathlapotle.  There are fisheries, 
habitat, and concern for how the County will respond to permitting for growth in 
the area.  In the Tacoma downtown, a cesspool was taken and turned into a 
thriving waterfront.  Leveraging control can be done. 

 
10.   What should we be aware of in downtown La Center that is important to 

remember when we are planning for development at the junction? 
 

Multimodal transportation should be retained in downtown to allow pedestrians 
and bicyclists to connect to downtown and to the Junction. Sidewalks are needed 
for pedestrians.  There is less parking and that should be incorporated into the 
surface street planning.  Be careful not to overlook pedestrian access. 

 
11. What can the city be doing that they are not currently doing to preserve La 

Center’s appeal?   
 
 La Center is a bedroom community to some degree and that is appealing. That 

should continue and have the growth at the Junction.  Be careful on development 
so that it’s high quality and can help get some growth in downtown too.  Look for 
funding from environmental fines to assist with funding development projects. 

 
12. Who are the stakeholders that you believe absolutely must be involved in this 

part of the process? 
 
Need to get buy-in by facilitating the vision for the community with the 
stakeholders and get everyone on the same page.  Add a non-motorized 
component and talk to land owners, business owners, and community activists.  
Involve resource and funding agencies as well. 
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City of La Center Sub Area Plan 
                      

STAKEHOLDER INTERVIEW QUESTIONS 
 
Stakeholder Information:      Date of interview:  April 27, 2009 
Name:  Jack Kaeding & Dick Dyrland Representing: Fish First & Friends of the East Fork 
Mailing address:  4814 NE 137th Street, Vancouver, WA  98686 
Phone: 360-546-3302        Email: jgkaeding@comcast.net 

 
Background: 
The City of La Center is moving forward with sub-area planning for the La Center 
Junction with the I-5 freeway with the goals of increasing job creation and diversifying 
the local economy.  The sub-area plan (SAP) will provide a roadmap for development in 
the area that is consistent with the vision and long term goals of the City and the 
property owners in the area. The public and agency involvement will begin early in the 
process and continue throughout the project to keep communication lines open, 
address issues when they are still small, and give the community the opportunity to 
participate in the process to develop a sub-area plan. The re will be multiple outreach 
activities that give everyone who wants to participate an opportunity to do so. 

You are being interviewed because you have a stake in the project. We are asking for 
input from local government, businesses, property owners, and residents in and around 
the project area. We want to be sure we fully understand the vision for and needs of the 
junction and know the effects the project might have on the community and the 
surrounding area. When the interviews are finished, the responses will be summarized 
for public use. The project team will compile all the answers, analyze the responses, 
and provide recommendations based on the comments given in the interviews. This 
information will be given to the City of La Center in a formal report. 

1.  What will you be doing and where will you be living in 5 years?  In 20 years? 
 
Jack - In 5 years, retired and doing volunteer work while living in the same 
location. In 20 years, I hope to be alive and don’t know where I’ll be living. Dick – 
still living in the same location for the next 5 – 20 years. 

 
2.   What do you want to see developed on your property?  What do you think will 

actually develop and why? 
  
 Jack – Does not own property at the Junction. Dick – anticipates that some 

zoning will change. 
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3. Do you have a master plan for the area and how will the project(s) be paid for?  

Do you have any capital facilities projects planned in the next 5 to 20 years?  
Which of those projects is funded?  

 
 No, but they reviewed the casino plans.  The main concern is with sewage 

discharge. No matter the level of treatment the sewage and stormwater run-off 
will likely be impacts to the East Fork of the Lewis River.  There are listed chum, 
coho, Chinook and steelhead in the river.  There hasn’t been adequate research 
for water drainage in the area.  There are water pumps under the houses to keep 
water out to prevent mold, negative health issues, etc. 

 
4. Are you aware of any current plans for development at the La Center Junction at 

the I-5 freeway?  
 
 The Cowlitz Casino.  If they build 157 acres of impermeable surface, what will the 

City of La Center do with the sewer issues?  Will La Center negotiate with the 
Cowlitz regarding sewer and water treatment?  The land at the Junction is not the 
Cowlitz Tribe’s traditional territory. 

 
5. What would you like to see being developed at the junction in the next 5 years?  

The next 20 years? 
 
 Jack – Light retail, light office and service oriented business and possibly “green” 

light industrial, but no casino is preferred.  Dick – Agricultural and maybe light 
industrial but prefer a small footprint. 

 
6. What opportunities for development at the junction do you see? 
 
 Jack – same as above.  Dick – Light retail would be ok but not a good area for 

walking and there is a very stormy weather pocket there. 
 
7. What are the constraints to achieving those opportunities and the vision for the 

area?  Are you aware of any rules, regulations, or laws in place that are 
constraining development in that area?  If so, what changes, if any, will need to 
be made? 

  
Jack – Constraints are the possibility of a Cowlitz Casino.  Few, if any other 
businesses would want to be part of that environment.  The Cowlitz Tribe should 
not be allowed to develop a casino there because it is off their reservation.  Dick 
– Handling the water and sewage, and if there is a casino there will be traffic 
concerns too.  A strip mall would destroy the character of North Clark County.  
Don’t try to compete with Woodland and La Center/Ridgefield.  Make sure there 
is compliance and mitigation at the higher standard. 
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8.  What are your top three highest concerns or top three priorities that should be 
considerations as development planning for the area proceeds forward?  (i.e. job 
creation, traffic congestion, public safety, environment, etc.)   

 
Jack – Any casino would cause problems in the areas of job creation, traffic 
congestion, public safety, and environment in addition to addiction to gambling, 
drugs and pollution of the East Fork of the Lewis River. Dick – 1. Traffic and 
access, 2. Air pollution, 3. Changing the rural character and impacts to small 
farms.  Will this conflict with small farm protection? 

 
9.  Do you have any environmental issues or concerns with respect to development 

of the La Center Junction at the I-5 interchange?  What about outside the 
immediate area? 

 
 Jack - The watershed drains into the East Fork of the Lewis River.  First into an 

unnamed creek.  The additional fast run-off from hard surface could make this 
creek an all year round creek and the water would be contaminated possibly with 
bodily wastes.  Dick – Poor drained soil, sewer/stormwater, four listed salmon 
species, air pollution (controls for air quality).  Need stringent restrictions on kind 
of light industrial business that could be developed there because it drains to the 
East Fork of the Lewis River.  Most industries violate the clean water act.  
Dealing with the waste is a concern too.  It should be mandatory to transport the 
waste to another facility and treat it off the premises. 

 
10.   What should we be aware of in downtown La Center that is important to 

remember when we are planning for development at the junction? 
 

Jack – La Center is progressing at a reasonable pace now.  Taking on additional 
responsibility for sewer treatment is not in the public interest especially for a 
casino.  Dick – Downtown has inadequate parking and only the casino has good 
parking. 

 
11. What can the city be doing that they are not currently doing to preserve La 

Center’s appeal?   
 
 Jack – Reject any proposal from any casino because the City would be a pawn 

doing a service for an enterprise not wanted in Clark County.  Dick – The City 
doesn’t have a decent grocery store, stores for people who live there.  Currently, 
there are only casinos and restaurants.  There are no conveniences.  Need 
shopping and a better Main Street. This forces people to drive far to get those.  It 
is not a livable town, it’s restrictive and needs basic community services.  La 
Center should look at what it has and what it doesn’t have. 

 
12. Who are the stakeholders that you believe absolutely must be involved in this 

part of the process? 
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 Jack – Shout the no casino message to the Bureau of Indian Affairs.  Dick – 
Farmers (orchards & blueberries), Val Alexander of the East Fork Neighborhood 
Association, Barbara Barnhart near La Center (former Mayor).  
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City of La Center Sub Area Plan 
                      

STAKEHOLDER INTERVIEW QUESTIONS 
 
Stakeholder Information:      Date of interview:  April 24, 2009 
Name:  Dale Lang    Representing: Property Owner 
Mailing address:  1315 NE 134th, Vancouver, WA 98685 
Phone: 360-573-9418           Email: langbrothers@comcast.net 
 
Background: 
The City of La Center is moving forward with sub-area planning for the La Center 
Junction with the I-5 freeway with the goals of increasing job creation and diversifying 
the local economy.  The sub-area plan (SAP) will provide a roadmap for development in 
the area that is consistent with the vision and long term goals of the City and the 
property owners in the area. The public and agency involvement will begin early in the 
process and continue throughout the project to keep communication lines open, 
address issues when they are still small, and give the community the opportunity to 
participate in the process to develop a sub-area plan. The re will be multiple outreach 
activities that give everyone who wants to participate an opportunity to do so. 

You are being interviewed because you have a stake in the project. We are asking for 
input from local government, businesses, property owners, and residents in and around 
the project area. We want to be sure we fully understand the vision for and needs of the 
junction and know the effects the project might have on the community and the 
surrounding area. When the interviews are finished, the responses will be summarized 
for public use. The project team will compile all the answers, analyze the responses, 
and provide recommendations based on the comments given in the interviews. This 
information will be given to the City of La Center in a formal report. 

1.  What will you be doing and where will you be living in 5 years?  In 20 years? 
 
In 5 years, he will still live in Vancouver and own property and in 20 years, he’ll 
live in Vancouver, but he may or may not own the property. 

 
2.   What do you want to see developed on your property?  What do you think will 

actually develop and why? 
  
 Would like to see regular mixed use and residential/commercial/industrial.  He 

thinks that what will actually happen will look similar to Woodland or Ridgefield 
with zoning and development.   



 

Normandeau Associates, Inc.  Page 54 May 2009 

3. Do you have a master plan for the area and how will the project(s) be paid for?  
Do you have any capital facilities projects planned in the next 5 to 20 years?  
Which of those projects is funded?  

 
 There was an attempt by Roy Heikkala to get a consortium interested in 

developing a master plan for the area.  He is not aware of any capital facilities 
planned for the next 5 years.  If zoning is changed then in 20 years, perhaps 
there could be mixed use.  There needs to be more cooperation and joining of 
hands with the County and everyone to move forward rather than get hung up on 
issues. 

 
4. Are you aware of any current plans for development at the La Center Junction at 

the I-5 freeway?  
 
 The Cowlitz casino.  
 
5. What would you like to see being developed at the junction in the next 5 years?  

The next 20 years? 
 
 In 5 years, mixed use, retail, warehouse.  Focus on good use for putting similar 

businesses together for efficiency.  In 20 years, better access to the Lewis River, 
park, and roads.   

 
6. What opportunities for development at the junction do you see? 
 
 Need a master plan for the whole area that balances the casino out and balances 

quality of life. 
 
7. What are the constraints to achieving those opportunities and the vision for the 

area?  Are you aware of any rules, regulations, or laws in place that are 
constraining development in that area?  If so, what changes, if any, will need to 
be made? 

  
Public resistance, traffic, utilities, land use and zoning are holding the area back. 

 
8.  What are your top three highest concerns or top three priorities that should be 

considerations as development planning for the area proceeds forward?  (i.e. job 
creation, traffic congestion, public safety, environment, etc.)   

 
1. Master plan  2. Zoning  3. Utility plan  

 
9.  Do you have any environmental issues or concerns with respect to development 

of the La Center Junction at the I-5 interchange?  What about outside the 
immediate area? 
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 There is in the area but we have infrastructure and ordinances to protect 
wetlands, habitat, etc. 

 
10.   What should we be aware of in downtown La Center that is important to 

remember when we are planning for development at the junction? 
 

Downtown could be a real asset and develop it in a way to preserve the history.  
He does not believe that the casino will harm the downtown and will help in the 
long run by attracting more people to the area.      

 
11. What can the city be doing that they are not currently doing to preserve La 

Center’s appeal?   
 
 Quit resisting growth and promote growth instead.  Do a master plan and bring 

everyone to the table. 
 
12. Who are the stakeholders that you believe absolutely must be involved in this 

part of the process? 
 
Vern Vesey – former commissioner, Rich Haddock of FBR Realty, Steve 
Horenstein, Clark PUD, Qwest, Comcast, homeowners association. 
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City of La Center Sub Area Plan 
                      

STAKEHOLDER INTERVIEW QUESTIONS 
 
Stakeholder Information:      Date of interview:  April 14, 2009 
Name:  Al Luiz       Representing: City of La Center Planning Commission 
Mailing address:  2188 E. Gaither Ave, La Center, WA 98629 
Phone: 360-263-5802                 Email: aluiz@ci.lacenter.wa.us 
 
Background: 
The City of La Center is moving forward with sub-area planning for the La Center 
Junction with the I-5 freeway with the goals of increasing job creation and diversifying 
the local economy.  The sub-area plan (SAP) will provide a roadmap for development in 
the area that is consistent with the vision and long term goals of the City and the 
property owners in the area. The public and agency involvement will begin early in the 
process and continue throughout the project to keep communication lines open, 
address issues when they are still small, and give the community the opportunity to 
participate in the process to develop a sub-area plan. The re will be multiple outreach 
activities that give everyone who wants to participate an opportunity to do so. 

You are being interviewed because you have a stake in the project. We are asking for 
input from local government, businesses, property owners, and residents in and around 
the project area. We want to be sure we fully understand the vision for and needs of the 
junction and know the effects the project might have on the community and the 
surrounding area. When the interviews are finished, the responses will be summarized 
for public use. The project team will compile all the answers, analyze the responses, 
and provide recommendations based on the comments given in the interviews. This 
information will be given to the City of La Center in a formal report. 

1.  What will you be doing and where will you be living in 5 years?  In 20 years? 
 
In 5 years, will still be living in La Center and own residential property.  In 20 
years, he anticipates the same and passing on property to children and 
grandchildren. 

 
2.   What do you want to see developed on your property?  What do you think will 

actually develop and why? 
  
 Nothing, just stay residential.  The large lots will eventually increase in dollar 

value. 



 

Normandeau Associates, Inc.  Page 57 May 2009 

 
3. Do you have a master plan for the area and how will the project(s) be paid for?  

Do you have any capital facilities projects planned in the next 5 to 20 years?  
Which of those projects is funded?  

 
 There is an urban growth plan.  The City wants light industrial, shopping, food, 

etc. and needs to diversify it’s economy.  No large warehouse development 
though.  Need to get the maximum tax base for the footprint.  There needs to be 
a vision for the I-5 corridor and the City.  Downtown and the atmosphere with the 
trails, parks, etc. should stay the same.  The downtown should stay small and 
have improved facades but there is limited space for parking. 

 
4. Are you aware of any current plans for development at the La Center Junction at 

the I-5 freeway?  
 
 The port is looking to expand and Ridgefield would like to get sewer through 

them to create revenue and this could be an issue for La Center.   
 
5. What would you like to see being developed at the junction in the next 5 years?  

The next 20 years? 
 
 In 5 years, light industrial and shopping.  In 20 years, retail, food, grocery store, 

and low cost housing.  No big box stores or more gambling out at the Junction.  If 
the Cowlitz casino goes through then businesses and property development 
could explode.   

 
6. What opportunities for development at the junction do you see? 
 
 Stringent in landscaping light industrial to have eye appeal as well as housing, 

medical facilities, and urban parks should be part of the plan to preserve some of 
the natural features of the area. 

 
7. What are the constraints to achieving those opportunities and the vision for the 

area?  Are you aware of any rules, regulations, or laws in place that are 
constraining development in that area?  If so, what changes, if any, will need to 
be made? 

  
Lack of utilities is the major constraint, in addition to financing, the economy, and 
a need for federal and state funding to assist because development can’t be 
done without the investment.  There are young families with kids in school, but 
the rural kids are using the city schools so there is a fear that the town will be for 
the rich only. 

 
8.  What are your top three highest concerns or top three priorities that should be 

considerations as development planning for the area proceeds forward?  (i.e. job 
creation, traffic congestion, public safety, environment, etc.)   
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1. Agricultural architecture – don’t let the interchange become a sprawling 
intersection with signs and buildings.  The look needs to be appealing. 2. Higher 
than minimum wage jobs are needed. 3.  Good relations between the community 
with tenants and City being able to handle treated water in the river as the east 
side slopes down into river.  Watershed areas are a concern. 

 
9.  Do you have any environmental issues or concerns with respect to development 

of the La Center Junction at the I-5 interchange?  What about outside the 
immediate area? 

 
 1. Drainage/stormwater  2. Sewer  3. Traffic – be overly cautious because we 

don’t want Salmon Creek interchange on I-5/I-205 to happen.  Need wide streets 
with more lanes especially as development occurs. 

 
10.   What should we be aware of in downtown La Center that is important to 

remember when we are planning for development at the junction? 
 

Avoid competition with businesses that are already here if it can be avoided.  
Keep commerce flowing toward the City.  Preserve the character of the area.  
Keep the river town feel. 

 
11. What can the city be doing that they are not currently doing to preserve La 

Center’s appeal?   
 
 1. Conveyance fees are too high in town and should encourage growth and 

affordability.  Some want no growth, but the City needs to keep up with the cost 
to maintain the City.  The City needs more curbs, sidewalks, height regulations 
on buildings at the Junction.  On the other side of the bridge to I-5 that can be 
developed too. It could have light mixed use with offices and industrial, some 
housing, and a great view. 2. Lack of conveniences which decreases the appeal.  
3. Preserve the parks, trails, and public safety. 

 
12. Who are the stakeholders that you believe absolutely must be involved in this 

part of the process? 
 
 Property owners toward I-5, west side too, Mike Nolan is the vice president of 

little league.  Perhaps a simple summary could be mailed and put online. The 
little league parents may be able to help get the word out too.  In addition, the 
homeowners associations should be involved as well as the chamber, business 
association, La Center school district superintendent, and parent group contacts.  
Some buildings are leased so the occupant may not be the building/property 
owner. 
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City of La Center Sub Area Plan 
                      

STAKEHOLDER INTERVIEW QUESTIONS 
 
Stakeholder Information:      Date of interview:  April 17, 2009 
Name:  Dale Mickelson & Curt McNeal      Representing: Clark Public Utilities 
Mailing address:  PO Box 8900 Ave, Vancouver, WA 98668 
Phone: 360-992-8819                   Email: dmickelson@clarkpud.com 
 
Background: 
The City of La Center is moving forward with sub-area planning for the La Center 
Junction with the I-5 freeway with the goals of increasing job creation and diversifying 
the local economy.  The sub-area plan (SAP) will provide a roadmap for development in 
the area that is consistent with the vision and long term goals of the City and the 
property owners in the area. The public and agency involvement will begin early in the 
process and continue throughout the project to keep communication lines open, 
address issues when they are still small, and give the community the opportunity to 
participate in the process to develop a sub-area plan. The re will be multiple outreach 
activities that give everyone who wants to participate an opportunity to do so. 

You are being interviewed because you have a stake in the project. We are asking for 
input from local government, businesses, property owners, and residents in and around 
the project area. We want to be sure we fully understand the vision for and needs of the 
junction and know the effects the project might have on the community and the 
surrounding area. When the interviews are finished, the responses will be summarized 
for public use. The project team will compile all the answers, analyze the responses, 
and provide recommendations based on the comments given in the interviews. This 
information will be given to the City of La Center in a formal report. 

1.  What will you be doing and where will you be living in 5 years?  In 20 years? 
 
Not applicable. 

 
2.   What do you want to see developed on your property?  What do you think will 

actually develop and why? 
  
 CPU builds according to capacity and need. 
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3. Do you have a master plan for the area and how will the project(s) be paid for?  
Do you have any capital facilities projects planned in the next 5 to 20 years?  
Which of those projects is funded?  

 
 At 26th and 324th there will be a substation developed in the next 2 to 5 years.  

Transmission line to the substation along I-5 is currently planned on the east side 
on an existing route.  In 20 years, perhaps more will be developed. 

 
4. Are you aware of any current plans for development at the La Center Junction at 

the I-5 freeway?  
 
 Potential Cowlitz casino.  CPU is dealing with plans for the crossing and bridges.  

There is currently a 1 MW load capacity now, but if more is built, then more 
infrastructure will be needed.  

 
5. What would you like to see being developed at the junction in the next 5 years?  

The next 20 years? 
 
 Doesn’t matter as long as CPU can service provided to the area.  Will the bridge 

be upgraded?  Conduits will be needed and can go through the bridge if needs 
be.  They will watch WSDOT rules and comply.   

 
6. What opportunities for development at the junction do you see? 
 
 CPU simply responds to the need and there are no BPA concerns to worry about 

in the area. 
 
7. What are the constraints to achieving those opportunities and the vision for the 

area?  Are you aware of any rules, regulations, or laws in place that are 
constraining development in that area?  If so, what changes, if any, will need to 
be made? 

  
WSDOT access restrictions can be a constraint because getting power across 
the freeway is a different scenario than just providing a transmission line along 
an existing line.  Closest station is Union Ridge in the Ridgefield area. 

 
8.  What are your top three highest concerns or top three priorities that should be 

considerations as development planning for the area proceeds forward?  (i.e. job 
creation, traffic congestion, public safety, environment, etc.)   

 
1. Power loads 2. Restrictions on freeway accessibility 3. Wetland/permitting 
issues 

 
9.  Do you have any environmental issues or concerns with respect to development 

of the La Center Junction at the I-5 interchange?  What about outside the 
immediate area? 
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 There are creeks and wetlands in the subarea, but the substation plans should 

be ok. 
 
10.   What should we be aware of in downtown La Center that is important to 

remember when we are planning for development at the junction? 
 

Loads in downtown from existing or new substation may need to be underground 
on La Center Road to La Center and it is cheaper to have overhead rather than 
underground power lines. 

 
11. What can the city be doing that they are not currently doing to preserve La 

Center’s appeal?   
 
 Right of way and easements are concerns.  What type of line to build between 

the City and substation needs to be determined and additional restrictions 
imposed could be tough to overcome.  There is potentially a metal building in the 
direct path of the transmission line. 

 
12. Who are the stakeholders that you believe absolutely must be involved in this 

part of the process? 
 
 Gas, phone, water, sewer, WSDOT, fiber/Qwest/TDS, cable tv/Comcast. 
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City of La Center Sub Area Plan 
                      

STAKEHOLDER INTERVIEW QUESTIONS 
 
Stakeholder Information:      Date of interview:  April 24, 2009 
Name:  Oliver Orjiako & Colete Anderson Representing: Clark County Community 
Planning Deparment 
Mailing address:  PO Box 9810, Vancouver, WA  98666 
Phone: 360-397-2280         Email: Oliver.Orjiako@clark.wa.gov 
 
Background: 
The City of La Center is moving forward with sub-area planning for the La Center 
Junction with the I-5 freeway with the goals of increasing job creation and diversifying 
the local economy.  The sub-area plan (SAP) will provide a roadmap for development in 
the area that is consistent with the vision and long term goals of the City and the 
property owners in the area. The public and agency involvement will begin early in the 
process and continue throughout the project to keep communication lines open, 
address issues when they are still small, and give the community the opportunity to 
participate in the process to develop a sub-area plan. The re will be multiple outreach 
activities that give everyone who wants to participate an opportunity to do so. 

You are being interviewed because you have a stake in the project. We are asking for 
input from local government, businesses, property owners, and residents in and around 
the project area. We want to be sure we fully understand the vision for and needs of the 
junction and know the effects the project might have on the community and the 
surrounding area. When the interviews are finished, the responses will be summarized 
for public use. The project team will compile all the answers, analyze the responses, 
and provide recommendations based on the comments given in the interviews. This 
information will be given to the City of La Center in a formal report. 

1.  What will you be doing and where will you be living in 5 years?  In 20 years? 
 
In 5 years, will continue to be working for Clark County.  In 20 years, they intend 
to be retired and living in Clark County or elsewhere. 

 
2.   What do you want to see developed on your property?  What do you think will 

actually develop and why? 
  
 They do not own property at the Junction. 
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3. Do you have a master plan for the area and how will the project(s) be paid for?  
Do you have any capital facilities projects planned in the next 5 to 20 years?  
Which of those projects is funded?  

 
 Not aware of a master plan.  Not aware of any capital facilities planned other 

than perhaps some roads or potentially some utilities.  The City may have 
studied the Cowlitz trust land for traffic and an EIS for the comp plan based on 
the La Center’s request.  The City submitted for different land use so the final 
plan may not be the same as the request.     

 
4. Are you aware of any current plans for development at the La Center Junction at 

the I-5 freeway?  
 
 No development plans however it is under urban holding.  There is an appeal on 

the comp plan and it is frozen at this point.  La Center must annex this area.    
 
5. What would you like to see being developed at the junction in the next 5 years?  

The next 20 years? 
 
 The interchange is a huge investment and the area around it can be developed 

for good family wage jobs. It may not be the typical Home Depot, truck stop, etc. 
type of development. Perhaps it could be a medical node or manufacturing or 
distribution.  Some housing and mixed use to help support the housing available 
in La Center. 

 
6. What opportunities for development at the junction do you see? 
 
 It is a large area and can develop a link to regional trails, biking paths, and other 

green plans and multimodal transportation to take advantage of the natural 
features of the area.  There needs to be cross circulation too.  They could create 
a beautiful offset to business located there.  They could potentially attract a 
community college and assets to serve North Clark County.  It should be able to 
connect to downtown and not compete with downtown. 

 
7. What are the constraints to achieving those opportunities and the vision for the 

area?  Are you aware of any rules, regulations, or laws in place that are 
constraining development in that area?  If so, what changes, if any, will need to 
be made? 

  
1. Cowlitz casino will impact traffic circulation without more roads it will create too 
much pressure on the interchange.  2. Environmental constraints. 3. Current 
interchange is an issue as well. 4.  Access and circulation.  Stormwater 
regulations will affect the area and land is in urban holding until it is annexed.  
But this can be a benefit to the City in that they can phase in development. 
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8.  What are your top three highest concerns or top three priorities that should be 
considerations as development planning for the area proceeds forward?  (i.e. job 
creation, traffic congestion, public safety, environment, etc.)   

 
1. Costs 2. Timing 3.  The subarea plan needs to be integrated as part of the City 
and needs a connection.  How does this become a part of the City and not out on 
the fringe so that you don’t create two separate communities. 

 
9.  Do you have any environmental issues or concerns with respect to development 

of the La Center Junction at the I-5 interchange?  What about outside the 
immediate area? 

 
 There is a good critical area ordinance as is.   
 
10.   What should we be aware of in downtown La Center that is important to 

remember when we are planning for development at the junction? 
 

This was captured in questions above.  There is a potential to create two entities 
because it is easier to go north and south than to come down into town. 

 
11. What can the city be doing that they are not currently doing to preserve La 

Center’s appeal?   
 
 Revitalize downtown.  The downtown is quaint and easy to walk so don’t disrupt 

those aspects.  There will be new users at the interchange area.  Find ways to 
attract people to come to the downtown from the interchange area and beyond.  
Use the interchange as an asset.  Integrate bikes/trails to compliment 
Vancouver-Clark Parks and Recreation efforts. 

 
12. Who are the stakeholders that you believe absolutely must be involved in this 

part of the process? 
 
 Cowlitz Tribe, property owners, surrounding property owners, La Center citizens, 

Clark County Commissioners, and public agencies 
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City of La Center Sub Area Plan 
                      

STAKEHOLDER INTERVIEW QUESTIONS 
 
Stakeholder Information:      Date of interview:  April 22, 2009 
Name:  Scott Patterson   Representing: C-Tran 
Mailing address:  PO Box 2529, Vancouver, WA 98668 
Phone: 360-696-4494           Email: scottp@c-tran.org 
 
Background: 
The City of La Center is moving forward with sub-area planning for the La Center 
Junction with the I-5 freeway with the goals of increasing job creation and diversifying 
the local economy.  The sub-area plan (SAP) will provide a roadmap for development in 
the area that is consistent with the vision and long term goals of the City and the 
property owners in the area. The public and agency involvement will begin early in the 
process and continue throughout the project to keep communication lines open, 
address issues when they are still small, and give the community the opportunity to 
participate in the process to develop a sub-area plan. The re will be multiple outreach 
activities that give everyone who wants to participate an opportunity to do so. 

You are being interviewed because you have a stake in the project. We are asking for 
input from local government, businesses, property owners, and residents in and around 
the project area. We want to be sure we fully understand the vision for and needs of the 
junction and know the effects the project might have on the community and the 
surrounding area. When the interviews are finished, the responses will be summarized 
for public use. The project team will compile all the answers, analyze the responses, 
and provide recommendations based on the comments given in the interviews. This 
information will be given to the City of La Center in a formal report. 

1.  What will you be doing and where will you be living in 5 years?  In 20 years? 
 
In 5 years, he plans to still be in Vancouver but has not decided on a long term 
plan for 20 years from now. 

 
2.   What do you want to see developed on your property?  What do you think will 

actually develop and why? 
  
 No property at the junction is currently owned by C-Tran. 
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3. Do you have a master plan for the area and how will the project(s) be paid for?  
Do you have any capital facilities projects planned in the next 5 to 20 years?  
Which of those projects is funded?  

 
 Currently, a public parking facility is used in La Center for a C-Tran connector 

bus.  There is 1 new park and ride and an expansion of the Fishers Landing 
facility.  C-Tran is working on an alternative for the 20 year plan.  The park and 
ride is needed in the north on I-5 and will likely be at 219th and will likely continue 
connector service to Ridgefield and La Center but nothing precludes eventually 
having more facilities in La Center.   

 
4. Are you aware of any current plans for development at the La Center Junction at 

the I-5 freeway?  
 
 The Cowlitz casino.  
 
5. What would you like to see being developed at the junction in the next 5 years?  

The next 20 years? 
 
 Diversify the economy for the tax base and have high-end commercial and light 

industrial.  What makes transit successful is residential densities.  Battle Ground, 
even with growth, can’t justify having fixed routes yet.   

 
6. What opportunities for development at the junction do you see? 
 
 When the population is big enough, there is potential for regular commuter 

services to La Center and likely connect at 99th. 
 
7. What are the constraints to achieving those opportunities and the vision for the 

area?  Are you aware of any rules, regulations, or laws in place that are 
constraining development in that area?  If so, what changes, if any, will need to 
be made? 

  
The economy, private development financing, timing, support of the community 
are constraints.  Do they understand how it helps the City? Currently, there is a 
lack of density to support a grocery store. 

 
8.  What are your top three highest concerns or top three priorities that should be 

considerations as development planning for the area proceeds forward?  (i.e. job 
creation, traffic congestion, public safety, environment, etc.)   

 
1. Involve the public in developing a plan  2. Patience to see the plan through  3. 
Work with the County and cities for support  

 



 

Normandeau Associates, Inc.  Page 67 May 2009 

9.  Do you have any environmental issues or concerns with respect to development 
of the La Center Junction at the I-5 interchange?  What about outside the 
immediate area? 

 
 Not really other than potential increase in auto traffic into the City. Plan for traffic 

impacts.  Not sure of impacts outside of the area. 
 
10.   What should we be aware of in downtown La Center that is important to 

remember when we are planning for development at the junction? 
 

Understand routing and service areas, how it functions, looking at service 
changes if the needs change.  With the La Center connector, it is similar to Dial a 
Ride.     

 
11. What can the city be doing that they are not currently doing to preserve La 

Center’s appeal?   
 
 Engage the public to develop the plan.  Can’t do all things at once so try to phase 

development appropriately and integrate into the fabric of the community.  Help 
development integrate into the community too. 

 
12. Who are the stakeholders that you believe absolutely must be involved in this 

part of the process? 
 
Cowlitz Tribe, property owners, surrounding property owners, La Center citizens, 
Clark County Commissioners, and public agencies. 
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STAKEHOLDER INTERVIEW QUESTIONS 
 
Stakeholder Information:      Date of interview:  April 28, 2009 
Name:  Bart Phillips        Representing: Columbia River Economic Development Council 
Mailing address:  805 Broadway Street, Suite 412, Vancouver, WA  98660 
Phone: 360-567-1060    Email: bphillips@credc.org 

 
Background: 
The City of La Center is moving forward with sub-area planning for the La Center 
Junction with the I-5 freeway with the goals of increasing job creation and diversifying 
the local economy.  The sub-area plan (SAP) will provide a roadmap for development in 
the area that is consistent with the vision and long term goals of the City and the 
property owners in the area. The public and agency involvement will begin early in the 
process and continue throughout the project to keep communication lines open, 
address issues when they are still small, and give the community the opportunity to 
participate in the process to develop a sub-area plan. The re will be multiple outreach 
activities that give everyone who wants to participate an opportunity to do so. 

You are being interviewed because you have a stake in the project. We are asking for 
input from local government, businesses, property owners, and residents in and around 
the project area. We want to be sure we fully understand the vision for and needs of the 
junction and know the effects the project might have on the community and the 
surrounding area. When the interviews are finished, the responses will be summarized 
for public use. The project team will compile all the answers, analyze the responses, 
and provide recommendations based on the comments given in the interviews. This 
information will be given to the City of La Center in a formal report. 

1.  What will you be doing and where will you be living in 5 years?  In 20 years? 
 
Not applicable. 

 
2.   What do you want to see developed on your property?  What do you think will 

actually develop and why? 
  
 CREDC does not own land at the Junction. 
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3. Do you have a master plan for the area and how will the project(s) be paid for?  
Do you have any capital facilities projects planned in the next 5 to 20 years?  
Which of those projects is funded?  

 
 No. 
 
4. Are you aware of any current plans for development at the La Center Junction at 

the I-5 freeway?  
 
 There are 80 acres under one owner.  Steve Horenstein represents the owner.  It 

is not really developable without utilities.  An industrial land bank could be 
established. 

 
5. What would you like to see being developed at the junction in the next 5 years?  

The next 20 years? 
 
 There was a strategic plan produced by a firm from Austin, Texas but the City did 

not agree with the plan that was put forth.  The plan included regional labor and 
regional needs/jobs and included warehouse, distribution, and light 
manufacturing.  Those rely on transportation as an asset.  Commercial real 
estate needs large parcels of land near the freeway.  Ridgefield and Woodland 
are trying to develop too.  So, 20 years will likely be the amount of time it takes 
for full build-out of the area.  It is not likely that the employment uses there will 
generate the kinds of revenue the City of La Center is looking for though.  There 
could be light manufacturing but it would be small unless the parcels are large 
sites closer to a labor force.  Most would prefer shovel ready already to develop a 
something like a solar manufacturing plant.  The port has property and could 
build out there.  There could be some speculative development and the City 
could control the development, but the City would need to be more flexible with 
the port fee in lieu of  taxes. (Fees if it is owned and taxes if it is sold).  The port 
would be perfect partner for industrial development. 

 
6. What opportunities for development at the junction do you see? 
 
 There is currently no infrastructure so it is difficult to develop.  There needs to be 

sewer, water, etc.   There is currently no entity with muscle to do it except the 
City, the Port, or the Tribe.  No major developers currently either.  The City may 
need to compromise on the vision for everything out there or they may need to 
go in a different direction with zoning. 

 
7. What are the constraints to achieving those opportunities and the vision for the 

area?  Are you aware of any rules, regulations, or laws in place that are 
constraining development in that area?  If so, what changes, if any, will need to 
be made? 
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Some constraints could be perhaps ownership of the land, critical areas, etc.  
There seems to be a desire to get all uses out there and the extent of mixed use 
could compromise it.  There seems to be a lack of a long term vision.  Keep in 
mind that the research triangle park in North Carolina took 50 years to 
implement.  There could be an industrial park, employment center for the county. 
It is tough to resist the pressure to hash up the property with all kinds of uses and 
mixed use, like the Ridgefield Junction.    No changes are needed to laws, rules, 
or regulations. 

 
8.  What are your top three highest concerns or top three priorities that should be 

considerations as development planning for the area proceeds forward?  (i.e. job 
creation, traffic congestion, public safety, environment, etc.)   

 
The primary concern would be to not allow development of residential at the 
Junction. 

 
9.  Do you have any environmental issues or concerns with respect to development 

of the La Center Junction at the I-5 interchange?  What about outside the 
immediate area? 

 
 There are some environmental concerns.  Stormwater is an issue and there is a 

new set of rules.  Don’t plan as isolationist because there needs to be planning 
with north of Ridgefield and south of Woodland in mind.  There is a need for 
revenue sharing.  We don’t need a Home Depot at every corner so make sure 
not to duplicate efforts and end up creating retail tax wars. 

 
10.   What should we be aware of in downtown La Center that is important to 

remember when we are planning for development at the junction? 
 

Commercial development at the Junction means there will need to be downtown 
revitalization in La Center.  Be sure to honor the core of the City by keeping the 
focus on retail trade in the City and keeping the character of downtown 
preserved. 

 
11. What can the city be doing that they are not currently doing to preserve La 

Center’s appeal?   
 
 I’m not sure.  People like having an alternative to live somewhere and commute 

elsewhere for work.  There is nothing wrong with being a good bedroom 
community.  Perhaps doing a large community park instead of an industrial park. 

 
12. Who are the stakeholders that you believe absolutely must be involved in this 

part of the process? 
 
 County controls the land use, so they are stakeholders.  The DOT should be 

consulted as well.  Avoid hashing up the properties for all uses in one area and 
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plan as if the casino will happen.  No one will do the development for the City.  
The City will need to invest and develop the area.  Make a big and bold vision 
and hold onto that vision and understand that it won’t happen fast.  
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STAKEHOLDER INTERVIEW QUESTIONS 
 
Stakeholder Information:      Date of interview:  April 21, 2009 
Name:  Doug Quinn        Representing: Clark Public Utilities -Water  
Mailing address:  PO Box 8900, Vancouver, WA 98668 
Phone: 360-992-8026                  Email: dquinn@clarkpud.com 
 
Background: 
The City of La Center is moving forward with sub-area planning for the La Center 
Junction with the I-5 freeway with the goals of increasing job creation and diversifying 
the local economy.  The sub-area plan (SAP) will provide a roadmap for development in 
the area that is consistent with the vision and long term goals of the City and the 
property owners in the area. The public and agency involvement will begin early in the 
process and continue throughout the project to keep communication lines open, 
address issues when they are still small, and give the community the opportunity to 
participate in the process to develop a sub-area plan. The re will be multiple outreach 
activities that give everyone who wants to participate an opportunity to do so. 

You are being interviewed because you have a stake in the project. We are asking for 
input from local government, businesses, property owners, and residents in and around 
the project area. We want to be sure we fully understand the vision for and needs of the 
junction and know the effects the project might have on the community and the 
surrounding area. When the interviews are finished, the responses will be summarized 
for public use. The project team will compile all the answers, analyze the responses, 
and provide recommendations based on the comments given in the interviews. This 
information will be given to the City of La Center in a formal report. 

1.  What will you be doing and where will you be living in 5 years?  In 20 years? 
 
Not applicable. 

 
2.   What do you want to see developed on your property?  What do you think will 

actually develop and why? 
  
 No offices located there, but CPU has a substation and water lines near there. 
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3. Do you have a master plan for the area and how will the project(s) be paid for?  
Do you have any capital facilities projects planned in the next 5 to 20 years?  
Which of those projects is funded?  

 
 As growth occurs, CPU provides service to meet the load needs.  There is a 

water facilities plan and a plan for extension of system.  A well field will be 
developed near the Lewis River and will need an inter-tie.  Phase I (1-2 years) 
will be the link and Phase II (years 3-5) will be augmenting the link.  The 20 year 
capital facilities plan is being updated now. 

 
4. Are you aware of any current plans for development at the La Center Junction at 

the I-5 freeway?  
 
 An industrial area to the SE and the interchange will be redone.  The Cowlitz 

casino and a little commercial is all he is currently aware of.  
 
5. What would you like to see being developed at the junction in the next 5 years?  

The next 20 years? 
 
 CPU has no opinion on development type as CPU just serves the need.  CPU 

needs to be in the loop in order to serve both big and small users. 
 
6. What opportunities for development at the junction do you see? 
 
 Transportation dependent with I-5 and with people commuting to jobs.  Freight 

mobility (rural by character).  High use and industrial in rural area. 
 
7. What are the constraints to achieving those opportunities and the vision for the 

area?  Are you aware of any rules, regulations, or laws in place that are 
constraining development in that area?  If so, what changes, if any, will need to 
be made? 

  
Wastewater service, not environmental or cultural resources.  Local economy, 
stormwater and the East Fork of the Lewis River, city versus county regulations, 
disputes between school district boundaries and residential affects on the 
community.  

 
8.  What are your top three highest concerns or top three priorities that should be 

considerations as development planning for the area proceeds forward?  (i.e. job 
creation, traffic congestion, public safety, environment, etc.)   

 
1. Utility and infrastructure 2. Public perception/understanding 3. Leap frogging 
view is a challenge to utilities 
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9.  Do you have any environmental issues or concerns with respect to development 
of the La Center Junction at the I-5 interchange?  What about outside the 
immediate area? 

 
 Water ways flow to the East Fork of the Lewis River, there is higher than average 

control of run-off, impact to rural nature/character of area, and inconsistent land 
use. 

 
10.   What should we be aware of in downtown La Center that is important to 

remember when we are planning for development at the junction? 
 

Connectivity.  Identification as “my town” could become the other city or “new 
town” (uptown/downtown). 

 
11. What can the city be doing that they are not currently doing to preserve La 

Center’s appeal?   
 
 Not applicable. 
 
12. Who are the stakeholders that you believe absolutely must be involved in this 

part of the process? 
 
Property owners, Fish First, CPU, school districts, land holders, Cowlitz Tribe, 
WSDOT, and FWHA. 
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STAKEHOLDER INTERVIEW QUESTIONS 
 
Stakeholder Information:      Date of interview:  April 22, 2009 
Name:  Steve Schulte and Mike Mabry   Representing: Clark County 
Transportation 
Mailing address:  PO Box 9810, Vancouver, WA 98666 
Phone: 360-397-6118             Email: steve.schulte@clark.wa.gov 
 
Background: 
The City of La Center is moving forward with sub-area planning for the La Center 
Junction with the I-5 freeway with the goals of increasing job creation and diversifying 
the local economy.  The sub-area plan (SAP) will provide a roadmap for development in 
the area that is consistent with the vision and long term goals of the City and the 
property owners in the area. The public and agency involvement will begin early in the 
process and continue throughout the project to keep communication lines open, 
address issues when they are still small, and give the community the opportunity to 
participate in the process to develop a sub-area plan. The re will be multiple outreach 
activities that give everyone who wants to participate an opportunity to do so. 

You are being interviewed because you have a stake in the project. We are asking for 
input from local government, businesses, property owners, and residents in and around 
the project area. We want to be sure we fully understand the vision for and needs of the 
junction and know the effects the project might have on the community and the 
surrounding area. When the interviews are finished, the responses will be summarized 
for public use. The project team will compile all the answers, analyze the responses, 
and provide recommendations based on the comments given in the interviews. This 
information will be given to the City of La Center in a formal report. 

1.  What will you be doing and where will you be living in 5 years?  In 20 years? 
 
Steve - For the next 5 years, he’ll doesn’t plan to move and will continue to be 
the Transportation Manager for Clark County Public Works.  In 20 years, he will 
likely be retired and may build on property in Olympia or continue living in 
Vancouver.  

 
2.   What do you want to see developed on your property?  What do you think will 

actually develop and why? 
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 He does not own property at the Junction.   
 
3. Do you have a master plan for the area and how will the project(s) be paid for?  

Do you have any capital facilities projects planned in the next 5 to 20 years?  
Which of those projects is funded?  

 
 La Center UGA and County comp plan was developed and adopted based on 

what was requested.  The County arterial atlas shows the County’s interests.  
There are some side issues with roads near the north of the East Fork of the 
Lewis River.  The bridge across the East Fork of the Lewis River was rebuilt.  
There are very little if any capital facilities planed for the area.    

 
4. Are you aware of any current plans for development at the La Center Junction at 

the I-5 freeway?  
 
 The Cowlitz casino proposal.  
 
5. What would you like to see being developed at the junction in the next 5 years?  

The next 20 years? 
 
 In 5 years, defer to the community and the commissioners.  The County doesn’t 

have a plan other than the comp plan. 
 
6. What opportunities for development at the junction do you see? 
 
 The casino would spawn development and drive the interchange development.  

The area is zoned for industrial to get employment base.  They hope that it 
doesn’t start out trying for industrial and end up as retail.   

 
7. What are the constraints to achieving those opportunities and the vision for the 

area?  Are you aware of any rules, regulations, or laws in place that are 
constraining development in that area?  If so, what changes, if any, will need to 
be made? 

  
There is currently no sewer.  Travel models suggest a 2nd bridge and would be 
necessary which will increase costs and funding needs.  Geography shows there 
is rail and the Refuge to the west, the river to the north, and the freeway to the 
east.  It is landlocked except to the south but there is not a great road system 
and the current interchange is a constraint. Concurrency, roads, safety standards 
are not big constraints, but critical areas could be.  With time, the City will annex 
and deal with land use rules.  There is a very small population in UGB similar to 
Ridgefield.  The investment could be in sewer treatment plant, road 
improvements, and the population is small to help pay for investment not just 
through fees.   
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8.  What are your top three highest concerns or top three priorities that should be 
considerations as development planning for the area proceeds forward?  (i.e. job 
creation, traffic congestion, public safety, environment, etc.)   

 
1. Interchange inadequacy – with the potential for growth and traffic from the 
casino, signalization, only having two lanes, and needing to split out frontage 
roads will be issues 2. Better road circulation in the south  3. East Fork of the 
Lewis River – wildlife areas and lands for protection  

 
9.  Do you have any environmental issues or concerns with respect to development 

of the La Center Junction at the I-5 interchange?  What about outside the 
immediate area? 

 
 There are steep ravines.  Look at critical areas map and there are tributaries to 

the East Fork of the Lewis River.  It will depend on what goes in.  A second 
bridge may be needed as a bypass route for traffic is probable.  The 20 year 
demand model currently shows the Timmen Spencer road failure to function as a 
bypass route without improvements. 

 
10.   What should we be aware of in downtown La Center that is important to 

remember when we are planning for development at the junction? 
 

There is not great traffic circulation.   
 
11. What can the city be doing that they are not currently doing to preserve La 

Center’s appeal?   
 
 Not much connection to the county, so they are unsure what to suggest. 
 
12. Who are the stakeholders that you believe absolutely must be involved in this 

part of the process? 
 
WSDOT, Cowlitz Tribe, recreational/fishing groups, Fish First, property owners, 
and Port of Ridgefield. 
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STAKEHOLDER INTERVIEW QUESTIONS 
 
Stakeholder Information:      Date of interview:  April 22, 2009 
Name:  Dick Siegel and Don Rhoads Representing: The Convenience Group 
Mailing address:  PO Box 5889, Vancouver, WA  98668 
Phone: 360-892-2878             Email: info@theconveniencegroup.com 
 
Background: 
The City of La Center is moving forward with sub-area planning for the La Center 
Junction with the I-5 freeway with the goals of increasing job creation and diversifying 
the local economy.  The sub-area plan (SAP) will provide a roadmap for development in 
the area that is consistent with the vision and long term goals of the City and the 
property owners in the area. The public and agency involvement will begin early in the 
process and continue throughout the project to keep communication lines open, 
address issues when they are still small, and give the community the opportunity to 
participate in the process to develop a sub-area plan. The re will be multiple outreach 
activities that give everyone who wants to participate an opportunity to do so. 

You are being interviewed because you have a stake in the project. We are asking for 
input from local government, businesses, property owners, and residents in and around 
the project area. We want to be sure we fully understand the vision for and needs of the 
junction and know the effects the project might have on the community and the 
surrounding area. When the interviews are finished, the responses will be summarized 
for public use. The project team will compile all the answers, analyze the responses, 
and provide recommendations based on the comments given in the interviews. This 
information will be given to the City of La Center in a formal report. 

1.  What will you be doing and where will you be living in 5 years?  In 20 years? 
 
Infrastructure affects development and can make it hard to plan.  If the 
infrastructure was there, then they would do a ground up development consistent 
with current development to provide more amenities, restaurant, and have more 
product mix at current site.  They have 5 acres currently and it is already at its 
highest and best use.  It won’t likely change and will stay commercial however 
with the right business environment, would expand core business.  They are 
happy with the current use but would expand and upgrade it.  They want to build 
it and have diverse enough use to keep competitors out. 
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2.   What do you want to see developed on your property?  What do you think will 
actually develop and why? 

  
 Actual development can’t really happen without infrastructure.  They will continue 

their business model until their wish list is capable of being developed.   
 
3. Do you have a master plan for the area and how will the project(s) be paid for?  

Do you have any capital facilities projects planned in the next 5 to 20 years?  
Which of those projects is funded?  

 
 No vision for the area, but see the Junction looking a lot like the Ridgefield 

Junction with industrial, commercial, and maybe a casino.  They hope to see 
what Port of Ridgefield has done on the southeast corner with more mixed use 
and highest and best use.  Zoning will accommodate and have some agricultural 
lands.  Look at comp plan, land use plan, and vision for the area.  There will be a 
retail component, grocery store, etc. but that could happen at the Ridgefield 
Junction too.  There is not a lot of retail at the Ridgefield Junction but they don’t 
think outlet stores will work as the highest and best use either.  They suggest 
going towards manufacturing/industrial jobs with good wages.  Because most of 
the population works outside of La Center, travel is important.  They invested $1 
Million in the remodeling the store in 2006 and are committed to the area and 
want to be good stewards. 

 
4. Are you aware of any current plans for development at the La Center Junction at 

the I-5 freeway?  
 
 No, but there are parties that are kicking the tires.  The Colfs, Heikkala, and 

others have opportunities, critical mass, and infrastructure. 
 
5. What would you like to see being developed at the junction in the next 5 years?  

The next 20 years? 
 
 If there is no casino, then commercial/industrial park campus to provide 

employment with living wage jobs.  Energy, CTED, and federal funds to develop 
jobs there.  I-5 is important to the corridor like at the Port of Ridgefield, but don’t 
forget to feed the downtown of La Center.  In 20 years, development on both 
sides of the freeway and bridge the gap between Longview/Kelso and Vancouver 
mostly as commercial/industrial development.  Woodland has retail without the 
population and La Center has population without retail.  The casino could be a 
game changer for the whole corridor because of the multiplier effect on other 
businesses, lodging, hospitality, etc. 

 
6. What opportunities for development at the junction do you see? 
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 Not agriculture.  Possibly, utilities are needed. If you can move a utility, either 
extend La Center or Clark water treatment.  The hospital may expand there but it 
depends on population growth. 

 
7. What are the constraints to achieving those opportunities and the vision for the 

area?  Are you aware of any rules, regulations, or laws in place that are 
constraining development in that area?  If so, what changes, if any, will need to 
be made? 

  
City and county leaders should design development consistent with needs.  
Constraints impede development.  Constraints such as utilities, zoning, 
permitting, impact fees, etc.  The bureaucracy and permits should be streamlined 
to encourage development.  A tax base that is permanent and increases over 
time is desirable. Change the rules about conditional use permits.  The rules 
make it hard and the developer ends up rethinking the project because of the 
level of fees.  Having the City and County working together is important too. 

 
8.  What are your top three highest concerns or top three priorities that should be 

considerations as development planning for the area proceeds forward?  (i.e. job 
creation, traffic congestion, public safety, environment, etc.)   

 
They have the only retail zoning in the subarea for the specific use.  Make sure 
zoning is appropriate and consider the current businesses and demand for future 
needs.  Consider traffic and road improvements and the effect on business.  
Preserve the integrity of what is there now to be there in the future too.  Have the 
appropriate ingress and egress and work to mitigate if there is an affect.   1. 
Transportation changes that affect the area  2. Taxing authorities  3. Competition 

 
9.  Do you have any environmental issues or concerns with respect to development 

of the La Center Junction at the I-5 interchange?  What about outside the 
immediate area? 

 
 The East Fork of the Lewis River is a concern.  Mitigate with the permit process.  

Their business sells petroleum products so they are under the DOE and EPA 
microscope but do not wish to have the rules of engagement constantly changed.  
Synergy needs to be part of the plan to ensure that the multiplier effect is there to 
support the anchor business similar to the Ridgefield Junction. 

 
10.   What should we be aware of in downtown La Center that is important to 

remember when we are planning for development at the junction? 
 

The downtown card rooms are the tax base now. If the City can get annexation, 
then they can diversify the tax bases.  Look at ways to generate revenue without 
gambling.  La Center is a diamond for using old and new history like Sisters, 
Oregon.  History and new construction can be unique looking.   
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11. What can the city be doing that they are not currently doing to preserve La 
Center’s appeal?   

 
 There was a downtown plan for La Center to preserve current integrity of the 

town.  Which way to do expansion?  If the annexation to the Junction goes 
through, then it can be all business and industry west of town.  The downtown 
can be whatever you want.  Downtown La Center won’t boom while areas near 
there are booming. Residential development would be difficult to do to the north 
and south.  Downtown quality of life should include arts, music, coffee, places to 
get a meal and give people the opportunity not to drive far to work. 

 
12. Who are the stakeholders that you believe absolutely must be involved in this 

part of the process? 
 
Skip Carlson, Craig Landon, Colfs & Roy Heikkala, Cowlitz Tribe and casinos, 
and City Council.  There needs to be more cooperation to head in one direction 
and work with the community to develop a model for business.  
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City of La Center Sub Area Plan 
                      

STAKEHOLDER INTERVIEW QUESTIONS 
 
Stakeholder Information:      Date of interview:  April 21, 2009 
Name:  Kelly Sills        Representing: Clark County  
Mailing address:  PO Box 5000, Vancouver, WA 98666 
Phone: 360-397-2232                  Email: kelly.sills@clark.wa.gov 
 
Background: 
The City of La Center is moving forward with sub-area planning for the La Center 
Junction with the I-5 freeway with the goals of increasing job creation and diversifying 
the local economy.  The sub-area plan (SAP) will provide a roadmap for development in 
the area that is consistent with the vision and long term goals of the City and the 
property owners in the area. The public and agency involvement will begin early in the 
process and continue throughout the project to keep communication lines open, 
address issues when they are still small, and give the community the opportunity to 
participate in the process to develop a sub-area plan. The re will be multiple outreach 
activities that give everyone who wants to participate an opportunity to do so. 

You are being interviewed because you have a stake in the project. We are asking for 
input from local government, businesses, property owners, and residents in and around 
the project area. We want to be sure we fully understand the vision for and needs of the 
junction and know the effects the project might have on the community and the 
surrounding area. When the interviews are finished, the responses will be summarized 
for public use. The project team will compile all the answers, analyze the responses, 
and provide recommendations based on the comments given in the interviews. This 
information will be given to the City of La Center in a formal report. 

1.  What will you be doing and where will you be living in 5 years?  In 20 years? 
 
In 5 years, working for the Clark County government and living in the City of 
Vancouver and in 20 years, he’ll be retired but not sure where he’ll be living. 

 
2.   What do you want to see developed on your property?  What do you think will 

actually develop and why? 
  
 Not applicable. 
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3. Do you have a master plan for the area and how will the project(s) be paid for?  
Do you have any capital facilities projects planned in the next 5 to 20 years?  
Which of those projects is funded?  

 
 Not applicable. 
 
4. Are you aware of any current plans for development at the La Center Junction at 

the I-5 freeway?  
 
 Cowlitz casino.  
 
5. What would you like to see being developed at the junction in the next 5 years?  

The next 20 years? 
 
 The Cowlitz casino will likely be more of a plus for the area than a minus.  

Otherwise, office and research campus development with some supporting high-
end retail.   

 
6. What opportunities for development at the junction do you see? 
 
 Same. Professional and business services, light manufacturing, some limited 

high-end retail, and coordination with possible casino. 
 
7. What are the constraints to achieving those opportunities and the vision for the 

area?  Are you aware of any rules, regulations, or laws in place that are 
constraining development in that area?  If so, what changes, if any, will need to 
be made? 

  
Capital development and credit are currently limited. May be critical lands issues.  
Costs of transportation are a concern for outlying communities.  

 
8.  What are your top three highest concerns or top three priorities that should be 

considerations as development planning for the area proceeds forward?  (i.e. job 
creation, traffic congestion, public safety, environment, etc.)   

 
1. Quality jobs not just jobs  2. Research and development or business 
park/office land use 3. Economic diversification but within growth industries 

 
9.  Do you have any environmental issues or concerns with respect to development 

of the La Center Junction at the I-5 interchange?  What about outside the 
immediate area? 

 
 Unknown. 
 
10.   What should we be aware of in downtown La Center that is important to 

remember when we are planning for development at the junction? 
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Clearly there is a distance issue.  If focus shifts to the Junction, then the 
traditional downtown will lose current focus.  However, there are still 
opportunities in being “quaint” or “charming”. 

 
11. What can the city be doing that they are not currently doing to preserve La 

Center’s appeal?   
 
 Need basic infrastructure especially roads and sewers.  Look at Carmel, 

California as an example. 
 
12. Who are the stakeholders that you believe absolutely must be involved in this 

part of the process? 
 
Cowlitz Tribe – it is not wise to ignore the largest landowner at the Junction.  Also 
school districts of La Center and Ridgefield. 
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City of La Center Sub Area Plan 
                      

STAKEHOLDER INTERVIEW QUESTIONS 
 
Stakeholder Information:      Date of interview:  May 1, 2009 
Name:  Bob Smith    Representing: La Center City Council 
Mailing address:  214 E. 4th Street, La Center, WA 98629 
Phone: 360-263-2142           Email: bob.smith@ci.lacenter.wa.us 
 
Background: 
The City of La Center is moving forward with sub-area planning for the La Center 
Junction with the I-5 freeway with the goals of increasing job creation and diversifying 
the local economy.  The sub-area plan (SAP) will provide a roadmap for development in 
the area that is consistent with the vision and long term goals of the City and the 
property owners in the area. The public and agency involvement will begin early in the 
process and continue throughout the project to keep communication lines open, 
address issues when they are still small, and give the community the opportunity to 
participate in the process to develop a sub-area plan. The re will be multiple outreach 
activities that give everyone who wants to participate an opportunity to do so. 

You are being interviewed because you have a stake in the project. We are asking for 
input from local government, businesses, property owners, and residents in and around 
the project area. We want to be sure we fully understand the vision for and needs of the 
junction and know the effects the project might have on the community and the 
surrounding area. When the interviews are finished, the responses will be summarized 
for public use. The project team will compile all the answers, analyze the responses, 
and provide recommendations based on the comments given in the interviews. This 
information will be given to the City of La Center in a formal report. 

1.  What will you be doing and where will you be living in 5 years?  In 20 years? 
 
For the next 5 years, he’ll be right where he’s at unless he wins the lottery.  In 20 
years, he will retire but not sure where. 

 
2.   What do you want to see developed on your property?  What do you think will 

actually develop and why? 
  
 He does not own property at the Junction.   
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3. Do you have a master plan for the area and how will the project(s) be paid for?  
Do you have any capital facilities projects planned in the next 5 to 20 years?  
Which of those projects is funded?  

 
 No.  The City cannot afford to give tax breaks to developers as incentives but 

needs to be competitive.  
 
4. Are you aware of any current plans for development at the La Center Junction at 

the I-5 freeway?  
 
 The Cowlitz casino.  
 
5. What would you like to see being developed at the junction in the next 5 years?  

The next 20 years? 
 
 Jobs are needed and something that generates more jobs.  There also needs to 

be revenue generated for the City.  Production versus services.  Manufacturing, 
cars, or some green business type but not really high tech.  In 20 years, 
manufacturing could be developed.  The recession has set the City back about 
10 years so now they are focusing on survival not expansion.   

 
6. What opportunities for development at the junction do you see? 
 
 Realistically, in the current area the opportunity is limited in the current area that 

is under City ownership.  Most of the rest of it is not owned by the City so it is 
premature to plan for it.  The City should only be planning for what is has and 
needs, and get good data, not just a wish list, and make a compelling case.   

 
7. What are the constraints to achieving those opportunities and the vision for the 

area?  Are you aware of any rules, regulations, or laws in place that are 
constraining development in that area?  If so, what changes, if any, will need to 
be made? 

  
Amount of land for development is limited, there are greenways, water issues, 
terrain, etc. The laws to consider changing include land use, agricultural versus 
light industrial/commercial. Changing the laws could tie up the property for a long 
time. 

 
8.  What are your top three highest concerns or top three priorities that should be 

considerations as development planning for the area proceeds forward?  (i.e. job 
creation, traffic congestion, public safety, environment, etc.)   

 
1. Revenue generation  2. Being good stewards of the land  3. Development 
should fit the community and what it wants in terms of the type of industry.  La 
Center is a bedroom community so traffic coordination is an issue.  
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9.  Do you have any environmental issues or concerns with respect to development 
of the La Center Junction at the I-5 interchange?  What about outside the 
immediate area? 

 
 He is not worried because existing regulations will cover it.  Does not have 

environmental concerns outside the area either.  Look at what happened at the 
Salmon Creek exit, the Fairgrounds exit, and 219th.  They will likely develop first 
because there is momentum there.  This will affect the momentum of 
development at the La Center Junction too. 

 
10.   What should we be aware of in downtown La Center that is important to 

remember when we are planning for development at the junction? 
 

No growth opportunities for land in downtown for industrial base.  It sits on a hill 
and a river so don’t congest the traffic in downtown.  Develop at the Junction or 
on La Center Road. 

 
11. What can the city be doing that they are not currently doing to preserve La 

Center’s appeal?   
 
 The City is on the right track and needs to diversify the economy is the best that 

can be done now.  Recruit business that isn’t affected by gaming. The City needs 
to be careful with spending. 

 
12. Who are the stakeholders that you believe absolutely must be involved in this 

part of the process? 
 
Owner of Chips casino not just the other two casinos, land owners, citizens, 
developer at the La Center/Timmens Road area. 
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City of La Center Sub Area Plan 
                      

STAKEHOLDER INTERVIEW QUESTIONS 
 
Stakeholder Information:      Date of interview:  April 22, 2009 
Name:  Marty Snell        Representing: Clark County Community Development  
Mailing address:  PO Box 5000, Vancouver, WA  98666 
Phone: 360-397-2375           Email: marty.snell@clark.wa.gov 
 
Background: 
The City of La Center is moving forward with sub-area planning for the La Center 
Junction with the I-5 freeway with the goals of increasing job creation and diversifying 
the local economy.  The sub-area plan (SAP) will provide a roadmap for development in 
the area that is consistent with the vision and long term goals of the City and the 
property owners in the area. The public and agency involvement will begin early in the 
process and continue throughout the project to keep communication lines open, 
address issues when they are still small, and give the community the opportunity to 
participate in the process to develop a sub-area plan. The re will be multiple outreach 
activities that give everyone who wants to participate an opportunity to do so. 

You are being interviewed because you have a stake in the project. We are asking for 
input from local government, businesses, property owners, and residents in and around 
the project area. We want to be sure we fully understand the vision for and needs of the 
junction and know the effects the project might have on the community and the 
surrounding area. When the interviews are finished, the responses will be summarized 
for public use. The project team will compile all the answers, analyze the responses, 
and provide recommendations based on the comments given in the interviews. This 
information will be given to the City of La Center in a formal report. 

1.  What will you be doing and where will you be living in 5 years?  In 20 years? 
 
Not applicable. 

 
2.   What do you want to see developed on your property?  What do you think will 

actually develop and why? 
  
 Not applicable.  The county comp plan update has it zoned for industrial and 

commercial.  La Center hopes to attract a mix of employment uses such as office 
campus, business park, flexible industries, commercial, etc. but he is not sure 
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that is viable. Up the I-5 corridor, look at Lacey development north of Martin Way 
near Hawks Prairie as an example and maybe do it on a smaller scale. 

 
3. Do you have a master plan for the area and how will the project(s) be paid for?  

Do you have any capital facilities projects planned in the next 5 to 20 years?  
Which of those projects is funded?  

 
 No.  County had discussion with La Center and Ridgefield, but unfortunately, the 

CTED grant funding disappeared for the area between La Center and Ridgefield.  
Sewer and water are critical.  It is hard to say what is beneficial when sewer rates 
are increased.  The Lacey development was well financed and economic 
development in Lacey did very well. 

 
4. Are you aware of any current plans for development at the La Center Junction at 

the I-5 freeway?  
 
 No, there was interest in the property south of the Cowlitz property, but nothing 

major.  
 
5. What would you like to see being developed at the junction in the next 5 years?  

The next 20 years? 
 
 In 5 years, infrastructure and in 20 years, the plan will be realized with 

commercial, new age/green industrial, retail, mix of uses.  Design to be 
aesthetically pleasing.  Ridgefield used property for warehousing and that would 
be ok for La Center but there are not many jobs in warehousing and the payroll is 
low so La Center may want more medium density employment uses. 

 
6. What opportunities for development at the junction do you see? 
 
 Ridgefield and La Center have natural environmental features to integrate into 

the design.      
 
7. What are the constraints to achieving those opportunities and the vision for the 

area?  Are you aware of any rules, regulations, or laws in place that are 
constraining development in that area?  If so, what changes, if any, will need to 
be made? 

  
Funding is a constraint.  A single interest or a consortium is needed to invest.  
Investors are needed to take the leap, and start with infrastructure.  County 
agriculture land conversion is in court and awaiting a decision too. 

 
8.  What are your top three highest concerns or top three priorities that should be 

considerations as development planning for the area proceeds forward?  (i.e. job 
creation, traffic congestion, public safety, environment, etc.)   
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The casino issue looms large and is a very divisive issue for La Center, Clark 
County, and the region.  If the casino goes in, it could change all the 
development plans there.  If the casino does not go in, then will other 
development be well financed and get infrastructure with the City? 

 
9.  Do you have any environmental issues or concerns with respect to development 

of the La Center Junction at the I-5 interchange?  What about outside the 
immediate area? 

 
 Sewage treatment needs to identify an acceptable outfall.  It probably won’t be 

the East Fork of the Lewis River.  What about the Columbia River?  Ridgefield 
plans to develop out there too so coordination should occur.  Southwest 
Washington Medical Center could be helpful to attract business. 

 
10.   What should we be aware of in downtown La Center that is important to 

remember when we are planning for development at the junction? 
 

Nothing.   
 
11. What can the city be doing that they are not currently doing to preserve La 

Center’s appeal?   
 
 How does any small jurisdiction balance keeping the small town feel and keep an 

eye on growth and achieve balance?  Look at the Camas/Washougal model.   
 
12. Who are the stakeholders that you believe absolutely must be involved in this 

part of the process? 
 
All landowners, Ridgefield, CREDC, chamber, state representatives (state and 
federal funding for infrastructure), city council, commercial office brokers like 
Norris Beggs Simpson, sewer, water, and CPU. 



 

Normandeau Associates, Inc.  Page 91 May 2009 

 
 

City of La Center Sub Area Plan 
                      

STAKEHOLDER INTERVIEW QUESTIONS 
 
Stakeholder Information:      Date of interview:  April 17, 2009 
Name:  Greg Thornton      Representing: City of La Center Planning Commission 
Mailing address:  34401 NW 11th Ave, La Center, WA 98629 
Phone: 360-263-6365                 Email: gregthornton@tds.net 
 
Background: 
The City of La Center is moving forward with sub-area planning for the La Center 
Junction with the I-5 freeway with the goals of increasing job creation and diversifying 
the local economy.  The sub-area plan (SAP) will provide a roadmap for development in 
the area that is consistent with the vision and long term goals of the City and the 
property owners in the area. The public and agency involvement will begin early in the 
process and continue throughout the project to keep communication lines open, 
address issues when they are still small, and give the community the opportunity to 
participate in the process to develop a sub-area plan. The re will be multiple outreach 
activities that give everyone who wants to participate an opportunity to do so. 

You are being interviewed because you have a stake in the project. We are asking for 
input from local government, businesses, property owners, and residents in and around 
the project area. We want to be sure we fully understand the vision for and needs of the 
junction and know the effects the project might have on the community and the 
surrounding area. When the interviews are finished, the responses will be summarized 
for public use. The project team will compile all the answers, analyze the responses, 
and provide recommendations based on the comments given in the interviews. This 
information will be given to the City of La Center in a formal report. 

1.  What will you be doing and where will you be living in 5 years?  In 20 years? 
 
He moved from Virginia to La Center in 2002.  He has a home on a 5 acre lot in 
the La Center city limits.  In 5 years, will be in the same place.  The property may 
be developed years from now.  There is currently UGB litigation going on over 
the agricultural land being converted but he assumes the property will eventually 
be developed. 

 
2.   What do you want to see developed on your property?  What do you think will 

actually develop and why? 
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 His property will likely stay zoned residential.  The school district bought property 
at Bolen and when the school develops it then there may be more housing and 
there may be a small community near there someday. 

 
3. Do you have a master plan for the area and how will the project(s) be paid for?  

Do you have any capital facilities projects planned in the next 5 to 20 years?  
Which of those projects is funded?  

 
 Master plan with the City and the developers are supposed to pay for 

development.  Not aware of a capital facilities plan project for now.  The City is 
working on this now.  The City has funded the sewer treatment plant, some small 
roads and Breezey Creek will be done through parks and recreation. 

 
4. Are you aware of any current plans for development at the La Center Junction at 

the I-5 freeway?  
 
 No, other than the proposed casino.   
 
5. What would you like to see being developed at the junction in the next 5 years?  

The next 20 years? 
 
 Awaiting the decision on the casino.  If there is a casino, then there could be 

industrial, commercial, retail, grocery stores.  Jobs are needed especially for the 
younger population.  In 20 years, there could be potential for being absorbed by 
the urban sprawl of Vancouver.   

 
6. What opportunities for development at the junction do you see? 
 
 Light industrial, retail, or commercial.  The Southwest Washington Medical 

Center development nearby may drive professional development in the area.  
The City would prefer no big box type stores because they are big buildings with 
few employees so development should be steered toward a business campus 
model. 

 
7. What are the constraints to achieving those opportunities and the vision for the 

area?  Are you aware of any rules, regulations, or laws in place that are 
constraining development in that area?  If so, what changes, if any, will need to 
be made? 

  
Use planning process to drive zoning to implement the vision and coordinate the 
vision with regulations.  The current zoning is an issue for the comp plan. 

 
8.  What are your top three highest concerns or top three priorities that should be 

considerations as development planning for the area proceeds forward?  (i.e. job 
creation, traffic congestion, public safety, environment, etc.)   
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1. Jobs  2. Type of development  3. Prioritization  
 
9.  Do you have any environmental issues or concerns with respect to development 

of the La Center Junction at the I-5 interchange?  What about outside the 
immediate area? 

 
 Nothing current environmental laws can’t address. 
 
10.   What should we be aware of in downtown La Center that is important to 

remember when we are planning for development at the junction? 
 

Traffic needs to be monitored and dealt with.  Parking with a casino and without a 
casino is an issue too. 

 
11. What can the city be doing that they are not currently doing to preserve La 

Center’s appeal?   
 
 The City is doing a good job and has a good tax base.  Spend the reserves 

especially if there is a strong revenue base from card room revenue.  The parks 
are important, baseball fields need repair and improvements, more recreation is 
needed. 

 
12. Who are the stakeholders that you believe absolutely must be involved in this 

part of the process? 
 
 Business owners, government agencies, police department, fire department. 



 

Normandeau Associates, Inc.  Page 94 May 2009 

 
 

City of La Center Sub Area Plan 
                      

STAKEHOLDER INTERVIEW QUESTIONS 
 
Stakeholder Information:      Date of interview:  April 27, 2009 
Name:  Linda Tracy        Representing: City of La Center, City Council 
Mailing address:  214 E. 4th Street, La Center, WA  98629 
Phone: 360-263-6890     Email: ltracy@ci.lacenter.wa.us 
 
Background: 
The City of La Center is moving forward with sub-area planning for the La Center 
Junction with the I-5 freeway with the goals of increasing job creation and diversifying 
the local economy.  The sub-area plan (SAP) will provide a roadmap for development in 
the area that is consistent with the vision and long term goals of the City and the 
property owners in the area. The public and agency involvement will begin early in the 
process and continue throughout the project to keep communication lines open, 
address issues when they are still small, and give the community the opportunity to 
participate in the process to develop a sub-area plan. The re will be multiple outreach 
activities that give everyone who wants to participate an opportunity to do so. 

You are being interviewed because you have a stake in the project. We are asking for 
input from local government, businesses, property owners, and residents in and around 
the project area. We want to be sure we fully understand the vision for and needs of the 
junction and know the effects the project might have on the community and the 
surrounding area. When the interviews are finished, the responses will be summarized 
for public use. The project team will compile all the answers, analyze the responses, 
and provide recommendations based on the comments given in the interviews. This 
information will be given to the City of La Center in a formal report. 

1.  What will you be doing and where will you be living in 5 years?  In 20 years? 
 
It depends on the Cowlitz Tribe casino development.  Her husband does 
marketing and promotion for casinos.  They located here because of association 
with the card room casinos.  She and her husband see themselves living here for 
the next 5 years.  If the Cowlitz casino is built, then they are not sure about their 
long term plans.  In 20 years, they do not anticipate being here, but could 
potentially pass their property on to other family members or sell the property. 

 
2.   What do you want to see developed on your property?  What do you think will 

actually develop and why? 
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 They have a home with 2 lots. It’s about a 15,000 square foot lot but they don’t 

anticipate having any additional development on the lot. 
 
3. Do you have a master plan for the area and how will the project(s) be paid for?  

Do you have any capital facilities projects planned in the next 5 to 20 years?  
Which of those projects is funded?  

 
 Not aware of a master plan or capital facilities plan.  La Center has 5 properties 

in the NE corner and are awaiting the Cowlitz decision in order to know what’s 
going on. 

 
4. Are you aware of any current plans for development at the La Center Junction at 

the I-5 freeway?  
 
 No. 
 
5. What would you like to see being developed at the junction in the next 5 years?  

The next 20 years? 
 
 More commercial than industrial.  We want the kind of commercial and industrial 

that people will need and continue to need in the future, not just high tech (that 
changes daily).  In 20 years, there could be gas stations, restaurants, a water 
park, recreational facilities, and do things here that can’t necessarily be done 
elsewhere like family recreation, indoor skiing, etc.  

 
6. What opportunities for development at the junction do you see? 
 
 What are all the options to choose from?  We need good commercial 

development, good paying jobs for families to live and work in La Center. There 
is concern that the casino will hire people from other parts of the world.  La 
Center doesn’t currently have affordable housing, but she is unsure that 
affordable housing is desired. 

 
7. What are the constraints to achieving those opportunities and the vision for the 

area?  Are you aware of any rules, regulations, or laws in place that are 
constraining development in that area?  If so, what changes, if any, will need to 
be made? 

  
La Center doesn’t have control of the land and has already done planning for this 
so it seems like a duplication of effort.  Need to find the best option for La Center 
to benefit from traffic going up and down the freeway.  La Center does not prefer 
development of Dollar Tree type business at the Junction.  Again, La Center 
doesn’t have the property in ownership yet.  Why make is shovel ready without a 
customer waiting?  The City is not ok with the Cowlitz casino project.  Why put 
millions of dollars into developing the property and then just wait for a business 
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or industry to come?  There are zoning constraints.  We also have wetlands, 
ravines, endangered salmon in the East Fork of the Lewis River, bald eagles, 
and the Refuge.  Make people aware of the constraints and limitations of the 
area, zoning, and the GMA Hearings Board. 

 
8.  What are your top three highest concerns or top three priorities that should be 

considerations as development planning for the area proceeds forward?  (i.e. job 
creation, traffic congestion, public safety, environment, etc.)   

 
1. Build it to last and to provide jobs to benefit the City of La Center and North 
Clark County.  2. Diversify the economy with mixed use, commercial, and 
residential. 

 
9.  Do you have any environmental issues or concerns with respect to development 

of the La Center Junction at the I-5 interchange?  What about outside the 
immediate area? 

 
 As said before, the GMA zoning issues related to agricultural land.  Stormwater 

run-off is a huge concern.  Where will the outfall for sewer go?  The interchange 
would need to be redone because there will be an awful impact to traffic for 
people leaving or coming and the current bridge won’t last.   

 
10.   What should we be aware of in downtown La Center that is important to 

remember when we are planning for development at the junction? 
 

Don’t see any current issues.  The City people eat here but they don’t shop here.  
Not really competing for business. 

 
11. What can the city be doing that they are not currently doing to preserve La 

Center’s appeal?   
 
 The City should not be spending money.  Instead the funds should be given to 

help the people of La Center.  Downtown revitalization or youth project to 
stimulate the La Center economy and provide for the La Center people instead of 
spending funding on sewer.  When times are tough, you need to give something 
to people. 

 
12. Who are the stakeholders that you believe absolutely must be involved in this 

part of the process? 
 
 Business owners, the City of La Center, and staff.  
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City of La Center Sub Area Plan 
                      

STAKEHOLDER INTERVIEW QUESTIONS 
 
Stakeholder Information:      Date of interview:  April 30, 2009 
Name:  Troy Van Dinter    Representing: La Center City Council 
Mailing address:  214 E. 4th Street, La Center, WA 98629 
Phone: 360-397-0338             Email: troyv@goldmedalgrp.com 
 
Background: 
The City of La Center is moving forward with sub-area planning for the La Center 
Junction with the I-5 freeway with the goals of increasing job creation and diversifying 
the local economy.  The sub-area plan (SAP) will provide a roadmap for development in 
the area that is consistent with the vision and long term goals of the City and the 
property owners in the area. The public and agency involvement will begin early in the 
process and continue throughout the project to keep communication lines open, 
address issues when they are still small, and give the community the opportunity to 
participate in the process to develop a sub-area plan. The re will be multiple outreach 
activities that give everyone who wants to participate an opportunity to do so. 

You are being interviewed because you have a stake in the project. We are asking for 
input from local government, businesses, property owners, and residents in and around 
the project area. We want to be sure we fully understand the vision for and needs of the 
junction and know the effects the project might have on the community and the 
surrounding area. When the interviews are finished, the responses will be summarized 
for public use. The project team will compile all the answers, analyze the responses, 
and provide recommendations based on the comments given in the interviews. This 
information will be given to the City of La Center in a formal report. 

1.  What will you be doing and where will you be living in 5 years?  In 20 years? 
 
For the next 5 years, he’ll be living in La Center and working.  In 20 years, he will 
likely be living in La Center and working too. 

 
2.   What do you want to see developed on your property?  What do you think will 

actually develop and why? 
  
 He does not own property at the Junction.  His property is in La Center and is a 

single home on a lot. 
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3. Do you have a master plan for the area and how will the project(s) be paid for?  
Do you have any capital facilities projects planned in the next 5 to 20 years?  
Which of those projects is funded?  

 
 No.    
 
4. Are you aware of any current plans for development at the La Center Junction at 

the I-5 freeway?  
 
 The Cowlitz casino.  
 
5. What would you like to see being developed at the junction in the next 5 years?  

The next 20 years? 
 
 In a perfect world, in the next 5 years, it would stay as it is.  He would prefer to 

see no development to preserve the small community feel. He does not believe 
the City needs to grow and would like to see the card rooms stay in business as 
the City collects 3 – 3.5 Million in revenue from the card rooms to serve the 
community.  In 20 years, he would like to see a good tax base for the community, 
perhaps a car dealership. 

 
6. What opportunities for development at the junction do you see? 
 
 Retail, sales, like other exits.  Perhaps an outlet mall.   
 
7. What are the constraints to achieving those opportunities and the vision for the 

area?  Are you aware of any rules, regulations, or laws in place that are 
constraining development in that area?  If so, what changes, if any, will need to 
be made? 

  
There may be some environmental issues related to the river and need to keep 
the river pristine.  There is buildable land and environmental issues with water 
flow to the river, a landfill, and getting sewer and services to the area. 

 
8.  What are your top three highest concerns or top three priorities that should be 

considerations as development planning for the area proceeds forward?  (i.e. job 
creation, traffic congestion, public safety, environment, etc.)   

 
1. Find high tax base companies and environmentally friendly companies 2. Only 
have a small piece of land to work with currently.  

 
9.  Do you have any environmental issues or concerns with respect to development 

of the La Center Junction at the I-5 interchange?  What about outside the 
immediate area? 

 
 Landfill or Carlson property, river, and wetlands. 



 

Normandeau Associates, Inc.  Page 99 May 2009 

 
10.   What should we be aware of in downtown La Center that is important to 

remember when we are planning for development at the junction? 
 

Try not to take away from downtown. What little is there has appeal and it’s a 
quaint community so it should be preserved. 

 
11. What can the city be doing that they are not currently doing to preserve La 

Center’s appeal?   
 
 Slow down growth. 
 
12. Who are the stakeholders that you believe absolutely must be involved in this 

part of the process? 
 
Card rooms, current business owners, Roy Heikkala, Don Rhoads, different 
business owners, CREDC, and the Port of Ridgefield. 
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City of La Center Sub Area Plan 
                      

STAKEHOLDER INTERVIEW QUESTIONS 
 
Stakeholder Information:      Date of interview:  April 22, 2009 
Name:  Ron Wierenga  Representing: Clark County Clean Water and Stormwater  
Mailing address:  PO Box 9810, Vancouver, WA  98666 
Phone: 360-397-6118           Email: ron.wierenga@clark.wa.gov 
 
Background: 
The City of La Center is moving forward with sub-area planning for the La Center 
Junction with the I-5 freeway with the goals of increasing job creation and diversifying 
the local economy.  The sub-area plan (SAP) will provide a roadmap for development in 
the area that is consistent with the vision and long term goals of the City and the 
property owners in the area. The public and agency involvement will begin early in the 
process and continue throughout the project to keep communication lines open, 
address issues when they are still small, and give the community the opportunity to 
participate in the process to develop a sub-area plan. The re will be multiple outreach 
activities that give everyone who wants to participate an opportunity to do so. 

You are being interviewed because you have a stake in the project. We are asking for 
input from local government, businesses, property owners, and residents in and around 
the project area. We want to be sure we fully understand the vision for and needs of the 
junction and know the effects the project might have on the community and the 
surrounding area. When the interviews are finished, the responses will be summarized 
for public use. The project team will compile all the answers, analyze the responses, 
and provide recommendations based on the comments given in the interviews. This 
information will be given to the City of La Center in a formal report. 

1.  What will you be doing and where will you be living in 5 years?  In 20 years? 
 
Not applicable. 

 
2.   What do you want to see developed on your property?  What do you think will 

actually develop and why? 
  
 He is responsible only for stormwater, not planning.  It is a commercial area at 

the interchange.  
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3. Do you have a master plan for the area and how will the project(s) be paid for?  
Do you have any capital facilities projects planned in the next 5 to 20 years?  
Which of those projects is funded?  

 
 No. He just manages stormwater issues. 
 
4. Are you aware of any current plans for development at the La Center Junction at 

the I-5 freeway?  
 
 The Cowlitz casino but there is a lot of land for commercial development.  
 
5. What would you like to see being developed at the junction in the next 5 years?  

The next 20 years? 
 
 He has no opinion on the land use, but the commercial and community use is 

important.  As far as infrastructure goes, he would like to see a master plan 
approach for managing stormwater, especially for impervious surfaces.  Try to be 
sustainable, manageable, and not degrade the East Fork of the Lewis River and 
Gee Creek.  Focus on long term for infrastructure. 

 
6. What opportunities for development at the junction do you see? 
 
 Commercial, but he hasn’t seen the plan for parks and recreation.      
 
7. What are the constraints to achieving those opportunities and the vision for the 

area?  Are you aware of any rules, regulations, or laws in place that are 
constraining development in that area?  If so, what changes, if any, will need to 
be made? 

  
Environmental constraints include impacts to habitat, sensitive areas, hydrology, 
and meeting current environmental regulations.  Funding is also a constraint.  
Community support for a vision for the area is important.  If the City and County 
are going to pay for it, they need buy-in. 

 
8.  What are your top three highest concerns or top three priorities that should be 

considerations as development planning for the area proceeds forward?  (i.e. job 
creation, traffic congestion, public safety, environment, etc.)   

 
1. Environment – consider low impact development or master plan for the area 
2. Traffic potentially related to public safety. 

 
9.  Do you have any environmental issues or concerns with respect to development 

of the La Center Junction at the I-5 interchange?  What about outside the 
immediate area? 
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 Stormwater run-off into sensitive water bodies.  Outside the area, not really much 
concern though. 

 
10.   What should we be aware of in downtown La Center that is important to 

remember when we are planning for development at the junction? 
 

La Center has small town, rural feel and should preserve as the focal point 
unless City government and main businesses move out to the Junction.  Some of 
the quaintness could be lost.   

 
11. What can the city be doing that they are not currently doing to preserve La 

Center’s appeal?   
 
 Slow down growth. 
 
12. Who are the stakeholders that you believe absolutely must be involved in this 

part of the process? 
 
County transportation, community development, RTC, landowners, and 
landowners in La Center, school districts especially if costs will increase, Friends 
of the East Fork. 
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City of La Center Sub Area Plan 
                      

STAKEHOLDER INTERVIEW QUESTIONS 
 
Stakeholder Information:      Date of interview:  May 22, 2009 
Name:  Sharon Zimmerman & Ken Burgstahler  Representing: WSDOT 
Mailing address:  PO Box 1709, Vancouver, WA 98668 
Phone: 360-905-2082                    Email: zimmesh@wsdot.wa.gov 
 
Background: 
The City of La Center is moving forward with sub-area planning for the La Center 
Junction with the I-5 freeway with the goals of increasing job creation and diversifying 
the local economy.  The sub-area plan (SAP) will provide a roadmap for development in 
the area that is consistent with the vision and long term goals of the City and the 
property owners in the area. The public and agency involvement will begin early in the 
process and continue throughout the project to keep communication lines open, 
address issues when they are still small, and give the community the opportunity to 
participate in the process to develop a sub-area plan. The re will be multiple outreach 
activities that give everyone who wants to participate an opportunity to do so. 

You are being interviewed because you have a stake in the project. We are asking for 
input from local government, businesses, property owners, and residents in and around 
the project area. We want to be sure we fully understand the vision for and needs of the 
junction and know the effects the project might have on the community and the 
surrounding area. When the interviews are finished, the responses will be summarized 
for public use. The project team will compile all the answers, analyze the responses, 
and provide recommendations based on the comments given in the interviews. This 
information will be given to the City of La Center in a formal report. 

1.  What will you be doing and where will you be living in 5 years?  In 20 years? 
 
Not applicable. 

 
2.   What do you want to see developed on your property?  What do you think will 

actually develop and why? 
  
 Not applicable. 
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3. Do you have a master plan for the area and how will the project(s) be paid for?  
Do you have any capital facilities projects planned in the next 5 to 20 years?  
Which of those projects is funded?  

 
 Not applicable. 
 
4. Are you aware of any current plans for development at the La Center Junction at 

the I-5 freeway?  
 
 WSDOT is aware of the Cowlitz Tribe’s proposed casino.  
 
5. What would you like to see being developed at the junction in the next 5 years?  

The next 20 years? 
 
 See response to question 6 below.   
 
6. What opportunities for development at the junction do you see? 
 
 WSDOT supports the economic development and long term growth of Clark 

County, and the cities within it. However, approval of developments by local 
jurisdictions having land use authority often has significant impacts on state 
transportation facilities. A recurring issue for WSDOT has been capacity or 
safety problems resulting from large developments near interchanges. These 
problems will have a negative effect on the property within the subarea, as well 
as the overall health of the community. Therefore, WSDOT recommends that the 
city work with us throughout the planning process, in order to identify potential 
impacts to the state highway system and nearby roads, and find solutions to 
mitigate these impacts. 

 
7. What are the constraints to achieving those opportunities and the vision for the 

area?  Are you aware of any rules, regulations, or laws in place that are 
constraining development in that area?  If so, what changes, if any, will need to 
be made? 

  
Capacity and safety are the primary concerns of WSDOT. A comprehensive 
circulation plan of this area is necessary. The circulation plan should be 
designed such that Interstate 5 will not be needed for local circulation. This plan 
should include a connector road between La Center and Ridgefield. It should 
address pedestrian and bicycle connectivity, and be able to comply with ADA 
requirements. The locations of existing frontage roads with NW La Center Road 
and NW 319th Street are too close to the interchange ramp terminals. Access 
control to NW La Center Road and NW 319th Street must be extended further 
east and west from the interchange. 
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8.  What are your top three highest concerns or top three priorities that should be 
considerations as development planning for the area proceeds forward?  (i.e. job 
creation, traffic congestion, public safety, environment, etc.)   

 
WSDOT is concerned with the impact development in this area will have to the 
capacity and safety of the I-5 interchange. See our response to Question 6, 
above. 

 
9.  Do you have any environmental issues or concerns with respect to development 

of the La Center Junction at the I-5 interchange?  What about outside the 
immediate area? 

 
 The city should be aware that, depending on what is ultimately built within this 

area, significant improvements may be necessary to the I-5 interchange, to 
maintain safety and the level of service. These improvements may be made in 
cooperation with the Cowlitz Tribe, if the proposed casino is constructed. 
WSDOT is concerned about potential stormwater issues. Approval of the 
Washington State Department of Environment as well as the National Marine 
Fisheries Service may impact improvements to this freeway interchange. There 
may also be cultural resource issues, as well as wetlands that will impact this 
interchange. 
 

10.   What should we be aware of in downtown La Center that is important to 
remember when we are planning for development at the junction? 

 
Not applicable. 

 
11. What can the city be doing that they are not currently doing to preserve La 

Center’s appeal?   
 
 Not applicable. 
 
12. Who are the stakeholders that you believe absolutely must be involved in this 

part of the process? 
 
WSDOT and Regional Transportation Council (RTC) must be involved in the 
planning process. 
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