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ASPEN HEIGHTS 
Pre-Application Narrative 

 
INTRODUCTION 
The Aspen Heights Subdivision proposes to subdivide parcel 258901-
000, approximately 4.38 acres total, into 26 single-family attached 
lots.  The parcel was annexed into the city limits of La Center in 2006.  
The net site area for the project is approximately 3.54 acres after 
public right-of-way dedications are subtracted.  There is an existing 
home along with a detached garage and a barn on site.  The project 
will not be phased.  All future lots will access public local access roads 
in the project.  Individual driveways will provide access to each of the 
new lots.  The parcel is currently zoned LDR-7.5 (low density 
residential).  We are asking for a zone change to MDR-16.  Single 
family large lot residential homes zoned R1-6 are located to the West 
and the North.  Property north and west of the project is under the 
Clark County jurisdiction.  Single family residential subdivisions zoned 
LDR-7.5 are to the East and the South.  Properties to the south and 
east of the project are within the city limits for La Center.  An open 
space/park tract owned by La Center which provides a community trail 
system is located along the southern edge of the project. 
 
The project is also requesting a lifting of the Urban Holding overlay 
from the parcel with the subdivision application.  Details regarding the 
urban holding lift approval criteria are provided later in this narrative. 
 
The minimum lot area allowed in the MDR-16 zone is 1,400 square 
feet.  The minimum lot area proposed is 2,700 square feet.  The 
average lot area proposed is 3,367 sf.  The minimum lot width 
required is 20 feet.  The minimum lot width proposed is 27 feet.  The 
minimum lot depth requirement is 60 feet.  The minimum lot depth 
proposed is 75 feet.       
 
Homes on the future lots are tentatively scheduled to be constructed in 
2017.  The proposed homes will most likely be two story and will 
provide two garage parking spaces as well as two driveway parking 
spaces per lot. 
 
 
ZONE CHANGE 
The site is currently zoned LDR-7.5 (Low Density Residential).  We are 
requesting a zone change to MDR-16 (Medium Density Residential). 
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CRITICAL AREAS 
There are critical areas located on this site.  A tributary to Bolen Creek 
is located on the southern edge of the site.  There are some associated 
wetlands which are directly adjacent to the drainage.  A environmental 
site assessment was performed on the site previously in 2005.  The 
assessment was recently reviewed by the same consulting biologist 
and determined to still be accurate in 2015.  The critical areas 
ordinance for La Center has not changed as it pertains to this project.  
A final critical areas report and mitigation plan will be prepared for the 
preliminary subdivision application.  Buffer averaging is proposed for 
the habitat buffer along with buffer enhancement as necessary to meet 
the critical areas code.  The stormwater facility is proposed to be 
located in the outer 50% of the habitat buffer.  The only development 
proposed within the reduced buffer will be the trail connection from 
Aspen Heights south to the community trail system.  
 
 
STORMWATER 
Stormwater control will conform to the requirements of the La Center  
Code.  Stormwater from the new impervious surfaces will be treated 
by rain gardens, bioswales, wetponds, or other approved bmp’s.  On-
site infiltration will be used where feasible for disposal.  Also other 
approved LID or traditional BMP’s may be used to treat or infiltrate 
stormwater on-site.  There are currently no stormwater facilities on 
site.  There is an existing conveyance ditch along Aspen Avenue on the 
eastern edge of the site.  The on-site soil is predominantly Hillsboro 
loams (HoC), which typically have low to moderate infiltration rates. 
 
 
ROADS AND PARKING 
Aspen Avenue is a public existing 40 foot wide asphalt road within an 
existing 60 foot R.O.W. fronting the eastern edge of the property.  An 
additional 10’ of R.O.W. will be dedicated with this project.  We believe 
it is classified as a minor collector.  New sidewalk, curb and gutter will 
be constructed along the western edge of Aspen Avenue to complete 
the improvements.  The proposed West 19th Circle improvements run 
east and west through the property.  The project will take access off 
Aspen Avenue.  W. 19th Circle will need to be constructed on-site and 
terminate with a temporary cul-de-sac to allow for future development 
to the west.  All on-site public roadway improvements are proposed to 
meet City of La Center standards for local access roadways.  50 feet of 
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public right of way will contain a 32 foot wide asphalt road with 5 foot 
attached sidewalks, planter strips and vertical curb and gutter.  All lots 
will take individual driveway access internally to the project off W. 19th 
Circle.   
 
Two driveway parking stalls and two garage parking stalls will be 
provided for each lot providing at least 4 parking spaces per lot. 
 
 
TRAFFIC 
The existing site has little daily traffic.  One p.m. peak hour trip exists 
from the existing home on-site.  The completed project will generate 
approximately 25 new PM peak hour trips.  Single-family detached 
homes are to be constructed on-site.  A complete traffic study will be 
prepared for the preliminary subdivision application by a traffic 
engineer. 
 
 
WATER & SEWER 
A 12” PVC water line exist in Aspen Avenue.  Water service will be 
supplied by Clark Public Utilities.  Public sewer service is provided by 
City of La Center.  An 8” sewer line exists in Aspen Avenue.  The point 
of connection for this project is at the intersection of Aspen Avenue 
and E 18th Street.  The site will be served by traditional gravity sewer.  
Public gravity sewer and water will be extended through the site and 
stubbed to the west and north.  
 
 
18.190.060 REMOVAL OF UH-10 OVERLAY 
There is currently an Urban Holding zoning overlay on this parcel.  The 
parcel was annexed into the city limits of La Center in 2006 with a 
condition of approval that the urban holding overlay be placed on the 
parcel until the time of development.  This is an additional application 
request and required approval for the project.  La Center municipal 
code section 18.190.060 is quoted below with justification provided by 
the applicant in bold italics.  
The director may remove the UH-10 overlay district, based on certification from the 
public works director or city engineer that identified capital facilities deficiencies have 
been satisfactorily resolved. 

The deficiencies in capital facilities have been resolved since the 2006 
annexation of this parcel.  Supporting documentation showing 
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available public sewer and water service adjacent to the site are 
included in section E of the pre-application packet. 

(1) Removal of the Overlay. Such amendments shall occur under Type II review 
proceedings. The city shall not require a public hearing for such an amendment, because 
the public review process will have already occurred as a result of development review or 
an amendment to the capital facilities plan. 

The removal of the urban holding overlay for this project will happen 
concurrently with the subdivision application.   

(2) The UH-10 overlay may be removed if provision of adequate capital facilities is 
required as a condition of phased development approval. 

Adequate capital facilities are available for this project.  All utilities and 
public improvements will be provided with the construction of the 
project.  There is no phasing proposed for the project.  

(3) The director shall maintain a record of all administrative amendments to the UH-10 
overlay district, including findings in support of the decision to modify the boundaries of 
the overlay district. [Ord. 2006-17 § 1, 2006.] 

 

Thank you for your time and assistance with this project.  Please 
contact Samuel Moss or Scott Taylor with SGA Engineering for 
additional information or with any questions/clarifications. 
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