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Staff Report & Recommendations 

Lockwood Creek Subdivision: Type II 

Critical Areas and Tree Removal Permits 

State Environmental Policy Act (SEPA) Determination 

(#2023-008-CAR/TREE/SEPA) May 30, 2023 

PROPOSAL: The applicant proposes to temporarily impact approximately 978 square feet of the 
buffer of a Type IV wetland (Wetland B). The applicant is proposing to mitigate the 
temporary impact by reseeding the impacted area with native seed mix. The 
applicant also proposes to impact approximately 1,178 square feet of area within 
the dripline of an Oregon white oak in the southwest corner of the project site and 
to remove 162 trees that would be mitigated by planting 290 new trees. The 
applicant is proposing approximately 7,091 square feet of enhancement to existing 
oak dripline and oak woodland installation for the impacts to the oak tree dripline 
at a ratio of greater than 6:1. A portion of the mitigation for impacted oak habitat 
will be in the buffer of Wetland B. 

LOCATION:  2000 NE Lockwood Creek Road
 #94 SEC 2 T4N R1E WM 20A (20911300)

HEARING: Not required 
APPLICABLE 
STANDARDS 

La Center Municipal Code (LCMC) Title 18, Development Code: Type II Procedure, 
18.30.090; Notices, 18.30.120; Critical Areas, 18.300.090(2)(5); Environmental 
Policy, 18.310; Tree Protection, 18.350. 

RECOMMENDATION: APPROVAL, subject to conditions 
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APPLICANT/OWNER (PARCEL 209113000) 
Scott Clayton, Cedar Ridge Homes 
1905 SW 257th Ave. 
Troutdale, OR 97060 
(503) 666-4240 
scott@cedarridgehomes.us 

 
 

APPLICANT’S REPRESENTATIVE 
Travis Johnson, PLS Engineering 
604 W. Evergreen Blvd. 
Vancouver, WA 98660 
(360) 944-6519 
pm@plsengineering.com 

I. CONTACT LIST 

 

LA CENTER STAFF 
Bryan Kast, PE, Public Works Director 
Anthony Cooper, PE, Engineer 
210 East 4th Street 
La Center, WA 98629 
360.263.7665 
bkast@ci.lacenter.wa.us 
acooper@ci.lacenter.wa.us 

 
Ethan Spoo, AICP, Consulting Planner 
Sam Rubin, AICP, Consulting Planner 
WSP USA Inc. 
210 East 13th Street, Suite 300 
Vancouver, WA 98660 
360.823.6138 
ethan.spoo@wsp.com 
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II. OVERVIEW 
The project site is on the eastern side of La Center north of Lockwood Creek Road and comprises one 
parcel totaling 20.00 acres. There are two category IV wetlands (Wetland A and Wetland B) located on 
the site. The applicant is proposing approximately 978 square feet (54 cubic yards) of temporary impacts 
to the buffer of Wetland B. The applicant also proposes to preserve the 40-inch Oregon White Oak at 
the southwest corner of the site, which is a priority habitat and regulated as a critical area by the City. 
However, the applicant is proposing 1,178 square feet of permanent impact to the Oregon White Oak 
dripline requiring that they file a critical areas permit, propose mitigation for the tree, and monitor the 
oak mitigation sites for a period of 10 years. The applicant is proposing approximately 7,091 square feet 
of enhancement in two areas: (1) the existing oak dripline and (2) oak woodland installation in Wetland 
B at a ratio of 6:1. A summary of the proposed impacts and mitigation is summarized in Table 1 below. 

 
Table 1: Summary of Impacts and Mitigation 

Type Level of 
Impact 

Proposed 
Mitigation 
Ratio 

Applicant Proposed 
Enhancement 

Number of Plantings 

Existing Oak 
Dripline 

1,178 sf >6:1 • 1,1991 sf enhancement 
within existing oak 
dripline 

• 5,100 sf enhancement 
within Wetland B buffer 

 
Total Enhancement: 7,091 sf 

• 80 shrubs within 
existing dripline 

• 87 trees and shrubs 
(includes 15 
Oregon white Oak); 
within buffer of 
Wetland B 

Wetland B 
Buffer 

978 sf (54 
cy) 

1:1 • Replanting with native 
seed. 

None required (see 
above for plantings 
within buffer) 

 
The parcel and applicant received approval for a preliminary plat, critical areas permit on June 7, 2022. 
The City issued a SEPA mitigated determination of non-significance (MDNS) on May 9, 2022. The City 
reissued a joint notice of application and SEPA determination after the subject critical areas and tree 
removal permit were deemed complete on April 11, 2023. The City reopened the SEPA for notice after 
the applicant revealed that there are 204 trees on the site, 162 of which they would be cutting - a 
substantially larger number of trees than the 47 trees onsite, only four of which were to be cut initially 
disclosed at the time of preliminary plat review. 
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Figure 1-Project Location 

 

Figure 2- Project Site 

 



City of La Center, Washington 

05/31/2023 
Lockwood Creek Subdivision Critical Areas and Tree Removal Permit Review 2023-008-CAR/TRE/SEPA 

5 

 

 

III. REVIEW 
III.A Jurisdiction 
The property is within La Center city limits and is zoned Low Density Residential (LDR-7.5). The City of La 
Center provides sanitary sewer service and public streets. Clark Public Utilities provides potable water 
service. The project is within the La Center School District and the Clark County Fire and Rescue Fire District 
11 service area. 

III.B Public Notice 
The City issued a notice of application and optional State Environmental Policy Act (SEPA) Likely mitigated 
determination of non-significance (MDNS) on April 12, 2023. The Department of Ecology entered the SEPA 
Checklist and MDNS in the Ecology SEPA Register on April 22, 2023 (Ecology SEPA # 202301694.) The notice 
of application and SEPA comment period closed on April 25, 2023, and the City received comments from 
the Washington Department of Ecology (Ecology), The Washington Department of Fish and Wildlife 
(WDFW), and private citizens. These comments are included in the application as Exhibit G. 

 
As described in Section II of this staff report, the application for preliminary plat and SEPA was originally 
noticed on May 9, 2022. The City issued preliminary plat approval on June 7, 2022, but the approval did 
not include a critical areas permit for impacts to the priority Oregon white oak habitat or the impacts to 
the buffer of Wetland B. In addition, the applicant did not satisfy the City’s tree removal permit 
requirements at the time of preliminary plat approval. Therefore, the preliminary plat approval included 
conditions of approval that the applicant obtain a critical areas and tree removal permit prior to 
engineering approval. Furthermore, when the applicant applied for the critical areas and tree removal 
permits in 2023, they disclosed that there were a far greater number of trees located on the site and a 
larger number that they would remove than originally disclosed during the preliminary plat stage of the 
project. For these reasons, staff reissued notice on the revised SEPA checklist provided by the applicant 
noting the increased number of trees on the site and the increased number the applicant was proposing 
to remove to allow for adequate evaluation and public notice of the impacts of tree removal. 

 
State of Washington Department of Ecology (Ecology) 
Ecology provided comments on April 25, 2023. A summary of their comments is provided below: 

• Shorelands & Environmental Assistance 
o Requested an opportunity to review the wetland report for the project. 
o The wetland would be considered waters of the state subject to applicable state laws and 

requirements and may require a permit under Section 401 of the Clean Water Act. 
• Solid Waste Management 

o The demolition of the existing structure on site should be done to ensure that any 
potentially hazardous materials are removed prior to demolition. Asbestos abatement 
procedures should be followed when required. 

o Demolition debris should be safely managed, especially if it contains painted wood or 
concrete, treated wood, or other possibly dangerous materials. 

o Review the “Dangerous Waste Rules for Demolition, Construction, and Renovation 
Wastes” on Ecology’s website. 

o All removed debris resulting from the project must be disposed of at an approved site. All 
grading and filling of land must utilize only clean fill. All other materials may be considered 
solid waste and permit approval may be required from local health departments. 

• Toxic Cleanup 
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o The La Center School District Future Cleanup Site (ID 14855) is within the project area. 
The cleanup at the site has started. The site soil and groundwater were impacted by 
dieldrin but are likely meeting the cleanup standard. 

o If contamination is suspected, discovered, or occurs during construction, testing of the 
potentially contaminated media must be conducted. If contamination of soil or 
groundwater is readily apparent, or is revealed by sampling, the Department of Ecology 
must be notified. 

• Water Quality/Watershed Resources Unit 
o Erosion control measures must be in place prior to any clearing, grading, or construction. 
o Control measures must effectively prevent stormwater runoff from carrying soil and other 

pollutants into surface water or storm drains leading to waters of the state. 
o Any discharge of sediment-laden runoff or other pollutants to waters of the state is in 

violation of Chapter 90.48 RCW and WAC 173-201A and is subject to enforcement. 
o Construction activities require coverage under the Construction Stormwater General 

Permit. 
 

Finding: The City has provided the delineation report and mitigation plans to Ecology for review. Section 
III.E below addresses critical areas requirements and includes conditions of approval regarding any state 
and federal approvals. The applicant will be conditioned to follow on-site BMPs in compliance with 
Ecology comments. 

 
State of Washington Department of Fish and Wildlife (WDFW) 
WDFW provided comments on April 25, 2023. A summary of their comments is provided below: 

• Emphasis on the importance of adequate protections for the mature Oregon white oak tree on 
site. 

• WDFW believes the smaller DBH oak trees present on site, while small, could be providing 
valuable wildlife habitat and asks the applicant to assess the trees for wildlife potential, in 
particular the production of acorns prior to moving forward. 

• The fifteen oak trees ranging from 2 to 8 inches, while small, are not considered priority oaks but 
are likely decades old and could be providing some wildlife value. WDFW considers acorn 
production a habitat function and trees this size (2 to 8 inches) are more than capable of producing 
acorns. If these trees provide this function, WDFW recommends plantings to replace this amount 
of lost habitat elsewhere on the site. 

• Recommended BMPs during construction: 
o Follow the BMPs outlined in Tree Protection on Construction and Development Sites 

published by Oregon State University Extension Service. 
o The oak tree’s critical root zone should be protectively fenced at either the dripline or a 

foot per inch DBH, whichever is larger. 
o If any digging needs to occur in this critical root zone, it should only be done under the 

supervision of an ISA certified arborist. 
o Avoid cutting tree roots greater than 4” in diameter. 

• Recommended BMPs after construction: 
o Monitor the tree annually 3-5 years to determine if there were long-term impacts from 

the construction activities. Have a backup mitigation plan ready should the OWO not 
survive. 
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o  Avoid placing permanent irrigation near the Oregon white oak. Oak trees are drought 
tolerant and do not need irrigation. In fact, when permanent irrigation is present it has 
been linked to Oregon white oak death. 

• Encouragement to not place any infrastructure under or near the mature Oregon white oak since 
the dead and dying limbs of the tree make valuable wildlife habitat. 

 
Finding: The applicant will be conditioned to follow on-site BMPs in compliance with WDFW’s comments 
to the degree they are applicable to the site and feasible. The city considered the recommendations from 
WDFW and amended them to be consistent with the most restrictive mitigation and monitoring 
requirements that already apply to the proposal. These amended recommendations are included as 
conditions of approval to this proposal. Key differences are that the proposal requires some work be 
conducted within the dripline of the tree so it cannot be ensured that no work would be near the critical 
root zone. The amended condition modifies the recommendation to say that no work should occur within 
the dripline enhancement area. Additionally, road improvements may require cutting roots greater than 
4 inches so the recommendation is amended to say that roots greater than 4 inches should not be cut in 
the dripline enhancement area. The last amendment to the WDFW recommendations is changing the 3- 
5 year monitoring window to 10 years to be consistent with other monitoring requirements. 

 
Paul Huskey, Heritage Country Estates HOA 

 

Paul Huskey, the president of the Heritage Country Estates HOA, provided comments on April 2, 2023. 
Additionally, 31 copies of the same letter submitted by Mr. Huskey from residents associated with the 
HOA were also submitted. The full list of comments received are included in Attachment G. A summary of 
the comments made in the letter submitted by Mr. Huskey and the 31 copies of the letter are as follows. 

• Heritage Country Estates is located directly north of the proposed subdivision that is requesting 
the critical areas permit and tree removal permit. 

• The HOA is concerned with significant drainage issues within the Heritage Country Estates 
subdivision. Homes in the neighborhood experience standing water in their yards several months 
of the year. 

• The HOA believes the project is not eligible for an MDNS. 
• Emphasized that the 290 newly planted trees used to mitigate the 162 removed trees would take 

years to mature and would not absorb the same amount of water as the mature trees they will 
be replacing. 

• Requests the following: 
o A full Environmental Impact Study be conducted. 
o Access to the checklists and materials used by the City of La Center to make their 

assessment. 
o Detailed contact and insurance information for the developer. 
o Details about how, when and what times the developer intends to access the property to 

conduct the proposed work covered under this application. 
 

Finding: The City issued a response letter to the letters associated with the Heritage Country Estates HOA 
May 10, 2023 and is included as Exhibit H. The response letter addresses each of the issues raised by the 
public comment received including drainage, tree cutting and mitigation, mitigation for Wetland A, and 
the request for an EIS. With regard to the HOA’s concerns about tree cutting, a notable requirement that 
the City will be conditioning the applicant to fulfill is to plant trees along the northern property boundary 
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bordering Heritage Country Estates to replace the existing trees to be removed and screening function 
they serve in this area. 

 
III.C Key Issues 
The relevant issues to consider include: 

1. Critical Areas: There are two Type IV wetlands and a priority habitat Oregon white oak tree 
onsite. The approved street improvements include approximately 1,178 square feet of impact 
within the Oregon white oak tree’s dripline, but the tree itself will be preserved. Mitigation for 
impacts to the Oregon white oak priority habitat include removing invasive species and planting 
understory within the existing tree’s dripline and removing invasive species and planting oak 
trees and other native plants within the buffer of Wetland B. The applicant is also proposing to 
temporarily impact the buffer of Wetland B, but no wetland-specific mitigations are proposed 
since this area would be immediately seeded with a native mix and wetland functions would not 
be impacted. 

2. Tree Protection Plan and Mitigation for Tree Removal: The applicant has submitted a tree 
protection plan proposing removal of 162 trees and mitigation for these trees by planting 
approximately 290 trees onsite primarily as street trees. The City is requiring that the applicant 
plant the northern property boundary bordering Heritage Country Estates with replacement 
trees to the L1, 5-foot buffers standard with trees spaced every 30 feet to replace the lost 
screening from removal of existing trees along this property line. 

 
III.D Land Use Analysis 
LCMC Title 18, Development Code. 
LCMC 18.30 Procedures 

The critical areas permit and tree cutting permit are being filed jointly and are subject to a Type II review 
Process. The public comment period started April 11, 2023 and ended April 25, 2023 and public 
comments were received and included in Exhibit G. The City responded to public comments as 
summarized above. The City issued the critical areas permit and tree removal permit within the 56-day 
review period permitted for a Type II application procedure. 

 

III.E Critical Areas Review / SEPA Analysis 
LCMC 18.300.090, Critical Areas 
(2) Fish and Wildlife Habitat conservation Areas 
Findings: A 40-inch diameter, Oregon white oak is located in the far southwestern corner of the site 
adjacent to NE Lockwood Road and is considered priority habitat by the applicant’s consultant, ELS, and 
by WDFW. WDFW considers individual Oregon white oak trees to be priority habitat when found to be 
particularly valuable to wildlife (i.e. contains many cavities, has a large diameter at breast height, is used 
by priority species, or has a large canopy). Priority habitats and species require a 300-foot buffer, or a 
threshold based upon consultation with WDFW (see LCMC 18.300.090(2)(a). The applicant provided an 
email from WDFW stating that protecting the tree to its dripline is adequate (Appendix A of the Oak 
Mitigation Plan in Exhibit B). The applicant also provided a critical areas report (Exhibit A) in addition to 
the Oak Mitigation Plan. Together these two reports satisfy the requirements for a critical areas report in 
LCMC 18.300.090(2)(d). 
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The approximate dripline/buffer of the priority habitat Oregon white oak is shown on sheet 2 of 10 in the 
critical areas report in Exhibit A and is also shown on the Oak Mitigation Plan in Exhibit B. The oak’s canopy 
extends into the existing NE Lockwood Road improvements area and the trees dripline is already 
impacted. The applicant is proposing road improvements along Lockwood Creek Road including travel 
way improvements, sidewalk, and planter strip within the dripline of the tree that will further impact the 
protected dripline. The project will not remove the tree but will impact approximately 1,178 square feet 
of area within the oak dripline. The impacts are necessary for street resurfacing and sidewalk construction. 
The applicant is proposing to mitigate for the impacted area through 2 methods both at a 6:1 ratio for 
area impacted; 1) enhancement of the understory of the existing onsite oak tree and totaling 1,991 square 
feet and, 2) creating oak habitat within Wetland B’s buffer totaling 5,100 square feet. These mitigations 
will compensate for the immediate area of impact of 1,178 square feet of priority oak habitat. 

 
In the long run, the tree’s ability to survive may be negatively compromised by the applicant’s proposed 
development and the City’s required impacts to NE Lockwood Creek Road. Therefore, the City is requiring 
that the applicant either: (1) monitor the oak tree’s health for a period of 10 years to ensure that it does 
not die and become a hazard tree or (2) compensate for the entire oak tree habitat at a ratio of 6:1 if the 
tree dies within the 10-year monitoring period. These requirements are further discussed below as 
conditions of approval. 

 
18.300.090 (2)(i) Mitigation 

(i) Approval. City approval of a mitigation plan is a prerequisite for approval of any development 
activities within a designated habitat area or habitat buffer. 
(ii) Application. The applicant shall submit a written request describing the extent and nature of 
the proposed development activity on critical areas and buffers. The request shall include 
boundary locations of all critical areas and associated buffers. 

(A) The application for development shall include a mitigation plan prepared in 
compliance with this section. 
(B) The city may require the applicant to prepare special reports evaluating potential 
adverse impacts upon critical areas and potential mitigation measures as part of the land 
use application process. These reports may include, but are not limited to, the following: 
stormwater management plan; hydrology, geology, and soils report; grading and erosion 
control plan; native vegetation report; fish and wildlife assessment and impact report; 
water quality report; wetlands delineation; and other reports determined necessary by the 
city. 

(iii) The city may consult with state and federal resource management agencies and, in order to 
protect wildlife habitat or natural resource values, shall attach such conditions as may be 
necessary to effectively mitigate identified adverse impacts of the proposed development activity. 
(iv) The city may request third party “peer review” of an application by qualified professionals and 
may incorporate recommendations from such third party reports in findings approving or denying 
the application. 
(v) All reports recommending mitigation shall include provisions for monitoring of programs and 
replacement of improvements, on an annual basis, consistent with report recommendations and 
at years one, three, five, seven, and, if mitigation measures will result in reclassification of the 
resource to a higher category, year 10 shall be required. 
(vi) The city may require replacement mitigation to be established and functional concurrent with 
project construction. 
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Findings: The applicant provided an Oak Mitigation Plan included as Exhibit B that the city reviewed. The 
city determined the submitted mitigation plan meets the requirements of this section provided the that 
the applicant amends the mitigation plan to account for the oak dying. The applicant or homeowners 
association for the subdivision will be responsible to conduct the required monitoring. An updated 
mitigation plan has to be submitted by the time of final plat approval. The updated mitigation plan will 
identify responsible parties for ongoing mitigation monitoring. 

 
18.300.090(2)(j) No Net Loss. 
(i) Mitigation efforts, when allowed, shall ensure that development activity does not yield a net loss of the 
area or function, including fish and wildlife habitat values, of the critical area. No net loss shall be measured 
by: 

(A) Avoidance or mitigation of adverse impacts to fish or wildlife; or 
(B) Avoidance or mitigation of net loss of habitat functions necessary to sustain fish life; or 
(C) Avoidance or mitigation of loss of area by habitat type. 

(ii) Mitigation to achieve no net loss should benefit those organisms being impacted. 
(iii) Where development results in a loss of habitat area, the mitigation plan shall demonstrate that habitat 
area is replaced at an equal or greater functional value(s). 

(A) Wherever possible, replacement or enhancement shall occur on site. 
(B) However, where the applicant can demonstrate that off-site mitigation will provide greater 
functional values, the city may approve such off-site mitigation. 

 
Finding: The applicant is proposing unavoidable impacts to the Oregon white oak priority habitat within 
the tree’s dripline. These impacts are unavoidable because they are associated with the required street 
improvements along NE Lockwood Creek Road that will be built to the City’s standards. 

 
As proposed the mitigation plan meets the standard of no net loss for the immediate impacts to the oak 
habitat. The applicant is proposing mitigation at a 6:1 ratio within the project site including enhancement 
within the tree’s existing dripline and planting new shrubs and oak trees within the buffer of Wetland B. 
However, the applicant’s proposal may negatively impact the long-term viability of the Oregon white oak 
resulting in its death. Therefore, the City is requiring the following conditions of approval to ensure that 
the proposal meets the no net loss requirement now and in the future. 

 
As a Condition of Approval, the applicant or homeowners association shall conduct monitoring of the 
priority Oregon white oak tree for 10 years and file annual monitoring reports to the City prepared be a 
certified arborist. If the tree does not survive, then the applicant will be required to install mitigation in 
accordance with an updated mitigation plan. 

 
As a Condition of approval, the applicant shall submit an updated oak mitigation plan prior to final plat 
approval that compensates for the oak tree at a ratio of 6:1, if it dies before the end of the 10-year 
monitoring period. Additional mitigation could be located at various places within the subdivision 
including within wetland buffers, within the existing oak dripline, or open space areas. 

 
As a condition of approval, the applicant shall comply with the recommended BMPs outlined in the letter 
from WDFW dated April 25, 2023 outlined below: 

• BMPs during construction: 
o Follow the BMPs outlined in Tree Protection on Construction and Development Sites 

published by Oregon State University Extension Service. 
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o  The oak tree’s critical root zone should be protectively fenced at the dripline 
enhancement area. 

o If any digging needs to occur in this critical root zone, it should only be done under the 
supervision of an ISA certified arborist. 

o Avoid cutting tree roots greater than 4” in diameter within the dripline enhancement 
area. 

• BMPs after construction: 
o Monitor the tree annually for 10 years to determine if there were long-term impacts from 

the construction activities. Update the oak mitigation plan prior to final plat approval 
should the Oregon white oak not survive. 

o  Avoid placing permanent irrigation near the Oregon white oak. Oak trees are drought 
tolerant and do not need irrigation. When permanent irrigation is present it has been 
linked to Oregon white oak death. 

 
18.300.090(2)(n) Standard Requirements. 
(n) Standard Requirements. All applications requiring review under this section shall have the following 
minimum conditions applied: 

(i) Marking Buffer During Construction. The location of the outer extent of the habitat buffer, or if 
no buffer is required the habitat area, shall be marked in the field and such markings shall be 
maintained throughout the duration of the permit. 
(ii) Permanent Marking of Buffer Area. A permanent and perpetual physical demarcation along 
the upland boundary of the habitat buffer area shall be installed and thereafter maintained. Such 
demarcation may consist of logs, a tree or hedgerow, wood or wood-like fencing, or other 
prominent physical marking approved by the director. In addition, signs (measuring minimum size 
one foot by one foot and posted three and one-half feet above grade) shall be posted at an interval 
of one per lot or every 100 feet, whichever is less, and perpetually maintained at locations along 
the outer perimeter of the habitat buffer approved by the director worded substantially as follows: 
“Habitat Buffer – Please Retain in a Natural State.” 
(iii) A conservation covenant shall be recorded in a form approved by the city attorney as adequate 
to incorporate the other restrictions of this section and to give notice of the requirement to obtain 
a permit prior to engaging in regulated activities within a habitat area or its buffer. 

 
Findings: The applicant is proposing to fence the onsite portion of the oak’s dripline to protect it from 
disturbance during construction and site grading and to install permanent fencing with signs stating 
“Habitat Buffer – Please Retain in a Natural State.” This requirement is met provided the applicant 
complies with the recommendations of the Oak Mitigation Plan (Exhibit B). The applicant filed a 
conservation covenant that has been reviewed by the City and comments have been provided to the 
applicant. The conservation covenant will need to be recorded prior to final plat approval. 

 
As a condition of approval, the applicant shall clearly stake, flag, and fence the outside dripline of the oak 
tree prior to and through the completion of construction and shall place permanent fencing with signs 
reading “Habitat Buffer – Please Retain in a Natural State” following construction for permanent 
protection of the oak tree. 

 
As a condition of approval, prior to final plat approval, the applicant shall record a conservation covenant 
in a form approved by the city attorney as adequate to incorporate the other restrictions of this section 
and to give notice of the requirement to obtain a permit prior to engaging in regulated activities within 
the dripline of the Oregon white oak tree. 



City of La Center, Washington 

05/31/2023 
Lockwood Creek Subdivision Critical Areas and Tree Removal Permit Review 2023-008-CAR/TRE/SEPA 

12 

 

 

 
(5) Wetlands 
The subject parcels contain two category IV Wetlands (Wetland A and Wetland B). A critical areas report 
was completed in March 2021 and includes a delineation of the two wetlands (Exhibit A). Wetland A is 
0.05 acres and Wetland B is 0.08 acres. Wetland A is exempt from avoidance requirements and filling of 
this wetland and offsite mitigation through purchase of credits was approved during preliminary plat 
review. Wetland B has a required 50-foot buffer under LCMC Table 18.300.090(5)(i)(i)-1. Category IV 
wetlands are the lowest quality wetland. 

 
Impacts to Wetland B or its buffer are subject to the City’s critical areas ordinance. The applicant’s project 
will include 978 square feet (54 cubic yards) of temporary impact to the buffer of Wetland B. The 
applicant’s Wetland Buffer Mitigation Plan (Exhibit C) documents that all impacts to its buffer will be 
temporary for the following reasons; 

 
• No native trees or shrubs will be removed and grading will only occur in areas with grasses and 

weedy forbs; 
• The grading activity will not result in a permanent structure in or under the wetland buffer. 
• Placement of soil will not result in a reduction of buffer acreage or function or negative hydrologic 

changes in the buffer areas or adjacent wetland. 
• There will be no loss of wetland acreage. 
• The graded area within the buffer will be immediately reseeded with a native mix and planted 

with native shrubs and oak trees as specified in the Oak Mitigation Plan (Exhibit B) raising the 
overall condition of the buffer. 

 
18.300.090(5)© Standard Requirements. 

(vi) Enhancement of a wetland through the removal of nonnative invasive plant species. Removal 
of invasive plant species shall be restricted to hand removal unless permits from the appropriate 
regulatory agencies have been obtained for approved biological or chemical treatments. All 
removed plant material shall be taken away from the site and appropriately disposed of. Plants 
that appear on the Washington State Noxious Weed Control Board list of noxious weeds must be 
handled and disposed of according to a noxious weed control plan appropriate to that species. 
Revegetation with appropriate native species at natural densities is allowed in conjunction with 
removal of invasive plant species. 

Findings: The applicant is proposing to enhance the wetland buffer, an allowed activity within wetlands 
as specified in this section. . 

 
18.300.090(5)(g) Wetland Delineation. 
18.300.090(5)(h) Ratings. 
Findings: The applicant provided a wetland delineation included within their critical areas report (Exhibit 
A) that also rated the wetland in accordance with the Ecology 2014 wetland rating system. The delineation 
met the requirements of these two sections. 

 
18.300.090(5)(i) Base Buffer Width. 

(i) Buffer width, measured in feet, shall be based upon Alternative 3 in Appendix 8C of Wetlands in 
Washington State, Vol. 2. Intensity of use shall be based upon Table 8C-3 (Types of proposed 
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land use that can result in high, moderate, and low levels of impacts to adjacent wetlands) that is 
included in that source and is attached to the ordinance codified in this chapter. 

 

 
Table 18.300.090(5)(i)(i)-1 – Buffers Required to Protect Hydrologic Functions 

Wetland Rating Low Intensity Use Moderate Intensity Use High Intensity Use 

Category I 50 ft. 75 ft. 100 ft. 

Category II 50 ft. 75 ft. 100 ft. 

Category III 40 ft. 60 ft. 80 ft. 

Category IV 25 ft. 40 ft. 50 ft. 
 

Finding: Wetland B is a Category IV buffer adjacent to a high intensity land use and has a required buffer 
of 50 feet. The applicant is providing a 50-foot buffer that would be temporarily impacted and restored 
immediately by reseeding as described in the Wetland Buffer Mitigation Plan. These requirements are 
met. 

 
18.300.090(5)(k) Wetland Development Standards - General. 

(i) Any development proposal that impacts a wetland or wetland buffer shall not be allowed 
without an approved mitigation or enhancement plan consistent with LCMC 18.300.120 and the 
mitigation sequencing preference. (See “mitigation” in subsection (5)(o) of this section.) 

 
(ii) The city shall not approve a development proposal that impacts wetlands or wetland buffers 
without a finding that: 

(A) The proposed activity shall not cause significant degradation of groundwater or 
surface water quality or fish and wildlife habitat; 
(B) The proposed activity shall comply with all state, local and federal laws, including those 
related to sediment control, pollution control, floodplain restrictions, stormwater 
management, and on-site wastewater disposal; a©(C) Wetland and wetland buffer 
impacts shall be avoided or substantially minimized consistent with the mitigation 
sequencing criteria. 

Findings: The applicant provided a Wetland Buffer Mitigation Plan (Exhibit C) which the City hereby 
approves. The applicant is not proposing permanent impacts to Wetland B or its buffer, and therefore, 
many of the mitigation requirements in 18.300.090–5)(l - o) do not apply. The applicant will immediately 
restore temporary impacts to the buffer of Wetland B through reseeding with a native mix. Wetland B’s 
buffer would be enhanced through the creation of a native plant community as detailed in the Oak 
Mitigation Plan (Exhibit B). A condition of approval will require that the applicant implement the 
recommendation of the wetland and oak mitigation plans. Since all impacts will be temporary, there will 
be no degradation of functions of the wetland as documented Wetland Buffer Mitigation Plan (Exhibit C). 
This requirement is met. 

 
As a condition of approval, the applicant or homeowners association shall implement all 
recommendations of the Oak Mitigation Plan by Ecological Land Services Inc. dated December 2022 and 
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the Wetland Buffer Mitigation Plan by Ecological Land Services dated December 29, 2022 including annual 
monitoring and reporting requirements for 10 years. 

 
18.300.090(5)(s) Wetland Permit - Approval. 

(ii) Conditions. An approval of a wetland permit shall incorporate the following condition: 
(A) Posting of a cash performance bond or other security acceptable to the city in an 
amount and with surety and conditions sufficient to fulfill the requirements of the required 
final plan, mitigation plan and enhancement plan and to secure compliance with other 
conditions and limitations set forth in the permit. 

 
(B) The city shall release the bond upon determining that[…] 

Findings: A condition of approval will require that the applicant post a performance bond meeting the 
requirements of this section prior to engineering approval implementing the requirements of the Wetland 
Mitigation Plan and the Oak Mitigation Plan. The City will release the performance bond once all of the 
requirements of the Mitigation Plan and Oak Mitigation Plan are met including the 10-year annual 
monitoring requirements. 

 
As a condition of approval, the applicant shall file a performance bond meeting the requirements of LCMC 
18.300.090(5)(s) prior to engineering approval. 

 
Finding: In addition to the above requirements the city is including a general condition that would apply 
to all migration and monitoring requirements for the oak tree and wetlands. 

 
As a condition of approval, all mitigation and monitoring requirements shall be recorded in the 
covenants, conditions, and restrictions of the homeowners association prior to final plat 
approval. 

 
 

Chapter 18.310 LCMC Environmental Policy 
The Applicant submitted an amended SEPA Checklist (Exhibit D) along with other application materials. 
The City reviewed the checklist and relevant materials and the Responsible Official issued an optional 
Mitigated Determination of Non-Significance (MDNS) on April 11, 2023 under reference # 202301694. The 
City issued and filed the final MDNS on April 11, 2023. 

 
The applicant shall meet the following SEPA mitigation measures: 

 
General: The applicant shall comply with the recommended measures outlined in the response letter from 
Ecology dated April 25, 2023, and attached to this staff report in Exhibit G. 

 
Water: The applicant or homeowners association must comply with the recommendations of the Wetland 
Buffer Mitigation Plan (ELS, December 29, 2023). 

 
Plants: The applicant or homeowners association must comply with the recommendations of the Oak 
Mitigation Plan (ELS, December 29, 2023). 
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Chapter 18.350 LCMC Tree Protection 
 

18.350.050 Mitigation Required 
With the exception of dead trees, hazard trees, and trees that are 10 inches or less in diameter removed 
from developed single-family lots, an applicant shall provide mitigation for any tree approved for removal. 
The mitigation requirement shall be satisfied as follows: 

 
Finding: The site contains 204 trees regulated under LCMC 18.350 and an unspecified number of other 
trees that were part of the prior Christmas tree farm. The Christmas tree farm meets the City’s definition 
of “Agricultural uses” and therefore staff have interpreted that the Christmas trees are not subject to the 
City’s tree protection ordinance, but all other trees onsite which are greater than 5 inches are regulated. 

 
The applicant has submitted a Tree Protection (Exhibit E) per LCMC 18.350.060 proposing to remove 162 
trees on the site of the 204 regulated trees. As documented in the preliminary plat approval and on the 
Landscape Plan (Exhibit F) the applicant is proposing to plant 290 plants on-site meeting the minimum 
criteria for two-inch caliper DBH for deciduous trees and six-to-eight-foot height minimum for evergreen 
trees which exceeds the City’s mitigation requirement. 

 
The tree protection plan states that 4-foot-tall chain link, orange pvc, or silt fence will be installed around 
trees to be preserved. 

 
As a Condition of Approval, per LCMC 18.350.060 (3)(b) chain link fencing must be a minimum of six feet 
tall with steel posts placed no farther than 10 feet apart. 

 
(1) Replanting On-Site. The applicant shall plant either a minimum two-inch caliper DBH deciduous tree or 
a six- to eight-foot-tall evergreen tree for each tree removed. Trees shall be planted according to the 
specifications in Chapter 18.340 LCMC. 

 
Finding: The applicant has submitted a Tree Protection (Exhibit E) per LCMC 18.350.060 showing that 
there are 204 jurisdiction trees on site, of which 162 are to be removed. As documented in the preliminary 
plat approval and on the Landscape Plan (Exhibit F) the applicant is proposing to plant 290 plants on-site 
meeting the minimum criteria for two-inch caliper DBH for deciduous trees and six-to-eight-foot height 
minimum for evergreen trees. 

 
18.350.060 Tree Protection Plan Required 
(1) A tree protection plan, approved by the city planner, shall be required prior to conducting any 
development activities including, but not limited to, clearing, grading, excavation, or demolition work on 
a property or site which requires Type II or Type III permit approval. 

 
Finding: The applicant has prepared and submitted a Tree Protection and is included as Exhibit E. 

 
(3) Tree Protection Measures Required. 

(a) Except as otherwise determined by the city planner, all required tree protection measures set 
forth in this section shall be instituted prior to any development activities, including, but not limited 
to, clearing, grading, excavation or demolition work, and shall be removed only after completion 
of all construction activity, including landscaping and irrigation installation. 
(b) Chain link fencing, a minimum of six feet tall with steel posts placed no farther than 10 feet 
apart, shall be installed at the edge of the tree protection zone or dripline, whichever is greater, 
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and at the boundary of any open space tracts or conservation easements that abut the parcel 
being developed. 
(c) The fencing shall be flush with the initial undisturbed grade. 
(d) Approved signs shall be attached to the chain link fencing stating that inside the fencing is a 
tree protection zone, not to be disturbed unless prior approval has been obtained from the city 
planner and arborist for the project. 
(e) No construction activity shall occur within the tree protection zone, including, but not limited 
to, dumping or storage of materials such as building supplies, soil, waste items, or parked vehicles 
or equipment. 
(f) The tree protection zone shall remain free of chemically injurious materials and liquids such as 
paints, thinners, cleaning solutions, petroleum products, and concrete or dry wall excess, 
construction debris, or runoff. 
(g) No excavation, trenching, grading, root pruning or other activity shall occur within the tree 
protection zone unless directed by an arborist present on-site and approved by the director. 

 
Finding: The applicant has submitted a tree protection plan included as Exhibit E. The applicant is required 
to comply with the provisions LCMC 18.360.060 (3) a-g. 

 
As a Condition of Approval, the installed tree protection fencing around trees to be preserved must meet 
the requirements for fencing under LCMC 18.350.060 which include the requirement that fencing be a 
minimum of six feet tall with steel posts placed no farther apart than 10 feet and be flush with the initial 
undisturbed grade. 

 
As a Condition of Approval, the applicant shall flag with yellow flagging tape any trees proposed for 
removal identified on the plan consistent with LCMC 18.350.060 so that the City can verify trees to be 
removed and preserved consistent with 18.350.070(3). In addition, the applicant shall install construction 
fencing around trees to remain, so they are not inadvertently removed, and grading does not occur within 
their root zones. 

 
As a Condition of Approval, signage shall be attached to the tree protection zone fencing stating that 
inside the fencing is a tree protection zone and is not to be disturbed. 

 
As a Condition of Approval, no construction activity, except installation of erosion control measures, shall 
proceed until the city has inspected and approved the installation of the required tree protection 
measures and a building and/or grading permit has been issued by the city. 

 
18.350.080 Approval Criteria 
An applicant for a tree removal permit shall demonstrate that the following criteria are satisfied. The city 
planner may require an arborist’s report to substantiate the criteria for a permit. 

 
(1) Removal of the tree will not have a significant negative impact on erosion, soil stability, flow of surface 
waters, protection of adjacent trees, or existing windbreaks; 

 
Finding: 162 trees are proposed for removal to adequately grade the subdivision. Stormwater and erosion 
control plans have previously been approved under the preliminary plat approval process. The trees 
proposed for removal do not function as an existing windbreak and do not provide protection to adjacent 
trees. 
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(2) Removal of the tree is not for the sole purpose of providing or enhancing views; 
 

Finding: The purpose of the removal of the trees is not for the sole purpose of providing or enhancing 
views. The purpose of the tree removal is to clear and grade the site. 

 
(3) The tree is proposed for removal for landscaping purposes or in order to construct development 
approved or allowed pursuant to the La Center Municipal Code or other applicable development 
regulations. The city planner may require the building footprint of the development to be staked to allow 
for accurate verification of the permit application; and 

 
Finding: The trees proposed for removal are to construct development approved under a previously 
approved preliminary plat approval process. 

 
(4) Removal of the tree will not have a significant negative impact on the character, aesthetics, or property 
values of the neighborhood. The city may grant an exception to this criterion when alternatives to the tree 
removal have been considered and no reasonable alternative exists to allow the property to be used as 
permitted in the zone. In making this determination, the city may consider alternative site plans or 
placement of structures or alternate landscaping designs that would lessen the impact on trees, so long as 
the alternatives continue to comply with other provisions of the La Center Municipal Code. 

 
Finding: A portion of the trees proposed to be removed are on the northern boundary of the project site 
adjacent to the Heritage Country Estates subdivision. These trees although necessary to be removed for 
adequate grading provide aesthetic value and screening. Per LCMC 18.350.080 (6), below, the City may 
impose conditions of approval on any tree cutting permit if reasonably related to preventing, eliminating 
or mitigating a negative impact or potential impact on natural features or processes or on the building 
environment of the neighborhood. Conditions may include requiring vegetation to be planted. The City 
will condition the applicant to provide a vegetated buffer meeting the standards of the L1 buffer per LCMC 
18.245.060. The L1 screening buffer is for open areas intended to be used where distance is the principal 
means of separating uses or development, and landscapes enhances the areas between them. 

 
As a Condition of Approval, prior to engineering approval, the applicant shall provide an updated 
landscape plan showing an L1 buffer along the site’s northern boundary abutting the Heritage Country 
Estates development. 

 
As a condition of approval, prior to occupancy, the applicant shall install an L1 landscaping buffer along 
the northern edge of the project site adjacent to the Heritage Country Estates subdivision where trees are 
proposed to be removed. 

 
As a Condition of Approval, the applicant shall submit a covenant for the L1 buffer on the north end of 
the property ensuring the trees are maintained and replaced if they die. The covenant shall be provided 
and recorded prior to final plat approval. 

 
(5) The city shall require the applicant to mitigate for the removal of each tree pursuant to LCMC 
18.350.050. Such mitigation requirements shall be a condition of approval of the permit. 

 
Finding: The applicant has demonstrated they will mitigate for the removal of each tree proposed to be 
removed by planting 290 trees throughout the site primarily as street trees. This requirement is met. 
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As a condition of approval, prior to final plat approval, the applicant shall plant the trees shown on the 
landscape plan (Exhibit F) in Tracts A, B, C and D, including street trees along proposed roadways 
fronting these tracts. Street trees elsewhere within the development must be planted prior to occupancy 
approval. 

 
(6) The city may impose conditions of approval on any tree cutting permit if the condition is reasonably 
related to preventing, eliminating or mitigating a negative impact or potential impact on natural features 
or processes or on the built environment of the neighborhood which is as created or contributed to by the 
approved tree removal. Conditions of approval may include, but are not limited to: 

(a) Cutting a tree or stump flush with the grade instead of grinding or fully removing a stump; 

(b) Requiring modifications in the location, design or intensity of a development or activities on a 

site or to require or prohibit certain construction methods; 

(c) Requiring vegetation not requiring a tree removal permit to remain in place or be planted; 

(d) Requiring the removal of injurious vegetation (English ivy) from other trees on the property. 
 
 

Finding: As conditioned, the tree removal permit and critical areas permit are consistent with La Center 
municipal code. 

 
III.F Public Works and Engineering Analysis 

Public Works and Engineering have no comments. 
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IV. CONCLUSIONS & RECOMMENDATION 
 

The review authority finds the applicant has sustained the burden of proving the application complies 
with the applicable provisions of the La Center Municipal Code. The subject application should be 
APPROVED, SUBJECT TO THE FOLLOWING CONDITIONS. 

IV.A Planning Conditions 
1. The applicant or homeowners association shall conduct monitoring of the priority Oregon white 

oak tree for 10 years and file annual monitoring reports to the City prepared by a certified arborist. 
If the tree does not survive, the applicant will be required to install mitigation in accordance with 
an updated mitigation plan. 

2. The applicant shall submit an updated oak mitigation plan prior to final plat approval that 
compensates for the oak tree at a ratio of 6:1, if it dies before the end of the 10-year monitoring 
period. 

3. The applicant shall comply with the recommended BMPs outlined in the letter from WDFW 
dated April 25, 2023 outlined below: 

a. BMPs during construction: 
 

 Follow the BMPs outlined in Tree Protection on Construction and Development 
Sites published by Oregon State University Extension Service. 

 The oak tree’s critical root zone should be protectively fenced at the dripline 
enhancement area. 

 If any digging needs to occur in this critical root zone, it should only be done under 
the supervision of an ISA certified arborist. 

 Avoid cutting tree roots greater than 4” in diameter within the dripline 
enhancement area. 

b. BMPs after construction: 
 

 Monitor the tree annually for 10 years to determine if there were long-term 
impacts from the construction activities. Update the oak mitigation plan should 
the Oregon white oak not survive. 

  Avoid placing permanent irrigation near the Oregon white oak. Oak trees are 
drought tolerant and do not need irrigation. When permanent irrigation is 
present it has been linked to Oregon white oak death. 

4. The applicant shall clearly stake, flag, and fence the outside dripline of the oak tree prior to and 
through the completion of construction and shall place permanent fencing with signs reading 
“Habitat Buffer – Please Retain in a Natural State” following construction for permanent 
protection of the oak tree. 

5. Prior to final plat approval, the applicant shall record a conservation covenant in a form approved 
by the city attorney as adequate to incorporate the other restrictions of this section and to give 
notice of the requirement to obtain a permit prior to engaging in regulated activities within the 
dripline of the Oregon white oak tree. 

6. The applicant or homeowners association shall implement all recommendations of the Oak 
Mitigation Plan by Ecological Land Services Inc. dated December 2022 and the Wetland Buffer 
Mitigation Plan by Ecological Land Services dated December 29, 2022 including annual monitoring 
and reporting requirements for 10 years. 
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7. The applicant shall file a performance bond meeting the requirements of LCMC 18.300.090(5)(s) 
prior to engineering approval. 

8. All mitigation and monitoring requirements shall be recorded in the covenants, conditions, and 
restrictions of the homeowners association prior to final plat approval. 

9. The applicant shall comply with the recommended measures outlined in the response letter from 
Ecology dated April 25, 2023, and attached to this staff report in Exhibit G. 

10. Per LCMC 18.350.060 (3)(b), chain link fencing must be a minimum of six feet tall with steel posts 
placed no farther than 10 feet apart. 

11. The installed tree protection fencing around trees to be preserved must meet the requirements 
for fencing under LCMC 18.350.060 which include the requirement that fencing be a minimum of 
six feet tall with steel posts placed no farther apart than 10 feet and be flush with the initial 
undisturbed grade. 

12. The applicant shall flag with yellow flagging tape any trees proposed for removal identified on the 
plan consistent with LCMC 18.350.060 so that the City can verify trees to be removed and 
preserved consistent with 18.350.070(3). In addition, the applicant shall install construction 
fencing around trees to remain, so they are not inadvertently removed, and grading does not occur 
within their root zones. 

13. Signage shall be attached to the tree protection zone fencing stating that inside the fencing is a 
tree protection zone and is not to be disturbed. 

14. No construction activity, except installation of erosion control measures, shall proceed until the 
city has inspected and approved the installation of the required tree protection measures and a 
building and/or grading permit has been issued by the city. 

15. Prior to engineering approval, the applicant shall provide an updated landscape plan showing an 
L1 buffer along the site’s northern boundary abutting the Heritage Country Estates development. 

16. Prior to occupancy, the applicant shall install an L1 landscaping buffer along the northern edge of 
the project site adjacent to the Heritage Country Estates subdivision where trees are proposed to 
be removed. 

17. The applicant shall submit a covenant for the L1 buffer on the north end of the property ensuring 
the trees are maintained and replaced if they die. The covenant shall be provided and recorded 
prior to final plat approval. 

18. Prior to final plat approval, the applicant shall plant the trees shown on the landscape plan (Exhibit 
F) in Tracts A, B, C and D, including street trees along proposed roadways fronting these tracts. Street trees 
elsewhere within the development must be planted prior to occupancy approval. 

 
 

IV.B SEPA Mitigation Measures 
1. General: The applicant shall comply with Ecology’s requirements in the letter dated April 25, 

2023. 
2. Water: The applicant or homeowners association must comply with the recommendations of 

the Wetland Buffer Mitigation Plan (ELS, December 29, 2023). 
3. Plants: The applicant or homeowners association must comply with the recommendations of 

the Oak Mitigation Plan (ELS, December 29, 2023). 
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1) No person may conduct any of the following activities within the drip line of the trees designated to remain No person may conduct any of the following activities within the drip line of the trees designated to remain  person may conduct any of the following activities within the drip line of the trees designated to remain person may conduct any of the following activities within the drip line of the trees designated to remain  may conduct any of the following activities within the drip line of the trees designated to remain may conduct any of the following activities within the drip line of the trees designated to remain  conduct any of the following activities within the drip line of the trees designated to remain conduct any of the following activities within the drip line of the trees designated to remain  any of the following activities within the drip line of the trees designated to remain any of the following activities within the drip line of the trees designated to remain  of the following activities within the drip line of the trees designated to remain of the following activities within the drip line of the trees designated to remain  the following activities within the drip line of the trees designated to remain the following activities within the drip line of the trees designated to remain  following activities within the drip line of the trees designated to remain following activities within the drip line of the trees designated to remain  activities within the drip line of the trees designated to remain activities within the drip line of the trees designated to remain  within the drip line of the trees designated to remain within the drip line of the trees designated to remain  the drip line of the trees designated to remain the drip line of the trees designated to remain  drip line of the trees designated to remain drip line of the trees designated to remain  line of the trees designated to remain line of the trees designated to remain  of the trees designated to remain of the trees designated to remain  the trees designated to remain the trees designated to remain  trees designated to remain trees designated to remain  designated to remain designated to remain  to remain to remain  remain remain including, but not limited to: parking equipment, fueling, servicing equipment, placing solvents, storing building  but not limited to: parking equipment, fueling, servicing equipment, placing solvents, storing building but not limited to: parking equipment, fueling, servicing equipment, placing solvents, storing building  not limited to: parking equipment, fueling, servicing equipment, placing solvents, storing building not limited to: parking equipment, fueling, servicing equipment, placing solvents, storing building  limited to: parking equipment, fueling, servicing equipment, placing solvents, storing building limited to: parking equipment, fueling, servicing equipment, placing solvents, storing building  to: parking equipment, fueling, servicing equipment, placing solvents, storing building to: parking equipment, fueling, servicing equipment, placing solvents, storing building  parking equipment, fueling, servicing equipment, placing solvents, storing building parking equipment, fueling, servicing equipment, placing solvents, storing building  equipment, fueling, servicing equipment, placing solvents, storing building equipment, fueling, servicing equipment, placing solvents, storing building  fueling, servicing equipment, placing solvents, storing building fueling, servicing equipment, placing solvents, storing building  servicing equipment, placing solvents, storing building servicing equipment, placing solvents, storing building  equipment, placing solvents, storing building equipment, placing solvents, storing building  placing solvents, storing building placing solvents, storing building  solvents, storing building solvents, storing building  storing building storing building  building building material and soil deposits, dumping concrete washout and locating burn holes. 2) During construction, no person shall attach any object to the trees designated for protection. During construction, no person shall attach any object to the trees designated for protection. 3) The contractor shall follow the grading plan provided by the project civil engineer.  Grading activities shall The contractor shall follow the grading plan provided by the project civil engineer.  Grading activities shall  contractor shall follow the grading plan provided by the project civil engineer.  Grading activities shall contractor shall follow the grading plan provided by the project civil engineer.  Grading activities shall  shall follow the grading plan provided by the project civil engineer.  Grading activities shall shall follow the grading plan provided by the project civil engineer.  Grading activities shall  follow the grading plan provided by the project civil engineer.  Grading activities shall follow the grading plan provided by the project civil engineer.  Grading activities shall  the grading plan provided by the project civil engineer.  Grading activities shall the grading plan provided by the project civil engineer.  Grading activities shall  grading plan provided by the project civil engineer.  Grading activities shall grading plan provided by the project civil engineer.  Grading activities shall  plan provided by the project civil engineer.  Grading activities shall plan provided by the project civil engineer.  Grading activities shall  provided by the project civil engineer.  Grading activities shall provided by the project civil engineer.  Grading activities shall  by the project civil engineer.  Grading activities shall by the project civil engineer.  Grading activities shall  the project civil engineer.  Grading activities shall the project civil engineer.  Grading activities shall  project civil engineer.  Grading activities shall project civil engineer.  Grading activities shall  civil engineer.  Grading activities shall civil engineer.  Grading activities shall  engineer.  Grading activities shall engineer.  Grading activities shall   Grading activities shall  Grading activities shall Grading activities shall  activities shall activities shall  shall shall be conducted in a manner to minimize the impacts to the trees marked for preservation. 4) The excavator shall keep a sharp pair of loppers and a sharp 12" pruning saw accessible on-site during The excavator shall keep a sharp pair of loppers and a sharp 12" pruning saw accessible on-site during grading operations.  Any roots larger than ½" shall be pruned to the face of the cut (using a sharp pair of " shall be pruned to the face of the cut (using a sharp pair of loppers or a sharp 12" pruning saw) and shall not be torn from the ground by mechanical excavation.   5) Special care shall be exercised in working within 20 feet of the trees to be retained.  This includes hand Special care shall be exercised in working within 20 feet of the trees to be retained.  This includes hand  care shall be exercised in working within 20 feet of the trees to be retained.  This includes hand care shall be exercised in working within 20 feet of the trees to be retained.  This includes hand  shall be exercised in working within 20 feet of the trees to be retained.  This includes hand shall be exercised in working within 20 feet of the trees to be retained.  This includes hand  be exercised in working within 20 feet of the trees to be retained.  This includes hand be exercised in working within 20 feet of the trees to be retained.  This includes hand  exercised in working within 20 feet of the trees to be retained.  This includes hand exercised in working within 20 feet of the trees to be retained.  This includes hand  in working within 20 feet of the trees to be retained.  This includes hand in working within 20 feet of the trees to be retained.  This includes hand  working within 20 feet of the trees to be retained.  This includes hand working within 20 feet of the trees to be retained.  This includes hand  within 20 feet of the trees to be retained.  This includes hand within 20 feet of the trees to be retained.  This includes hand  20 feet of the trees to be retained.  This includes hand 20 feet of the trees to be retained.  This includes hand  feet of the trees to be retained.  This includes hand feet of the trees to be retained.  This includes hand  of the trees to be retained.  This includes hand of the trees to be retained.  This includes hand  the trees to be retained.  This includes hand the trees to be retained.  This includes hand  trees to be retained.  This includes hand trees to be retained.  This includes hand  to be retained.  This includes hand to be retained.  This includes hand  be retained.  This includes hand be retained.  This includes hand  retained.  This includes hand retained.  This includes hand   This includes hand  This includes hand This includes hand  includes hand includes hand  hand hand excavating the roots at the edge of the excavation and cutting roots with a lopper or pruning saw.  Pruning  the roots at the edge of the excavation and cutting roots with a lopper or pruning saw.  Pruning the roots at the edge of the excavation and cutting roots with a lopper or pruning saw.  Pruning  roots at the edge of the excavation and cutting roots with a lopper or pruning saw.  Pruning roots at the edge of the excavation and cutting roots with a lopper or pruning saw.  Pruning  at the edge of the excavation and cutting roots with a lopper or pruning saw.  Pruning at the edge of the excavation and cutting roots with a lopper or pruning saw.  Pruning  the edge of the excavation and cutting roots with a lopper or pruning saw.  Pruning the edge of the excavation and cutting roots with a lopper or pruning saw.  Pruning  edge of the excavation and cutting roots with a lopper or pruning saw.  Pruning edge of the excavation and cutting roots with a lopper or pruning saw.  Pruning  of the excavation and cutting roots with a lopper or pruning saw.  Pruning of the excavation and cutting roots with a lopper or pruning saw.  Pruning  the excavation and cutting roots with a lopper or pruning saw.  Pruning the excavation and cutting roots with a lopper or pruning saw.  Pruning  excavation and cutting roots with a lopper or pruning saw.  Pruning excavation and cutting roots with a lopper or pruning saw.  Pruning  and cutting roots with a lopper or pruning saw.  Pruning and cutting roots with a lopper or pruning saw.  Pruning  cutting roots with a lopper or pruning saw.  Pruning cutting roots with a lopper or pruning saw.  Pruning  roots with a lopper or pruning saw.  Pruning roots with a lopper or pruning saw.  Pruning  with a lopper or pruning saw.  Pruning with a lopper or pruning saw.  Pruning  a lopper or pruning saw.  Pruning a lopper or pruning saw.  Pruning  lopper or pruning saw.  Pruning lopper or pruning saw.  Pruning  or pruning saw.  Pruning or pruning saw.  Pruning  pruning saw.  Pruning pruning saw.  Pruning  saw.  Pruning saw.  Pruning   Pruning  Pruning Pruning the roots at the edge of excavation will minimize breakage of healthy roots beyond the edge of the  roots at the edge of excavation will minimize breakage of healthy roots beyond the edge of the roots at the edge of excavation will minimize breakage of healthy roots beyond the edge of the  at the edge of excavation will minimize breakage of healthy roots beyond the edge of the at the edge of excavation will minimize breakage of healthy roots beyond the edge of the  the edge of excavation will minimize breakage of healthy roots beyond the edge of the the edge of excavation will minimize breakage of healthy roots beyond the edge of the  edge of excavation will minimize breakage of healthy roots beyond the edge of the edge of excavation will minimize breakage of healthy roots beyond the edge of the  of excavation will minimize breakage of healthy roots beyond the edge of the of excavation will minimize breakage of healthy roots beyond the edge of the  excavation will minimize breakage of healthy roots beyond the edge of the excavation will minimize breakage of healthy roots beyond the edge of the  will minimize breakage of healthy roots beyond the edge of the will minimize breakage of healthy roots beyond the edge of the  minimize breakage of healthy roots beyond the edge of the minimize breakage of healthy roots beyond the edge of the  breakage of healthy roots beyond the edge of the breakage of healthy roots beyond the edge of the  of healthy roots beyond the edge of the of healthy roots beyond the edge of the  healthy roots beyond the edge of the healthy roots beyond the edge of the  roots beyond the edge of the roots beyond the edge of the  beyond the edge of the beyond the edge of the  the edge of the the edge of the  edge of the edge of the  of the of the  the the proposed excavation. 6) Except for the proposed improvements shown within the drip lines of the trees noted to be retained the Except for the proposed improvements shown within the drip lines of the trees noted to be retained the  for the proposed improvements shown within the drip lines of the trees noted to be retained the for the proposed improvements shown within the drip lines of the trees noted to be retained the  the proposed improvements shown within the drip lines of the trees noted to be retained the the proposed improvements shown within the drip lines of the trees noted to be retained the  proposed improvements shown within the drip lines of the trees noted to be retained the proposed improvements shown within the drip lines of the trees noted to be retained the  improvements shown within the drip lines of the trees noted to be retained the improvements shown within the drip lines of the trees noted to be retained the  shown within the drip lines of the trees noted to be retained the shown within the drip lines of the trees noted to be retained the  within the drip lines of the trees noted to be retained the within the drip lines of the trees noted to be retained the  the drip lines of the trees noted to be retained the the drip lines of the trees noted to be retained the  drip lines of the trees noted to be retained the drip lines of the trees noted to be retained the  lines of the trees noted to be retained the lines of the trees noted to be retained the  of the trees noted to be retained the of the trees noted to be retained the  the trees noted to be retained the the trees noted to be retained the  trees noted to be retained the trees noted to be retained the  noted to be retained the noted to be retained the  to be retained the to be retained the  be retained the be retained the  retained the retained the  the the grade shall not be elevated or reduced from existing grade.   7) If the grade adjacent to a preserved tree is raised such that it could slough or erode into the tree's drip If the grade adjacent to a preserved tree is raised such that it could slough or erode into the tree's drip  the grade adjacent to a preserved tree is raised such that it could slough or erode into the tree's drip the grade adjacent to a preserved tree is raised such that it could slough or erode into the tree's drip  grade adjacent to a preserved tree is raised such that it could slough or erode into the tree's drip grade adjacent to a preserved tree is raised such that it could slough or erode into the tree's drip  adjacent to a preserved tree is raised such that it could slough or erode into the tree's drip adjacent to a preserved tree is raised such that it could slough or erode into the tree's drip  to a preserved tree is raised such that it could slough or erode into the tree's drip to a preserved tree is raised such that it could slough or erode into the tree's drip  a preserved tree is raised such that it could slough or erode into the tree's drip a preserved tree is raised such that it could slough or erode into the tree's drip  preserved tree is raised such that it could slough or erode into the tree's drip preserved tree is raised such that it could slough or erode into the tree's drip  tree is raised such that it could slough or erode into the tree's drip tree is raised such that it could slough or erode into the tree's drip  is raised such that it could slough or erode into the tree's drip is raised such that it could slough or erode into the tree's drip  raised such that it could slough or erode into the tree's drip raised such that it could slough or erode into the tree's drip  such that it could slough or erode into the tree's drip such that it could slough or erode into the tree's drip  that it could slough or erode into the tree's drip that it could slough or erode into the tree's drip  it could slough or erode into the tree's drip it could slough or erode into the tree's drip  could slough or erode into the tree's drip could slough or erode into the tree's drip  slough or erode into the tree's drip slough or erode into the tree's drip  or erode into the tree's drip or erode into the tree's drip  erode into the tree's drip erode into the tree's drip  into the tree's drip into the tree's drip  the tree's drip the tree's drip  tree's drip tree's drip  drip drip line, it shall be permanently stabilized. 8) The trees noted to retained shall be protected from erosion and sedimentation. Clearing operations shall be The trees noted to retained shall be protected from erosion and sedimentation. Clearing operations shall be  trees noted to retained shall be protected from erosion and sedimentation. Clearing operations shall be trees noted to retained shall be protected from erosion and sedimentation. Clearing operations shall be  noted to retained shall be protected from erosion and sedimentation. Clearing operations shall be noted to retained shall be protected from erosion and sedimentation. Clearing operations shall be  to retained shall be protected from erosion and sedimentation. Clearing operations shall be to retained shall be protected from erosion and sedimentation. Clearing operations shall be  retained shall be protected from erosion and sedimentation. Clearing operations shall be retained shall be protected from erosion and sedimentation. Clearing operations shall be  shall be protected from erosion and sedimentation. Clearing operations shall be shall be protected from erosion and sedimentation. Clearing operations shall be  be protected from erosion and sedimentation. Clearing operations shall be be protected from erosion and sedimentation. Clearing operations shall be  protected from erosion and sedimentation. Clearing operations shall be protected from erosion and sedimentation. Clearing operations shall be  from erosion and sedimentation. Clearing operations shall be from erosion and sedimentation. Clearing operations shall be  erosion and sedimentation. Clearing operations shall be erosion and sedimentation. Clearing operations shall be  and sedimentation. Clearing operations shall be and sedimentation. Clearing operations shall be  sedimentation. Clearing operations shall be sedimentation. Clearing operations shall be  Clearing operations shall be Clearing operations shall be  operations shall be operations shall be  shall be shall be  be be conducted so as to expose the smallest practical area of soil to erosion for the least possible time. Refer  so as to expose the smallest practical area of soil to erosion for the least possible time. Refer so as to expose the smallest practical area of soil to erosion for the least possible time. Refer  as to expose the smallest practical area of soil to erosion for the least possible time. Refer as to expose the smallest practical area of soil to erosion for the least possible time. Refer  to expose the smallest practical area of soil to erosion for the least possible time. Refer to expose the smallest practical area of soil to erosion for the least possible time. Refer  expose the smallest practical area of soil to erosion for the least possible time. Refer expose the smallest practical area of soil to erosion for the least possible time. Refer  the smallest practical area of soil to erosion for the least possible time. Refer the smallest practical area of soil to erosion for the least possible time. Refer  smallest practical area of soil to erosion for the least possible time. Refer smallest practical area of soil to erosion for the least possible time. Refer  practical area of soil to erosion for the least possible time. Refer practical area of soil to erosion for the least possible time. Refer  area of soil to erosion for the least possible time. Refer area of soil to erosion for the least possible time. Refer  of soil to erosion for the least possible time. Refer of soil to erosion for the least possible time. Refer  soil to erosion for the least possible time. Refer soil to erosion for the least possible time. Refer  to erosion for the least possible time. Refer to erosion for the least possible time. Refer  erosion for the least possible time. Refer erosion for the least possible time. Refer  for the least possible time. Refer for the least possible time. Refer  the least possible time. Refer the least possible time. Refer  least possible time. Refer least possible time. Refer  possible time. Refer possible time. Refer  time. Refer time. Refer  Refer Refer to the project's erosion control plan for more information. 9) The project shall not install an impervious surface other than those specifically shown on the plans within the The project shall not install an impervious surface other than those specifically shown on the plans within the  project shall not install an impervious surface other than those specifically shown on the plans within the project shall not install an impervious surface other than those specifically shown on the plans within the  shall not install an impervious surface other than those specifically shown on the plans within the shall not install an impervious surface other than those specifically shown on the plans within the  not install an impervious surface other than those specifically shown on the plans within the not install an impervious surface other than those specifically shown on the plans within the  install an impervious surface other than those specifically shown on the plans within the install an impervious surface other than those specifically shown on the plans within the  an impervious surface other than those specifically shown on the plans within the an impervious surface other than those specifically shown on the plans within the  impervious surface other than those specifically shown on the plans within the impervious surface other than those specifically shown on the plans within the  surface other than those specifically shown on the plans within the surface other than those specifically shown on the plans within the  other than those specifically shown on the plans within the other than those specifically shown on the plans within the  than those specifically shown on the plans within the than those specifically shown on the plans within the  those specifically shown on the plans within the those specifically shown on the plans within the  specifically shown on the plans within the specifically shown on the plans within the  shown on the plans within the shown on the plans within the  on the plans within the on the plans within the  the plans within the the plans within the  plans within the plans within the  within the within the  the the drip line of the trees to be retained.   10) Utility trenches shall be located outside of the drip line of the trees to be retained.  Utility trenches shall be located outside of the drip line of the trees to be retained.  11) Ongoing Tree Maintenance shall be the responsibility of the land owner.  Trees shall be maintained in Ongoing Tree Maintenance shall be the responsibility of the land owner.  Trees shall be maintained in  Tree Maintenance shall be the responsibility of the land owner.  Trees shall be maintained in Tree Maintenance shall be the responsibility of the land owner.  Trees shall be maintained in  Maintenance shall be the responsibility of the land owner.  Trees shall be maintained in Maintenance shall be the responsibility of the land owner.  Trees shall be maintained in  shall be the responsibility of the land owner.  Trees shall be maintained in shall be the responsibility of the land owner.  Trees shall be maintained in  be the responsibility of the land owner.  Trees shall be maintained in be the responsibility of the land owner.  Trees shall be maintained in  the responsibility of the land owner.  Trees shall be maintained in the responsibility of the land owner.  Trees shall be maintained in  responsibility of the land owner.  Trees shall be maintained in responsibility of the land owner.  Trees shall be maintained in  of the land owner.  Trees shall be maintained in of the land owner.  Trees shall be maintained in  the land owner.  Trees shall be maintained in the land owner.  Trees shall be maintained in  land owner.  Trees shall be maintained in land owner.  Trees shall be maintained in  owner.  Trees shall be maintained in owner.  Trees shall be maintained in   Trees shall be maintained in  Trees shall be maintained in Trees shall be maintained in  shall be maintained in shall be maintained in  be maintained in be maintained in  maintained in maintained in  in in accordance with ANSI American National Standards Institute's as well as other applicable Federal, State and  with ANSI American National Standards Institute's as well as other applicable Federal, State and with ANSI American National Standards Institute's as well as other applicable Federal, State and  ANSI American National Standards Institute's as well as other applicable Federal, State and ANSI American National Standards Institute's as well as other applicable Federal, State and  American National Standards Institute's as well as other applicable Federal, State and American National Standards Institute's as well as other applicable Federal, State and  National Standards Institute's as well as other applicable Federal, State and National Standards Institute's as well as other applicable Federal, State and  Standards Institute's as well as other applicable Federal, State and Standards Institute's as well as other applicable Federal, State and  Institute's as well as other applicable Federal, State and Institute's as well as other applicable Federal, State and  as well as other applicable Federal, State and as well as other applicable Federal, State and  well as other applicable Federal, State and well as other applicable Federal, State and  as other applicable Federal, State and as other applicable Federal, State and  other applicable Federal, State and other applicable Federal, State and  applicable Federal, State and applicable Federal, State and  Federal, State and Federal, State and  State and State and  and and Local standards pertaining to Tree Care Operations.   ANSI Z133 Arboricultural Operations: Safety Requirements ANSI A300 Part 1 Pruning
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AutoCAD SHX Text
REFER TO SHEET T2 FOR EXISTING TREE MATRIX

AutoCAD SHX Text
EXISTING BUILDING

AutoCAD SHX Text
EXISTING DRIVEWAY

AutoCAD SHX Text
E. UPLAND AVE

AutoCAD SHX Text
E. WHITE OAK AVE

AutoCAD SHX Text
PROPOSED LOTS, TYP.

AutoCAD SHX Text
PROPOSED ROADWAY (CURB/SIDEWALK), TYP.

AutoCAD SHX Text
PROPOSED SANITARY LINE & LATERAL), TYP.

AutoCAD SHX Text
PROPOSED WATER LINE, TYP.

AutoCAD SHX Text
PROPOSED WALKWAY

AutoCAD SHX Text
PROPOSED PLAYGROUND

AutoCAD SHX Text
PROPOSED EASEMENT, TYP,.

AutoCAD SHX Text
PROPOSED STORMWATER FACILITY

AutoCAD SHX Text
PROPOSED GRAVEL ACCESS

AutoCAD SHX Text
PROPOSED STORMWATER FACILITY



AutoCAD SHX Text
CB

AutoCAD SHX Text
n/a

AutoCAD SHX Text
TREE

AutoCAD SHX Text
PROTECTION

AutoCAD SHX Text
PLAN

AutoCAD SHX Text
T2

AutoCAD SHX Text
2

AutoCAD SHX Text
ISSUED FOR:

AutoCAD SHX Text
FAX: 360-713-6102

AutoCAD SHX Text
VOICE: 360-750-9000

AutoCAD SHX Text
VANCOUVER, WA 98662

AutoCAD SHX Text
4400 NE 77th Avenue

AutoCAD SHX Text
6

AutoCAD SHX Text
5

AutoCAD SHX Text
4

AutoCAD SHX Text
3

AutoCAD SHX Text
2

AutoCAD SHX Text
1

AutoCAD SHX Text
SHEET #:

AutoCAD SHX Text
SHEET NAME:

AutoCAD SHX Text
Solutions, Inc.

AutoCAD SHX Text
Planning

AutoCAD SHX Text
C  COPYRIGHT 2023, PLANNING SOLUTIONS, INC. NO PART OF THIS DRAWING MAY BE COPIED OR REPRODUCED WITHOUT WRITTEN PERMISSION OF PLANNING SOLUTIONS, INC.

AutoCAD SHX Text
REVISIONS:

AutoCAD SHX Text
DATE:

AutoCAD SHX Text
JOB #:

AutoCAD SHX Text
SCALE:

AutoCAD SHX Text
CHECKED:

AutoCAD SHX Text
DRAWN:

AutoCAD SHX Text
OF

AutoCAD SHX Text
SHEET

AutoCAD SHX Text
Creating Solutions

AutoCAD SHX Text
to Complex Issues

AutoCAD SHX Text
www.planningsolutionsinc.com

AutoCAD SHX Text
Suite 275

AutoCAD SHX Text
LOCKWOOD MEADOWS SUBDIVISION

AutoCAD SHX Text
2000 NE Lockwood Creek Road

AutoCAD SHX Text
La Center, Washington

AutoCAD SHX Text
CB

AutoCAD SHX Text
01-05-23

AutoCAD SHX Text
21-1683

AutoCAD SHX Text
FLR

AutoCAD SHX Text
5

AutoCAD SHX Text
City Comments 03-10-23

AutoCAD SHX Text
City Comments 03-15-23

AutoCAD SHX Text
Tree #78 05-03-23





AutoCAD SHX Text
CALOCEDRUS DECURRENS

AutoCAD SHX Text
INCENSE CEDAR

AutoCAD SHX Text
PARROTIA PERSICA

AutoCAD SHX Text
PERSIAN PARROTIA

AutoCAD SHX Text
PLANT LEGEND

AutoCAD SHX Text
QTY

AutoCAD SHX Text
SYMBOL

AutoCAD SHX Text
SIZE

AutoCAD SHX Text
BOTANICAL / 

AutoCAD SHX Text
SHRUBS

AutoCAD SHX Text
GROUNDCOVER

AutoCAD SHX Text
TREES

AutoCAD SHX Text
ARCTOSTAPHYLOS UVA-URSI / 

AutoCAD SHX Text
TILIA CORDATA 'GREENSPIRE'

AutoCAD SHX Text
GREENSPIRE LINDEN

AutoCAD SHX Text
5 GAL.

AutoCAD SHX Text
56*

AutoCAD SHX Text
36" O.C.

AutoCAD SHX Text
26

AutoCAD SHX Text
30

AutoCAD SHX Text
20

AutoCAD SHX Text
78*

AutoCAD SHX Text
CUPRESSUS NOOTKATENSIS  ALASKAN CEDAR

AutoCAD SHX Text
6' ht.

AutoCAD SHX Text
6' ht.

AutoCAD SHX Text
8

AutoCAD SHX Text
72*

AutoCAD SHX Text
MAHONIA AQUIFOLIUM 'COMPACTA'  COMPACT OREGON GRAPE

AutoCAD SHX Text
ILEX X MESERVEAE 'BLUE BOY  BLUE BOY HOLLY

AutoCAD SHX Text
MYRICA CALIFORNICA  PACIFIC WAX MYRTLE

AutoCAD SHX Text
Min.

AutoCAD SHX Text
ACER RUBRUM 'ARMSTRONG' / ARMSTRONG MAPLE

AutoCAD SHX Text
2" Cal.

AutoCAD SHX Text
ZELKOVA SERRATA / VILLAGE GREEN SELKOVA

AutoCAD SHX Text
2" Cal.

AutoCAD SHX Text
Min.

AutoCAD SHX Text
Min.

AutoCAD SHX Text
Min.

AutoCAD SHX Text
Min.

AutoCAD SHX Text
2" Cal.

AutoCAD SHX Text
Min.

AutoCAD SHX Text
2" Cal.

AutoCAD SHX Text
ACER RUBRUM 'RED SUNSET'

AutoCAD SHX Text
RED SUNSET MAPLE

AutoCAD SHX Text
Min.

AutoCAD SHX Text
2" Cal.

AutoCAD SHX Text
TURF, DROUGHT RESISTANT, SUN & SHADE MIX (SEED OR SOD) 

AutoCAD SHX Text
COMMON NAME

AutoCAD SHX Text
1 GAL.

AutoCAD SHX Text
Min.

AutoCAD SHX Text
KINNIKINNICK

AutoCAD SHX Text
(ALL PLANTER STRIPS)

AutoCAD SHX Text
NO SYMBOL

AutoCAD SHX Text
ARCTOSTAPHYLOS UVA-URSI / 

AutoCAD SHX Text
48" O.C.

AutoCAD SHX Text
1 GAL.

AutoCAD SHX Text
Min.

AutoCAD SHX Text
KINNIKINNICK

AutoCAD SHX Text
NATIVE COVER

AutoCAD SHX Text
5 GAL.

AutoCAD SHX Text
5 GAL.

AutoCAD SHX Text
21

AutoCAD SHX Text
46

AutoCAD SHX Text
21

AutoCAD SHX Text
*FINAL QUANTITY PER DRIVEWAY LOCATIONS TO BE DETERMINED AT BUILDING PERMIT

AutoCAD SHX Text
CB

AutoCAD SHX Text
1" = 50'-0"

AutoCAD SHX Text
FINAL

AutoCAD SHX Text
LANDSCAPE &

AutoCAD SHX Text
PARK PLAN

AutoCAD SHX Text
L1

AutoCAD SHX Text
3

AutoCAD SHX Text
E 5TH STREET

AutoCAD SHX Text
E UPLAND AVENUE

AutoCAD SHX Text
0

AutoCAD SHX Text
150'

AutoCAD SHX Text
100'

AutoCAD SHX Text
50'

AutoCAD SHX Text
SCALE: 1"=50'- 0"

AutoCAD SHX Text
IRRIGATION NOTE

AutoCAD SHX Text
ALL LANDSCAPE AREAS SHALL BE IRRIGATED WITH A DRIP, SPRAY, HOSE BIB IRRIGATION SYSTEM OR HAND WATERED AS REQUIRED. REFER TO CIVIL ENGINEERING PLANS FOR WATER SOURCE.

AutoCAD SHX Text
TREES AND SHRUBS IN SIGHT DISTANCE TRIANGLE, TYP. ALL SHRUBS WITHIN SIGHT DISTANCE TRIANGLES SHALL BE MAINTAINED SO THAT FOLIAGE HEIGHT ABOVE PAVEMENT DOES NOT EXCEED 2.5 FEET. STREET TREES WITHIN SIGHT DISTANCE TRIANGLES SHALL BE LIMBED UP TO A HEIGHT OF 10 FEET CONSISTENT WITH ANSI A300 STANDARDS TO PROVIDE FOR SIGHT DISTANCE VISIBILITY.

AutoCAD SHX Text
ISSUED FOR:

AutoCAD SHX Text
FAX: 360-713-6102

AutoCAD SHX Text
VOICE: 360-750-9000

AutoCAD SHX Text
VANCOUVER, WA 98662

AutoCAD SHX Text
4400 NE 77th Avenue

AutoCAD SHX Text
6

AutoCAD SHX Text
5

AutoCAD SHX Text
4

AutoCAD SHX Text
3

AutoCAD SHX Text
2

AutoCAD SHX Text
1

AutoCAD SHX Text
SHEET #:

AutoCAD SHX Text
SHEET NAME:

AutoCAD SHX Text
Solutions, Inc.

AutoCAD SHX Text
Planning

AutoCAD SHX Text
C  COPYRIGHT 2023, PLANNING SOLUTIONS, INC. NO PART OF THIS DRAWING MAY BE COPIED OR REPRODUCED WITHOUT WRITTEN PERMISSION OF PLANNING SOLUTIONS, INC.

AutoCAD SHX Text
REVISIONS:

AutoCAD SHX Text
DATE:

AutoCAD SHX Text
JOB #:

AutoCAD SHX Text
SCALE:

AutoCAD SHX Text
CHECKED:

AutoCAD SHX Text
DRAWN:

AutoCAD SHX Text
OF

AutoCAD SHX Text
SHEET

AutoCAD SHX Text
Creating Solutions

AutoCAD SHX Text
to Complex Issues

AutoCAD SHX Text
www.planningsolutionsinc.com

AutoCAD SHX Text
Suite 275

AutoCAD SHX Text
LOCKWOOD MEADOWS SUBDIVISION

AutoCAD SHX Text
2000 NE Lockwood Creek Road

AutoCAD SHX Text
La Center, Washington

AutoCAD SHX Text
CB

AutoCAD SHX Text
01-05-23

AutoCAD SHX Text
21-1683

AutoCAD SHX Text
FLR

AutoCAD SHX Text
5

AutoCAD SHX Text
City Comments 03-10-23

AutoCAD SHX Text
City Comments 03-15-23

AutoCAD SHX Text
STORMWATER POND SEEDING NOTES

AutoCAD SHX Text
LANDSCAPE PLAN NOTES

AutoCAD SHX Text
1) STREET TREE LOCATIONS & QUANTITIES SUBJECT TO CHANGE PER FINAL DRIVEWAY, UTILITY AND STREET STREET TREE LOCATIONS & QUANTITIES SUBJECT TO CHANGE PER FINAL DRIVEWAY, UTILITY AND STREET LIGHTING LOCATIONS. 2) LANDSCAPE WITHIN ALL TRACTS TO BE MAINTAINED BY THE HOMEOWNER'S ASSOCIATION. LANDSCAPE WITHIN ALL TRACTS TO BE MAINTAINED BY THE HOMEOWNER'S ASSOCIATION. 3) ALL LANDSCAPE SHALL BE IRRIGATED VIA AN AUTOMATIC UNDERGROUND SYSTEM OR HAND WATERING TO ALL LANDSCAPE SHALL BE IRRIGATED VIA AN AUTOMATIC UNDERGROUND SYSTEM OR HAND WATERING TO INSURE LONG-TERM SURVIVABILITY. 4) BMP's 1.15 AND 1.35 OF THE STORMWATER MANAGEMENT MANUAL FOR THE PUGET SOUND BASIN SHALL BE BMP's 1.15 AND 1.35 OF THE STORMWATER MANAGEMENT MANUAL FOR THE PUGET SOUND BASIN SHALL BE IMPLEMENTED AS PART OF THIS LANDSCAPE PLAN'S INSTALLATION.

AutoCAD SHX Text
STORMWATER PONDS - SEE CIVIL PLANS & SEEDING NOTES THIS SHT. FOR MORE INFORMATION.

AutoCAD SHX Text
EXISTING TREE, RETAIN & PROTECT, TYP. REFER TO TREE PROTECTION PLAN.

AutoCAD SHX Text
NE 21ST AVENUE

AutoCAD SHX Text
E 4TH STREET

AutoCAD SHX Text
NE LOCKWOOD CREEK ROAD

AutoCAD SHX Text
E 3RD CIRCLE

AutoCAD SHX Text
E WHITE OAK AVENUE

AutoCAD SHX Text
NE 23RD AVENUE

AutoCAD SHX Text
NE 24TH AVENUE

AutoCAD SHX Text
BENCH, TYP. (4 TOTAL)

AutoCAD SHX Text
6' WALK (ADA ACCESSIBLE) REFER TO CIVIL PLANS

AutoCAD SHX Text
PARK AREA ENLARGEMENT - 1"=20'

AutoCAD SHX Text
TRASH RECEPTACLE, TYP. (2 TOTAL)

AutoCAD SHX Text
BIKE RACK, TYP. (2 TOTAL) -STORAGE FOR 6 BIKES EA.

AutoCAD SHX Text
PICNIC TABLE, TYP. (2 TOTAL)

AutoCAD SHX Text
PAVED 6' TRAIL (ADA ACCESSIBLE) REFER TO CIVIL PLANS

AutoCAD SHX Text
PAVED TABLE PATIO, TYP.

AutoCAD SHX Text
PLAY AREA W/ CONTAINMENT CURB

AutoCAD SHX Text
PLAY STRUCTURE (ADA ACCESSIBLE) (AGES 2 - 12 YRS OLD)

AutoCAD SHX Text
SAFETY ZONE

AutoCAD SHX Text
REFER TO SHEET L2 & L3 FOR NOTES & DETAILS.

AutoCAD SHX Text
WETLAND

AutoCAD SHX Text
STREET LIGHT, TYP.

AutoCAD SHX Text
STREET LIGHT, TYP.

AutoCAD SHX Text
MINIMUM STREET TREE SPACING FROM STREET LIGHT, TYP.

AutoCAD SHX Text
MINIMUM STREET TREE SPACING FROM STREET LIGHT, TYP.



AutoCAD SHX Text
1.  ALL BOUNDARIES, EASEMENTS, UTILITIES AND LEGAL ENCUMBRANCES TO BE CONFIRMED WITH  OWNER PRIOR TO BEGINNING WORK.  PROPERTY LINES AND SURVEY INFORMATION PROVIDED BY  PLS PLS ENGINEERING, INC.  2.  IN NO WAY IS THIS PLAN TO BE INTERPRETED TO EXCEED THE LEGAL BOUNDARIES OF THE  OWNER'S REAL PROPERTY.  3.  THE LANDSCAPE DESIGNER ASSUMES NO RESPONSIBILITY FOR THE LOCATION OF BOUNDARIES,  UTILITIES AND WETLANDS.  4.  THIS PLAN SHALL BE INSTALLED TO MEET ALL APPLICABLE CITY, COUNTY, STATE AND  FEDERAL CODES.  5.  THIS PLAN SHALL BE CONSIDERED PRELIMINARY UNTIL APPROVED BY ALL GOVERNING  AGENCIES.  IMPLEMENTATION OF THIS PLAN SHALL NOT PROCEED UNTIL ISSUANCE OF ALL  RELATED PERMITS.  6.  PLANT QUANTITIES ARE FOR INFORMATION ONLY.  IN CASE OF ANY DISCREPANCY, THE PLAN  SHALL GOVERN.  7.  ALL WORK IS TO BE PERFORMED BY LICENSED CONTRACTORS AND EXPERIENCED WORKERS.  8.  THE CONTRACTOR IS TO VERIFY THE LOCATION OF EXISTING UNDERGROUND UTILITIES AND  STRUCTURES PRIOR TO PERFORMING ANY EXCAVATION.  CONTRACTOR SHALL REPAIR ANY  DAMAGE TO UTILITIES CAUSED BY THE CONTRACTOR'S WORK, AT NO ADDITIONAL COST TO THE  OWNER.  CONTACT ALL UTILITY PROVIDERS SERVING THE SITE AREA 48 HOURS PRIOR TO ANY  EXCAVATION.  9.  ALL PLANT MATERIALS SHALL MATCH SPECIFICATIONS PER SPECIES AND SHALL COMPLY WITH  ANSI Z60.I 'STANDARD FOR NURSERY STOCK'.  10.  THE CONTRACTOR SHALL ADHERE TO THE WASHINGTON ASSOCIATION OF NURSERYMEN'S  GUIDELINES WASHINGTON ASSOCIATION OF NURSERYMEN'S  GUIDELINES  ASSOCIATION OF NURSERYMEN'S  GUIDELINES FOR PLANTING PRACTICES.  11.  THE CONTRACTOR SHALL REPAIR ANY DAMAGE TO EXISTING ELEMENTS ON AND OFF SITE,   RESULTING FROM THE CONTRACTOR'S WORK.  12.  THE CONTRACTOR IS RESPONSIBLE FOR THE VIABILITY OF ALL PLANT MATERIAL FOR 2  YEARS AFTER COMPLETION OF PLANTING.  DISEASED, DYING, OR DEAD PLANT MATERIAL SHALL  BE REPLACED BY THE CONTRACTOR DURING THE TWO YEAR PERIOD AND MAINTAINED FOR AN  ADDITIONAL 2 YEAR PERIOD.  13.  IMMEDIATELY UPON BID AWARD, CONTRACTOR SHALL SECURE THE PLANT MATERIALS AS  SPECIFIED FROM AVAILABLE SOURCES.  IN THE EVENT THAT PLANT MATERIALS ARE NOT  AVAILABLE, CONTACT THE CITY OF LACENTER & THE LANDSCAPE ARCHITECT FOR APPROVED SUBSTITUTIONS.  NO SUBSTITUTION  FOR PLANT MATERIAL WILL BE ALLOWED WITHOUT PRIOR WRITTEN APPROVAL OF THE LANDSCAPE  ARCHITECT.  14.  TOP DRESS ALL SHRUB AND GROUND COVER AREAS (NOT LAWN) WITH 2" OF FIR BARK MULCH.   SUBMIT SAMPLE TO THE CITY OF LACENTER & THE LANDSCAPE ARCHITECT FOR APPROVAL PRIOR TO CONSTRUCTION.  15.  TREE LOCATIONS MAY BE ADJUSTED IN THE FIELD TO SUIT SITE REQUIREMENTS AS DIRECTED  BY THE LANDSCAPE ARCHITECT.  16.  THE CONTRACTOR SHALL ENSURE THAT ALL EXCAVATED PLANTING PITS HAVE POSITIVE  DRAINAGE.  PLANT PITS FULLY FLOODED WITH WATER SHALL DRAIN WITHIN (12) HOURS OF FILLING.  17.  FINISH GRADE SHALL BE SET TO ALLOW POSITIVE DRAINAGE  18.  ROTOTILL 2" OF COMPOST INTO ALL PLANTED AREAS.  19.  INCORPORATE PEAT INTO THE ROOT ZONE OF RHODODENDRONS, AZALEAS AND OTHER ACID  LOVING PLANTS.  20.  INCORPORATE 10-20-20 FERTILIZER INTO THE ROOT ZONE OF ALL NEW PLANTINGS.  21.  RONSTAR, OR APPROVED EQUAL, PREEMERGENT HERBICIDE TO BE APPLIED TO ALL PLANTED  AREAS PER MANUFACTURERS INSTRUCTIONS.  22.  EXISTING VEGETATION TO BE SPRAYED WITH ROUNDUP, OR APPROVED EQUAL, PER  MANUFACTURERS INSTRUCTIONS.  SUFFICIENT TIME SHALL BE GIVEN TO ALLOW EXISTING MATERIAL  TO DIE.  REMOVE EXISTING VEGETATION MAT AND ROTOTILL OR SCARIFY EXISTING SOIL.  23.  CROWN LAWN AREAS AND GRADE TO PROVIDE POSITIVE DRAINAGE.  24.  ROLL LAWN AREA TO INSURE PROPER COMPACTION TO MINIMIZE SETTLING.  25.  AMEND SOIL IN LAWN AREAS WITH 80 LBS. OF DOLOMITE LIME AND 40 LBS. OF 10-20-20  SLOW RELEASE FERTILIZER OR EQUIVALENT.  PROVIDE A 3" LAYER OF SANDY LOAM TOPSOIL  FOR LAWN AND BED AREA.  26.  SEED LAWN AREAS WITH GRASS SEED   MANUFACTURER'S RECOMMENDATIONS.  COVER SEED  WITH FINE MULCH APPLIED WITH ROLLER OR HYDROSEED.  27.  THE PROPERTY OWNER IS RESPONSIBLE FOR MAINTAINING TURF PLANTED WITHIN THE RIGHT  OF WAY.  28.  PLANT MATERIAL SHALL BE PLANTED W/ ROOT CROWN 1" ABOVE FINISHED GRADE TO ALLOW  POSITIVE DRAINAGE AWAY FROM CROWN.  29.  STAKE ALL TREES OVER 6 FT. IN HEIGHT PER DETAIL 'A' AND 'B' ON THIS SHEET.  30.  REFER TO DETAILS FOR ADDITIONAL INFORMATION.  31.  ALL PLANTING SHALL BE IRRIGATED BY AN AUTOMATIC UNDERGROUND SPRINKLER SYSTEM OR HAND WATERED AS REQUIRED. 32.  ALL PLANT MATERIALS FURNISHED ARE TO BE HEALTHY, UNIFORMLY BRANCHED AND WITH  WELL DEVELOPED FIBROUS ROOT SYSTEMS.  33.  ALL PLANT MATERIALS FURNISHED ARE TO BE FREE FROM DEAD OR BROKEN BRANCHES,  LICHENS, SCARS, BROKEN BARK OR WOUNDS.  ALL PLANT MATERIALS WILL BE INSECT, WEED, AND  DISEASE FREE ACCORDING TO THE REQUIREMENTS OF THE WASHINGTON STATE DEPARTMENT OF  AGRICULTURE FOR WASHINGTON STATE DEPARTMENT OF  AGRICULTURE FOR  STATE DEPARTMENT OF  AGRICULTURE FOR NURSERY PLANT MATERIALS SOLD FOR WHOLESALE OR RETAIL.  ALL PRUNING  WOUNDS MUST BE WELL HEALED WITH NO EVIDENCE OF DECAY. 34.  SIX (6) MONTHS PRIOR TO THE FINAL CITY OF LACENTER ACCEPTANCE & AT FINAL CITY OF LACENTER ACCEPTANCE ALL LANDSCAPING SHALL BE WEED FREE. LAWN AREAS WITH CLOVER WILL NOT BE ACCEPTED. 35.  HYDROSEEDED LAWN AREAS MUST BE ACTIVELY GROWING FOR LONGER THAN 4 FOUR (4) MONTHS PRIOR TO FINAL CITY OF LACENTER ACCEPTANCE.
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When the applicant filed their Critical Areas and Tree Cutting permit on February 27, 2023, their new 
application materials stated that there are 204 jurisdictional trees on the site, 161 of which would be 
removed, an increase of 157 trees that would be removed. Due to this increase in the number of trees 
removed that was not previously reviewed, the City required the applicant to update the State 
Environmental Policy Act (SEPA) checklist and reissued the SEPA determination for public comment. The 
trees to be removed are primarily located in the west-central area of the site within proposed lots 39-40 
and 49-50, along the northern boundary of the site bordering Heritage Country Estates Subdivision and 
along the eastern boundary of the site bordering NE 24th Avenue.  
 
The City’s tree protection code removal criteria (LCMC 18.350.080) allows for trees to be removed for 
“landscaping purposes or in order to construct development approved or allowed pursuant to the La 
Center Municipal Code.” The applicant is proposing to create lots for single-family detached residences, 
which are a permitted use in the zone. The City’s code requires that replanting occur for trees that are 
removed that are 10 inches or greater in size. The required mitigation is providing one two-inch caliper 
diameter deciduous tree or a six-to eight-foot tall evergreen tree for each tree removed. The applicant is 
proposing to remove 32 trees that are larger than 10 inches and are required to be mitigated. The 
applicant is proposing to plant 204 trees, more than six times the amount of trees required by the City’s 
code and more than the total of 161 trees removed. Although it will take some time for the newly 
planted trees to mature, the City must comply with its code and cannot require that the applicant plant 
more trees than the code requires, but the applicant is voluntarily doing so.  
 
The tree removal permit criteria in LCMC 18.350.080 allow the City to condition the applicant “if the 
condition is reasonably related to preventing, eliminating, or mitigating a negative potential impact…on 
the built environment of the neighborhood which is as created or contributed to by the approved tree 
removal.” In recognition of the fact that the trees along the project’s northern property line (southern 
property line of Heritage Country Estates) provide aesthetic value and screening for your development, 
the City will be requiring the applicant revise their landscape plan to include newly planted trees along 
this property line. 
 
Mitigation for Wetland A 
As you noted, the applicant proposes to fill Wetland A and compensate for this impact by purchasing 
credits at the East Fork Lewis River Mitigation Bank. Wetland A is a small, low-quality wetland which is 
exempt from the City’s critical areas avoidance requirements under LCMC 18.300.090(5)(d) as long as 
the impacts are mitigated. The applicant is not required to avoid impacts to Wetland A. The applicant is 
meeting mitigation requirements as discussed below. 
 
You commented that the purchase of credits at the mitigation bank would do nothing to address the 
property values and quality of life to the people living next to this area. The filling of Wetland A under a 
critical areas permit was reviewed and approved by the City during the preliminary plat review. The City 
can approve offsite mitigation at wetland mitigation banks provided the applicant demonstrates that 
offsite mitigation is ecologically preferable (see LCMC 18.300.090(5)(o)). The applicant filed a “bank use 
plan” showing that purchase of credits for the wetland impacts would provide an ecological lift and 
more than offset the impacts to the wetlands, thereby providing an ecological advantage for this offsite 
mitigation. Mitigation at a wetland bank is now the Washington Department of Ecology’s preferred 
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