CITY OF LA CENTE Type Ill - 2025-058-CUP/PSR

Project Name: Exit 16 Sips & Scoops
Case Number: 2025-058-CUP/PSR
Date Issued: January 23, 2026

The attached decision is final unless an appeal is filed with the City Clerk. The appeal shall be
filed within fourteen (14) calendar days from the date the notice of the final decision is mailed to
the parties of record.

A final decision regarding an application subject to a Type |ll process may be appealed by the
applicant or applicant’s representative or by any person, agency or firm who offered oral or
written testimony befare the hearing's examiner closed the public record in the case.

Appeal Contents. An appeal shall include the appropriate fee (Type |l decision $1,100 + Cost
recovery (requires a reimbursement agreement); actual cost of staff, consultants, and/or hearing
examiner plus 10 percent. This fee is applicable as part of a land use action or development
review (i.e., traffic study, preliminary/final plat review).) and the following information:

Any appeal of the final decision shall be in writing and contain the following:
(a) A form provided for that purpose by the city;

(b) The case number as designated by the city;

(c) The name of the applicant;

(d) The name, address and signature of each appellant;

(e) The specific aspect(s) of the decision and/or SEPA issue being appealed,
(f) The reasons why each aspect is in error as a matter of fact or law; and
(g) The evidence relied on to prove the error.

For an appeal regarding a decision subject to a Type Il process, the city clerk shall schedule a
public hearing to be held by the city council not more than 35 days from the date a complete
appeal was timely filed. Notice and a staff report shall be provided, a public hearing shall be
conducted, and a decision shall be made and noticed regarding the appeal as for application
subject to a Type Il process in LCMC 18.30.100, except that the appeal shall be on the record
except to the extent city council allows new evidence for good cause

Process for an appeal: For an appeal regarding a decision subject to a Type |ll process, the
city clerk shall schedule a public hearing to be held by the city council not more than 35 days
from the date a complete appeal was timely filed. Notice and a staff report shall be provided, a
public hearing shall be conducted, and a decision shall be made and noticed regarding the
appeal as for application subject to a Type Ill process in LCMC 18.30.100, except that the
appeal shall be on the record except to the extent city council allows new evidence for good
cause.



BEFORE THE LAND USE HEARING EXAMINER
FOR THE CITY OF LA CENTER, WASHINGTON

Regarding an application by G5 Assets LLC for site plan) FINALORDER
and conditional use approval to convert an existing bank )

building to a restaurant serving alcohol at 305 NW ) File No. 2026-058-CUP/PSR
Pacific Highway in the City of La Center, Washington )  (Exit 16 Sips & Scoops)

A. SUMMARY

1. The applicant, G5 Assets LLC, requests approval of a Conditional Use Permit
(“CUP”) and Type II Site Plan Review to convert the existing office building, a former
bank, to a restaurant that serves alcohol.

a. The use is proposed on a 0.34-acre parcel located at 305 NW Pacific
Highway; also known as parcel 63330000 - NW %, Section 3, Township 4, Range 1 East
of the Willamette Meridian. The site and all abutting properties are zoned C-1
(Downtown Commercial). The site and all abutting properties are also subject to the
Downtown Gateway Overlay (DGO).

b. The site is currently developed with an existing building, a former bank
with drive-through, and associated parking and landscaping. No expansion of the existing
building footprint is proposed.

2. Hearing Examiner Joe Turner (the “examiner”) conducted a public hearing to
receive testimony and evidence about the application. City staff recommended that the
examiner approve the application subject to conditions in the Staff Report and
Recommendation to the Hearings Officer dated January 6, 2026 (the “Staff Report™). The
applicant accepted those findings and conditions without exceptions. Two persons
testified orally in opposition to the proposed restaurant use. The only contested issue in
this case is whether the City can deny this application based on its potential impacts to
* existing bars and restaurants in the City of La Center.

3. Based on the findings provided or incorporated herein, the examiner approves
the application subject to the conditions at the end of this final order.

B. HEARING AND RECORD HIGHLIGHTS

1. Hearing Examiner Joe Turner (the "examiner") received testimony at the public
hearing about this application on January 20, 2026. That testimony and evidence,
including a recording of the public hearing and the case file maintained by the City, are
included herein as exhibits, and they are filed at City Hall. The following is a summary
by the examiner of selected testimony and evidence offered at the hearing.

2. La Center planner, Angie Merrill, summarized the Staff Report. She noted that
the site is currently developed with a former bank building with associated parking lot
and landscaping. No changes are proposed to the footprint of the existing building. A



conditional use permit is required because the applicant proposed to serve alcohol on the
site.

3. Trista Glacker testified on behalf of the applicant, G5 Assets LLC. She
accepted the findings and amended conditions in the Staff Report without exceptions.

4. Anthony Sharrah and Steve Shatz, the co-owners of the 4" Street Bar and Grill,
testified in opposition to the proposed use as it will directly compete with their existing
restaurant. They argued that this site should be develop with a different use that would
support, rather than competing with, existing businesses in the City. The City of La
Center is already “saturated with restaurants”; there are 25 existing restaurants within a
2.5 mile radius of the site. These restaurants are already operating on very thin profit
margins and this use will exacerbate that issue. A single restaurant requires a minimum
population of 1,000 people to operate profitably. Dividing the population of the City by
the number of existing restaurants results in 709 persons per restaurant. Approval of this
application will reduce that to 608 persons per restaurant, well below what is needed for
these restaurants to survive. This use will directly compete with another ice cream shop
that is scheduled to open within one month.

5. No one else testified at the hearing. The examiner closed the record at the end
of the hearing and announced his intention to approve the application, subject to the
findings and conditions in the Staff Report, with modifications to some of the findings.

C. DISCUSSION

1. City staff recommended approval of the application based on the affirmative
findings and subject to conditions of approval in the Staff Report. The applicant accepted
those findings and conditions without exception.

2. The examiner concludes the Staff Report identifies the applicable approval
standards in the LCMC for the application and contains affirmative findings showing that
the proposal does or can comply with those standards, provided that the applicant
complies with the recommended conditions of approval. The examiner adopts the
affirmative findings in the Staff Report, except to the extent they are inconsistent with the
following.

3. While the examiner understands Mr. Sharrah and Mr. Shatz’s concerns
regarding the financial impact of a new restaurant in the city, those concerns are not
relevant to the applicable approval criteria for the proposed use.

a. Restaurants are a permitted use in the C-1 zone, subject to site plan
review. See Table 18.150.020(4)(a). Restaurants that also serve alcohol require a
conditional use permit. Table 18.150.020(4)(b). The approval criteria for site plan review
are set out in LCMC 18.215.060 and the approval criteria for conditional uses are set out
in LCMC 18.250.040. None of these criteria require consideration of the potential
economic impacts on existing competing businesses.
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b. LCMC 18.240 provides for “Mitigation of Adverse Impact.” However,
this section relates to “[ijmpacts upon the public health, safety and general welfare, for
open spaces,.drainage ways, streets, other public ways, parks, playgrounds, and sites for
schools and school grounds.” It does not require mitigation for potential economic
impaets on competing businesses.

4. Staff concluded that several of the conditional use approval criteria in LCMC
18.250.040(1) are “Not applicable.” The examiner disagrees, finding that all of the
criteria apply to this use. The examiner finds that all of the criteria are met, because the
site is currently developed and served by public facilities, no changes are proposed to the
existing structure, and the site is separated and buffered from surrounding uses by
existing roadways that will limit any potential impacts of the use on the surrounding area.

D. CONCLUSION

The examiner concludes that the applicant sustained the burden of proof that the
proposed development does or can comply with the applicable provisions of the La
Center Municipal Code and Revised Code of Washington, provided it is subject to
reasonable conditions of approval warranted to assure compliance in fact with those
provisions.

E. DECISION

In recognition of the findings and conclusions contained herein, and incorporating
the reports of affected agencies and exhibits received in this matter, the examiner hereby
approves File No. 2026-058-CUP/PSR (Exit 16 Sips & Scoops) in general conformance
with the applicant’s preliminary plat, subject to the following conditions:

Planning Conditions:

1. All developments shall comply with the noise standards in Chapter 173-60 WAC.

2. The applicant shall continually maintain the required landscaping in a healthy
manner. Any plants that die must be replaced with in-kind materials

3. The applicant is required to apply for appropriate sign permits prior to the
installation of signage.

4. The applicant must apply for the proper land use and building permits for any
future enlargement or alteration of use.

5. If changes are made to the approved site plan, the director may ask that the
applicant apply for a final site plan.

IV.D CCFR Fire Conditions

1. Applicant must comply with all applicable requirements and receive approval
through Clark Cowlitz Fire & Rescue.
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" day of January 2026

Lo (Toee

Joe T , AICP
City of La Center Hearing Examiner

DATED thig -

Hearing Examiner Final Order
File No. 2026-058-CUP/PSR (Exit 16 Sips & Scoops) Page 4



*punoJb sy uo seuy Auedoid jo uoyEo| BY} BUILLISSP O} pasn aq AoBem e siByzdny - SIO YM AUno e
Jouues seuepunoq (jsosed “a'1) Jojxe . “uogeuuoju; sy Buisn Aq pesneo a1eydgAiexny I0jedI9y GOM 786} SOM

sasso| Joj 8|qey| pjey oq 10U (|eys pue 'dew Sil uo uolewLojul Aue
Jo sseulew 10 AIGENS) ‘AOBINOOE BU) JUBLIEM JOU S80p AJUNOD (D H]H‘
‘aysqem ,euluosde, s,Aiunod e Ag pajessuab sem dew sy 1984 0'v6 WIWA4 0 0'¥6

"8IS JSealjyiou uo 3§ iy M pue __E_m«
(Z) pue apis Jseayynos uo »uzﬁ_: 104 pue Q 96 1L
1S PIE M J0 13103 3B (]) le ﬁ__w;__ 11§ 15350[) N

"SOPIS LpI0u pue
1SE3 8y} W0 89u8} UBPOOM Y1y 8 © pue ap|s
J3N0S Bif} U 39U} UBPODM YBIY , 7] WNWIXEW

e Swsodoyd -aouay ados 4By 2y WAL
& A papunouins aq ysnu ease Suljeas Joopyng

1 bs 919 =(yanos 12 payae)ie) eale palaa)
wbs 567 =(Ajuo Jooj) Js1y) Furpiing

(sa19e yg°) ") 'bs 018'p) = AUS
(1-9) [pIa1aWILOY UMD}UMOQ
“Hofjeusisag Supioz

‘S310N

Suippng Bunsixa

Bunafaar/adened pasojaea
syaeqyes Sursie

08
.n..g

SUOISUaWIP a)S

Sunyeas joopyno

sjojxe |

puaba

Faaatll NY1d LIS stl0035 % stiS 9] }Ix3




