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CITY OF LA CENTER
Staff Report
To: La Center Planning Commission
From: Angie Merrill, Planner
Date: January 13, 2026
Re: Zoning Map Update — NW 9% Avenue Subdivision
Background

Staff are processing a zone change application for the proposed NW 9" Avenue Subdivision. The proposed
project will divide 10.25 acres into 81 single-family residential lots. The site is currently zoned Low Density
Residential (LDR-7.5). A zone change to Medium Density Residential (MDR-16) is proposed with this Type
IV application. The project site is located at 33901 NW Pacific Highway La Center, WA 98629.

LCMC 18.30.110 details the process to review a Type IV application. A type IV application requires a public
hearing before both the Planning Commission and City Council. At the conclusion of a public hearing before
the Planning Commission , the Commission shall announce one of the following actions:

I.  That the hearing is continued. If the hearing is continued to a place, date and time certain, then
additional notice of the continued hearing is not required to be mailed or published. If the hearing is
not continued to a place, date and time certain, then notice of the continued hearing shall be given as
though it was the initial hearing; or

II.  That the planning commission recommends against or in favor of approval of the application(s) with
or without certain changes, or that the planning commission makes no recommendation regarding the
application(s), together with a brief summary of the basis for the recommendation.

Following the Planning Commission recommendation the application will be brought to the City Council for
a Public Hearing and consideration for adoption.

LCMC 18.120.050 specifies the approval criteria for zone changes. The burden of proving consistency with
the approval criteria herein shall be upon the proponent. The Planning Commission shall determine that the
rezone request meets the applicable approval criteria called out based on the applicant’s response to each
criterion. Each code criteria, along with the applicant’s response, is included below:

(1) Shall be consistent with all relevant statutory requirements under federal and state law;

Applicant’s Response: As demonstrated in the project narrative and associated plans the
proposed amendment is consistent with all relevant statutory requirements. The proposal is
not inconsistent with any known federal or state law.




(2) Shall be consistent with all applicable goals and policies of the comprehensive plan or that a
significant change in circumstances requires an amendment to the plan, text or map;

Applicant’s Response: The proposal is consistent with all applicable goals and policies of
the comprehensive plan. The proposed amendment will further the City’s goal of providing
additional housing to meet the projected population growth and ensure that housing will be
available for all economic segments of the community (Chapter 3).The proposal will
provide roads, utilities, and a park, meeting foals contained in Chapters 2,4, 5, and 6 of the
Comprehensive Plan.

(3) Shall not result in a decrease in the level-of-service for capital facilities and services identified
in the La Center Urban Area Capital Facilities Plan;

Applicant’s Response: The site is located in an area that is already served by capital
facilities and services. The payment of impact fees and utility connection fees will offset any
impacts made by this development.

The City of La Center will be the service provider for public water and sewer and has
determined that there is adequate water and sewer available to serve the site. There are
existing water and sewer mains located in NW Pacific Highway, abutting the site to the
south.

The Transportation Impact Study for the project determined that the only intersection
within the scope of the study that is projected to meet traffic signal warrants is NW Timmen
Road and NW La Center Road. This intersection is already projected to exceed City of La
Center mobility standards, and the City of La Center has plans to reconstruct the
intersection as a roundabout. The City is currently pursuing State and Federal funding for
this improvement project. No mitigation is required on behalf of the proposed development
application since this is an existing situation with a plan in place. No other concerns were
noted in the traffic study for the project.

The project proposes to provide a community park. Tract A includes 0.61 acres of park
area that will include a trail, open space, a play structure, benches, picnic tables, bike
racks and trash receptacles. The park will be maintained by the future HOA. An 8’ sidewalk
is proposed along NW 9th Avenue that will connect in the future into the City of La
Center’s trail network.

The proposed improvements, in combination with the payment of impact fees, will ensure
there is no decrease in the level of service due to this project.

(4) Shall be in the public interest;

Applicant’s Response: The proposal is consistent with population projections and will
help the City of La Center achieve density goals. As the population continues to grow in
Clark County, housing must be provided to accommodate that growth. Clark County has
assigned population goals for each city within the county. The City of La Center is
considering alternatives for the upcoming Comprehensive Plan update. In both alternates
(shown on the county’s website that was updated on June 24, 2025) the City of La Center
has allocated this site to be rezoned to MDR-16 to meet Clark County’s population goal.



The maps provided by Clark County can be found on the following website:

2025 Comprehensive Plan Update Land Use Alternatives

https.//gis.clark.wa.gov/portal/apps/storymaps/stories/94bbf05580e74214b3e85b6450dc6e66

The following image comes from the county’s website that discussed the comprehensive
plan update with the site highlighted in green:

(5) Shall meet any locational criteria for the proposed district as set forth in the comprehensive
plan and municipal code;

Applicant’s Response: To be “in the public interest” a project should benefit the whole
community, not just individual owners. The City should ensure that it is directing growth,
protecting public health, and managing impacts to ensure land development serves broader
societal goals. The broad definition of public includes immediate neighbors, the general
community, and potential future residents, therefore all of these populations will be
addressed in this response.

The community of La Center faces some growing pains. To comply with GMA the City must
provide for growth. To ensure that the public interest is served the City must ensure that
growth is planned for and services are available to accommodate that growth.

Traffic and roads are most often cited by the community as concerns. The applicant has
provided a Transportation Impact Study for the project in which existing traffic, traffic from
in-process developments, and the proposal before you have been considered. All of the
combined traffic has flagged only one concern: the intersection of NW Timmen Road and
NW La Center Road. This intersection is currently operating at a LOS “E”. With in-coming
approved developments it will drop to LOS “F” and remain there with this development,
whether a rezone is approved or not. This intersection is planned to be reconstructed as a
roundabout with the City currently pursuing State and Federal funding for this
improvement project.



Schools are another common concern for residents and neighbors. This development will
pay School Impact Fees, levied by the City of La Center, to help fund new classrooms
and/or schools. These funds are payable at the time of building permit issuance for each lot
and will help to offset the impact made to the local schools.

The proposal has considered adjacent neighbors with the proposed design my minimizing
impacts. To the south, a 5’ landscape buffer and NW Pacific Highway will separate the
development from the existing Kay's Place Subdivision. To the east, only three proposed
lots will abut existing homes. A 5’ landscape buffer has been proposed to buffer between
the existing homes and new homes. To the west, only four lots will abut existing homes.
Again, a 5’ landscape buffer has been proposed between the existing homes and the new
homes. Both the design to reduce the number of new lots directly abutting lots to the east
and west and the proposed landscape buffers work together to buffer existing residences
from new residences. Note that north of the site a preliminary approved subdivision,
Juniper Ridge, has been granted rezone approval from LDR-7.5 to MDR-16, therefore
impacts to the north are not addressed.

This development will increase housing options with both single-family attached and
detached homes. This offers potential first-time homebuyers an opportunity to purchase a
home. This is in the interest of the public as a whole given the current housing affordability
crisis occurring in the area.

The current Comprehensive Plan’s Community Vision states, “... La Center will continue to
strive to meet the housing needs of all residents in all age and economic levels. The
community recognizes that there is a need for a variety of housing types and will strive to
satisfy the needs for a variety of housing lifestyes and family patterns ranging from low
density dwellings to medium density dwellings and group care facilities.” The proposal
before you is in the public interest for all, given the fact that it will provide new homes that
will help offset the rising demand and will aid in meeting the city’s Community Vision of
providing housing for all family patterns and for a variety of age and economic levels.

(6) Shall demonstrate that conditions have substantially changed since the current zoning was
applied to the property, if appropriate; and

Applicant’s Response: The project is located in an area that is served by public services.
La Center Municipal Code 18.140.015 states, “The city council, with the recommendation
of the planning commission, generally, shall assign MDR-16 zoning districts in close
proximity to collector or arterial roadways, current or proposed transit routes, near
employment centers, and with good access to local public schools.” The site is located
adjacent to an arterial roadway — NW Pacific Highway. The nearest transit route is located
0.5 miles from the site, at Birch and 5th Street. Employment centers would include the
downtown district, located 0.5 miles from the site, and the I-5 Junction which is located 2.4
miles from the site. The community schools are located within 1-1.7 miles from the site.

The property immediately to the north was recently rezoned from LDR-7.5 to MDR-16.
This request before you will not be a stand-alone pocket of density, rather it will tie in with
the development proposed directly to the north and will connect both developments to NW
Pacific Highway.



(7) Shall demonstrate that conditions have substantially changed since the current zoning was
applied to the property, if appropriate; and

Applicant’s Response: There is an affordability crisis in Clark County, the median home
price is no longer attainable by a majority of citizens. One important way to combat this
crisis is to provide more homes, bringing costs down. Smaller lots typically offer a lower
entry price, therefore this proposed rezone that allows smaller lots will help improve
housing affordability.

(8) The proposed zoning district is allowed by the plan to zone matrix adopted by the City Council.

Applicants Response: The proposed zoning is within the same comprehensive plan designation
as the current zoning. The City of La Center is currently updating their comprehensive plan and
this site was allocated by the City of La Center in both alternative maps to be rezoned to MDR-
16, therefore city council should find this request favorable.

Applicants’ Summary:

The rezone request meets the above criteria and will provide additional housing opportunities in Clark County
where there is an affordability crisis. This affordability crisis is significant change in circumstance from when
the current zoning was applied. The city was also previously looking at rezoning this property as part of its
comprehensive plan update. This application will allow for the rezone and development plans for the site to
move forward prior to the updated comprehensive plan being finalized.

Budget Impact
There are no budget impacts from the proposed zoning map change.

Recommendation/Motion
Staff finds the applicant has sustained the burden of proving the application complies with the applicable
provisions of the La Center Municipal Code.

Staff recommends the Planning Commission open a public hearing to accept public comments for the
proposed zoning map update.

Following the public hearing, staff recommends that the Planning Commission make one of the
following recommendations to the City Council regarding the proposed zoning map update.

1. Proposed Motion: “Chair, I move to recommend the adoption of the amendment to the City of
La Center Zoning Map, as presented.”

2. Proposed Motion: “Chair, I move to not recommend the adoption of the amendment to the City
of La Center Zoning Map, as presented.”

3. Proposed Motion:” Chair, I move to not make a recommendation.” Chair give a brief summary
on your basis of not giving a recommendation.

Attachments:
A: Proposed Zoning Map
B: Zoning Update Map
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