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Introduction & Summary

The Relyea Subdivision (the project) is a proposed residential development within the
City of La Center’s jurisdiction. The applicant, Hinton Development, is represented
by SGA Engineering, PLLC for planning, engineering, and project management
services associated with this land use application.

The project is proposed on seven legal parcels of record: 211217000, 211458000,
211450000, 211206000, 211286000, 211525000, and 211255000. The combined
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site area is approximately 73.85 acres, planned to be divided into a 156-lot
subdivision for single-family detached development. The project also includes open
space tracts, stormwater facilities, and a system of public and private gated roads.
The property is located within the Northeast Quarter of Section 09 and the Northwest
Quarter of Section 10, Township 4 North, Range 1 East, Willamette Meridian. All
parcels are zoned LDR-7.5. The site is bordered by LDR-7.5 zoned properties to the
north, east, and west, while parcels to the south lie within Clark County and are
zoned R-5 and R-10 with an Urban Reserve comprehensive plan overlay.

A gas pipeline easement and the Sensitive Utility Corridor Overlay District traverse
the site.

The site is primarily undeveloped, with a few existing homes and older outbuildings.
Topography ranges from 0-25% slopes. GIS mapping identifies potential wetlands
near McCormick Creek along the southern project boundary, as well as riparian
habitat corridors associated with on-site drainage features. Additional details
regarding existing and proposed conditions are provided in the accompanying plans
and reports.

The applicant proposes to construct 156 homes in two phases. Phase 1 will include
99 lots, and Phase 2 willinclude 57 lots. Lot sizes will range from approximately 6,000
square feetto 15,277 square feet.

Following approval of the current land use decision, the project will proceed to final
engineering and building permit review. Construction is tentatively scheduled to
begin in Summer 2028.

Project location

The project site consists of seven legal parcels of record—211217000, 211458000,
211450000, 211206000, 211286000, 211525000, and 211255000—located within the City
of La Center, Washington. The combined project area encompasses approximately 73.85
acres situated within the Northeast Quarter of Section 09 and the Northwest Quarter of
Section 10, Township 4 North, Range 1 East, Willamette Meridian.

The site is positioned east of NW Spencer Road and north of La Center Road, within the city’s
LDR-7.5 zoning district and the Sensitive Utility Corridor Overlay. Surrounding land uses
include LDR-7.5 residential properties to the north, east, and west, and rural Clark County
lands (zoned R-5 and R-10 with an Urban Reserve overlay) to the south. The project area is
characterized by gently to moderately sloping terrain, existing rural residential structures,
and large areas of undeveloped land.
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The Relyea Subdivision is fully located within the City of La Center’s municipal boundaries
and urban services area, with planned connections to city water, sewer, transportation, and
stormwater systems.

Property Background

The Relyea Subdivision site consists of seven contiguous parcels totaling approximately
73.85 acres within the City of La Center. Historically, the land has been used for rural
residential and agricultural purposes dating back several decades. A small number of
single-family homes, barns, sheds, and gravel driveways were constructed on portions of the
property over time, while large areas remained undeveloped and in open field or pasture
conditions.

Aerial imagery and county records indicate that the majority of the site has remained in
low-intensity rural use, with scattered structures located primarily near existing access
points along NW Spencer Road and NW 18th Avenue. The western and southern portions of
the property have historically remained forested or in natural vegetation associated with the
McCormick Creek ravine system, while the central and eastern portions were periodically
cleared or cultivated for agricultural purposes.

No commercial orindustrial uses have occurred on the site, and no prior subdivision activity
has been recorded for these parcels. The land has remained under private ownership and
ruraluse untilits recent consolidation under Hinton Development for the purpose of creating
a master-planned residential subdivision.

Surrounding development patterns reflect the transition of La Center’s northern growth area
from rural acreage homes to planned single-family neighborhoods. Properties to the north,
east, and west have historically been rural residential but are now developing under LDR-7.5
zoning. Lands to the south remain in Clark County’s jurisdiction and retain long-standing
rural zoning (R-5 and R-10) with an Urban Reserve overlay.

Overall, the Relyea Subdivision site represents one of the last large tracts of historically rural
land transitioning into urban residential use within La Center’s municipal boundaries.

Adjacent uses include the following:
North -Single-family residential homes within the City of La Center’s LDR-7.5 zoning district.

South - Rural residential properties within Clark County, zoned R-5 and R-10 with an Urban
Reserve comprehensive plan overlay.

East - Existing single-family residential homes and undeveloped parcels zoned LDR-7.5.

West - Single-family residential homes and large undeveloped tracts also zoned LDR-7.5.
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1.0 Existing Conditions Site Description

The following subsections describe the existing conditions associated with the site.

1.1 Zoning and Comprehensive Plan

The project site is zoned Low Density Residential (LDR-7.5) under the City of La Center
Zoning Map. The LDR-7.5 district allows single-family detached residential development at
urban densities consistent with the City’s adopted development standards. All seven
parcels included in the subdivision share this zoning designation.

The site is also located within the Sensitive Utility Corridor Overlay District, which reflects
the presence of an existing gas pipeline easement traversing portions of the property.
Development within this overlay must comply with applicable setback, access, and

protection requirements.

The City of La Center Comprehensive Plan designates the property as Urban Low Density
Residential (UL). This designation supports the planned development of single-family
neighborhoods, public and private streets, stormwater facilities, and open space areas. The
proposed subdivision is consistent with the UL designation and implements the City’s
long-term growth strategy for this portion of La Center.

1.2 Existing Conditions/Structures

Parcel 211450000
1. Building 1 - Single-Family
Residence

o Size: Unknown
o YearBuilt:

Unknown
o Type:
Conventional
residence
2. Outbuildings / Accessory
Structures

o Size: Unknown

o YearBuilt:
Unknown

o Type:Barn/
Outbuilding

3. Private Gravel Driveway

o Type: Existing
access drive

o Condition:
Functional, rural

residential
Parcel 211206000
1. Existing Structures
o None

Parcel 211458000
1. Building 1 - Single-Family
Residence

o Size: Unknown
o  Year Built: Unknown
o Type: Conventional
residence
2. Outbuildings / Accessory
Structures
o Size: Unknown
o  Year Built: Unknown
o Type: Outbuilding
3. Private Gravel Driveway
o Type: Existing access
drive
o Condition: Functional,
rural residential

Parcel 211286000
1. Existing Structures
o None

Parcel 211217000
1. Building 1 - Single-Family
Residence

o Size: Unknown
o  Year Built: Unknown
o Type: Conventional
residence
2. Outbuildings / Accessory
Structures
o Size: Unknown
o  Year Built: Unknown
o Type: Outbuilding
3. Private Gravel Driveway
o Type: Existing access
drive
o Condition:
Functional, rural

residential
Parcel 211525000
1. Existing Structures
o None
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o Parcelis o Parcelisundeveloped o Parcelis
undeveloped 2. \Vegetation undeveloped
2. Vegetation o Forested areas along 2. Vegetation
o Opengrass fields ravine slopes o Openfields
O Scattered trees o Natural vegetation o Natural vegetation
3. Access 3. Access 3. Access
o Noformal o No formal driveway o No formal driveway
driveway

Parcel 211255000 (Phase 4 Parcel)
1. Existing Structures
o None
o Parcelisundeveloped
2. \Vegetation
o Forested slopes
o Natural vegetation
3. Access
o Gravel driveway along north boundary
Future access road planned

1.3 Environmental Features (Wetlands, Creeks, and Topography)

The Relyea Subdivision site contains a diverse range of natural environmental features
characteristic of the McCormick Creek basin. The central portions of the property
consist of open grass fields and previously tilled agricultural soils, while the western and
southern edges transition into steeper, forested ravine slopes associated with the
McCormick Creek drainage system.

GIS mapping identifies several drainage features across the site. A mapped drainage
corridor traverses portions of the property, flowing south toward McCormick Creek.
Riparian habitat areas are present along these drainages, with mature trees and
understory vegetation concentrated near the ravine slopes. The southern boundary of
the project area is adjacent to McCormick Creek, a fish-bearing waterway that supports
riparian habitat and associated buffer requirements under City of La Center critical
areas regulations.

A small Type IV wetland, approximately 0.08 acre in size, has been identified near the
south-central portion of the site. This isolated wetland is not associated with a riparian
corridor. A critical areas report has been prepared to evaluate its characteristics and
determine appropriate mitigation or exemption eligibility consistent with LCMC 18.300.

Atreeinventory has been completedinaccordance with LCMC 18.350. Alltrees 5inches
or greater in diameter have been documented, and mitigation will be provided for trees
10 inches or greater that are removed. Trees retained within open space tracts will be
protected during construction consistent with City standards.
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Portions of the site contain mapped geologically hazardous areas, including landslide
hazard zones and NEHRP Class C and D ground-shaking amplification areas. A
geotechnical report has been prepared consistent with LCMC 18.212, addressing slope
stability, erosion hazards, structural section design, and recommendations for grading
and construction.

Topography across the site varies from relatively flat areas in the central and eastern
portions to moderate and steep slopes along the north, west, and south boundaries.
These slopes are heavily vegetated and form part of the natural McCormick Creek ravine
system. The combination of open fields, wooded slopes, and natural drainage features
contributes to the site’s environmental character and informs the layout of open space,
stormwater facilities, and development areas within the subdivision.

1.4 Existing Roadways, Access, and Utilities

The Relyea Subdivision site is currently served by a limited network of rural roadways and
private access drives. Primary access to the project area is provided from NW Spencer Road
and NW 18th Avenue, both of which border portions of the site. These two-lane rural roads
provide local circulation and connect the site to La Center Road and the broader city street
network. Several parcels contain informal gravel driveways that serve existing residences
and outbuildings; these driveways will be removed or reconfigured as part of the subdivision
improvements.

Public utilities within the project area are limited. Existing homes rely on private wells and
septic systems, which will be decommissioned as the subdivision transitions to municipal
services. The site lies within the service areas of Clark Public Utilities for water and the City
of La Center / Clark Regional Wastewater District for sewer. Public water and sewer
extensions will be constructed as part of the subdivision to provide full urban utility service
to all lots.

An existing gas pipeline easement traverses portions of the property, forming part of the
Sensitive Utility Corridor Overlay District. This easement restricts certain types of
developmentand will be incorporated into the subdivision’s open space and roadway layout.

Electrical power and telecommunications services are available in the vicinity and will be
extended underground throughout the subdivision as part of the proposed infrastructure
improvements.
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2.0 Proposed Project & Development Description
2.1 Construction Schedule

The project’s construction schedule will be established upon obtaining all the necessary
approvals and market conditions. Currently, the Applicant intends to break ground in the
Summer 2027.

2.2 Proposed Plan, Buildings and Uses

The development willinclude a mix of lot sizes ranging from approximately 6,000 square feet
to over 15,000 square feet, offering a variety of single-family housing opportunities. All
homes will be constructed on individual lots served by public streets, municipal water and
sewer, and underground utilities. Architectural design and building elevations will be
reviewed at the time of building permit submittal to ensure compliance with applicable
residential design standards.

The subdivision will be constructed in multiple phases, beginning with the primary roadway
network, utility extensions, stormwater facilities, and the majority of residential lots.
Subsequent phases will complete remaining lots, internal street connections, and open
space improvements. A separate Phase 4 area located on Parcel 211255000 will create three
additional lots (Lots 154-156) and will be connected to the main subdivision through a new
access road constructed along the north property boundary. Homes within Phase 4 will be
developed following completion of the primary subdivision improvements.

In addition to residential lots, the project includes:

e Public and private streets designed to meet City of La Center engineering standards
o Stormwater facilities including detention and treatment systems
e Open space tracts preserving natural vegetation and providing visual relief

e Pedestrian connections linking streets, open space areas, and adjacent public
roadways

¢ Utility corridors accommodating water, sewer, power, and telecommunications

The proposed plan reflects the site’s natural topography, existing drainage features, and the
Sensitive Utility Corridor Overlay. The subdivision is designed to integrate seamlessly with
surrounding residential neighborhoods while providing safe access, adequate
infrastructure, and a cohesive community layout.
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2.3 Program/Description of Uses

The Relyea Subdivision is planned as a single-family residential neighborhood consisting of
156 detached homes supported by public streets, utilities, stormwater facilities, and open
space tracts. All proposed uses are permitted within the LDR-7.5 zoning district and are
consistent with the City of La Center’s Urban Low Density Residential comprehensive plan
designation.

The development program includes the creation of individual fee-simple residential lots
ranging from approximately 6,000 square feet to over 15,000 square feet. Lot sizes will be
refined during final engineering to ensure compliance with LCMC 18.130. No more than 20
percent of lots will be reduced below 7,500 square feet through density transfer provisions,
and lots exceeding 11,000 square feet will be adjusted unless they abut the Urban Growth
Boundary. Final lot sizes will comply with all dimensional standards. Homes will be
constructed on each lot and served by a fully built urban infrastructure system, including
public water, sewer, underground power, and telecommunications. The subdivision will be
developed in multiple phases, beginning with the primary roadway network, stormwater
facilities, and the majority of residential lots, followed by completion of remaining lots and
internal street connections. A separate Phase 4 area on Parcel 211255000 will add three
additional lots and will be connected to the main subdivision through a new access road
constructed along the north property boundary.

In addition to residential lots, the subdivision includes public and private streets,
stormwater detention and treatment facilities, open space tracts, pedestrian connections,
and utility corridors. Open space areas will preserve natural vegetation and accommodate
the existing gas pipeline easement within the Sensitive Utility Corridor Overlay. Sidewalks
and pedestrian routes will be integrated throughout the neighborhood to support safe and
convenient circulation.

No commercial, industrial, or multifamily uses are proposed. The subdivision is exclusively
intended for single-family residential development supported by the necessary public
infrastructure and open space improvements.

2.4 Parks, Open Space, Trails, and Pedestrian Connections

The subdivision provides substantial open space and parkland consistent with LCMC 18.147
and LCMC 18.300. A total of 826,377 square feet (18.96 acres) of open space is dedicated
across the project, including natural areas, critical-area buffers, stormwater tracts, and
Sensitive Utility Corridor open space. These tracts preserve existing vegetation, protect
critical areas, accommodate utility corridors, and provide visual and environmental benefits
throughout the neighborhood.
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In addition to open space tracts, the project includes a 93,323-square-foot (2.14-acre) park
tract, exceeding the minimum 0.75-acre requirement under LCMC 18.147.030(1)(B). The
park will be improved with required amenities, including benches, trash receptacles, bike
racks, picnic tables, a children’s play structure, and landscaping consistent with City
standards. Perimeter screening will be provided through a 3.5- to 6-foot hedge or fence as
required by LCMC 18.147.030(4). A preliminary park plan and landscape plan are included
with the preliminary plat submittal.

The park tract will be owned and maintained by the homeowners’ association, with
maintenance responsibilities recorded in the CC&Rs. The applicant may request park
impact fee credits pursuant to LCMC 3.35, subject to City review and approval.

2.5 Street Sections, Circulation, and Access

The Relyea Subdivision will establish a coordinated internal street network designed to
provide safe and efficient circulation for vehicles, pedestrians, and emergency responders.
All public streets will be constructed in accordance with LCMC 12.10 and the City’s Local
Access Street Standard ST-15, including curb, gutter, sidewalks, planter strips, street
lighting, and street trees.

Primary access to the subdivision will be provided from NW Spencer Road and NW 18th
Avenue, forming the basis of the internal circulation system and distributing traffic across
multiple entry points. Internal public streets will extend from these entrances to create a
connected grid serving all residential lots, stormwater facilities, and open space tracts. The
layout minimizes dead-end segments, ensures adequate emergency access, and supports
future connectivity as surrounding areas develop.

A secondary emergency access route will be provided via NW 13th Avenue, connecting the
northwest corner of the subdivision to NW La Center Road. Although NW 13th Avenue is
currently a private road, necessary easements will be dedicated to ensure public access for
emergency response and utility maintenance.

Driveway spacing along the minor collector frontage will be evaluated for compliance with
the 130-foot minimum spacing requirement. If spacing cannot be achieved due to site
constraints, a Road Modification request will be submitted consistent with LCMC 12.10.090
and Engineering Standards Section 1.16.

Street sections will include travel lanes, curb and gutter, sidewalks, and planter strips
consistent with City standards. Sidewalks will be provided on both sides of public streets to
support pedestrian movement throughout the neighborhood and connect homes with open
space areas, stormwater tracts, and adjacent public roadways. Private streets will be
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constructed only where appropriate and will meet applicable access, width, turnaround,
and emergency access requirements.

A new access road will be constructed along the north boundary of Parcel 211255000 to
serve Phase 4, providing a direct connection between the three Phase 4 lots and the main
subdivision. All streets will be designed to accommodate municipal utilities, including water,
sewer, stormwater conveyance, and underground power and telecommunications.

A traffic impact study prepared by Kittelson & Associates evaluates average daily traffic,
peak-hourvolumes, and intersection performance in accordance with LCMC 18.215.050(n).
The study confirms that the proposed circulation system meets City requirements and
provides adequate capacity for anticipated traffic volumes.

2.6 Utilities and Infrastructure
Sewer Service

Sanitary sewer service will be provided through the City of La Center’s municipal collection
system, which conveys wastewater to regional treatment facilities operated by Clark
Regional Wastewater District. A new pump station will be constructed at the low point of the
subdivision to serve the development and the broader basin. The pump station will be owned
and maintained by the City, and sufficient right-of-way or easements will be dedicated to
ensure access for operations and maintenance. A force main will extend north through NW
13th Avenue to connect with the existing 6-inch force main stub located along La Center
Road. A sewer system analysis will be completed to evaluate the interaction between the
new pump station and the existing system and to determine whether the connection point
must be relocated to the high point of the force main. A basin analysis will also be prepared
to size the pump station for the full service area. Cost recovery for oversizing may be
addressed through a Latecomer’s Agreement or a Development Agreement, subject to City
approval. Existing septic systems on the property will be properly decommissioned as
homes connect to the municipal sewer network.

Water Service

Potable water for the Relyea Subdivision will be provided by Clark Public Utilities through
extensions of the existing municipal water system located near NW Spencer Road and NW
13th Avenue. New 8-inch water mains will be extended throughout the subdivision and
looped where possible to ensure system reliability and adequate fire flow. The water
distribution system will be sized to meet domestic demand, irrigation needs, and fire
protection requirements, and hydrant spacing will be coordinated with Clark County Fire &
Rescue. All water infrastructure will be installed within public rights-of-way or dedicated
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easements and will be placed underground to maintain neighborhood aesthetics. Existing
private wells serving current rural residences will be decommissioned as the subdivision
transitions to full municipal water service.

Stormwater Management

Stormwater infrastructure will be designed in accordance with LCMC 18.320 and the 1992
Puget Sound Manual. The system willinclude conveyance piping, catch basins, water quality
treatment facilities, and detention systems located within dedicated tracts. Stormwater
facilities will be sized to treat the six-month, 24-hour water quality storm and to detain runoff
consistent with City standards. Conveyance design will use the rational method, with
100-year rainfall intensity applied for pipe capacity calculations. All roof downspouts will
connect directly to the stormwater system, and laterals will be provided to each lot.
Stormwater tracts will be integrated with open space areas to provide both functional and
aesthetic benefits. A Technical Information Report will be submitted with final engineering
plans, and an operations and maintenance manual will be provided for City review. The
applicant will be responsible for maintaining stormwater facilities, supported by a two-year
maintenance bond following final plat approval.

Other Utilities

Electrical power will be provided by Clark Public Utilities, and telecommunications providers
will extend underground fiber or cable infrastructure throughout the subdivision. All utilities
will be placed underground to enhance neighborhood appearance and reduce conflicts with
the Sensitive Utility Corridor Overlay. Utility corridors and easements will be incorporated
into the subdivision layout to ensure safe access and maintenance.

2.7 Entitlement and Land Division Process

The Relyea Subdivision is proposed as a 156-lot residential land division within the LDR-7.5
zoning district. The project will be processed as a Type lll subdivision review under the City
of La Center’s development code, requiring a public hearing before the Hearings Examiner.
All associated reviews—including critical areas, utilities, stormwater, and transportation—
will occur concurrently under the same Type Ill procedure.

Subdivision Review

The preliminary plat must demonstrate compliance with LCMC 18.210 Subdivision
Provisions, including public and private road standards, sidewalks, stormwater and erosion
control, building and specialty codes, impact fees, and supplemental development
standards. The subdivision must also make appropriate provision for parks, trails, potable
water, and sanitary sewer, consistent with RCW 58.17 and applicable City regulations.
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Legal Lot Determination

A legal lot determination will be completed by City staff for each of the seven parcels
included in the subdivision. Documentation such as recorded surveys, prior land divisions,
and sales history has been submitted to confirm that each parcel was legally created and
eligible for subdivision.

Environmental Review (SEPA)

Environmental review will be conducted under the State Environmental Policy Act (SEPA)
pursuant to LCMC 18.310. A SEPA checklist has been submitted with the application,
supported by technical reports including the critical areas report, geotechnical analysis,
wetland delineation, stormwater technical information report, and archaeological
predetermination report. The City will issue a threshold determination following its review of
potential impacts to critical areas, utilities, transportation, and public services.

Concurrent Technical Reviews

All technical components of the subdivision are reviewed concurrently with the land use
application. This includes transportation analysis, stormwater design, water and sewer
system engineering, critical areas compliance, tree protection, and utility coordination. The
City will verify that the subdivision meets the requirements of LCMC 12.10 (Public and
Private Road Standards), LCMC 18.320 (Stormwater and Erosion Control), LCMC 18.300
(Critical Areas), and Title 13 (Utility Regulations).

Final Engineering and Platting

Following preliminary plat approval, the applicant will prepare final engineering plans for City
review. All public improvements—including streets, utilities, stormwater facilities, and open
space tracts—will be constructed and inspected prior to final plat approval. Once all
conditions of approval have been satisfied, the final plat will be recorded, establishing
individual lots and allowing building permits to be issued.

3.0 Applicable City of La Center Code
3.1 Streets and Sidewalks - Title 12

LCMC 12.10 - Public and Private Road Standards

All public streets will be constructed consistent with LCMC 12.10, including the City’s
Local Access Street Standard ST-15. Improvements include curb, gutter, sidewalks, planter
strips, street trees, street lighting, and stormwater conveyance. Emergency access is
provided via NW Spencer Road, NW 18th Avenue, and NW 13th Avenue. The subdivision’s
circulation system meets all applicable right-of-way, connectivity, and geometric
standards.

LCMC 12.05 - Sidewalks
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Sidewalks will be installed on both sides of all public streets, providing continuous
pedestrian connectivity throughout the subdivision.

3.2 Public Utilities - Title 13

LCMC 13.10 - Sewer System Rules and Regulations

Sanitary sewer service will be provided through the City’s municipal collection system. A
new City-owned pump station will be constructed at the low point of the subdivision, with a
force main connection to the existing 6-inch stub along La Center Road. Required basin
analysis, pump station sizing, and system coordination will be completed in accordance
with LCMC 13.10. Easements will be dedicated for long-term access and maintenance.

Water Utility Requirements

Potable water for the subdivision will be provided by Clark Public Utilities, which currently
serves the surrounding area. Water mains exist within NW Spencer Road and NW 13th
Avenue adjacent to the site, and new 8-inch water mains will be extended throughout the
subdivision and looped where possible to ensure system reliability and adequate fire flow.
The water distribution system will be sized to meet anticipated domestic demand and fire
protection requirements, and all water infrastructure will be installed within public
rights-of-way or dedicated easements.

Clark Public Utilities will review and approve the final engineering plans prior to City
approval. Coordination with Clark County Fire & Rescue will occur during engineering design
to confirm hydrant spacing, fire flow capacity, and overall fire protection needs. The project
engineer will certify that the proposed water distribution system provides adequate
domestic service and meets all applicable fire flow standards.

3.3 Buildings and Construction - Title 15

LCMC 15.05 - Building Code and Specialty Codes

All structures will comply with the International Building Code, International Residential
Code, and all state-adopted technical codes as amended by the City of La Center. Final
building permit submittals will demonstrate full compliance.

LCMC 15.35 -Impact Fees
The subdivision is subject to park, traffic, sewer development, and school impact fees.
Fees will be assessed per dwelling unit at building permit issuance or occupancy.
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3.4 Residential Use Standards - Title 18

Table 18.130.080 — Setback and Dimensional Requirements

. Minimum . Minimum
o o Minimum Front- Minimum Street Side
| Minimum | MInIMUmM | coontvard | | gading | Side Yard Minimum Rear
District | Lot Width | Lot Depth setback Setback Yard 53
(feet) (feet) elback -\ Garage | Selback | gopnack | Yard (feet)
(feet) 24 | Setback {feet)? (feet)?
(feet)
LOR-75 |60 90 20 20 75 10 15 (garage)
20 (living area)

LCMC 18.130 - Low Density Residential (LDR-7.5)

The subdivision complies with all dimensional standards, setbacks, and permitted uses of
the LDR-7.5 zoning district. Lot widths, depths, and building envelopes meet or exceed the
requirements of Table 18.130.080.

18.157 — SENSITIVITY UTILITY CORRIDOR OVERLAY DISTRICT

A 75-foot-wide gas pipeline easement owned and operated by Williams Pipeline traverses
portions of the project site. This easement is regulated under the City’s Sensitive Utility
Corridor Overlay District (LCMC 18.157), which establishes development limitations,
setback requirements, and coordination procedures intended to protect the integrity of
high-pressure transmission utilities.

No impacts are proposed to the pipeline, and all development will maintain required
horizontal setbacks, access protections, and restrictions on grading, loading, and
construction activity within the easement. The subdivision will cross the buried pipeline in
two locations; these crossings will be designed to avoid disturbance to the pipeline and will
comply with Williams Pipeline’s engineering and safety requirements.

Coordination with Williams Pipeline will occur throughout the design and permitting
process. All required reviews, approvals, and permits—including crossing agreements,
construction notifications, and safety compliance documentation—will be obtained prior to
construction. These approvals should be included as a condition of Phase I.

The easement will be incorporated into the subdivision’s open space and roadway layout to
ensure long-term protection and access. No structures, utilities, or landscaping that conflict
with pipeline safety standards will be placed within the easement. The final plat will clearly
depictthe easement boundaries, associated restrictions, and required access provisions for
ongoing pipeline maintenance.
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3.5 Subdivision Standards - Chapter 18.210
The preliminary plat demonstrates compliance with all subdivision approval criteria,
including:

e Street standards

o Sidewalks

e Stormwater and erosion control

e Critical areas

¢ Adequate provision for parks, trails, potable water, and sanitary sewer

e RCW 58.17 platting requirements

The subdivision meets all applicable dimensional, access, and utility standards.

Subdivision Approval criteria (LCMC 18.210.040[1]): The applicant carries the burden of
proof to demonstrate that the proposal complies with the following City regulations and
standards: ¢ Chapter 12.05 LCMC, Sidewalks; ® Chapter 12.10 LCMC, Public and Private
Road Standards; ¢ Chapter 15.05 LCMC, Building Code and Specialty Codes; ® Chapter
15.35 LCMC, Impact Fees; ¢ Chapter 18.245 LCMC, Supplemental Development Standards;
e Chapter 18.300 LCMC, Ciritical Areas; ® Chapter 18.310 LCMC, Environmental Policy; ®
Chapter 18.320 LCMC, Stormwater and Erosion Control; ® The subdivision must make
appropriate provision for parks, trails, potable water supplies and disposal of

3.6 Legal Lot Determinations - LCMC 18.225

City staff will complete a legal lot determination concurrent with review of the subdivision
application. Required documentation—including sales history dating to 1969, prior land
divisions, recorded surveys, segregation requests, and any written approvals—has been
submitted to demonstrate compliance with LCMC 18.225.010(4). All parcels included in
the subdivision are eligible for land division.

3.7 Mitigation of Adverse Impacts - LCMC 18.240

City staff will complete a legal lot determination concurrent with review of the subdivision
application. Required documentation—including sales history dating to 1969, prior land
divisions, recorded surveys, segregation requests, and any written approvals—has been
submitted to demonstrate compliance with LCMC 18.225.010(4). All parcels included in
the subdivision are eligible for land division.

3.8 Supplementary Development Standards - LCMC 18.245

Landscaping
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Landscape screening is not required along the perimeter of the subdivision where it borders
LDR-7.5 zoned properties. Parcels to the south are zoned R-5 and R-10 under Clark County
jurisdiction, and La Center’s code does notrequire screening adjacent to these areas. Where
screening is required—such as adjacent to Urban Public Facilities (UP)—existing vegetation
may be used if it provides equivalent screening. All landscaped areas will comply with LCMC
18.245.060, including plant size, spacing, and quality standards. Landscaped stormwater
facilities may count toward required landscaping.

Permanent irrigation or a landscape architect’s certification of temporary irrigation will be
provided. Drought-tolerant plantings may be used where appropriate.

Fences and Hedges — LCMC 18.245.020

Fencing will comply with height limits and material standards. Fences may not exceed 6 feet
in side or rear yards and may not extend into front yards. Prohibited materials include
fiberglass sheeting, barbed wire, razor ribbon, and similar temporary materials.
Sight-distance requirements will be met at all intersections and driveways.

Lighting - LCMC 18.245.040 & 18.282

All exterior lighting will comply with dark-sky requirements and must not exceed one
foot-candle at any property line. Lighting near critical areas must not directly illuminate
riparian corridors or buffers, consistent with LCMC 18.282.040.

3.9 Off-Street Parking and Loading - LCMC 18.280

Each dwelling unit will provide a minimum of two off-street parking spaces, consistent with
Table 18.280.040. Garages will be set back at least 20 feet from the interior edge of the
sidewalk, and driveway parking spaces will be at least 20 feet long.

On-street parking will be permitted on public streets and select private streets.

All homes will take access from internal streets; existing residences will be served by new
internal roads.

3.10 Outdoor Lighting—- LCMC 18.282

Residential lighting will comply with LCMC 18.282.030. Lighting near riparian areas—
including the northeastern portion of the site—must not directly illuminate critical areas or
buffers. Shielding and directional fixtures will be used to prevent light trespass.

3.11 Critical Areas -LCMC 18.300
General Conditions

The site contains steep slopes, erosion hazard areas, landslide hazard areas, wetlands, and
riparian corridors. A complete critical areas report has been submitted.
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Critical Aquifer Recharge Areas - LCMC 18.300.090(1)

The entire City of La Center is mapped as a Category || CARA. No CARA permitis required for
subdivisions, and no additional restrictions apply.

Fish and Wildlife Habitat Conservation Areas - LCMC 18.300.090(2)

McCormick Creek (Type F) crosses the southwest portion of the site. Additional Type NP and
Type NS streams traverse the property. Variable-width riparian buffers apply. Two priority
species—Little Brown Bat and Yuma Myotis—are mapped in the vicinity. Buffers must be
permanently marked, fenced during construction, and protected by arecorded conservation
covenant.

Buffer reductions of up to 50% may be allowed for degraded Type N streams if an
enhancement planis provided.

Geologically Hazardous Areas - LCMC 18.300.090(4)

Portions of the site contain erosion hazard areas, landslide hazard areas, and seismic hazard
zones. Development in these areas requires compliance with geotechnical
recommendations, including buffers, slope stability measures, and erosion control plans. A
geotechnical report prepared by Columbia West Engineering addresses all required
analyses.

Wetlands - LCMC 18.300.090(5)

A small wetland on the southwest side of the site has been delineated and will be avoided.
No fillis proposed.

3.12 Environmental Policy - SEPA (LCMC 18.310)

A SEPA checklist has been submitted. The City willissue a threshold determination following
review of environmental impacts, critical areas, utilities, transportation, and archaeological
resources.

3.13 Stormwater and Erosion Control - LCMC 18.320

Stormwater facilities will be designed in accordance with LCMC 18.320 and the 1992 Puget
Sound Manual. Ground-disturbing activities over 500 square feet require erosion control
measures. Impervious surface creation over 2,000 square feet triggers full stormwater
regulation.

Stormwater design requirements include:
e Treatment of the six-month, 24-hour water quality storm

e Detention of runoff leaving the site
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¢ Rational method sizing for conveyance

¢ 100-year rainfall intensity for pipe capacity

e Directdownspout connections to the storm system
e Laterals to each lot

ATechnicalInformation Report has been submitted. Stormwater facilities will be maintained
by the applicant, supported by a two-year maintenance bond.

3.14 Tree Protection- LCMC 18.350

Trees greater than 5 inches diameter require a tree-cutting permit; trees over 10 inches
require mitigation. A tree inventory and protection plan will be prepared by an arborist or
landscape architect. Trees within preserved critical areas do not require full inventory but
must be mapped. The City may require design adjustments to reduce tree removal.

3.15 Archaeological Resource Protection - LCMC 18.360

The site is mapped as moderate to moderate-high risk for encountering archaeological
resources. An archaeological predetermination report has been completed. No cultural
materials were identified, and no additional investigation is recommended. Inadvertent
discovery procedures will be followed during construction.

4.0 Conclusion

The Relyea Subdivision has been designed to fully comply with the applicable provisions of
the City of La Center Municipal Code, including standards for land division, public facilities,
utilities, stormwater management, critical areas protection, and residential development.
The preliminary plat, engineering plans, and supporting technical reports demonstrate that
the project meets all required approval criteria under LCMC Titles 12,13, 15, and 18, as well
as the procedural and substantive requirements of RCW 58.17 governing subdivisions.

The proposed street network, utility extensions, stormwater facilities, and open space tracts
have been planned to support a safe, functional, and well-connected residential
neighborhood. All public improvements will be constructed to City standards and reviewed
through the final engineering process. Critical areas, including steep slopes, riparian
corridors, wetlands, and geologic hazard areas, have been evaluated through detailed
environmental and geotechnical studies, and the subdivision layout incorporates all
required buffers, protections, and mitigation measures.

Environmental review under SEPA has been completed and supported by archaeological,
critical areas, stormwater, and geotechnical analyses. The project is expected to meet all
applicable environmental requirements and proceed through the City’s Type lll land use
review process. Upon approval of the preliminary plat, the applicant will prepare final
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engineering plans and construct all required public improvements prior to final plat
recording.

Overall, the Relyea Subdivision represents a well-planned residential development that
aligns with La Center’s comprehensive plan, zoning standards, and development
regulations. The project provides needed housing opportunities while ensuring protection of
natural resources, compliance with municipal infrastructure requirements, and integration
with the surrounding neighborhood and public roadway network.

Thank you for your time and assistance with this project. Please contact Scott Taylor with
SGA Engineering at 360-993-0911 or staylor@sgaengineering.com for additional information
or with any questions/clarifications.
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