CITY OF LA CENTER Type lll - Subdivision 2025-005-PLD

Project Name: Juniper Ridge Subdivision
Case Number: 2025-005-PLD/LLD/SEPA/ VAR/CAR/TRE
Date Issued: September 5, 2025

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 lll process may be appealed by the
applicant or applicant’s representative or by any person, agency or firm who offered oral or
written testimony before the hearing’s examiner closed the public record in the case.

Appeal Contents. An appeal shall include the appropriate fee (Type Ill 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) Aform 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 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
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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 HEARINGS EXAMINER
FOR THE CITY OF LA CENTER, WASHINGTON

In the matter of a Type Il application for FINAL ORDER
preliminary subdivision plat approval of a 67-lot Juniper Ridge Subdivision
subdivision on 24.94 acres zoned LDR-7.5, in the

City of La Center, Washington, in anticipation of 2025-005-PLD

a rezone to MDR-16 zoning.

L Summary:

This Order is the decision of the La Center Land Use Hearings Examiner approving with
conditions this application for preliminary subdivision plat and related approvals (2025-005-
PLD), creating 67 single-family residential lots (28 attached and 39 detached) and a 17.52-acre
remainder lot from two parent parcels totaling 24.94 acres, currently zoned LDR-7.5, but
anticipating rezone approval to MDR-16 zoning.

. Introduction to the Property and Application:

Owner/Applicant ....... TD West, LLC
Attn: Dan Korpela
5900 NE 152™ Avenue
Suite 120
Vancouver, WA 98682

Contact..................... SGA Engineering, Inc.
Attn: Scott Taylor
2005 Broadway Street
Vancouver, WA 98663

Property.................... Legal Description: Parcel Nos. 258945-000 & 258944-000 in the
Southwest quarter of Section 34, Township 5 North, Range 1 East of the
Willamette Meridian, Street address: 34011 and 34017 NE 9™ Avenue, La
Center.

Applicable Laws........ La Center Municipal Code (LCMC) Ch. 3.35 Impact Fees; Title 12, Streets,
Sidewalks, and Public Ways; Title 13, Public Utilities; Title 18, Development
Code; Ch. 18.10 General Provisions; §18.10.090 Concurrency; Ch. 18.30
Procedures; §18.30.100 Type lll Procedure; Ch. 18.130 Low Density
Residential (LDR-7.5); Ch. 18.140 Medium Density Residential (MDR-16);
Ch. 18.147 — Parks and Open Spaces; Ch. 18.210 Subdivision Provisions;
Ch. 18.225 Legal Lot Determination; Ch. 18.240 Mitigation of Adverse
impact; Ch. 18.245 Supplementary Development Standards; Ch. 18.260
Variance; Ch. 18.280 Off-Street Parking Requirements; Ch. 18.282
Outdoor Lighting; Ch. 18.300 Critical Areas; Ch. 18.310 Environmental
Policy; Ch. 18.320 Stormwater and Erosion Control; Ch. 18.350 Tree
Protection; and Ch. 18.360 Archaeological Resource Protection.

This development application proposes to subdivide two legal lots (Parcel Nos. 258945-
000 & 258944-000), totaling 24.94 acres into 67 single-family residential lots (on 7.42 acres)
with a 17.52-acre undeveloped remainder parcel containing protected habitat and openspace.

Page 1 - HEARINGS EXAMINER'S FINAL ORDER Juniper Ridge Subdivision
{2025-005-PLD)



The project is proposed in three phases, with 28 lots for attached housing and the remainder
(39 lots) for detached single-family homes. The proposal includes associated streets,
openspace and park tracts (Tracts A & C), and a stormwater detention tract (Tract D). The
remainder lot preserves the site’s designated critical areas — wetland and riparian habitat
associated with Bolen Creek — and associated buffers.

The site is currently accessed by NW 9™ Avenue, which consists of a 20-foot public ROW
extending up to the southern property line of the site. West F Place was constructed as a half-
width roadway as part of the Hanna’s Farm Subdivision along the development site’s eastern
boundary. Lots in this project will take access from a westward extension of West 14" Way
from Hanna's Farm (West 14" Street). West F place will be widened to a full-width section to
provide access for all of the lots along this development’s eastern boundary. West 14" Street
will run diagonally through the development, terminating at the southern property line in a
temporary cul-de-sac that will be removed for future extension when the parcel to the property
to the south develops. Additionally, the internal lots comprising Phase 11l (Lots 17-27) will be
accessed via a new public cul-de-sac street — West G Court that will extend south off of West
14 Street. While future development of the property to the south will ultimately provide a
secondary avenue of access for Juniper Ridge, until that happens, this development will take
access solely via West 14" Street through Hanna’s Farm development. Consequently, the
analysis that follows addresses only the adequacy of access to/from the east via West 14"
Street from Hanna's Farm.

The two parcels that comprise this development are situated west of the Hanna’s Farm
subdivision and are each currently developed with single-family dwellings. The northern portion
of the development site contains a Type F stream (Bolen Creek) and is mapped as having
habitat riparian areas, wetlands, geologically hazardous areas including steep slopes, erosion
hazard areas, seismic hazards and unstable slopes. GIS mapping shows oak woodlands on the
site; however, the applicant asserts there are no Oregon White Oaks present on the site. The
applicant provided a critical areas report for wetlands and habitat areas (Ex. 1, tab R) a
geotechnical report (Ex. 1, tab H).

The project proposes park, trail and open space amenities to comply with LCMC Ch.
18.147 and the City’s Parks and Recreation Plan. Tract A is a 7,505 sf park and open space
tract that includes playground equipment is proposed in the project’s northeast corner. Tract C
is a 1,517 sf open space area in the project’s southwest corner. The 17.52 acre remainder tract
is contains habitat and open space areas and includes 1,175 feet of trail improvements
extending the Bolen Creek Trail. The project is proposed in three phases (Ex. 9), each of which
must include the features and infrastructure needed to support each phase, and the Tract A
park must be part of Phase |.

The property is currently zoned LDR-7.5, but the project includes a separate application
to rezone the property to MDR-16. Consequently, the entire project plans and proposal assume
MDR-16 zoning, which is yet to be applied. While the staff report (Ex. 13) and this decision
analyze the project’'s compliance with the MDR-16 development standards, approval is
contingent upon, among other things, final approval of the MDR-16 zone change, which is on a
separate but concurrent procedural path. Notice of an August 27, 2025 city council hearing on
the rezone proposal was issued July 24, 2025 (Ex. 8), and a staff report on the rezone request,
recommending Planning Commission approval, was issued August 5, 2025 (Ex. 10).

. Summary of the Local Proceeding and the Record:
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The application consists of a binder (Ex. 1) that includes a set of full-sized development
plans, a Type Il Application for Subdivision (tab A), a Report from the November 15, 2025 Pre-
Application Conference (tab B), Developers GIS Packet (tab C), Project Narrative (tab D),
Preliminary Plats Abutting the Site (tab E), Preliminary Boundary Survey (tab F), Legal Lot
information (tab G), Geotechnical and infiltration Report (tab H), Preliminary Stormwater Report
(tab 1), Project Engineer’s Statement of feasibility and completeness (tab J), traffic study (tab K),
SEPA checklist (tab L), Sewer Utility Review letter (tab M), archaeology predetermination (tab
N), school bus letter (tab O), sight distance certificate (tab P), proposed CC&Rs (tab Q), and
critical areas, wetland and habitat reports (tab R). Subsequently, the applicant supplemented
the application with a phasing plan (Ex. 9).

The city conducted a preapplication conference for the project on November 15, 2024
(2024-030-PAC) and again on December 18, 2024 (2024-34-PAC). The applicant submitted a
fully complete application on January 28, 2025 (Ex. 2), which the city deemed technically
complete on June 9, 2025. The city issued notice of the application and a preliminary SEPA
mitigated determination of nonsignificance on July 10, 2025 (Exs. 3 & 4). The city issued the
staff report (Ex. 13) on August 6, 2025, the same day the city mailed, posted and published
notice of an August 21, 2025 public hearing, 15 days pre-hearing (Exs. 12, 14, 15, 16 & 17).

The city received comments in response to these notices from the Washington
Department of Ecology (Ex. 5), Washington Department of Fish and Wildlife (Ex. 6), and the
Department of Archaeology and Historic Preservation (Ex. 7). City Community Development
Department staff issued a comprehensive report on the project dated August 6, 2025 (Ex. 13)
that addressed all of the applicable approval standards and city development standards
recommending approval with conditions. A single public comment was received in response to
the notice of the application (Ex. 18), but several more were received after issuance of the staff
report (Exs. 21, 22 & 23). | address the concerns raised in these public comments in findings
below.

The August 21, 2025 hearing was held at La Center City Hall and was simultaneously
broadcast on an internet-based video conference platform; wherein, anyone could request the
opportunity to testify, and everyone who participated could hear the testimony of everyone else.
At the commencement of the August 215t public hearing, | explained the procedure and
disclaimed any ex parte contacts, bias, and conflicts of interest. Present at the hearing were
Angie Merrill, Associate City Planner, Anthony Cooper, City Engineer, and Alec Egurrola with
WSP Consulting, the city's critical areas wetland and habitat consultant.

The applicant was represented at the hearing by Scott Taylor, of SGA Engineering,
Jason Mattis, engineer, and Ezra Hammer, attorney. Mr. Taylor expressed the applicant's
general acceptance of staff's proposed findings and conditions, except for the corrections listed
in his pre-hearing memo (Ex. 20). Staff expressed general agreement with and acceptance of
these changes.

Testifying in a neutral capacity was Al Filla who asked who would maintain the Bollen
Creek Trail segment passing through the development property. Speaking in opposition to the
project were John Ellingsen, speaking on behalf of the Hanna’s Farm HOA, Wendy Halerbecker
and Bob Stabig. | address the concerns raised by these comments in findings below. No one
else requested the opportunity to testify, and no one submitted any public comments on the
project by the time the hearing ended. | closed the record at the conclusion of the August 21%
public hearing and took the matter under consideration.
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V. Findings:

Only issues and criteria raised in the course of the application, during the hearing and
before the close of the record are discussed in this section. All criteria not raised by staff, the
applicant or a party to the proceeding have been waived as contested issues, and no argument
regarding these issues can be raised in any subsequent appeal. | find those criteria to be met,
even though they are not specifically addressed in these findings. | adopt the following findings
in response to the approval criteria addressed in the staff report (Ex. 13).

A. Findings Responsive to Opponent Arguments. Several residents of the Hanna's Farm
development submitted comments and testified in opposition to this project: Mark and Myrna
Ketsdever (Ex. 18), Jessica Wanke (Ex. 21), John Ellingsen (Ex. 22), Daina McLean (Ex. 24),
Wendy Halerbecker and Bob Stabig. In response to the issues raised in these public
comments, | adopt the following findings:

1. West F Place and the other local access streets in Hanna's Farm are too small to
accommodate additional traffic from this project. This issue was raised by virtually
everyone who commented on this proposal, and it goes to the capacity of the
surrounding local transportation network to safely accommodate the traffic expected
from this development. While the property south of this site — between this property and
Pacific Hwy — will develop in the next few years (a preapplication conference has already
been held), no particular development schedule for that property can be assumed.
Instead, this project assumes that access will be taken through Hanna's Farm via W 14"
Way and W F Place. Consequently, this project can only be approved if that
transportation network has adequate capacity to safely accommodate the added traffic
from this development.

The application includes a comprehensive traffic study (Ex. 1, tab K) that was prepared
by a qualified Washington licensed transportation engineer and addresses the City’s
adopted concurrency standards. The traffic study estimates 551 new average daily trips,
with 39 a.m. and 51 p.m. peak hour trips. The traffic study assessed existing capacity at
the following regionally significant intersections as well as expected 2028 operational
capacity with and without this development'’s traffic:

Pacific Highway & W D Avenue
Pacific Highway & W 10" Street
Pacific Highway & W 5" Street

Pacific Highway & W 4" Street

La Center Road & Timmen Road

La Center Road & Paradise Park Road

The City has adopted a minimum E level of service (‘LOS”) for unsignalized intersection
operations. The applicant’s traffic engineer calculated that all of these impacted
intersections currently operate at an acceptable LOS, except for La Center Road &
Paradise Park Road, which is at LOS E. This intersection is projected to operate at LOS
F during the p.m. peak hour during the 2028 build-out year. The city is reportedly in the
process of designing a roundabout at this intersection to mitigate this LOS deficiency.

The project’s traffic is not expected to drop any of these intersections to a failing LOS
except for La Center Road & Timmen Road, which will be at LOS E by 2028 with or
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without this development’s traffic. None of the local access street intersections internal
to Hanna’s Farm currently operate at a failing LOS, and none are expected to drop to a
failing LOS in the 2028 build-out year with or without this development. This means that
the Hanna’s Farm local access streets currently have and will retain adequate capacity
to serve both developments because of the extremely low volumes of traffic that are and
will continue to pass through them. The City Engineer reviewed the applicant’s traffic
study and verified its methods, standards and conclusions.

Traffic volumes on local access streets in Hanna’s Farm will, without doubt, increase, but
are not expected to exceed planned capacity for these intersections or street segments.
That reflects the assumptions built into the Hanna's Farm development which required
sufficient capacity and cross-connections to abutting properties to serve future adjacent
developments such as this one. The W. 14" Way stub is evidence of the planning that
went into Hanna's Farm. As traffic volumes increase in Hanna’s Farm, continued traffic
and pedestrian safety will depend on consistent compliance with traffic signs, signals
and posted speeds. If drivers consistently violate these traffic laws, that is a matter for
local law enforcement and is not an impact attributable to this development.

Based on the applicant’s traffic study and the city’s review, | conclude that the
surrounding transportation system, most notably Hanna's Farm internal streets, has
sufficient capacity to handle safely the added traffic volume from Juniper Ridge. The
volumes will go down if and when the property south of this develops and provides a
secondary access for Juniper Ridge to the south.

2. This project should take access from the south via a direct connection to Pacific
Highway rather than through Hanna's Farm. To follow-up on the previous issue, these
comments, raised by several people, reflects everyone’s long-term desire for this
development. Evidence adduced at the August 21% hearing is that the property south of
this site will develop in the next few years and has already had a preapplication
conference. Development trends in La Center generally over the past few years shows
there is market demand for more housing, and this property is suitable for residential
development. As things currently stand, however, | lack the authority to prohibit the
planned and available access through Hanna's Farm and/or require access to the south
via NW 9" Avenue.

3. What measures will be constructed in Hanna's Farm to ensure that its streets remain
safe for bikes and pedestrians? Most of the opponents to this project based their
objections on what they perceived was a likely erosion of pedestrian and bicycle safety
on the local access streets in Hanna’s Farm. While there is a chance that may happen
as a practical matter, the standards by which | judge this development proposal require
that I rely upon credible evidence about whether the applicable approval standards are
met. In that evaluation, | am entitled to rely upon the expert evidence of engineers,
wetland and habitat biologists, transportation engineers and professional planners as to
whether and how this project’s design meets those standards. As explained below, | find
that this applicant has made that demonstration with sufficiently credible evidence,
including that the project meets the city’s transportation concurrency requirements. That
is the limit of what | can require of this or any developer, and this developer has made
the requisite showing to merit conditional approval.

4. Many vards and streets in Hanna's Farm already experience winter flooding; how will
this development not exacerbate this problem? | take at face value testimony that many
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lots and the right-of-way for W F Place experience winter flooding. That situation is
preexisting and is not caused by this development. No development can be obligated to
remedy preexisting deficiencies that are not its fault. The most | can require is that this
project applicant demonstrate with sufficient, credible evidence that the proposal meets
the city’s stormwater requirements. As explained below, | find that this applicant has
made that demonstration with sufficiently credible evidence, including that the project
meets the city’s requirements for collection, treatment and dissipation of expected
stormwater flows. This project, like all others, is obligated to accept the natural
stormwater flows after development and to discharge those flows at the same rates,
volumes and locations as before development. That is the limit of what | can require of
this or any developer, and this developer has made the requisite showing to merit
conditional approval.

5. There will not be enough space for parking for future residents and their guests. Many
witnesses speculated that there would not be enough on-street parking to serve the 67
homes in this development. There is no evidence to support these fears; rather, this
developer is required to provide the number of on-site parking spaces required by LCMC
18.280.040 (Off-Street Parking and Loading Requirements). This code section requires
each single-family detached dwelling to have at least 2 off-street parking spaces. Each
single-family attached dwelling is required to have at least 2 off-street parking spaces,
plus one additional guest space for every 5 units. The plans submitted show that the
project meets these requirements, which is the limit of what | can require of this or any
developer, and this developer has made the requisite showing to merit conditional
approval.

6. Site development will eliminate many trees; will those trees be replaced? The city
regulates tree cutting under LCMC Ch. 18.350, and it requires landscaping of new
developments. The tree cutting is evaluated under findings addressing the standards in
LCMC 18.350.090 below, and this development is subject to landscaping requirements,
which are also addressed in findings below. As a consequence, the site’s existing
mature trees will likely all be removed to facilitate this development, but only where
development will actually be located. The application proposes development on only
~7.42 acres, and 17.52 acres will be preserved with habitat and openspace areas. Once
the public infrastructure is in place and before the city allows building certificates, all of
the required landscaping, including street trees, must be installed and inspected. That is
the limit of what | can require of this or any developer, and this developer has made the
requisite showing to merit conditional approval.

B. Findings Responsive to the Approval Criteria. | adopt the following findings in response
to the approval criteria addressed in the staff report (Ex. 13):

Land Use
LCMC 8.60 Sign Requirements. No entry monument signs are proposed with the
preliminary development plans. Signs in residential zones, per LCMC 8.60.060, are limited
to an illuminated sign at the entrance to the subdivision of 32 sf. The applicant shall apply
for and obtain a sign permit and building permit (if applicable) for a subdivision entrance sign
prior to sign construction in accordance with LCMC Ch. 8.60.

LCMC 18.130 Low Density Residential District (LDR-7.5). The site is currently zoned Low
Density Residential (LDR-7.5), and the applicant has applied for a zone change to Medium
Density Residential (MDR-16) through a separate Type IV process. The zone change to
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MDR-16 must be completed prior to Engineering approval and the beginning of any
construction activities on the site.

LCMC 18.140 Medium Density Residential District (MDR-16). The application proposes a
combination of detached & attached single-family dwellings, both of which are a permitted
use in the MDR-16 zone. LCMC 18.140.020. Attached and detached single family buildings
are limited to 35 feet in height. Similarly, MDR-16 zoned lots are limited to 60% maximum
lot coverage for both attached and detached homes. While no homes are currently
proposed, all homes constructed on lots in this plat shall comply with these and all
dimensional requirements of the MDR-16 zone at time of building permit issuance.

The applicant is proposing to divide the property into 67 lots. LCMC 18.040.030 limits
attached single family development to a density between 8 and 14 dwelling units per net
acre, and detached single family development to a density between 8 and 12 dwelling units
per net acre. The code also requires that when a project is phased, each phase must meet
the density requirements. A net acreage is gross acreage minus public rights-of-way,
private streets, public utility easements, public parks, and undeveloped critical areas and
required buffers. The gross development area for this project is 7.41 acres. Table 1 below
tabulates this proposal for purposes of determining allowed density.

Table 1: Net Area and Density Calculations

Total Gross Acres | 7.41 acres
Deductions to Determine Net Area

Public and Private Rights-of-Way 1.46 acres
Net Site Area 5.95 acres
Total Number of Residential Lots (all Phases) 67 diu

Net Density (all Phases) 11 units/acre
Net Site Area (Phase 1) 1.43 acres
Number of Residential Lots (Phase 1) 16 d/u

Net Density Detached (Phase 1) 11.18 u/a
Net Site Area (Phase 1 & 2) 6.61 acres
Number of Residential Lots 57 d/u

Net Density (Phase 1 &2 ) 8.62 u/a
Net Site Area (Phases 1,2 & 3) 5.985 acres
Number of Residential Lots (Phase 2 attached) | 67 d/u

Net Density (Phase 1,2 & 3) 11.26 u/a
68 Lots Total (Remainder Lot) Net Area 7.55 Acres
Number of Residential Lots 68

Net Density (Phase 3) 9d/u

LCMC 18.140.030 requires a minimum lot size of 1,400 sf for attached single family in MDR-
16 zone with no maximum lot size and requires a minimum of 3,000 sf and a maximum of
15,000 sf for detached single family homes. The project proposes lots for attached
dwellings as small as 1,684 sf, with lot sizes for detached dwellings ranging from 3,000 sf to
8,039 sf with an average lot size of 3,173 sf. The table below summarizes the dimensional
requirements for development on lots in the MDR-16 zone from LCMC Table 18.140.030
(MDR-16 Density and Dimensional Requirements), all of which apply and shall be met in the
development of lots in this project:

| MDR-16 Dimensional Requirements for Housing | Attached | Detached |
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Minimum lot area 1,400 sf 3,000 sf
Maximum lot area none 15,000 sf
Minimum lot width 20 feet 30 feet
Minimum lot depth 60 feet 60 feet
Maximum building height for dwelling 35 feet 35 feet
Minimum Front setback 10 feet 10 feet
Minimum Front setback to garage door 20 feet 20 feet
Minimum Side setback 0 feet 4 feet
Minimum Street Side setback 10 feet 10 feet
Minimum Rear setback 10 feet 10 feet
Maximum lot coverage 60% 60%

All lots proposed in this plat can and shall meet these dimensional and development
requirements. Compliance with setbacks may be complicated with the buffer requirements
for the Geologic Hazard area, but development on lots abutting the Geologic Hazard area
shall meet the greater of the minimum setbacks that apply (Ex. 1, tab H).

New perimeter MDR-16 lots abutting LDR districts must be “beveled,” which means these
perimeter lots shall be no less than 90% of the lot area of the minimum lot size of the
abutting LDR district, excluding public rights-of-way and dedicated public open space.
Setbacks from the property lines of abutting land zoned LDR shall be no less than 80% of
the setback required for the abutting LDR district. This project abuts LDR zoned property on
all sides, however no lots are proposed bordering the north, west and east boundaries of the
property. The LDR 7.5 zone has a minimum lot size of 7,500 sf, and 90% = 6,750 sf. All
lots abutting the south property line shall be a minimum of 6,750 sf, and setbacks for these
lot shall be no less than 80% of the setback requirements of the LDR-7.5 district. However,
if prior to final plat approval, the parcel(s) abutting to the south are no longer zoned LDR,
then no beveling is required, and this condition of approval will not apply.

LCMC 18.140.030(4) requires MDR projects of 10 gross acres or more, including abutting
lands under common ownership, to have no more than 75% of one housing type. This
project exceeds 10 gross acres and proposes 67 lots total, of which 28 are attached single-
family lots and , with the remainder being detached single-family. This equates to 42% of
lots being attached single-family, and 58% are detached single-family. The mix of housing
types satisfies this requirement.

MDR projects are subject to design requirements in LCMC 18.140.040(1), which requires a
unifying design theme throughout the project. The design theme can be created by the use
of stone, wooden lap siding, or other natural material. Repetitive building massing and
facade designs are to be avoided. A variety of scale and articulation is encouraged and can
be accomplished by the use of design elements such as porches, balconies, bay windows,
covered entries, and garages set back from the primary facade. Additionally, monotonous
rooflines are required to be broken up using devices such as various elevations, gables,
dormers, and chimneys, etc. While no buildings are proposed with this application, all
homes constructed in this development shall demonstrate that building design requirements
are met prior to issuance of a building permit for each lot.

LCMC 18.140.040(2) (Active Open Space — Family Parks) requires MDR-16 developments
to meet the applicable criteria of LCMC 18.147.020 and provide parks and open space
pursuant to the applicable requirements of Chapter 18.147 LCMC (Parks and Open
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Spaces). The application site plan shows a 7,505 sf neighborhood park in Tract A, a 1,517
sf of park and open space located on Tract C, Improved Bolen Creek Trail with 14,100 sf of
active open space and 50,162 sf of open space with trail system and public easement
located on the remainder lot Tract F. These dedications will satisfy these requirements.

LCMC 18.140.040(3) (landscaping & open storage) requires the following:

(a) Landscaping. On-site plantings, with individual character, are encouraged to provide
multiple layers of plantings, including canopy trees, understory trees, shrubs and
groundcover. Seasonal interest is encouraged to be enhanced through the use of
blooming sequence, fragrance, fall color, and specimen plant materials. Introduction of
other landscape architectural hardscape elements such as use of natural stone,
sculpture, water features, enhanced paving, accent lighting, site furnishings, recreational
facilities, and the like are strongly encouraged. Preservation of environmentally
constrained areas as natural areas and the restoration of buffer areas with native plant
materials and recreational opportunities are priorities.

(b) All landscape plantings shall be irrigated with an automatic, underground irrigation
system designed with water conservation in mind. Use of techniques such as separate
water zones based on soil type, sun exposure, and plant water requirements is
encouraged. All required plant materials shall meet or exceed specifications established
by the American Association of Nurserymen for nursery stock.

(c) At least 15 percent of the net acreage of the project site must be landscaped.
(d) All setback areas shall be landscaped and maintained with live vegetation.

(e) Street trees, if required by the director of public works, shall be planted on all street
frontages and within all median planting strips. In addition, street trees shall be placed a
minimum of two feet from the curb as measured from the center of the tree to the planter
side of the curb, unless otherwise specified by the city’s public works director. Street
trees shall be a minimum of two-inch caliper, fully branched, and staked at the time of
planting. Minimum spacing shall be 30 feet on center of planter length. Trees selected
for use as street trees shall be long-lived species possessing qualities suitable for an
urban streetscape including branching characteristics, rooting characteristics, disease
resistance, drought resistance and nonfruiting. Planter strips abutting a public street
shall be planted with live vegetation and irrigated, unless otherwise specified by the
city’s public works director.

(f) Only under the following conditions may freestanding walls, fences and hedges be
permitted along public or private streets or sidewalks:

(i) The maximum height of any wall, fence, or hedge shall be six feet so long as the fence
height does not interfere with safe line of sight as determined by the city engineer.

(i) Barbed wire, razor wire, electric and other dangerous fences are prohibited.
(g) Open Storage. Open storage is prohibited. Trash and recycling containers located

outside of a building shall be screened by a six-foot solid (100 percent opaque) fence or
a combination of fence and vegetation.
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Prior to engineering approval, the applicant shall provide a final landscape plan prepared by
a registered landscape architect meeting these requirements of LCMC 18.140.040(3).

LCMC 14.140.040(4) requires that parking shall be provided either on the same lot as the
dwelling, or in shared parking areas located primarily to the rear of or beneath the units.
Parking is encouraged to be located behind the dwelling unit with access from an alley.
Pedestrian access from the alley to the dwelling shall be provided for each lot. The final site
plan shall show parking on the same lot as the dwelling unit or in a shared parking area.

LCMC 18.140.040(5) sets requirements for garages in the MDR zones. The garage must
be set back a minimum of 20 feet from the property line and no more than 40% of the total
wall area of a housing complex facing a public right-of-way shall be dedicated to garage
door space. Twenty-five percent of the garage wall area facing a public right-of-way shall
contain windows or doors placed to create the impression of habitable residential space. In
each building of single-family attached units, no more than 50% of the garages may extend
beyond the front plane of the primary facade of the dwelling unit. While no buildings are
proposed in this application, the applicant shall demonstrate that the garage requirements of
LCMC 18.140.040(5) are met prior to issuance of a building permit for each lot.

Access to MDR-16 developments shall be from collector or arterial streets; however, LCMC
18.140.040(6) prohibits individual dwelling units within an MDR-16 development from having
direct access to an arterial or a collector street. This project ultimately takes access from
Pacific Highway, an arterial street, via W F Place, W 12" way and W D Avenue. The project
will provide a roadway stub to the property to the south that, once developed, will connect
directly to Pacific Highway. From this, | conclude this satisfies the vehicular access
requirements.

LCMC 18.140.040(7) requires an on-site pedestrian circulation system that links public and
private streets and the primary entrances of all the structures on the site is required.
Sidewalks or pedestrian ways must connect the required pedestrian system to existing
pedestrian systems on adjoining developments if adequate safety and security can be
maintained. Convenient delineated pedestrian access to transit stops shall be provided.
The project proposes sidewalks on both sides of all streets, connecting all structures to the
surrounding sidewalk network in the Hanna’s Farm Subdivision. The project also proposes
to construct a segment of the Bolen Creek Trail, that will eventually connect south to Pacific
Highway and north to Heritage Trail. | conclude these measures satisfy the LCMC
18.140.040(7) requirement for pedestrian access.

LCMC 18.140.050 (Requirements for Single-Family Attached Housing) In addition to LCMC
18.140.040, a single-family attached proposal shall meet the requirements of LCMC
18.140.050. Where a conflict exists between general and specific standards the director
shall apply the more specific standard.

(1) Land divisions shall be reviewed according to Chapter 18.205 or 18.210 LCMC and
Chapter 58.17 RCW. Building permits for attached developments may only be approved
where fully consistent with the approved land division.

(2) Notations on the plat and/or covenants running with the land, approved by the city
attorney, shall guarantee that required side setbacks shall be kept perpetually free of
obstructions.
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(3) Single-family attached housing shall not be permitted in buildings of greater than six
units.

(4) No portion of a unit may occupy space above or below any other unit, except
underground shared parking.

(5) Landscaping. Single-family attached development projects may satisfy the minimum
landscaping requirement by:

(a) Providing 200 sf of enclosed private outdoor living area per bedroom for each
individual dwelling unit, to be located in the rear or side yard of each individual lot; or

(b) Providing 200 sf of common indoor or outdoor recreation area per bedroom for each
individual dwelling unit.

The applicant shall demonstrate that the requirements of LCMC 18.140.050 are met prior to
issuance of a building permit for each lot.

LCMC 18.140.070 (Requirements of Single-Family Detached Housing). In addition to the
requirements of LCMC 18.140.040, the single-family detached portion of this project shall
meet the requirements of LCMC 18.140.070. Where a conflict exists between general and
specific standards the more specific standard shall apply.

(1) Garages facing a public street shall be set back a minimum of 18 feet from the front
property line. The front plane of the garage door cannot extend beyond the front plane
of the primary facade. Garages facing an alley shall be set back a minimum of 3 feet
from the rear property line. Garage doors shall have a minimum of 50% of their area
decorated with glazing, relief panels, or similar ornamentation.

(2) Porches, balconies or similar entry appendages may project into the front yard setback
up to 5 feet. Porches shall be designed as functional spaces with a minimum depth of 5
feet.

(a) Rooflines shall be a minimum of 6:12 for pitched roofs. Lower pitched roofs or
parapet rooflines shall provide additional architectural detailing including but not
limited to: cornice, cap, relief panels, bay windows, shade projections, rain
protection, eaves, dormers, ledges or overhangs as approved by the planning
director.

(b) Rain protection shall be located at the primary entrance which is effectively designed
to provide a minimum of 25 sf of rain protection. This protection may utilize a single
or combination of techniques such as: awning, eave, alcove, airlock, recessed entry
or porte-cochere.

(c) Finished surfaces on building elevations shall emphasize use of architectural-grade
natural building products such as wood, masonry, metal, glass, stucco, fiber cement,
cultured stone or other stone materials. Use of plywood, vinyl, plastic composites,
fiberglass or similar are prohibited unless otherwise permitted by the director.

(d) A diverse use of color is encouraged to display individuality within the community.
Finished surfaces suitable for painting shall incorporate a color palette of at least two
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colors, consisting of a base color and an accent (trim color). Repetitive or predictable
alternate color schemes are discouraged.

While no buildings are proposed in this subdivision application, the applicant shall
demonstrate that all of the design requirements of LCMC 18.140.070 are met prior to
issuance of a building permit for each lot.

LCMC 18.147 (Parks and Open Spaces). This project proposes more than 35 dwelling units
and therefore meets the applicability criteria of LCMC 18.147.020 and is required to provide
parks and open space. This project shall provide one or more family parks at a ratio of %4
acre per 35 dwelling units, which means 0.48 acres of park and open space is required for
this 67-lot project. The parks must meet city and ADA regulations and be designed by a
Washington licensed landscape architect. It is highly desirable the park be one contiguous
space; however, the park need not be a single contiguous area if the applicant
demonstrates that a noncontiguous park arrangement meets requirements of this section
and the goals of the parks plan and better meets the needs of the residents, or the
development topography does not make it feasible to provide a contiguous space for the
required park. Each park element must be at least 0.25 acres. All parks shall be fronted by
a public road for at least 40% of their perimeter. If it is not feasible or practical to meet this
standard because of location and/or physical site constraints, a pedestrian pathway or other
design element approved by the review authority to assure free and open public accessibility
shall be established through a dedication or perpetual easement with a minimum width of 20
feet. This pedestrian pathway connection shall be made from the public street to the park.

The undeveloped play space shall be covered with live vegetation, which shall be irrigated
by a permanent, below-ground, automatic irrigation system. The parks shall be designed to
facilitate community policing through crime prevention through environmental design
(CPTED) guidelines. Lighting as necessary shall be used to illuminate the park for citizen
and police patrols to see into the park at night from a public street. The parks and their
amenities should consider the range of ages of the target residents for the development.
While the choice of park facilities and amenities is determined by the developer, each family
park shall, at a minimum, contain the following amenities:

(A) Paved pedestrian circulation path or sidewalk;

(B) Two sitting benches, a minimum of four feet long each, for each 0.25 acre of park
area or part thereof;

(C) One trash receptacle for each 0.25 acre of park area or part thereof;

(D) Bike rack(s) to accommodate a minimum of six bicycles for each 0.25 acre of park
area or part thereof;

(E) One play structure intended primarily for use by children ages two to 12;

(F) One picnic table for each 0.25 acre of park area or part thereof.

Parks required by LCMC Ch. 18.147 shall be completed prior to the issuance of the
occupancy permit of the 25" dwelling unit within the development. All park improvements
required by LCMC Ch. 18.147 shall either be dedicated to the city or have public access
easements established prior to or concurrent with final development approval.

The project proposes 3 park elements, a park with a playground designed for ages 5 to 12
at the northeast corner of the development, a trail and an open space at the southwest

corner of the development. Of these elements, only the trail is over 0.25 acres. Each park
element shall be at least 0.25 acres, or the individual park elements must be connected by
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a paved pedestrian circulation path or sidewalk. Parks required by LCMC Ch. 18.147 shall
be completed prior to the issuance of the occupancy permit of the 25" dwelling unit for the
phase within which the park occurs. All park improvements required by LCMC Ch. 18.147
shall either be dedicated to the city or have public access easements established prior to or
concurrent with final development approval. The developer shall submit a parks plan
developed by a Washington licensed landscape architect that provides the park amenities
required by LCMC 18.147.030(1)(b)(viii), including irrigation and lighting, prior to
Engineering approval. All park improvements required by LCMC Ch. 18.147 shall have
public access easements established prior to or concurrent with final development approval.
The applicant shall retain ownership and maintenance responsibility for the parks, and a trail
easement dedicated to the city shall be provided over the Bolen Creek Trail. The city will be
responsible for maintenance of Bolen Creek Trail after the city accepts the dedication.

LCMC Ch. 18.210.020 Subdivision Review Process and Application Contents: The
procedural requirements of this chapter have been met by the present Type Il process. The
submission requirements for preliminary subdivision applications do not constitute approval
criteria.

LCMC 18.210.040(2) Phasing. Requires the following if phases are proposed:

a. The preliminary plat identifies the boundaries of each phase and sequence of phases;

b. Each phase includes open space and other required public and/or private infrastructure
at least in proportion to the number of lots in each phase;

c. The sequence and timing of phases maintains compliance with applicable standards
throughout the development of the subdivision; and

d. The applicant completes or assures completion of public improvements consistent with
LCMC 18.210.090.

The application proposes three phases (Ex. 8), and the plans identify the boundaries of
each phase. The main stormwater facility and parks are included in the first phase. The
sequence of the phases allows the project to maintain compliance with all applicable
standards, including the requirement that each phase stands on its own. The phases shall
be submitted in order and developed as shown on the preliminary plan.

LCMC 18.210.040(3) Flag Lots. Flag lots are discouraged, but when they allowed, flag lots
shall comply with the following standards:

a. The flag “pole” shall be at least 20 feet wide instead of the frontage regulations of the
zone.

b. The flag “pole” shall be improved with an all-weather surface with an unobstructed
vertical clearance of at least 13 feet, 6 inches. The improved surface shall be at least 20
feet wide and shall be marked and signed as a fire lane.

¢. The pole portion of the flag lot shall not be counted toward the minimum lot size.

d. If the length of the pole is more than 150 feet, an approved turn-around in conformance
with the current adopted edition of the International Fire Code shall be provided at the
end of the driveway, and structures on the lot shall incorporate a fire-hazard warning,
including a hard-wired, back-up smoke detector, and a sprinkler system.

The application proposes Lots 26 & 27 as flag lots and includes a 20-foot-wide access
easement to serve them (Ex. 1). The pole portion of the lots is not calculated toward the
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