City of La Center, Washington

Public Hearing

November 28, 2022, at 5:00 pm
City Hall
210 East 4th Street, La Center, WA 98629

Public Hearing: Asa’s View Subdivision
Preliminary Plat, Variance, SEPA Mitigated Determination of Non-significance (MDNS), Critical Areas Permits,
Legal Lot Determination, and Tree Cutting Permit: Type Ill Review

Hearings Examiner: Joe Turner

Applicant: Troy Johns

Urban NW Homes, LLC

1004 W. 13%™ Street, Suite 220
Vancouver, WA 98660
360.600.4425, troy@urbannw.com

Hearing Materials:
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DRAFT Staff Report & Recommendations

Asa’s View Subdivision: Type III

Preliminary Plat, Variance, SEPA, Critical Areas Permits, Legal Lot

Determination, and Tree Cutting Permit.

(#2022-022-SUB/SEPA/CAR/LLD/VAR/TRE) November 21, 2022

PROPOSAL:

Preliminary plat of two parcels totaling 16.47 gross acres to create 68 lots for single-
family residences. Development would also include a park with trail, public streets,
and utilities. Reviews for a variance, critical areas permit, legal lot determination,
tree cutting permit, and SEPA MDNS apply.

LOCATION:

= 2313 Northeast Lockwood Creek Road, La Center, WA 98629
= SE 1/4 and NE 1/4 of Section 2 T4N R1E Willamette Meridian. PIN: 209064000,
209121000

HEARING:

The La Center Hearing Examiner will conduct a public hearing on November 28,
2022, beginning at 5:00 PM at La Center City Hall, 210 East 4th Street, La Center,
WA

APPLICABLE
STANDARDS

La Center Municipal Code (LCMC): Impact Fees, 3.35; Sign Regulations, 8.60; Title
12, Streets, Sidewalks, and Public Ways; Title 13, Public Utilities; Title 18,
Development Code; Type Ill Procedure, 18.30.100; Notices, 18.30.120; Low
Density Residential (LDR-7.5), 18.130; Parks and Open Space, 18.147; Subdivision
Provisions, 18.210; Legal Lot Determinations, 18.225; Monumentation, Survey,
and Drafting Standards, 18.230; Mitigation of Adverse Impacts, 18.240;
Supplementary Development Standards, 18.245; Variances, 18.260; Off-Street
Parking and Loading Requirements, 18.280; Outdoor Lighting, 18.282; Critical
Areas, 18.300; Environmental Policy, 18.310; Stormwater and Erosion Control,
18.320; Native Plant List, 18.340; Tree Protection, 18.350; Archeological Resource
Protection, 18.360.

RECOMMENDATION:

APPROVAL, subject to conditions
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APPLICANT
Troy Johns
Urban NW Homes, LLC
1004 W. 13 Street, Suite 220
Vancouver, WA 98660
360.600.4425, troy@urbannw.com

OWNER
Michael Parker
Gravitate Capital, LLC
13563 NW Fuller Lane
Portland, OR 97229

APPLICANT’S REPRESENTATIVE
Shawn Ellis
NW Consilio, LLC
2410 NE 22™ Avenue
Portland, OR 97212
503.415.0425, sellispdx@gmail.com

LA CENTER STAFF
Bryan Kast, PE, Public Works Director
City of La Center
210 East 4th Street
La Center, WA 98629
360.263.5189
bkast@ci.lacenter.wa.us

Anthony Cooper, PE, City Engineer
City of La Center

210 East 4th Street

La Center, WA 98629
360.263.7665
acooper@ci.lacenter.wa.us
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Ethan Spoo, AICP, Consulting Planner
WSP, USA Inc.

210 East 13th Street, Suite 300
Vancouver, WA 98660

360.823.6138

ethan.spoo@wsp.com

Alec Egurrola, Consulting Planner
WSP, USA Inc.

210 East 13th Street, Suite 300
Vancouver, WA 98660
360.823.6133
alec.egurrola@wsp.com




City of La Center, Washington

Il. OVERVIEW

The project site is located at the eastern side of La Center, directly east of the newly built La Center Middle
School and south of Northeast Lockwood Creek Road, comprising two parcels totaling 16.47 acres (Figures
1 and 2). The applicant is proposing to subdivide the site to create 68 lots for detached single-family
residences in the Low Density Residential (LDR-7.5) zone (See Figure 3). All buildable lots would be
between 7,500 and 11,000 square feet as required by LCMC 18.130.080. The applicant is providing a 0.25-
acre publicly accessible park in Tract B of the development in compliance with the park and open space
standards of LCMC 18.147, which requires that residential developments exceeding 40 dwelling units
provide 0.25 acres of park space for each 40 units in excess of 40 units. The 68-unit development requires
a 0.18-acre park, and the proposed park is 0.25 acres.

The site contains regulated critical areas in the form of geologically hazardous areas and fish and wildlife
habitat conservation areas (Priority Oregon white oak habitat). In addition, potential wetlands and
associated riparian habitats were mapped on the site by Clark County Maps Online; however, the wetlands
have been determined as manmade roadside ditches by the provided critical areas report and do not meet
the requirements to be classified as a wetland under the definition in LCMC 18.300.030. The applicant is
proposing to fill these ditches. The critical areas documentation also confirmed that no riparian habitats
were found on the site. The applicant proposes to preserve a 40-inch diameter at breast height (dbh)
Oregon white oak, a regulated fish and wildlife habitat critical area per LCMC 18.300.090(2), near the
southeast corner of the site. This tree is located within the proposed park in Tract B. As indicated in the
applicant’s narrative and critical areas report, the applicant is not proposing to impact the tree or its root
zone. Also, the provided geotechnical report indicates the site soils are classified as Site Class D for ground
shaking amplification. This is a regulated geologically hazardous critical area under LCMC 18.300.090(4).
Both the fish and wildlife habitat and geological hazard critical areas require critical areas permits.

Other trees on the site are proposed to be removed. However, a tree protection plan has not been
provided in accordance with LCMC 18.350.060 and the applicant will be conditioned to comply with tree
protection measures as discussed later in this staff report, including a tree cutting permit for the other
trees to be removed on site.

A variance (LCMC 18.260.020) application has been submitted concurrently with the preliminary plat as
the applicant is seeking variance approval for ten residential lots. These lots have reduced lot widths
approximately 7.5% less than required by LCMC 18.130.080(8).

The applicant is proposing a system of public streets to serve the lots. The site would be accessed from
Northeast Lockwood Creek Road at Northeast 23rd Avenue. The main access at Northeast 23rd Avenue is
near alignment with the existing Northeast 24th Avenue to the north of the site. Upon development of
the parcel(s) north of Northeast Lockwood Creek Rd, Northeast 24th Avenue will be realigned with
Northeast 23rd Avenue. The applicant is also proposing a stub to the south property boundary, Northeast
23rd Avenue, for future connectivity and to preserve access to properties south of the site. In addition,
the applicant is proposing half street improvements along NE Lockwood Creek Road.

Each lot will be served by public utilities including sanitary sewer (City of La Center) and potable water
(Clark Public Utilities).

The application requests concurrent reviews under a Type lll process for the preliminary subdivision,
variance, legal lot determination, SEPA, tree cutting permit, and critical areas review for fish and wildlife
habitat and geologically hazardous areas.
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Figure 1 — Project Location

NW 14th Avel
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City of La Center, Washington

Figure 3 — Proposed Preliminary Plat

lll. REVIEW

[ll. A Jurisdiction

The site is within La Center City limits and is zoned Low Density Residential (LDR-7.5). The City of La Center
provides sanitary sewer service and public streets. Clark Public Utilities provides potable water service.
The project is within the La Center School District and the Clark-Cowlitz Fire Rescue service area.

[11.B Public Notice

On November 11, 2022, The Columbian published legal notice of the land use application, variance, critical
areas permits, legal lot determination, and SEPA MDNS and public hearing scheduled for November 28,
2022. The City entered the SEPA Checklist and Optional Mitigated Determination of Non-Significance
(MDNS) in the Ecology SEPA Register on September 30, 2022. (Ecology SEPA # 202204955.) The notice of
application and SEPA comment period closed on October 14, 2022, and the City received two comments
(Exhibit B.2).
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Mr. Isaac Holowatz, WDFW
Mr. Isaac Holowatz, a Habitat Biologist at Washington Department of Fish and Wildlife (WDFW), provided
comments on October 14, 2022. A summary of his comments are as follows:

e Primary concerns are with the Oregon white oak.

e City’s Technical Completeness Review identifies one Oregon white oak on the site, whereas
WDFW mapping indicates several other oaks in the area which are afforded same protections as
the identified Oregon white oak.

o Thesetrees are disappearing at an alarming rate, they are slow growing, and the tree on site could
be upwards of 500 years old.

e Tree provides food and habitat for many native Washington wildlife species including Columbia
White Tailed Deer, elk, squirrels, migratory birds, nuthatches, woodpeckers, raptors, and a wide
array of invertebrates.

e Proper protections shall be placed on the tree during and after construction activities.

e Identified BMPs (best management practices) to follow during and after construction of the
subdivision.

e Emphasized that the death and dropping of limbs provides critical food and habitat resources and
should be left in place. Limit or prohibit infrastructure under or near the tree to avoid conflicts
with this natural process.

e Request that at least 10 meters beyond the dripline be undeveloped to avoid impacting the
ecological functions of the Oregon white oak.

Response: The applicant inventoried all trees on the site and has found only one Oregon white oak. The
City has recognized the ecological function and importance of this tree and has requested the applicant
to protect the tree from any improvements at its dripline consistent with how the City has requested oak
trees be preserved in the past. The applicant supports isolating and protecting the Oregon white oak with
adequate protections during and after construction activities take place.

At the time of this staff report, a tree protection plan has not been provided, however, the Applicant is
conditioned to provide a plan in conformance with LCMC 18.350.060. Also, the applicant will be
conditioned to adhere to management practices as provided by the critical areas report on August 24,
2022, for the Oregon white oak including prohibiting any surface or below surface disturbances in the
tree’s dripline.

State of Washington Department of Ecology (Ecology)
Ecology provided comments on October 14, 2022. A summary of their comments is provided below:
e Solid Waste Management
o All grading and filling of land must utilize only clean fill
o Other materials may be considered solid waste and requires permit approval with local
health department prior to filling
o Contact local health department or Ecology for proper management of these materials
e Toxics Cleanup
o La Center Middle School, adjacent to the site, has been found to be impacted by
halogenated pesticides with suspected impact to groundwater and this cleanup has
started.
o If contamination is suspected, discovered, or occurs during construction, testing of the
suspected media must be conducted.
o Ecology must be notified if contamination of soil or groundwater is found
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e Water Quality/Watershed Resources Unit
o Erosion control measures must be in place prior to any clearing, grading, or construction.
o Control measures must effectively prevent stormwater runoff from carrying soil and other
pollutants into surface water or storm drains leading to waters of the state.
o Any discharge of sediment-laden runoff or other pollutants to waters of the state is in
violation of Chapter 90.48 RCW and WAC 173-201A and is subject to enforcement.
o Construction activities require coverage under the Construction Stormwater General
Permit
e |Ifthere are known soil/ground water contaminants present on-site, additional information will be
required to be submitted
e Sites that discharge to waterbodies segments listed as impaired by the State of Washington under
Section 303(d) of the Clean Water Act for turbidity, fine sediment, high pH, or phosphorous, or to
waterbodies covered by a total maximum daily load (TMDL) may need to meet additional
sampling and record keeping requirements.

Response: The applicant has provided a geotechnical report, a preliminary technical information report,
and preliminary grading and erosion control plan for review. Section Ill.F addresses public works and
engineering comments for the site and includes conditions of approval regarding solid waste
management, toxics cleanup, and water quality prior to final engineering approval. The Applicant will be
conditioned to follow on-site BMPs, including field sampling, in compliance with Ecology comments.

[II.C__Key Issues
The relevant issues to consider for a successful public hearing review include:

1. Variance: The applicant is seeking a variance approval to decrease minimum lot width standards
for lots 55 - 59 and lots 64 - 68 due to a combination of factors including the shape of the lot.
Reductions are 7.5 percent or less for each lot. Staff are recommending approval of this
variance.

2. Critical Areas (Fish & Wildlife Habitat): There is a priority habitat Oregon white oak tree onsite.
The applicant’s plans and narrative indicate plans to isolate and protect the tree and its dripline,
which is a critical area.

3. Critical Areas (Geological Hazards): The geotechnical report provided by the client indicates the
site is classified as Site Class D for ground shaking amplification which is a regulated critical area
under LCMC 18.300.030 and 18.300.090(4). Staff are recommending approval of a critical areas
permit for development within the seismic hazard and the applicant is conditioned to
implement the requirements of the geotechnical report by Soil and Water Technologies Inc.
(Exhibit A.9).

4. Tree preservation: The applicant provided an inventory of trees indicating health conditions and
those for removal with an onsite tree planting plan that exceeds mitigation requirements. As
indicated in the applicant narrative, measures will be taken, including construction fencing, to
protect the Oregon white oak and its dripline from construction activities in compliance with
LCMC 18.350. The applicant did not provide a tree protection plan showing trees to be removed
in relation to project improvements as required by LCMC 18.350 and is being conditioned to do
so prior to engineering plan approval.
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[II.D Land Use Analysis
LCMC 8.60 Sign Requirements

No entry monument signs are proposed with the preliminary development plans; however, the applicant
has indicated in the submitted narrative that there may be a subdivision entrance sign and would be
provided with the Final Landscape Plan. Signs in residential zones, per LCMC 8.60.060, are limited to an
illuminated sign at the entrance to the subdivision of 32 square feet.

As a condition of approval, the applicant shall apply for and receive approval of a sign permit and building
permit (if applicable) for a subdivision entrance sign prior to sign construction in accordance with LCMC
8.60.

LCMC Title 18, Development Code.

LCMC 18.30 Procedures

A pre-application conference was held with the applicant and other interested parties on February 2,
2022. The application was deemed technically complete on September 30, 2022. The City publicly
noticed the application on September 30, 2022 for 14 days and received two comments (see section 111.B
of this staff report). The City published the staff report on November 21, 2022, seven days before the
public hearing. Public hearings shall be conducted in accordance with the rules of procedure adopted by
the hearings examiner. Public comments may be submitted either prior to or during the public hearing
in writing or orally during the hearing. The City has not received any public comments on the proposal at
the time of publication of this staff report.

LCMC 18.130 (Low Density Residential District)

The applicant is proposing 68 lots for detached single-family residences. Detached single-family
dwellings are a permitted use in the LDR-7.5 zone (LCMC 18.130.030). Buildings are limited to 35 feet in
height. The applicant isn’t proposing buildings at this time. A condition of approval will require that
building height be met at time of building permit issuance. The applicant is proposing a number of lots
which falls within the density requirements of the LDR-7.5 zone which requires a minimum of four
dwelling units per net acre. A net acre is defined to exclude public rights-of-way, private streets, public
utility easements, public parks, and undeveloped critical areas and required buffers. The gross site area
is 16.47 acres. Rights-of-way total 3.27 acres, sensitive lands (Oregon white oak dripline) total 0.09
acres, public park area outside of sensitive lands total 0.21 acres, and area for stormwater total 0.90
acres resulting in a net acreage of 12.02 acres. With 68 proposed lots, the applicant is providing 5.74
units per net acre meeting the minimum density requirements of the zone. Lots within the LDR-7.5 zone
must be a minimum of 7,500 square feet and a maximum of 11,000 square feet. All lots fall within the
minimum and maximum lot size requirements of the code. Maximum building lot coverage and
maximum impervious surface area are 35 percent and 50 percent, respectively, in the LDR-7.5 zone.
Since no buildings are proposed at this time, a condition of approval will require that each lot to not
exceed the maximum building lot coverage and maximum impervious surface area prior to issuance of
building permits. The following table highlights the required lot dimensions and setback standards for
the LDR-7.5 zone.
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Table 18.130.080
— Lot Coverage and Dimensions (feet)

District Minimum Minimum | Minimum Front| Minimum Minimum Street Minimum
Lot Width | Lot Depth Yard Setback Side Yard Side Yard Rear Yard
Setback Setback
LDR-7.5 60 90 20 7.5 10 20

Most lots will meet the minimum dimensional requirements of the zone. LCMC 18.40 defines “lot width”
as “the horizontal distance measured at the building setback line between the two opposite side lot lines.
Average lot width shall be the average of the front and rear lot lines.” The applicant is not showing
proposed building footprints and elevations at this time but is depicting setback areas. Lots 55-59 and 64-
68 are less than the 60-foot minimum requirement of the front and rear building setback lines. These lots
range from 55.75 feet to 55.87 feet wide or about 7.5 percent less than the required minimum lot width.
The applicant is requesting variance approval for the substandard lot widths, as further discussed in this
staff report in response to LCMC 18.260. The applicant elected not to transfer density and reduce lots
sizes to less than 7,500 square feet as further discussed in LCMC 18.300.

LCMC 18.130.100 states that developments in the LDR-7.5 zone must provide street trees spaced 30 feet
on center in planter strips along each street frontage. Type, location, and planting method shall be
approved by the public works director. The applicant’s preliminary landscape plan (Exhibit A.12 Sheet 11)
shows street trees on all street frontages, but the trees do not meet the spacing requirement. A condition
of approval will require that, prior to engineering approval, the applicant provide a final landscape plan
by a registered landscaped architect with street trees spaced at an average of 30 feet on center
throughout the subdivision along all streets with spacing not to exceed 60 feet with planting methods
specified for these trees.

As a condition of approval, the applicant shall demonstrate that building height requirements are met
prior to issuance of a building permit for each lot.

As a condition of approval, the applicant shall submit engineering, construction, final plat, and building
permit documents in compliance with the preliminary plat documents unless otherwise modified by
conditions of approval in this staff report or as approved by the City through subsequent approvals.

As a condition of approval, the applicant shall demonstrate that the maximum building coverage and
maximum impervious surface area requirements are met prior to issuance of a building permit for each
lot.

As a condition of approval. prior to engineering approval, the applicant shall provide a final landscape
plan by a registered landscape architect with street trees spaced at an average of 30 feet on center
throughout the subdivision along all streets with spacing not to exceed 60 feet. Planting methods shall be
specified for these trees.

LCMC 18.147 Parks and Open Spaces

The purpose of this chapter is to ensure implementation of the 2017 La Center Parks, Recreation, and
Open Space Master Plan (Parks Plan) in new residential development by requiring developers to dedicate,
develop, and maintain family parks, trails, and open space based on the size of their development.
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City of La Center, Washington

According to LCMC 18.147.020(1)(a), any development in an LDR-7.5 zoning district that includes 40 or
more dwelling units must dedicate or develop parkland, open space, and/or trails. As 68 lots are proposed,
this applicant is obligated to dedicate or develop parkland, open space trails at the ratio of 0.25 acres for
each 40 dwelling units after the first 40 dwelling units (see 18.147.030[1][a]). The applicant is required to
provide 0.18 acres of parks. The applicant is providing a 0.25-acre park in Tract B exceeding this
requirement. The applicant is also utilizing this park space to preserve the 40-inch Oregon white oak tree
on the site.

LCMC 18.147.030(1)(b) contain park design standards which require that:

Parks meet ADA accessibility regulations

Parks be designed by a landscape architect

Parks be one contiguous space

The minimum contiguous park size be 0.25 acres

Parks not be located on a street of minor collector or higher classification

Parks be fronted by a road on 40 percent or more of their perimeter or 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.

Parks must have 75 percent of their area as usable active play areas and improved open space.
Parks must contain certain amenities including: a paved pedestrian path, two sitting benches, one
trash receptacle, one bike rack for six bikes, and one picnic table (all amenities to be provided per
0.25 acres) and one play structure for children ages 2-12.

Undeveloped play space must be provided by live vegetation and have underground irrigation
There be a low fence or vegetative barrier between abutting residential lots that is 3.5 to six feet
high that is not fully sight obscuring.

Safety requirements of LCMC 18.147.030(1)(b)(xi) must be meet.

Trail linkages be provided to the existing La Center and regional trail system.

Passive open spaces such as wetlands shall be combined with active open spaces and improved
with trails, where feasible.

Parks must be completed prior to issuance of occupancy of the 25" dwelling unit.

Parks must be dedicated or have public access easements.

The applicant’s proposed park and open space in Tract B meet or can be conditioned to meet the above
requirements as follows:

The applicant does not provide details on ADA accessibility for the park. A condition of approval
will require that the applicant demonstrate that the park meets ADA accessibility requirements
prior to final engineering plan approval.

The park plan provided at this time was not designed by a landscape architect. A condition of
approval will require that the applicant provide a final landscape plan prior to engineering plan
approval that is designed by a registered landscape architect.

Tract B is 0.25 acres, meeting the 0.25-acre minimum contiguous park size.

The park is located on and accessed from a local road.
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The park perimeter is 428 feet. A road must front 40 percent of the park perimeter equivalent to
171 feet or a pedestrian pathway within an easement 20 feet wide or through the dedication of
a perpetual public easement must be provided. The park is fronted by road for 87 feet and does
not meet the 40 percent road frontage requirement. However, the Applicant has indicated in the
submitted narrative that they intend to place the park in a public access easement. A condition of
approval will require that the applicant place the park in a public access easement.

Staff cannot confirm if at least 75 percent of Tract B is usable active play area and improved open
space. A condition of approval will require the applicant to verify that at least 75 percent of Tract
B is usable active play area and improved open space prior to final engineering plan approval.
Since Tract B is 0.25 acres, it must contain: one paved pedestrian path, two benches, one trash
receptacle, one bike rack to accommodate six bikes, one picnic table and one play structure. The
applicant’s proposed park design shows all required amenities.

The undeveloped play space includes the Oregon white oak; however, no vegetation and
irrigation plans are shown. A condition of approval will require that applicant’s final park plan
show vegetation in the undeveloped play space and an underground irrigation system for all
vegetated areas, except within the dripline of the Oregon white oak as specified in the critical
areas report.

The applicant’s park plans show a fence adjacent to lots 20, 21, and 22. However, this proposed
fence crosses through the drip line of the White Oak tree, which is a designated critical area. The
provided critical areas report states that it's recommended that no below the surface
improvements of any kind occur within the tree’s dripline, including fence posts, as conditioned
in LCMC 18.300 in this staff report.

The La Center Police Department reviewed the proposed park design (see Exhibit T) in
conformance with LCMC 18.147.030(1)(b)(xi). A condition of approval will require: (1) lighting
within the park in Tract B to deter criminal activity, including along the pathway and around the
playground equipment (2) all proposed trees and street trees adjacent to the park must be limbed
up to provide clear line of site along the pathways in Tract B (3) an address for the park for
emergency response and (4) provide video security of the playground area, obscured away from
the backyards of adjacent homes.

The proposed park and loop trail in Tract B will connect to the sidewalk system of Asa’s View
subdivision. The sidewalk system of Asa’s View subdivision will connect to the La Center trail
system via the Lockwood Creek Road on-road trail identified in the City’s adopted 2017 Parks,
Recreation, and Open Space Plan.

The park will include the Oregon white oak tree and its dripline thereby combining active and
passive open spaces.

A condition of approval will require that the park be constructed prior to the 25th dwelling unit.
As a previously stated condition of approval, the applicant shall place the park in a public access
easement.

As a condition of approval, prior to engineering plan approval, the applicant shall demonstrate that the
park meets ADA accessibility regulations.
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As a condition of approval, the applicant shall provide a final park plan designed by a registered
landscape architect.

As a condition of approval, the applicant shall place the park in a public access easement.

As a condition of approval, the applicant shall verify that at least 75 percent of Tract B is usable active
play area and improved open space prior to final engineering plan approval.

As a condition of approval, the applicant’s final park plan must provide the required park amenities as
shown on the provided park plan and must be designed by a registered landscape architect.

As a condition of approval, the applicant’s final park plan shall show vegetation in the undeveloped play
space and an underground irrigation system for all vegetated areas except within the dripline of the
Oregon white oak as specified in the critical areas report.

As a condition of approval, the applicant’s final park plan shall show a low fence or vegetative barrier
that is not sight obscuring where the park abuts residential lots.

As a condition of approval, prior to final engineering approval, the applicant shall provide a final park
plan that: (1) provides lighting within the park in Tract B to deter criminal activity, including along the
pathway and around the playground equipment (2) contains maintenance notes that requires that all
proposed trees and street trees within and adjacent Tract B (with the exception of the Oregon white
oak) must be limbed up to provide clear line of site along the pathways (3) assigns an address for the
park for emergency response and (4) provide video security of the playground area, obscured away from
the backyards of adjacent homes.

As a condition of approval, the applicant shall complete the required park improvements or provide the
City with a bond or other financial security bond, in an amount of at least 125 percent of the estimated
cost of construction of the Tract B improvements with surety and conditions satisfactory to the Public
Work Department providing for and securing to the City the actual construction and installation of such
improvements prior to final plat approval.

As a condition of approval, the applicant shall construct the park prior to the issuance of occupancy for
the building permit of the 25th dwelling unit.

LCMC 18.210 Subdivisions

A preliminary plat is subject to pre-application review (LCMC 18.210.010). A technically complete review
of a plat application is subject to a Type | process. After a preliminary subdivision application is deemed
to be technically complete, the review of the application for a preliminary plat approval is subject to a
Type lll review process (LCMC 18.210.020) with the City’s hearing examiner making the final decision.

The City conducted a pre-application conference for the proposed project on February 2", 2022 (2022-
003-PAC). The City received an application for preliminary plat on May 12, 2022. The City found the
application “technically complete” on September 30, 2022. Type |l applications are required to have a
public hearing within 78 days after the application is deemed complete. The La Center Hearing Examiner
will consider the preliminary plat application on November 28, 2022 at La Center City Hall beginning at
6:00 PM — 59 days after the application was deemed complete.
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18.210.040 Approval criteria for a preliminary plat.
(1) The review authority shall approve a preliminary plat if he or she finds:
(a) The applicant has sustained the burden of proving that the application complies with the following
regulations of the La Center Municipal Code to the extent relevant:
(i) Chapter 12.05 LCMC, Sidewalks, and Chapter 12.10 LCMC, Public and Private Road Standards;
(ii) Chapter 18.300 LCMC, Critical Areas;
(iii) Chapter 18.310 LCMC, Environmental Policy;
(iv) Chapter 18.320 LCMC, Stormwater and Erosion Control;
(v) Chapter 15.05 LCMC, Building Code and Specialty Codes;
(vi) Chapter 15.35 LCMC, School Impact Fees; and
(vii) LCMC Title 18, Development Code.

LCMC 18.210.040(1) requires the La Center review authority to approve a preliminary plat if they find:

(b) That the application can comply with those requlations by complying with certain conditions of
approval, and those conditions are adopted; or that necessary adjustments, exceptions,
modifications or variations have been approved or are required to be approved before the final
plat is approved;

(c) The subdivision makes appropriate provision for parks, trails, potable water supplies and disposal
of sanitary wastes; and

(d) The subdivision complies with Chapter 58.17 RCW.

Refer to the appropriate sections in this staff report that address the aforementioned chapters of the
LCMC. Conditions of approval are outlined throughout the document and listed in Section IV of this staff
report. A condition of approval will require that, prior to construction, the applicant obtain building
permits in compliance with LCMC 15.05. A condition of approval will also require that the applicant pay
all system development fees and park, traffic, and school impact fees in effect at the time of the building
permit issuance.

The applicant is also proposing a stub to the south property boundary, Northeast 23rd Avenue, for future
connectivity and to preserve access to properties south of the site. An existing 60-foot private road and
utility easement runs through the site for access to the properties south of the site. Upon research, Staff
have identified termination of access easement agreements between the subject property owner and
nearly all the property owner’s who use this access. The easements will relinquish upon construction of
the development’s public streets, including the stub to the southern property boundary. A condition of
approval will require the applicant to complete and provide to the City all access easement
relinquishments with affected property owners prior to final plat approval.

As a condition of approval, the applicant shall obtain building permits in compliance with LCMC 15.05
prior to construction.

As a condition of approval, prior to the issuance of building permits, the applicant shall pay all system
development fees, park, school, and traffic impact fees in effect at the time.

LCMC 18.210.050 Expiration and extension of preliminary plat approval.

(1) Approval of a preliminary plat expires five years from the effective date of the decision approving it
unless, within that time, an applicant files with the city clerk an application for a final plat for a subdivision
or given phases of a subdivision or for an extension.
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As a condition of approval, the preliminary plat shall expire five years from the date of approval by the
hearing examiner, unless an application for final plat is submitted or an extension is approved per LCMC
18.210.050(2) and (3).

As a condition of approval, the applicant shall complete and provide to the City all access easement
relinquishments with affected property owners prior to final plat approval.

LCMC 18.225 Legal Lot Determinations

According to LCMC 18.225.010(2), the legal lot determination standards apply to all subdivision
applications. Per 18.225.010(3)(a), the lot of record status may be formally determined as part of a
development request for parcels that are not part of a platted land division and shall be reviewed by the
City for compliance with the criteria standards of this section.

(4) Application and Submittal Requirements. The following shall be submitted with all applications for lot
determination, or applications for other development review in which a lot determination is involved.
Applicants are encouraged to submit material as necessary to demonstrate compliance with this section:
(a) Prior city/county short plat, subdivision, lot determination or other written approvals, if any, in
which the parcel was formally created or determined to be a lot of record;
(b) Sales or transfer deed history dating back to 1969;
(c) Prior segregation request, if any;
(d) Prior recorded survey, if any;
(e) At the discretion of the applicant, any other information demonstrating compliance with criteria
of this section.

(5) Approval Criteria.
(b) Exceptions
(i) Public Interest Exception, Discretionary. The responsible official may, but is not obligated to,
determine that parcels meeting the following criteria are legal lots of record:
(A) Zoning. The parcel lacks sufficient area or dimension to meet current zoning requirements

but meets minimum zoning dimensional requirements, including lot size, dimensions and
frontage width, in effect at the time the parcel was created; and
(B) Platting.

() The property owner completes conditions of approval which the responsible official
determines would otherwise be imposed if the parcel had been established through
platting under current standards. Preliminary and final submittal plans shall be
required where applicable.

(C) The responsible official shall apply the following factors in making a lot of record
determination under the discretionary public interest exception:

(1) The parcel size is generally consistent with surrounding lots of record within 1,000
feet;
() Recognition of the parcel does not adversely impact public health or safety;

(1) Recognition of the parcel does not adversely affect or interfere with the
implementation of the comprehensive plan; and
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(V) The parcel purchase value and subsequent tax assessments are consistent with a
buildable lot of record.

(V) Recognition of lot of record status based on the public interest exception shall be
valid for five years from the date of lot determination or review in which the
determination was made. If a building or other development permit is not sought
within that time, the determination will expire. Applications for development or lot
recognition submitted after five years shall require compliance with applicable
standards at that time.

The subject site is comprised of two tax lots that are 7.39 acres and 9.08 acres. Staff’s research, including
reviewing a recorded survey from October of 1993 and a sales history provided by the applicant, does not
reveal whether the lots were legally created under LCMC 18.225.010(5)(a). Therefore, Staff recommends
approving a legal lot determination under the public interest exception as listed in LCMC 18.225.010(5)(b).
Both parcels meet the minimum zoning dimensional requirements currently in effect for the LDR-7.5 zone
which is 7,500 square feet (Criteria A above). The applicant and property owner will be subject to
conditions of approval from this Type Il preliminary subdivision application and will therefore be required
to meet conditions of approval pertaining to subdivision as would have been required if the lots were
legally created (criteria B). The current parcel sizes are generally consistent with the surrounding lots of
record within 1,000 feet in the county to the east and north of the site. An informal survey by City staff
revealed that parcels are generally sized between 5 and 10 acres to the north of Lockwood Creek Road in
Clark County in the immediate vicinity of the site and the subject parcels are 9-10 acres in size. The
recognition of these parcels has no known adverse impacts to public health or safety; to wit the subject
parcels will be further subdivided to meet LDR-7.5 zoning standards concurrently with this legal lot
determination. Recognition of the parcel does not adversely affect or interfere with the implemented
comprehensive plan as this site is designated as urban low density residential and will be subdivided in
accordance with LDR-7.5 zoning standards. Approving the site with a subdivision in LDR-7.5 zoning is
supported by the comprehensive plan. The parcel purchase value and subsequent tax assessments,
according to Clark County MapsOnline, are consistent with a buildable lot of record.

As a condition of approval, the recognition of a lot of record status based on the public interest exception
shall be valid concurrently with the preliminary plat for five years from the date of approval in accordance
with LCMC 18.225.010(5)(b)(iii)(C)(V).

LCMC 18.230 Monumentation, Survey, and Drafting Standards

e 18.230.010 Imprinted Monumentation
e 18.230.020 Centerline Monumentation
e 18.230.030 Property Line Monumentation

e 18.230.040 Postmonumentation

e 18.230.050 Postmonumentation Bonds

e 18.230.060 Survey Standards

e 18.230.070 Elevations or Vertical Information
e 18.230.080 Preferred Scale Proportions

All sections apply to the applicant’s development.

11/21/2022
Asa’s View Subdivision 2022-022-SUB/SEPA/CAR/LLD/VAR/TRE
17



City of La Center, Washington

Chapter 18.230 Monumentation, Survey, and Drafting Standards
As a condition of approval, the applicant shall comply with all provisions regarding monumentation
outlined in Chapter 18.230 prior to final plat approval.

As a condition of approval, as outlined in LCMC 18.230.090, the final plat shall be drawn with ink upon
three-millimeter Mylar film, or equivalent; said sheets are to be 30 inches by 21 inches, with a one-inch
border on each side or as otherwise directed by the Clark County recording agency.

LCMC 18.240 Mitigation of Adverse Impacts

Chapter 18.240.010 Purpose

This chapter provides the City with the authority to require prospective developers to mitigate the direct
impacts the City has specifically identified as a consequence of proposed development, and to make
provisions for mitigation for impacts including, but not limited to, impacts upon the public health, safety
and general welfare, for open spaces, drainage ways, streets, other public ways, parks, playgrounds, and
sites for schools and school grounds.

Chapter 18.240.020 Determination of Direct Impacts
(1) Before any development is given the required approval or is permitted to proceed, the review authority
shall determine all impacts, if any, that are a direct consequence of the proposed development and which
require mitigation, considering but not limited to the following factors:
(a) Predevelopment versus post development demands upon city streets, drainage facilities, parks,
playgrounds, recreation facilities, schools, police services, and other municipal facilities or services;
(b) Likelihood that a direct impact of a proposed development would require mitigation due to the
cumulative effect of such impact when aggregated with the similar impacts of future development
in the immediate vicinity of the proposed development;
(c) Size, number, condition and proximity of existing facilities to be affected by the proposed
development;
(d) Nature and quantity of capital improvements reasonably necessary to mitigate specific direct
impacts identified as a consequence of the proposed development;
(e) Likelihood that the users of the proposed development will benefit from any mitigating capital
improvements;
(f) Any significant adverse environmental impacts of the proposed development;
(g) Consistency with the city’s comprehensive plan;
(h) Likelihood of city growth by annexation into areas immediately adjacent to the proposed
development;
(i) Appropriateness of financing necessary capital improvements by means of local improvement
districts;
(j) Whether the designated capital improvement furthers the public health, safety or general
welfare;
(k) Any other facts deemed by the review authority to be relevant.
(2) The cost of any investigations, analysis or reports necessary for a determination of direct impact shall
be borne by the applicant. [Ord. 2006-17 § 1, 2006.]

Chapter 18.240.030 Mitigation of Direct Impacts

(1) The review authority shall review an applicant’s proposal for mitigating any identified direct impacts
and determine whether such proposal is an acceptable mitigation measure considering the cost and land
requirements of the required improvement and the extent to which the necessity for the improvement is
attributable to the direct impacts of the proposed development. Such developments will not be approved
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by the review authority until provisions have been made to mitigate identified direct impacts that are
consequences of such development.

(2) The methods of mitigating identified direct impacts required as a condition to any development
approval may include, but are not limited to, dedication of land to any public body and/or off-site
improvements.

The proposed project has the potential to impact public services, traffic, critical areas, and other elements
of the environment. Mitigations proposed by the applicant are reviewed in this staff report for
conformance with applicable standards and any additional mitigations and conditions addressing said
impacts are highlighted throughout this report. How the project impacts public facilities and mitigations
to these impacts are addressed in the following sections of this staff report.

e Parks: Section IIl.D, 18.147

e Critical Areas: Section IIl.E, 18.300

e Trees: Section lll.E, 18.350

e Sewer: Section Ill.F

e Water: Section lll.F

e Stormwater: Section Ill.F

e Streets, sidewalks, and traffic: Section III.F
e Police, fire, and schools: Section III.F

e Street lighting: Section III.F

o Impact fees: Section IIl.F

Chapter 18.245 Supplementary Development Standards
The standards in this chapter apply to development generally within the city of La Center. They can be used
in any review process where applicable to evaluate or condition approval of an application.

According to the submitted narrative, individual lots and the stormwater facility in Tract A are likely to
be fenced. As a condition of approval, if any fences or hedges are proposed prior to the final plat, the
applicant must provide information demonstrating that the fences comply with LCMC 18.245.020.

The applicant is proposing street lighting with the project but has not submitted a preliminary lighting
plan. LCMC 18.282 (Outdoor Lighting) also applies to the development as discussed and conditioned
later in this staff report. As a condition of approval, the applicant shall provide a photometric plan prior
to final engineering plan approval showing how the proposed lights will not cause more than a one foot-
candle measure at any property line in conformance with 18.245.040 and LCMC 18.282.

The site is zoned LDR-7.5. Properties to the west are zoned UP and are zoned LRD-7.5 to the north.
Properties to the immediate south and east are zoned AG-20 in Clark County. According to Table
18.245.060, LDR sites abutting Clark County lots and abutting other LDR sites do not require any
landscape screening. However, LDR sites directly abutting a UP zone require a L-3, 5-foot-wide buffer.
LCMC 19.245.060(3) indicates that existing vegetation may fulfill landscaping and screening
requirements if the existing landscaping requirements is at least equal to the level of screening standard
required for the development in question. In this case, the new La Center Middle School provided a 20-
foot-wide buffer landscaped to an L5 standard. Therefore, staff finds that an additional 20-foot buffer is
not required on the subject property as existing landscaping exceeds minimum screening requirements
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along the shared property boundary. However, the school may have its own fencing requirements other
than sight-obscuring fencing due to security and sight-distance concerns, affect proposed lots adjacent
to the school’s property. A condition of approval will require the applicant to coordinate and approve
fencing with the La Center School District for lots adjacent to the school property prior to building
permit approval.

LCMC 18.245.060(8) requires that ground-level exterior equipment be screened from adjoining property
used or zoned for residential purposes or from an adjoining public road right-of way to at least an F2 or
L3 standard, if visible. A condition of approval will require this be met.

LCMC 18.245.060(10) requires all landscaping be installed prior to issuance of occupancy or final
inspection within six months after issuance of occupancy or final inspection if it would increase the likely
survival of plants. A condition of approval will require this be met.

LCMC 18.245.060(11-16) contain plant material size and quality requirements. The applicant’s final
landscape plan must comply with these requirements.

LCMC 18.245.060(18) contains irrigation requirements. All required landscape areas including within the
park in Tract B and planter strip along public roadways must meet the City’s irrigation requirements.

As a condition of approval, the applicant shall provide a photometric plan prior to final engineering plan
approval showing how the proposed lights will not cause more than a one foot-candle measure at any
property line in conformance with 18.245.040 and LCMC 18.282.

As a condition of approval, ground-level exterior equipment such as air condition units, must be
screened from view to an F2 or L3 standard prior to issuance of final inspection for each dwelling unit.

As a condition of approval, the applicant shall install all landscaping prior to issuance of final inspection
for each dwelling unit or no more than six months after final inspection if it will increase plant survival.
Installation after occupancy requires City notification and approval.

As a condition of approval, the applicant’s final landscape plan shall comply with the requirements of
LCMC 18.245.060(11-16) for plant size and spacing prior to issuance of final inspection for each dwelling
unit.

As a condition of approval, all required landscape areas including within the park in Tract B and planter
strip along public roadways must meet the City’s irrigation requirements in LCMC 18.245.060(18). The
applicant shall provide irrigation plans prior to final engineering approval.

As a condition of approval, the applicant shall coordinate and approve fencing with the La Center School
District for lots adjacent to the school property prior to building permit approval.

LCMC 18.260 Variances

The applicant is applying for a variance to the minimum building lot width for Lots 55—59 and Lots 64—
68 within the development. The code sets a minimum lot width at 60 feet. The applicant is requesting to
decrease the minimum lot width of these lots to 55 feet or roughly 7.5% less than the minimum
requirement, which otherwise qualifies as a Type | variance. However, the variance review is grouped
with the Type lll preliminary plat review under a single, concurrent review process.
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LCMC 18.260.040 contains approval criteria for variances. The applicant provided a narrative addressing
the variance criteria. A summary of the applicant’s justification and staff’s recommendation for denial of
the variance follows each variance criterion.

(1) Unusual circumstances or conditions, such as size, shape or topography of a site, or the location of an
existing legal development apply to the property and/or the intended use that do not generally apply to
other properties in the vicinity or zone. An unusual circumstance could also include another obligation
under a different municipal code section or a state or federal requirement;

Finding: The applicant states that preexisting conditions have created a triangular geometry to the site.
This effect can be avoided for most of the lots in the proposed development, however, the overall site’s
geometry doesn’t allow for standard lot widths per LDR 7.5 zoning throughout the plat when applying
other required lot dimensions (setbacks, lot size). Also, road patterns and required right-of-way widths
limit north/south direction of the site’s design and this limitation is made-up by east-west direction site
design. Further, the dimensions of the lots on the north and south side cannot be reduced without
bringing them below the 7,500 square feet lot size minimum. Therefore, there is not any additional lot
area that can be used to widen the substandard lots. This has resulted in slightly narrower and deeper
lots for Lots 55-59 and 64-68. This was in best efforts to keep the plat design uniform and efficient
where the area for lots is available, but the required dimensions are not.

Staff agrees that the combined effect of the site’s preexisting geometry and site design requirements
creates an unusual circumstance for lot layouts and dimensions. Staff recognizes the Applicant’s effort
to best create a feasible layout while meeting roadway and most lot dimensional requirements of the
underlying zone.

(2) The unusual circumstance cannot be a result of actions taken by the applicant;

Finding: Property dimensions were not determined by the Applicant and the slight deviations to the
standards were the Applicant’s best efforts to comply with La Center Municipal Code requirements.

The City requires that developments are to comply with the La Center Municipal Code, including lot
dimensions. These are determined to facilitate functional and consistent design across the City. Staff
recognizes the Applicant’s best efforts to comply to standards with the combined challenge of
preexisting geometry and site design requirements and agrees that the existing lot shapes are not the
result of applicant actions.

(3) The variance request is necessary for the preservation of a substantial property right of the applicant
which is possessed by the owners of other properties in the vicinity or zone;

Finding: The Applicant states this request is based on the Applicant’s efforts to efficiently provide lots
that meet the minimum lot size of 7,500 square feet. All property owners in the residential zones have
right to subdivide and meet the minimum lot size and maximize density, although the Applicant is not
proposing to maximize density.

Staff recognizes the applicant’s efforts to best accommodate code requirements with the site design.
Property owners do have the right to subdivide and maximize density including providing duplexes, if
that were their preference, to meet maximum density requirements. Staff also recognizes that the
Applicant is eligible for a density transfer and lot reduction to as little as 6,000 square feet for up to 10
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percent of the lots as per LCMC 18.130.080(2) due to the Oregon white oak critical area on site.
However, the Applicant elected not to transfer density and reduce lots sizes to less than 7,500 square
feet but chose to best comply with typical LDR-7.5 standards with lots of 7,500 square feet and as close
to 60 feet in width as possible for the lots for which a variance is requested.

(4) The variance request is the least necessary to relieve the unusual circumstances or conditions
identified in subsection (1) of this section;

Finding: The applicant argues that this request is the least necessary to address the unique shape and
dimensions of the property. There is enough area with the proposed lots to have two additional lots, but
there would be many more irregular lots to achieve this. The proposed lots are as near to the standard
as the Applicant could achieve while still providing roadways, park space, and stormwater facilities.

Staff have determined that this variance request is the least necessary to relieve the unusual
circumstances or conditions as the Applicant was eligible for a density transfer and lot reduction as
discussed earlier, which would allow for 10 percent of the lots to be a 6,000 square foot minimum and
less than the LDR-7.5 standard. The applicant is proposing a less drastic change in lot dimensions than
would be permitted outright if applying the density transfer code. Staff recognizes the Applicants best
efforts to comply with typical standards for the underlying zoning and that the lots with substandard
widths are the least necessary to address the site’s unusual circumstances.

(5) Any impacts resulting from the variance are mitigated to the extent practical; and

Finding: The applicant states that there are no adverse impacts anticipated with this request, and the
overall design ensures uniformity with the neighborhood.

Staff agrees that no unforeseen adverse impacts are anticipated with the request. The reduced width
lots will have detached single-family residences and the lots will continue to meet setback requirements.
The houses on the reduced width lots will largely resemble those on larger lots. There are no critical
areas, traffic, or public facilities impacts associated with the reduced width lots.

(6) The granting of the variance will not be materially detrimental to the public welfare, or injurious to
the property or improvements in the vicinity and zone in which the property is situated.

Finding: The applicant states that the granting of this variance will not be materially detrimental to the
public welfare or injurious to the property or improvements in the vicinity as it will be providing homes
similar to what are built in the area, on proposed lots that conform to the minimum lot size of 7,500
square feet.

Staff find that the requested variance would not be materially detrimental to the public welfare, or
injurious to the property or improvements in the vicinity and zone where the property is situated. The
City’s comprehensive plan and zoning map designate the property for detached single-family residential
development and the applicant is proposing to develop within prescribed density ranges.

Based on the analysis above, staff find that the variance criteria are met and recommend approval.
LCMC 18.280 Off-Street Parking and Loading Requirements
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Each dwelling unit shall be provided with at least two (2) off-street parking spaces per LCMC Table
18.280.010 for developments of four or more units.

The narrative states that “each future home will provide at least 4 off-street parking spaces within garage
and driveway areas.”

As a condition of approval, the applicant shall demonstrate that each dwelling unit has at least two (2)
off-street parking spaces per LCMC Table 18.280.010 prior to building permit approval.

lII.LE Critical Areas Review / SEPA Analysis

LCMC 18.300, Critical Areas

Mapped critical areas on the site by Clark County include wetlands, category Il critical aquifer recharge
areas (CARA), and fish and wildlife habitat conservation areas, (riparian habitat and priority oak habitat).
Additionally, the applicant’s geotechnical engineering study (Exhibit A.9) documents that the site soils are
consistent with Class D for groundshaking amplification.

e Wetlands: According to the applicant’s critical areas documentation (Exhibit A.13, A.14, A.15), the
mapped wetland does not exist along NE 23™ Avenue through the center of the site and along the
southern boundary because the ditch that runs north and south through the site and along the
southern boundary has seasonal water in the bottom during the growing season but is a man-
made feature which does not meet the definition of a wetland in LCMC 18.300.030.

e Fish and wildlife habitat conservation areas (riparian habitat): Clark County maps riparian areas
through the center of the site and along the southern boundary of the site. The applicant’s critical
areas documentation (Exhibit A.13, A.14, A.15) indicates that no riparian areas exist onsite. In
follow-up correspondence with the applicant, staff requested additional information on the
channel which runs along the southern boundary, which the applicant provided (Exhibit A.13,
A.14, A.15) and indicates that the channel is a manmade ditch. Under LCMC 18.300.030 “artificial
features” are not fish and wildlife habitat conservation areas. Staff agree that neither area (center
of the site or to the south) qualify as riparian habitat.

¢ Fish and wildlife habitat conservation areas (priority oak habitat): The 40-inch Oregon white oak
near the southeast side of the site qualifies as priority oak habitat, which is a protected critical
area under the City’s critical areas ordinance. The applicant is proposing to preserve the Oak
habitat as further discussed below.

e CARAs: Although category Il CARAs are mapped critical areas, LCMC 18.300.090(1) only protects
category | CARAs. In addition, the critical areas report states that there are no riparian areas or
buffers on site.

Therefore, the only critical areas onsite are wildlife habitat conservation areas (priority oak habitat) and
geologically hazardous areas.

The applicant is isolating and protecting 0.09 acres of land for the Oregon white oak and its dripline, which
allows them to be eligible for a lot size reduction per LCMC 18.130.080 and density transfer per LCMC
18.300.130. However, the applicant has indicated their preference in meetings with Staff and provided
site plans that they are to conform with standard lot size and dimensions for LDR-7.5 developments,
except for lot widths as further discussed in LCMC 18.260, Variances.
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1) Fish and Wildlife Habitat Conservation Areas
Priority Habitat (Oregon white oak)

A 40-inch diameter Oregon white oak is located in the far southeastern corner of the site and is
considered priority habitat by the applicant’s consultant, Environmental Technology Consultants,
and WDFW. WDFW considers individual Oregon white oak trees to be priority habitat when found
to be particularly valuable to wildlife (i.e. contains many cavities, has a large diameter at breast
height, is used by priority species, or has a large canopy. Priority habitats and species require a
300-foot buffer or a threshold based upon consultation with WDFW (see LCMC 18.300.090(2)(a)
and in accordance with best available science (see LCMC 18.300.090(2)(e). WDFW has further
supported protection of the Oregon white oak with provided BMPs during and after construction
of the site as discussed earlier in this staff report. Initial guidance provided by WDFW requested
that the tree to be protected at its dripline plus an additional 10 meters. Upon Staff discussion
with WDFW, they provided additional guidance that an additional 5 meters (instead of 10) from
the dripline would be acceptable. However, Staff does not believe that the guidance provided by
WDFW meets the standard of best available science and is recommending the oak tree be
protected to the extent of its dripline as recommended by the conditioned critical areas
documentation (Exhibit X).

The approximate dripline of the priority habitat Oregon white oak is shown on sheet 11 of the
applicant’s plans in Exhibit A.12. The oak’s dripline extends onto the undeveloped property to the
east, onto Lot 21 to the south, and onto the proposed park area in Tract B to the west and north.
The applicant does not propose construction activities such as grading or utilities within the
dripline of the Oregon white oak, but are proposing a fence along the property line, which crosses
the tree’s dripline. As confirmed with the Applicant, fencing within the tree’s dripline will not have
posts or any soil disturbances that would affect the tree’s roots within the dripline as indicated in
the critical areas documentation (Exhibit A.13, A.14, A.15). The applicant states in the narrative
they are isolating and protecting the Oregon white oak but did not provide a tree protection plan
in accordance with LCMC 18.350.060, as further discussed later in this staff report. A condition of
approval will require that the applicant adhere to the protection methods provided in their critical
areas documentation (Exhibit A.13, A.14, A.15).

As a condition of approval, the applicant shall adhere to all of the management practices
contained in the critical areas letter dated August 24, 2022 (Exhibit X) including:
e There should be no development within the dripline of the Oak. The Oak on the property

is older in age and therefore the dripline should be the root extent.

e The placement of a fence around the Oak tree or in the dripline needs to not have holes
dug or no fence in the dripline.

e Porous materials (grasses, bark) should try to be used above nonporous (turf) around the
tree and in the dripline.

e Manage invasive weeds preferably hand pulling, or spot herbicide spraying if necessary.

e Do not overwater the oak. Maintain management of water around the oak tree as it has
been historically.
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In the case that the applicant later proposes fence posts within the drip line, the applicant
shall obtain a critical areas permit prior to the impact.

As a condition of approval, the applicant shall record a conservation covenant around the dripline
of the Oregon white oak prior to final plat approval. This shall be in a form approved by the city
attorney in accordance with LCMC 18.300.090(2)(n)(iii).

As a condition of approval, the applicant shall include the boundary of Oregon white oak’s
dripline and a reference to the recorded conservation covenant on the face of the final plat.

Because the applicant proposes to preserve the oak tree and stay outside its buffer (the dripline), a critical
areas permit is not necessary at this time.

2) Geological Hazard Areas

As indicated in the geotechnical report (Exhibit A.9) provided by the applicant, the site is classified
as Site Class D for ground shaking amplification and is a seismic hazard, which is a type of regulated
critical area. A condition of approval will require that the applicant adhere to all recommendations
contained with the geotechnical report by Soil and Water Technologies, Inc. dated May, 2022
(Exhibit A.9).

As a condition of approval, the applicant shall adhere to all recommendations contained in the
geotechnical report by Soil and Water Technologies, Inc. dated May, 2022 (Exhibit A.9).

Chapter 18.310 LCMC Environmental Policy

The Applicant provided a SEPA Checklist. The City reviewed the checklist and relevant materials,
including an archaeological pre-determination report, and the Responsible Official issued an
optional Mitigated Determination of Non-Significance (MDNS) Threshold Determination in
conformance with Washington Administrative Code 197-11-355 on September 30, 2022. The City
published notice of the MDNS in Ecology SEPA Register and issued a final SEPA determination on
November 10, 2022, at least 15-days prior the public hearing as required by WAC 197-11-310.
Proposed mitigation measures under SEPA are as follows:

1. Earth: The applicant must comply with the design recommendations of the geotechnical site
investigation by Soil and Water Technologies, Inc. dated May 2022.

2. Earth: All grading and filling of land must utilize only clean fill, i.e., dirt or gravel from an
approved source;

3. Earth: All debris removed offsite must be disposed of at an approved location;

4. Air: The applicant is required to sprinkle the site with water during construction to reduce dust.

5. Air: The applicant shall use vehicles fitted with standard manufacturer's emission's control
equipment to reduce construction-period emissions. Construction vehicles shall not be
permitted to idle when not in use.

6. Air: The applicant shall use vehicles fitted with standard manufacturer's emission's control
equipment to reduce construction-period emissions. Construction vehicles shall not be
permitted to idle when not in use.
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10.

11.

12.

13.
14,

15.

Water: The applicant must comply with the recommendations of the Preliminary Technical
Information Report dated July, 2022.

Water: The applicant must use approved erosion control best management practices during
construction.

Water: A City stormwater permit and Stormwater Pollution Prevention Plan (SWPPP) shall be
required for the proposed project and shall be approved prior to construction.

Plants: The applicant shall retain the on-site priority habitat Oregon white oak with protection
measures as provided by Environmental Technology Consultants dated August 24, 2022 per LCMC
18.300. The applicant shall also plant street trees spaced 30-feet on center, and plant landscaping
as required by LCMC 18.245.

Environmental Health (Noise): All construction equipment shall have muffled exhaust and

construction activities are only permitted during City-approved construction hours. Contractors
are required to comply with the maximum noise level provisions of WAC 173-60 during
construction.

Light and Glare: The applicant shall comply with the requirements of LCMC 18.282 (Outdoor

Lighting).
Recreation: The applicant shall comply with LCMC 18.147 (Parks and Open Space).
Recreation: The applicant is required to pay park impact fees prior to issuance of building permits.

Historic and cultural preservation: In the event any archaeological or historic materials are

encountered during project activity, work in the immediate area (initially allowing for a 100’
buffer; this number may vary by circumstance) must stop and the following actions taken:

a. Implement reasonable measures to protect the discovery site, including any
appropriate stabilization or covering;

b. Take reasonable steps to ensure confidentiality of the discovery site; and,
C. Take reasonable steps to restrict access to the site of discovery.

The applicant shall notify the concerned Tribes and all appropriate county, city, state, and
federal agencies, including the Washington Department of Archaeology and Historic
Preservation and the City of La Center. The agencies and Tribe(s) will discuss possible measures
to remove or avoid cultural material, and will reach an agreement with the applicant regarding
actions to be taken and disposition of material. If human remains are uncovered, appropriate
law enforcement agencies shall be notified first, and the above steps followed. If the remains
are determined to be Native, consultation with the affected Tribes will take place in order to
mitigate the final disposition of said remains.

See the Revised Code of Washington, Chapter 27.53, "Archaeological Sites and Resources," for
applicable state laws and statutes. See also Washington State Executive Order 05-05,
"Archaeological and Cultural Resources." Additional state and federal law(s) may also apply.

Copies of the above inadvertent discovery language shall be retained on-site while project
activity is underway.
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Contact Information

Cowlitz Indian Tribe, Nathan Reynolds, Phone: 360-575-6226; email:
Interim Cultural Resources Manager nreynolds@cowlitz.org

City of La Center, Bryan Kast, Public Works | Phone: 360-263-2889; email:
Director bkast@ci.lacenter.wa.us

Office of the Clark County Medical Phone: 564-397-8405; email:
Examiner (for human remains) medical.examiner@clark.wa.gov
Washington DAHP, Dr. Allison Brooks, Phone: 360-586-3066; email:
Ph.D, Director Allyson.Brooks@dahp.wa.gov

16. Transportation: The applicant shall comply with the recommendations of the Traffic Analysis
Report (Kelly Engineering, February 2022).

17. Transportation: The applicant is required to pay transportation impact fees prior to issuance of
building permits.

18. Utilities: The applicant shall pay the applicable sewer system development charge for each
residential unit. Applicable fees will be assessed at the time of building permit application and
are due prior to issuance of final occupancy for each unit.

19. Public Services: The applicant shall pay school, and park impact fees prior to the issuance of
building permits for the onsite units. Applicable impact fees will be assessed at the time of building
permit application and are due prior to issuance of final occupancy for each unit.

LCMC 18.340 Native Plant List

Findings: All property owners throughout the city are required to avoid the use of plants from the
nuisance plan list and shall not landscape with any plants on the prohibited plant list. The applicant’s
preliminary landscape plan (Exhibit T) does not include any nuisance or prohibited species.

As a condition of approval, the final Landscape Plan, once submitted, shall avoid the use of plants from
the nuisance plant list and the prohibited plants list per Table 18.340.040(3) and Table 18.340.040(4).

LCMC 18.350 Tree Protection

Findings: The applicant provided an existing tree inventory for the site. There are five fir trees along
Lockwood Creek Road ranging from thirteen to seventeen inches dbh. Also, fifteen cottonwood trees were
identified on the site and range in size from ten to twelve inches dbh, as well as the 40-inch dbh Oregon
white oak. The Applicant states in the narrative that all identified trees, except the Oregon white oak, are
to be removed as it is necessary to accommodate for site improvements for the development, which
requires approval of a tree cutting permit. LCMC 18.350.050 requires each removed tree of ten inches
dbh or greater to be mitigated by means as listed.

The Applicant is proposing to remove twenty trees onsite of ten inches dbh or greater and planting 109
street trees. They have provided a narrative addressing the tree cutting permit approval criteria. Staff
agrees the applicant has met the burden of proving the approval criteria and are recommending the tree
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cutting permit to be approved as conditioned. The following is the Applicant’s response to tree cutting
approval criteria as outlined in LCMC 18.350.080.

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

The Applicant states that the entire site will be graded the installation of roads, utilities, and future homes.
The tree removal will be part of the grading that will be included in an erosion control plan and
geotechnical oversight throughout the entire development process. Surface water is to be directed by an
approved stormwater facility for quantity and quality control. The removal of these trees will not affect
adjacent trees or existing windbreaks.

Findings: Staff agrees these trees are in areas to be improved for roads, utilities, and future homes and
that these areas will have approved erosion control plans, stormwater facilities, and improvement plans
to reduce negative impacts to erosion, soil stability, and flow of surface waters. Also, the applicant is
conditioned to protect the Oregon white oak on the site, the only tree to remain. Any trees proposed for
removal shall be identified on the tree protection plan and shall be flagged in the field consistent with
LCMC 18.350.060 so that the City can verify trees to be removed and preserved consistent with
18.350.070(3). In addition, the applicant shall install construction fencing around the Oregon white oak’s
dripline, so it is not inadvertently removed, and grading does not occur within its root zones.

(2) Removal of the tree is not for the sole purpose of providing or enhancing views.

Tree removal is for the sole purpose of constructing the proposed improvements.

Findings: Staff agrees the Applicant’s intent is to not remove trees for the sole purpose of providing or
enhancing views as discussed in the previous criterion.

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

Findings: Staff finds that the tree removal is to construct the proposed development, pending its approval.

(4) Removal of the tree will not have a significant negative impact on the character, aesthetics, or property
values of the neighborhood. The City may grant an exception to this criterion when alternatives to the tree
removal have been considered and no reasonable alternative exist to allow the property to be used as
permitted in the zone. In making this determination, the city may consider alternative site plans or
placement of structures or alternate landscaping designs that would lessen the impact on trees, so long as
the alternatives continue to comply with other provisions of the La Center Municipal Code.
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The Applicant states that the cottonwood trees do not provide aesthetic value, and when the firs are
removed, the improvements to Northwest Lockwood Creek Road will provide additional safety and sight
distance. Property values are not expected to be affected.

Findings: It is supported by Staff that tree removal will not have a significant negative impact on the
character, aesthetic, or property values of the neighborhood as well as the additional roadway safety
measures discussed by the Applicant. The project will provide 109 street trees that will aesthetically
contribute to the neighborhood.

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

109 street trees are to be planted throughout the site as mitigation for the removal of the trees.

Findings: Staff finds that the Applicant’s proposal is exceeding the tree mitigation requirements of LCMC
18.350.050 and shall condition the approval of the permit to provide this mitigation.

The Applicant intends to preserve and protect the Oregon white oak tree onsite. However, their plans do
not meet the requirements of the City tree protection ordinance, because they do not have a tree
protection plan which meets the requirements of 18.350.060. This tree protection plan is also subject the
critical areas ordinance for the Oregon white oak as discussed in LCMC 18.300.

Staff has determined, per the above responses to the approval criteria and the provided submittal
materials, a recommendation for approval for the tree cutting permit with conditions as listed below.

As condition of approval, any trees proposed for removal shall be flagged in the field consistent with
LCMC 18.350.060 so that the City can verify trees to be removed and preserved consistent with
18.350.070(3). In addition, the applicant shall install construction fencing around the Oregon white oak’s
dripline, so it is not inadvertently removed, and grading does not occur within its root zones.

As a condition of approval, trees regulated by chapter 18.350 that are proposed to be removed shall be
mitigated consistent with LCMC 18.350.

LCMC 18.360 Archeological Resource Protection

Response: According to the Clark County Maps Online archaeological predictive model, the subject site is
located in areas containing a moderate high and high risk of encountering archaeological resources. Per
18.360.030(12), an archeological predetermination is required for projects which will have a high impact
defined to include excavation of 12 inches below the ground surface and more than 10,000 square feet in
moderate high and high-risk areas. The applicant’s proposal will include excavation of more than 12 inches
below grade for construction of roads and utilities which exceed 10,000 square feet in area and for grading
on some areas of the site. Therefore, an archeological predetermination is required for the proposed
project.

An archeological predetermination report was completed by Applied Archaeological Research, Inc and
included in the submittal package. Applied Archaeological Research, Inc. recommends that no further
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archaeological work is necessary in association with the proposed project aside from adherence to an
inadvertent discovery plan.

A SEPA mitigation measure requires the applicant implement an inadvertent discovery plan.
Based off the information included in the submitted archeological predetermination, staff concludes
that an archeological resource survey, as detailed in LCMC 18.360.090, is not required for the proposed

project.

See Section IV for a condition of approval regarding inadvertent discovery of archeological or historical
materials during project construction.

IIl.LF Public Works and Engineering Analysis

Chapter 12.05 LCMC, Sidewalks’ Chapter 12.10 LCMC, Public and Private Road Standards;
Chapter 18.320 LCMC, Stormwater and Erosion Control; and Chapter 15.05 LCMC, Building
Code and Specialty Codes, Chapter 15.35 LCMC, School Impact Fees;

Transportation Impact Analysis

The applicant conducted a transportation impact study for the Asa’s View Subdivision, prepared by Kelly
Engineering, dated February, 2022. The proposed development will construct a 69-lot subdivision south
of Lockwood Creek Road west of NE 24" Avenue.

The City of La Center has adopted mobility standards for transportation facilities during the highest one-
hour period on an average weekday. The City’s Transportation Capital Facilities Plan requires all un-
signalized or roundabout controlled intersections must operate with a Level of Service (LOS) “E” or
better.

The traffic impact analysis provided operations for existing conditions, year (2025) without the project,
and (2025) with the project conditions during the AM peak hour and PM peak hour at the following
study intersections:

e NE Lockwood Creek Road NE 24t Avenue/site access
e Lockwood Creek Road & Spruce Avenue

o Northeast Lockwood Creek Road & John Storm Avenue

e 4™ Street/Northeast Lockwood Creek Road & Highland Avenue (Mitigated in the future)
e Aspen Avenue & 4™ Street

e NW Pacific Highway & E. 4™ Street

o NW La Center Road & NW Timmen Road

The Asa’s View Subdivision is anticipated to generate 50 trips in the AM peak hour and 67 trips during
the PM peak hour.

All of the study area intersection are operating at acceptable levels, with the exception of the Highland
Avenue/ 4™ Street intersection. The traffic report provided by the applicant identifies that the
intersection is operating at LOS “F” during the AM peak hour for vehicles approaching E. 4™ Street
from the south. The traffic report completed by PBS Engineering for the 4™ Street widening project
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shows that the future northbound left turn will operate at an LOS “F” in the future. In addition, the
report also states that the westbound traffic at lvy & 4% Street, will operate at an LOS “F” in the future.

The report by the applicant indicates that the Asa’s View traffic will not add any traffic this approach.
However, the city disagrees with that logic. The future traffic added to the intersection to the south
will increase the LOS of northbound left turns at 4*" Street.

However, the PBS, the city’s consultant for 4™ Street widening project has completed 100% design of
the project, which includes a traffic signal at 4™ Street & Highland Avenue intersection. The City is
currently looking for funding to complete this project, and construction is anticipated in 2024 to 2025.
This signal will result in an LOS “B” of this intersection for northbound left turns, and LOS “A for
westbound traffic from Ivy Avenue.

Therefore, no mitigation is required by the Asa’s View development, due the future mitigation of
added traffic by added a signal at 4*" Street and Highland Road.

The access to Lockwood Creek Road shall be justified by a traffic report. The CFP and Engineering
Standards require a minimum spacing of 600-feet between streets and driveway connections to an
Arterial. The applicant located the new access road to Lockwood Creek Road, between NE 24" Avenue
and the new driveway for the middle school. The new intersection is located less than 75 feet away
fom NE 24" Avenue. Although the spacing of this new access road, NE 23™ Avenue, is less than 600-
feet, the consultant’s Traffic Engineer analyzed the line of site to the east and west along Lockwood
Creek Road and found that there is adequate sight distance, based on a 25 MPH speed. The applicant
is required to move the 25 MPH zone east of NE 23™ Avenue to allow enough site distance as designed.

Chapter 12.10 -- Public and Private Road Standards
City of La Center Engineering Standards for Construction shall apply to all public road improvements unless
modified by the director. LCMC 12.10.040.

City of La Center Engineering Standards for Construction shall apply to all public road improvements
unless modified by the director.

Lockwood Creek Road is classified as a Minor Arterial per the updated Capital Facilities Plan. The city
has designated Lockwood Creek Road as a Minor Arterial “A” per the Engineering Standards. General
roadway and right-of-way standards shall apply and provide half street improvements per LCMC
12.10.090.

Half street improvements will need to be constructed along the frontage improvements for a plat per
the Minor Arterial “A” Standard Detail. The streets within the development shall be either a
Neighborhood or Local Street Standard per the Engineering Standards depending on the ADT.

All pedestrian path of travel in public right of way including; sidewalks, curb ramps and street
pedestrian crossings shall comply with the American Disabilities Act.

The city will monitor the condition of the road prior to and during construction, and may require
improvements to the entire width of the road following construction.

The applicant shall provide full street improvements on interior streets according to the City of La Center
Local Access standard ST-15.

11/21/2022
Asa’s View Subdivision 2022-022-SUB/SEPA/CAR/LLD/VAR/TRE
31



City of La Center, Washington

The development shall incorporate interior street improvements, street lights, street trees, and
stormwater improvements per LCMC 12.10.190. Street lighting shall be LED and shall comply with the City
Engineering Standards for the type and spacing of the lights.

For driveways to each lot the applicant will need to comply with maximum driveway width as shown on
standard detail ST-4.

All pedestrian path of travel in public right of way including; sidewalks, curb ramps and street pedestrian
crossings shall comply with the American Disabilities Act.

Fire hydrants shall be spaced per the IFC or as otherwise approved by the Fire District. The location of all
the hydrants must be approved by the Fire District. The Fire District must approve access to all the lots
per the IFC.

Clark Public Utilities must approve the water pipe system and service to all lots.
The final plat shall contain street names and addresses as provided by the City.

Monumentation shall be as directed by the City and shall be inside a cast iron monument case flush with
the final street grade and shall be a brass cap, in a 30-inch-long pipe as set by the surveyor of record and
shown on the final subdivision plat map.

Grading
The applicant shall submit final grading and erosion control permit as part of the subdivision plans showing
the proposed contours on the plans.

The City Erosion Control Standards require that any activity disturbance over 500 SF must comply with the
City standards. As part of these standards a construction stormwater permit is required from the
Department of Ecology and an SWPPP will be necessary as part of the plan submittal to the City. All erosion
control measures shall be designed, approved, installed and maintained consistent with Chapter 18.320
LCMC and the applicant’s Construction Stormwater Permit. Per the City Erosion Control Manual, from
October 1 through April 30, no soils shall remain exposed for more than two (2) days. From May 1 through
September 30, no soils shall remain exposed more than seven (7) days.

Site development earthwork for site grading and construction of sewer, storm drain, water and street
systems shall be limited to the dry weather season between May 1 and October 31 with planting and
seeding erosion control measures completed by October 1 to become established before the onset of wet
weather.

Geotechnical Study.

A complete application will include a geotechnical study and report, prepared by a geotechnical engineer
or geologist, licensed in the state of Washington. The report shall include at a minimum, testing to support
the structural section of the roadway, site building construction, grading, retaining-wall design, as
applicable, and subsurface drainage. LCMC 18.212.050.

The applicant shall follow all recommendations by the report prepared by Soil and Water Technologies,
Inc. Engineering dated May 2", 2022.
These are as follows:

Site Drainage During earthwork construction, a plan for the collection and conveyance of surface water
to an appropriate management facility should be in place to control runoff. Final site grading should
direct surface water off the site to prevent standing/ponding water and away from proposed buildings,
structures and/or roadway.
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We suggest that a foundation footing drain be installed around the perimeter of all buildings. The drain
should consist of a 4-inch diameter perforated pipe and installed in an envelope of clean drain rock or
pea gravel wrapped with free draining filter fabric.

Pavement Areas Hot mix asphalt (HMA) and crushed rock base (CRB) materials should conform to
WSDOT specifications.

The subgrade conditions should be assessed and tested by SWT prior to the placement of the roadway
aggregate section. They recommend that a minimum of 4 inches of AC underlain by 12 inches of
compacted CRB. In addition, the pavement subgrade should be graded to provide positive drainage within
the granular base section. The subgrade and the pavement surface should have a minimum % inch per
foot slope to promote drainage. Appropriate sub-drainage or connection to a suitable daylight outlet
should be provided to remove water from the base layer.

Chapter 13.10 -- Sewer System Rules and Regulations

Connection to public sewer is required. LCMC 13.10. All work is to be performed by a duly licensed
contractor in the City of La Center. LCMC 13.10.230. Work will be performed using an open trench method
unless otherwise approved. LCMC 13.10.200. All costs associated with installing the side sewer shall be
borne by the applicant. LCMC 13.10.110.

Per the City Engineering Standards, sanitary sewers should be designed to care for future loads that may
reasonably be expected from full development upstream, consistent with the La Center Comprehensive
Plan, Capital Facilities Plan, LCMC Title 13, and the Sewer Master Plan (General Sewer Plan).

The applicant is proposing to connect the sanitary sewer piping to the existing Middle School pump
station. An 8-inch pipe stub was provided to the east school property line from the pump station wet well
for future connection to the parcels east of the school property. A public sewer main is shown on the
preliminary plans for Asa’s that traverses through the development lots. A minimum of a 15-feet wide
public easement has been shown on the plans on private property with vehicle access to the easement.
The easement will have to be accessible the -ity and no structure or fence can be placed within this
easement preventing the city access to the pubic sewer.

The General Sewer Plan shows a gravity sewer main extending on the applicant’s property to the north,
to allow future connection of gravity sewer service for parcels north of Lockwood Creek Road. As part of
the LCMC requirements, extension of a public sewer main will need to be provided to applicant’s north
property boundary and east property line for future connection.

The applicant’s plans include extending the public sewer on NE 23™ Avenue onto Lockwood Creek Road
with a manhole. This satisfies the condition of providing sewer to the north end of the proposed
development.

Chapter 18.320 (Stormwater and Erosion Control)

Section 18.320.120 (1) LCMC states that ground-disturbing activities of more than 500 square feet are
subject to the requirements of City of La Center Erosion Control Guidelines. Section 18.320.120 (2)(a)
LCMC states that the creation of more than 2,000 square feet of impervious surface is subject to
stormwater regulation.

The applicant proposes to create new impervious public interior streets, that will be public Per LCMC
18.320.210. Treatment BMPs shall be sized to the treat the water quality design storm, defined as the
six-month, 24-hour storm runoff volume.
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A Technical Information Report (TIR) will need to be submitted by the applicant and must comply with
LCMC 18.320.

The LCMC section 18.320.220 states that if surface water leaves the site, stormwater must be detained
per LCMC. Runoff calculations need to consider undisturbed forest as the pre-developed condition in
determining runoff curve numbers or a downstream analysis of the existing conveyance system is
required. The design must meet the LCMC 18.320 and the 1992 Puget Sound Manual for the design of
the system.

The collection system shall be designed by the rational method using HEC-12 1984 edition standards for
gutter and storm pipe capacity. As an alternate, WSDOT Hydraulics Manual can be used for inlet capacity
design. The 100-year rainfall intensity must be used for pipe capacity design using the rational method.

Downspouts connections from the houses must connect directly into the site stormwater system. Laterals
from the storm main in the street must be shown to serve each lot.

The applicant proposes a three-cell stormwater pond. The cells will treat for water quality and for water
quantity (detention), based on the elevation of the water surface.

The applicant’s stormwater report includes the following language, “Pavements should be sloped to
provide rapid drainage of surface water. Water allowed to pond on or adjacent to the pavements have
the potential to saturate the subgrade and contribute to premature pavement deterioration. In addition,
the pavement subgrade should be graded to provide positive drainage within the granular base section.
The subgrade and the pavement surface should have a minimum % inch per foot slope to promote
drainage. Appropriate sub-drainage or connection to a suitable daylight outlet should be provided to
remove water from the base layer”.

The report recommends that the subgrade of the pavement area be sloped toward an outlet. A
perforated subsurface drainage pipe will need to be placed in the subgrade with drainage rock and
connecting it to the storm system draining to the detention pond. The location of the perforated or
subsurface drain pipe within the roads, will need to be determined during Engineering design.

Maintenance of Stormwater Facility

The applicant shall be responsible for maintenance of the stormwater facility until an HOA is established
to maintain the facility. When the HOA assumes responsibility of the facility, the developer will establish
monetary funding of a reserve fund, for maintenance of the stormwater facility, when at least 50 percent
of development of the housing units has occurred or at minimum two years after completion and
acceptance of the subdivision by the City, whichever is more. The applicant and future owners will be
responsible for maintaining the stormwater facility. An operations manual must be submitted for City
review approval for the maintenance of the facility in all cases. Adequate bonding is required to guarantee
maintenance of the facility for a period of two years following final plat. The minimum bond amount shall
be 10 percent of the construction cost of the stormwater facility. Stormwater facilities must be located in
a separate tract.

Prior to initiation of any construction or final plat approval, the developer shall demonstrate to the City’s

satisfaction the following.

1. The developer shall establish a homeowner’s association (HOA) and Articles of Incorporation, By-laws
and CC&Rs of the HOA shall reflect that the HOA's operation and maintenance costs for stormwater
facilities shall be borne by the HOA. The applicant will provide a “Stormwater Covenant” that shall
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describe the scope of maintenance of the stormwater facility and it shall be recorded and
incorporated in the CC&Rs.

2. The HOA shall be empowered to assess its members’ fees to be reserved and used to reimburse the
City for the operation and maintenance of the facilities, if enforcement becomes necessary.

3. The City shall have the right of a third-party enforcement to ensure that the HOA remains intact and
collects the fees and the City shall have the right to recapture any fees and costs associated with
enforcement actions. Further, the following language is to be placed on the face of the plat: The City
shall be granted the right, but not the duty, to access and maintain the stormwater facility consistent
with 18.320.230 LCMC.

Street Lighting

Street light design and installation is reviewed and approved by the City of La Center. Street lighting on
local streets shall be Acorn full-cutoff, single-fixture on a black decorative fiberglass pole per the
Engineering Standards. The applicant shall submit a photometric analysis along with the street light design
to verify compliance with the Engineering Standards.
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Chapter 15.35 LCMC, School Impact Fees;

As a Condition of Approval, for each dwelling the City shall assess and charge the builder School, Park and
Traffic impact fees in effect at the time of building permit application.

IV. CONCLUSIONS & RECOMMENDATION

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

IV.A Planning Conditions

1. The applicant shall apply for and receive approval of a sign permit and building permit (if
applicable) for a subdivision entrance sign prior to sign construction in accordance with LCMC
8.60.

2. The applicant shall demonstrate that building height requirements are met prior to issuance of a
building permit for each lot.

3. The applicant shall submit engineering, construction, final plat, and building permit documents in
compliance with the preliminary plat documents unless otherwise modified by conditions of
approval in this staff report or as approved by the City through subsequent approvals.

4. The applicant shall demonstrate that the maximum building coverage and maximum impervious
surface area requirements are met prior to issuance of a building permit for each lot.

5. Prior to engineering approval, the applicant shall provide a final landscape plan by a registered
landscape architect with street trees spaced at an average of 30 feet on center throughout the
subdivision along all streets with spacing not to exceed 60 feet. Planting methods shall be
specified for these trees.

6. Prior to engineering plan approval, the applicant shall demonstrate that the park meets ADA
accessibility regulations.

7. The applicant shall provide a final park plan designed by a registered landscape architect.

8. The applicant shall place the park in a public access easement.

9. The applicant shall verify that at least 75 percent of Tract B is usable active play area and
improved open space prior to final engineering plan approval.

10. The applicant’s final park plan must provide the required park amenities as shown on the
provided park plan and must be designed by a registered landscape architect.
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11.

12.

13.

14.

15.

16.

17.

18.

19.

20.

21.

The applicant’s final park plan shall show vegetation in the undeveloped play space and an
underground irrigation system for all vegetated areas except within the dripline of the Oregon
white oak as specified in the critical areas report.

The final park plan shall show a low fence or vegetative barrier that is not sight obscuring where
the park abuts residential lots.

Prior to final engineering approval, the applicant shall provide a final park plan that: (1) provides
lighting within the park in Tract B to deter criminal activity, including along the pathway and
around the playground equipment (2) contains maintenance notes that requires that all
proposed trees and street trees within and adjacent Tract B (with the exception of the Oregon
white oak) must be limbed up to provide clear line of site along the pathways (3) assigns an
address for the park for emergency response and (4) provide video security of the playground
area, obscured away from the backyards of adjacent homes.

The applicant shall complete the required park improvements or provide the City with a bond or
other financial security bond, in an amount of at least 125 percent of the estimated cost of
construction of the Tract B improvements with surety and conditions satisfactory to the Public
Work Department providing for and securing to the City the actual construction and installation
of such improvements prior to final plat approval.

The applicant shall construct the park prior to the issuance of occupancy for the building permit
of the 25th dwelling unit.

The applicant shall obtain building permits in compliance with LCMC 15.05 prior to construction.

Prior to the issuance of building permits, the applicant shall pay all system development fees,
park, school, and traffic impact fees in effect at the time.

The preliminary plat shall expire five years from the date of approval by the hearing examiner,
unless an application for final plat is submitted or an extension is approved per LCMC
18.210.050(2) and (3).

The applicant shall complete and provide to the City all access easement relinquishments with
affected property owners prior to final plat approval.

The recognition of a lot of record status based on the public interest exception shall be valid
concurrently with the preliminary plat for five years from the date of approval in accordance with
LCMC 18.225.010(5)(b)(iii)(C)(V).

The applicant shall comply with all provisions regarding monumentation outlined in Chapter
18.230 prior to final plat approval.

11/21/2022
Asa’s View Subdivision 2022-022-SUB/SEPA/CAR/LLD/VAR/TRE

40



City of La Center, Washington

22. Asoutlined in LCMC 18.230.090, the final plat shall be drawn with ink upon three-millimeter Mylar
film, or equivalent; said sheets are to be 30 inches by 21 inches, with a one-inch border on each
side or as otherwise directed by the Clark County recording agency.

23. The applicant shall provide a photometric plan prior to final engineering plan approval showing
how the proposed lights will not cause more than a one foot-candle measure at any property
line in conformance with 18.245.040 and LCMC 18.282.

24. Ground-level exterior equipment such as air condition units, must be screened from view to an
F2 or L3 standard prior to issuance of final inspection for each dwelling unit.

25. The applicant shall install all landscaping prior to issuance of final inspection for each dwelling
unit or no more than six months after final inspection if it will increase plant survival. Installation
after occupancy requires City notification and approval.

26. The applicant’s final landscape plan shall comply with the requirements of LCMC 18.245.060(11-
16) for plant size and spacing prior to issuance of final inspection for each dwelling unit.

27. All required landscape areas including within the park in Tract B and planter strip along public
roadways must meet the City’s irrigation requirements in LCMC 18.245.060(18). The applicant
shall provide irrigation plans prior to final engineering approval.

28. The applicant shall coordinate and approve fencing with the La Center School District for lots
adjacent to the school property prior to building permit approval.

29. The applicant shall demonstrate that each dwelling unit has at least two (2) off-street parking
spaces per LCMC Table 18.280.010 prior to building permit approval.

30. The applicant shall adhere to all of the management practices contained in the critical areas letter
dated August 24, 2022 (Exhibit A.13, A.14, A.15) including:
(a) There should be no development within the dripline of the Oak. The Oak on the property
is older in age and therefore the dripline should be the root extent.
(b) The placement of a fence around the Oak tree or in the dripline needs to not have holes
dug or no fence in the dripline.
(c) Porous materials (grasses, bark) should try to be used above nonporous (turf) around the
tree and in the dripline.
(d) Manage invasive weeds preferably hand pulling, or spot herbicide spraying if necessary.
(e) Do not overwater the oak. Managing water around the oak tree as it has historically been
watered.
In the case that the applicant later proposes fence posts within the drip line, the applicant shall
obtain a critical areas permit prior to the impact.
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31.

32.

33.

34.

35.

36.

The applicant shall record a conservation covenant around the dripline of the Oregon white oak
prior to final plat approval. This shall be in a form approved by the city attorney in accordance
with LCMC 18.300.090(2)(n)(iii).

The applicant shall include the boundary of Oregon white oak’s dripline and a reference to the
recorded conservation covenant on the face of the final plat.

The applicant shall adhere to all recommendations contained in the geotechnical report by Soil
and Water Technologies, Inc. dated May, 2022 (Exhibit A.9).

The final Landscape Plan, once submitted, shall avoid the use of plants from the nuisance plant
list and the prohibited plants list per Table 18.340.040(3) and Table 18.340.040(4).

Any trees proposed for removal shall be flagged in the field consistent with LCMC 18.350.060 so
that the City can verify trees to be removed and preserved consistent with 18.350.070(3). In
addition, the applicant shall install construction fencing around the Oregon white oak’s dripline,
so it is not inadvertently removed, and grading does not occur within its root zones.

Trees regulated by chapter 18.350 that are proposed to be removed shall be mitigated consistent
with LCMC 18.350.

IV.B Public Works and Engineering Conditions

Public and Private Road Standards City of La Center Engineering Standards for Construction shall apply
to all public road improvements unless modified by the director. LCMC 12.10.040. Lockwood Creek Road
is classified as a Minor Arterial per the updated Capital Facilities Plan.

The city has designated Lockwood Creek Road as a Minor Collector “A” per the Engineering

Standards. General roadway and right-of-way standards shall apply and provide half street
improvements. The streets within the development shall be either a Neighborhood or Local Street
Standard per the Engineering Standards depending on the ADT.

1.

The applicant will implement all recommendations from the Traffic Report from Kelly
Engineering, dated February, 2022. The applicant shall submit final grading and erosion control
plan as part of the subdivision plans showing the proposed contours on the plans.

The City Erosion Control Standards require that any activity disturbance over 500 SF must
comply with the city standards. As part of these standards a construction stormwater permit is
required from the Department of Ecology and an SWPPP will be necessary as part of the plan
submittal to the city. All erosion control measures shall be designed, approved, installed and
maintained consistent with Chapter 18.320 LCMC and the applicant’s Construction Stormwater
Permit. Per the City Erosion Control Manual, from October 1 through April 30th, no soils shall
remain exposed for more than two (2) days. From May 1st through September 30th, no soils
shall remain exposed more than seven (7) days. The city reserves the right to determine the
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appropriate time grading needs to be stopped to prevent grading from extending past the
October 1% deadline.

The applicant shall follow all recommendations by the report prepared by Soil and Water Technologies,
Inc. dated May 2", 2022.
These are as follows:

3. Over-excavation and stabilization of pipe trenches or other excavations with imported crushed
aggregate or gabion rock may also be necessary to provide adequate subgrade support.

4. The Geotechnical Report discusses recommends foundation footing drains be installed around

the perimeter of all buildings. The drain should consist of a 4-inch diameter perforated pipe and
installed in an envelope of clean drain rock or pea gravel wrapped with free draining filter fabric.
The report includes the following language, “Pavements should be sloped to provide rapid
drainage of surface water. Water allowed to pond on or adjacent to the pavements have the
potential to saturate the subgrade and contribute to premature pavement deterioration. In
addition, the pavement subgrade should be graded to provide positive drainage within the
granular base section. The subgrade and the pavement surface should have a minimum % inch
per foot slope to promote drainage. Appropriate sub-drainage or connection to a suitable daylight
outlet should be provided to remove water from the base layer”.
The report recommends that the subgrade of the pavement area be sloped toward an outlet. A
perforated subsurface drainage pipe will need to be placed in the subgrade with drainage rock
and connecting it to the storm system draining to the detention pond. The location of the
perforated or subsurface drain pipe within the roads, will need to be determined during
Engineering design.

The report recommends that a minimum road section consist of 4-inches of HMAC over 12-
inches of crushed. This will need to be included in the Engineering design.

5. LCMC 18.212.050. Chapter 13.10 -- Sewer System Rules and Regulations Connection to public
sewer is required. LCMC 13.10. All work is to be performed by a duly licensed contractor in the
City of La Center. LCMC 13.10.230. Work will be performed using an open trench method unless
otherwise approved. LCMC 13.10.200. All costs associated with installing the side sewer shall be
borne by the applicant. LCMC 13.10.110. Per the City Engineering Standards, sanitary sewers
should be designed to care for future loads that may reasonably be expected from full
development upstream, consistent with the La Center Comprehensive Plan, Capital Facilities Plan,
LCMC Title 13, and the Sewer Master Plan (General Sewer Plan).

6. The applicant is proposing to connect the sanitary sewer piping to the existing Middle School
pump station. An 8-inch pipe stub was provided to the east school property line from the pump
station wet well for future connection to the parcels east of the school property. A public sewer
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main is shown on the preliminary plans for Asa’s that traverses through the development lots. A
minimum of a 15-feet wide public easement has been shown on the plans on private property
with vehicle access to the easement. The easement will have to be accessible the city and no
structure or fence can be placed within this easement preventing the city access to the pubic
sewer.

7. The applicant will need to extend the public sewer from the site, on NE 23" Avenue, onto
Lockwood Creek Road with a manhole, for future extension north.

8. The applicant will need to verify the condition of existing 8-inch downstream sewer with video
prior to connecting to the system.

Chapter 18.320 (Stormwater and Erosion Control) Section 18.320.120 (1) LCMC states that ground-
disturbing activities of more than 500 square feet are subject to the requirements of City of La Center
Erosion Control Guidelines. Section 18.320.120 (2)(a) LCMC states that the creation of more than 2,000
square feet of impervious surface is subject to stormwater regulation. The applicant proposes to create
new impervious interior streets in the subdivision. The applicant proposes a 3-cell stormwater pond to
treat and detain stormwater. Per LCMC 18.320.210, treatment BMPs shall be sized to the treat the
water quality design storm, defined as the six-month, 24-hour storm runoff volume. A Technical
Information Report (TIR) will need to be submitted by the applicant and must comply with LCMC 18.320.

The collection system shall be designed by the rational method using HEC-12 1984 edition standards for
gutter and storm pipe capacity. As an alternate, WSDOT Hydraulics Manual can be used for inlet
capacity design. The 100-year rainfall intensity must be used for pipe capacity design using the rational
method.

9. Downspouts connections from the houses must connect directly into the site stormwater
system. Laterals from the storm main in the street must be shown to serve each lot.
Maintenance of Stormwater Facility The applicant shall be responsible for maintenance of the
stormwater facility until an HOA is established to maintain the facility. When the HOA assumes
responsibility of the facility, they will establish monetary funding of a reserve fund, for
maintenance of the stormwater facility, when at least 50% of development of the housing units
has occurred or at minimum 2-years after completion and acceptance of the subdivision by the
City, whichever is more. The applicant and future owners will be responsible for maintaining the
stormwater facility. An operations manual must be submitted for City review approval for the
maintenance of the facility in all cases. Adequate bonding is required to guarantee maintenance
of the facility for a period of two years following final plat. Stormwater facilities must be located
in a separate tract. Prior to initiation of any construction or final plat approval, the developer
shall demonstrate to the City’s satisfaction that: 1. The developer shall establish a homeowner’s
association (HOA) and Articles of Incorporation, By-laws and CC&Rs of the HOA shall reflect that
the HOA’s operation and maintenance costs for stormwater facilities shall be borne by the HOA.
2. The HOA shall be empowered to access its members’ fees to be reserved and used to
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10.

reimburse the City for the operation and maintenance of the facilities, if enforcement becomes
necessary. 3. The City shall have the right of a third-party enforcement to ensure that the HOA
remains intact and collects the fees and the City shall have the right to recapture any fees and
costs associated with enforcement actions. Further, the following language is to be placed on
the face of the plat: The City shall be granted the right, but not the duty, to access and maintain
the stormwater facility consistent with 18.320.230 LCMC.

Street Lighting Street light design and installation is reviewed and approved by the City of La
Center. Street lighting on local streets shall be Acorn full cutoff single fixture on a black
decorative fiberglass poOle and the frontage improvements will need to have Cobra Head LED
light per the Engineering Standards. The applicant shall submit a Photometric analysis along with
the street light design to verify compliance with the Engineering Standards.

IV.C SEPA (MDNS) Documentation and Mitigation Conditions

20.

21.

22.

23.
24,

25.

26.

27.

28.

29.

30.

Earth: The applicant must comply with the design recommendations of the geotechnical site
investigation by Soil and Water Technologies, Inc. dated May 2022.

Earth: All grading and filling of land must utilize only clean fill, i.e., dirt or gravel from an
approved source;

Earth: All debris removed offsite must be disposed of at an approved location;

Air: The applicant is required to sprinkle the site with water during construction to reduce dust.
Air: The applicant shall use vehicles fitted with standard manufacturer's emission's control
equipment to reduce construction-period emissions. Construction vehicles shall not be
permitted to idle when not in use.

Air: The applicant shall use vehicles fitted with standard manufacturer's emission's control
equipment to reduce construction-period emissions. Construction vehicles shall not be
permitted to idle when not in use.

Water: The applicant must comply with the recommendations of the Preliminary Technical
Information Report dated July, 2022.

Water: The applicant must use approved erosion control best management practices during
construction.

Water: A City stormwater permit and Stormwater Pollution Prevention Plan (SWPPP) shall be
required for the proposed project and shall be approved prior to construction.

Plants: The applicant shall retain the on-site priority habitat Oregon white oak with protection
measures as provided by Environmental Technology Consultants dated August 24, 2022 per LCMC
18.300. The applicant shall also plant street trees spaced 30-feet on center, and plant landscaping
as required by LCMC 18.245.

Environmental Health (Noise): All construction equipment shall have muffled exhaust and

construction activities are only permitted during City-approved construction hours. Contractors
are required to comply with the maximum noise level provisions of WAC 173-60 during
construction.
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31. Light and Glare: The applicant shall comply with the requirements of LCMC 18.282 (Outdoor
Lighting).

32. Recreation: The applicant shall comply with LCMC 18.147 (Parks and Open Space).

33. Recreation: The applicant is required to pay park impact fees prior to issuance of building permits.
34. Historic and cultural preservation: In the event any archaeological or historic materials are

encountered during project activity, work in the immediate area (initially allowing for a 100’
buffer; this number may vary by circumstance) must stop and the following actions taken:

d. Implement reasonable measures to protect the discovery site, including any
appropriate stabilization or covering;
Take reasonable steps to ensure confidentiality of the discovery site; and,

f. Take reasonable steps to restrict access to the site of discovery.

The applicant shall notify the concerned Tribes and all appropriate county, city, state, and
federal agencies, including the Washington Department of Archaeology and Historic
Preservation and the City of La Center. The agencies and Tribe(s) will discuss possible measures
to remove or avoid cultural material, and will reach an agreement with the applicant regarding
actions to be taken and disposition of material. If human remains are uncovered, appropriate
law enforcement agencies shall be notified first, and the above steps followed. If the remains
are determined to be Native, consultation with the affected Tribes will take place in order to
mitigate the final disposition of said remains.

See the Revised Code of Washington, Chapter 27.53, "Archaeological Sites and Resources," for
applicable state laws and statutes. See also Washington State Executive Order 05-05,
"Archaeological and Cultural Resources." Additional state and federal law(s) may also apply.

Copies of the above inadvertent discovery language shall be retained on-site while project
activity is underway.

Contact Information

Cowlitz Indian Tribe, Nathan Reynolds, Phone: 360-575-6226; email:
Interim Cultural Resources Manager nreynolds@cowlitz.org

City of La Center, Bryan Kast, Public Works | Phone: 360-263-2889; email:
Director bkast@ci.lacenter.wa.us

Office of the Clark County Medical Phone: 564-397-8405; email:
Examiner (for human remains) medical.examiner@clark.wa.gov
Washington DAHP, Dr. Allison Brooks, Phone: 360-586-3066; email:
Ph.D, Director Allyson.Brooks@dahp.wa.gov

35. Transportation: The applicant shall comply with the recommendations of the Traffic Analysis
Report (Kelly Engineering, February 2022).

36. Transportation: The applicant is required to pay transportation impact fees prior to issuance of
building permits.
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37. Utilities: The applicant shall pay the applicable sewer system development charge for each
residential unit. Applicable fees will be assessed at the time of building permit application and
are due prior to issuance of final occupancy for each unit.

38. Public Services: The applicant shall pay school, and park impact fees prior to the issuance of
building permits for the onsite units. Applicable impact fees will be assessed at the time of building
permit application and are due prior to issuance of final occupancy for each unit.

IV.D CCFR Fire Conditions

1. Applicant must comply with all applicable requirements and receive approval through Clark
Cowlitz Fire & Rescue.

IV.E CPU Conditions

1. Applicant must comply with all applicable requirements and receive approval through Clark Public
Utilities.

V. APPEALS

The applicant, applicant’s representative, or any person, agency or firm with an interest in the matter may
appeal the Critical area decision. The appellant shall file the appeal together with the requisite fee and
information within 14 calendar days of the date of the decision being appealed. (18.030.130 LCMC.)

'

7 ;

Bryan Kast, P.E., Anthony Cooper, P.E
Public Works Director City Engineer

City of La Center City of La Center

Exhibit A — Application Materials

1. Table of Contents

2. Master Land Use Application

3. Current Deed

4. Pre-Application Conference Notes

5. Narrative

6. Mailing Labels

7. State Environmental Review (SEPA)

8. Traffic Impact Study

9. Geotechnical Report

10. Archaeological Report - Contact Jessica Nash 360-263-7665
11. Preliminary Technical Information Report
12. Proposed Development Plan Set

13. Critical Areas Letter
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http://www.ci.lacenter.wa.us/city_departments/pdfs/19%20Preliminary%20Plans.pdf
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14.
15.
16.
17.
18.

Critical Areas Letter — Oak Tree

Critical Areas Letter — Offsite Stream
Asa’s Tract B

Offsite Features Exhibit

Arborist Letter — Oak Tree

Exhibit B — SEPA

1.
2.

Mitigated DNS Notice and Checklist
Combined SEPA Comments

Exhibit C - Staff Report

1. Technical Completeness Review
2. Hearing Examiner Public Hearing Notice
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Asa's View
A Subdivision of = 16.46 acres
into 68 individual lots for
Single-Family Detached Housing

Applicant/Contact: Troy Johns

1004 W. 13" Street
Ste: 220

Vancouver, WA 98660
(360) 600-4425
troyajohns@gmail.com

Owner: Gravitate Capital
13563 NW Fuller Lane
Portland OR 97229
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757579 - $7125.00 - Clark County Title Company - Autumn Sailer - 12/07/2016

5354714 D

Total Pages: 3 Rec Fee: $75.00

eRecorded in Clark County, WA 12/07/2016 10:45 AM
When recerded return to: CLARK COUNTY TITLE COMPANY

SIMPLIFILE LC E-RECORDING

Gravitate Capital, LLC
1012 WASHINGTON STREET
VANCOUVER, WA 98560

STATUTORY WARRANTY DEED"
CL2679

THE GRANTOR Excelsior Mortgage Equity Fund It LLC, an Cregon Limited Liability
Company

for and in consideration of Ten Dollars!'and other valuable consideration
in hand paid, conveys, and warrants to Gravitate Capital, LLC, a Washington Limited

Liability Company
the following described real estate, situated in the County of Clark, State of Washington:
SEE ATTACHED EXHIBIT "A"
Abbreviated Legal: EAST 1/2 SECTION 2, T4N, R1E WM
|
SUBJECT TO covenants, condftions, restrictions, reservations, easements and agresment of
record, if any. :
Tax Parcel Number(s). 209121-000, 209664-000
Dated: December 01, 2016

Excels%"tw‘;}uiw Fund il LLC
by, v

Craig Sa President/Secretary

by

Ben Wiltgen, TreasureriSenior Vice Pres

STATE OF @u,%.»_
88,
COUNTY OF @/QMW J

I certify that | know or have satisfactory evidence that Craig Sayers and Ben Wiltgen (isfare) the
persons) who appeared before me, and sald person(s) acknowledged ihat they signed this
instrument, on oath stated that they are authorized to execute the instrument and acknowledge it as
the President/Secretary and TreasureriSenior Vice President of Excelsior Mortgage Equity
Fund 11 LLC to be the free and voluntary act of such party(ies) for the uses and purposes :
mentioned in this instrument.

OFFICIAL SEAL ot
CINDY M SCHAFFNER Residing at A
NOTARY PUBLIC — OREGON My appointment expires:

COMMISSION NO. 473600
{MY COMMISSION EXPIRES JANUARY 22, 2017
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EXHIBIT "A"

PARCEL |

THAT PORTION OF THE EAST HALF OF SECTION 2, TOWNSHIP 4 NORTH, RANGE 1 EAST
OF THE WILLAMETTE MERIDIAN, CLARK COUNTY, WASHINGTON, DESCRIBED AS
FOLLOWS:

BEGINNING AT THE SOUTHWEST CORNER OF THE SOUTHEAST QUARTER OF SAID
SECTION 2; THENCE NORTH 01°49'28" EAST ALONG THE WEST LINE THEREOF, 3264.11
FEET TO THE SOUTHERLY RIGHT OF WAY LINE OF COUNTY ROAD NO. 42, ALSO KNOWN
AS NE LOCKWOOD CREEK ROAD; THENCE SOUTH 63°36’37" EAST, ALONG SAID
SOUTHERLY LINE, 1130.65 FEET TO THE CENTERLINE OF A 60 FOOT ROAD EASEMENT,
SAID POINT BEING THE TRUE POINT OF BEGINNING HEREOF; THENCE ALONG SAID
CENTERLINE THE FOLLOWING COURSES AND DISTANCES, SOUTH 08°24'30" WEST
117.51 FEET; THENCE ALONG THE ARC OF A CURVE TO THE RIGHT, HAVING A RADIUS
OF 530.91 FEET, THROUGH A GENTRAL ANGLE OF 19°09'08" FOR AND ARC LENGTH OF
177.47 FEET; THENCE ALONG THE ARC OF A CURVE TO THE LEFT, HAVING A RADIUS OF
385.79 FEET, THROUGH A CENTRAL ‘ANGLE OF 26°08'30” FOR AN ARC LENGTH OF 176.02
FEET; THENCE SOUTH 01°24'41" WEST TO THE NORTH LINE OF THE TRACT CONVEYED
TO ELLIS F. DUNN BY DEED RECORDED UNDER AUDITOR'S FILE NO. 9302020095;
THENCE LEAVING SAID CENTERLINE, NORTH 76°32'33" EAST, ALONG THE NORTH LINE
OF SAID DUNN TRACT, TO THE EAST LINE OF THE WEST HALF OF THE SOUTHEAST
QUARTER OF SAID SECTION 2; THENCE NORTH 01°38'23" EAST, ALONG SAID EAST LINE
863.55 FEET TO THE SOUTHERLY RIGHT OF WAY LINE OF SAID NE LOCKWOOD CREEK
ROAD; THENCE NORTH 45°34'26" WEST, ALONG SAID SOUTHERLY LINE, 188.05 FEET;
THENCE ALONG SAID SOUTHERLY LINE ALONG THE ARC OF A CURVE TO THE LEFT,
HAVING A RADIUS OF 500.00 FEET, THROUGH A CENTRAL ANGLE OF 18°02'11" FOR AN
ARC LENGTH OF 157.40 FEET; THENCE NORTH 68°36'37” WEST, ALONG SAID
SOUTHERLY LINE, 15.39 FEET TO THE TRUE POINT OF BEGINNING HEREOF.

PARCEL Il

THAT PORTION OF THE EAST HALF OF SECTION 2, TOWNSHIP 4 NORTH, RANGE 1 EAST
OF THE WILLAMETTE MERIDIAN, CLARK COUNTY, WASHINGTON, DESCRIBED AS
FOLLOWS:

BEGINNING AT THE SOUTHWEST CqRNER OF THE SOUTHEAST QUARTER OF SAID
SECTION 2; THENCE NORTH 01°49'28" EAST ALONG THE WEST LINE THEREOF, 1469.11
FEET TO THE NORTHWEST CORNER OF THE TRACT CONVEYED TO ELUFORD W.
BIRDSONG BY DEED RECORDED UNDER AUDITOR'S FILE NO. 9212180144; THENCE
CONTINUING NORTH 01049'28" EAST, ALONG SAID WEST LINE, §15.00 FEET TO THE
TRUE POINT OF BEGINNING HEREOQF; THENCE CONTINUING NORTH 01°49'28" EAST
ALONG SAID WEST LINE 1280.00 FEET TO THE SOUTHERLY RIGHT OF WAY LINE OF
COUNTY ROAD NO., 42, ALSO KNOWN AS NE LOCKWOOD CREEK ROAD; THENCE SOUTH
63036°37" EAST, ALONG SAID SOUTHERLY LINE, 1130.65 FEET TO THE CENTERLINE OF
A 60 FOOT ROAD EASEMENT; THENCE SOUTHERLY ALONG SAID CENTERLINE THE
FOLLOWING COURSES AND DISTANCES, SOUTH 08°24'03" WEST 117.51 FEET; THENCE
ALONG THE ARC OF A CURVETO THE RIGHT, HAVING A RADIUS OF §30.91 FEET,
THROUGH A CENTRAL ANGLE OF 19°09'08™ FOR AN ARC LENGTH OF 177.47 FEET;
THENCE ALONG THE ARC OF A CURVE TO THE LEFT, HAVING A RADIUS OF 385.79 FEET,
THROUGH A CENTRAL ANGLE OF 26"08‘30" FOR AN ARC LENGTH OF 176.02 FEET;
THENCE SOUTH 01°24'41" WEST TO A POINT WHICH BEARS SOUTH 88°23'54" EAST
FROM THE TRUE POINT OF BEGINNING HEREOQF; THENCE NORTH 88°23'54" WEST 840
FEET, MORE OR LESS, TO THE TRUE‘ POINT OF BEGINNING.

EXCEPT THAT PORTION THEREOF dONVEYED TO MYRON PROUTY AND HOPE PROUTY
UNDER AUDITOR'S FILE NO. 9702260226 DESCRIBED AS FOLLOWS:

BEGINNING AT A POINT 300.9¢6 FEET‘ SOUTH OF THE CENTER OF COUNTY ROAD NO. 42
ON THE EAST LINE OF THE NORTHWEST QUARTER, IN SECTION 2, TOWNSHIP 4 NORTH,
RANGE 1 EAST OF THE WILLAMETTE MERIDIAN, CLARK COUNTY, WASHINGTON, SAID
POINT BEING THE SOUTHEAST CORNER OF THAT PROPERTY CONVEYED TO DAVID T.
MEECHAN AS RECORDED UNDER AUDITOR'S FILE NO. 8911290124, RECORDS OF CLARK
COUNTY, WASHINGTON; THENCE SOUTH 979.03 FEET TO A PCINT 515 FEET NORTH OF
THE NORTHWEST CORNER OF THAT PROPERTY CONVEYED TO BLUFORD W,
BIRDSONG AS RECORDED UNDER AUDITOR'S FILE NO. 9212180144,RECORDS OF CLARK
COUNTY, WASHINGTON; THENCE EAST 254.63 FEET; THENCE NCRTHWESTERLY TO A
POINT 233.01 FEET EAST OF THE POINT OF BEGINNING; THENCE WEST 233.01 FEET TO
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THE POINT OF BEGINNING.

ALSO EXCEPT THAT PORTION THER}EOF CONVEYED TO MYRON PROUTY AND HOPE
PROUTY UNDER AUDITOR'S FILE NO. 9705070212, DESCRIBED AS FOLLOWS:

THAT PORTION OF THE EAST HALF OF SECTION 2, TOWNSHIP 4 NORTH, RANGE 1 EAST
OF THE WILLAMETTE MERIDIAN, CLARK COUNTY, WASHINGTON, DESCRIBED AS
FOLLOWS:

BEGINNING AT THE SOUTHWEST CORNER OF THE NORTHEAST QUARTER OF SAID
SECTION 2; THENCE NORTH 01°49'28" EAST, ALONG THE WEST LINE OF THE
NORTHEAST QUARTER OF SAID SECTION 2, A DISTANCE OF 366.30 FEET TO THE
SOUTHEAST CORNER OF THAT CERTAIN TRACT OF LAND CONVEYED TC DAVID T.
MEECHAN BY DEED RECORDED UNDER AUDITOR'S FILE NO. §911290124, RECORDS OF
CLARK COUNTY, WASHINGTON, SAID POINT BEING THE NORTHWEST CORNER OF THAT
CERTAIN TRACT OF LAND CONVEYED TO MYRON PROUTY, ET UX, BY DEED RECORDED
UNDER AUDITOR'S FILE NO. 9702260226, RECORDS OF SAID COUNTY; THENCE NORTH
88°10'32" EAST, ALONG THE NORTH LINE OF SAID PROUTY TRACT, 233,01 FEET TO THE
NORTHEAST CORNER THEREOF AND THE TRUE POINT OF BEGINNING; THENCE SOUTH
00°34'45" WEST, ALONG THE EAST LINE OF SAID PROUTY TRACT, 994.86 FEET TO THE
SOUTHEAST CORNER THEREOF; THENCE NORTH 88°10'32" WEST, ALONG THE SOUTH
LINE OF SAID PROUTY TRACT, 254.63 FEET TO THE SOUTHWEST CORNER THEREOF;
THENCE SOUTH 01°49'28" WEST, ALONG THE WEST LINE OF THE SOUTHEAST QUARTER
OF SAID SECTION 2, A DISTANCE OF 13.32 FEET TO THE NORTHWEST CORNER OF THAT
CERTAIN TRACT OF LAND CONVEYED TO M & S PROPERTIES, INC., BY DEED
RECORDED UNDER AUDITOR'S FILE|NO. 9702250071, RECORDS OF CLARK COUNTY,
WASHINGTON; THENCE SOUTH 88°05'00" EAST, ALONG THE NORTH LINE OF SAIDM & S
PROPERTIES, INC., TRACT 679.37 FEET; THENCE NORTH 01°07'20" EAST, 989.48 FEET TO
A POINT 30.00 FEET FROM, AS MEASURED AT RIGHT ANGLES TO, THE CENTERLINE OF
COUNTY ROAD NO. 42; THENCE NORTH 63°36'37" WEST, PARALLEL TO SAID
CENTERLINE, A DISTANCE OF 47.23 FEET; THENCE NORTH 88°10"32" WEST, 391.28 FEET
TO THE NORTHEAST CORNER OF THE AFOREMENTIONED PROUTY TRACT AND THE
TRUE POINT OF BEGINNING.

PARCEL I

A PORTION OF THE SOUTHEAST QUARTER OF SECTION 2, TOWNSHIP 4 NORTH RANGE
1 EAST OF THE WILLAMETTE MERIDIAN IN CLARK COUNTY, WASHINGTON, SAID
PORTION BEING DESCRIBED AS FO[TLOWS:

BEGINNING AT THE SOUTH QUARTER CORNER OF SAID SECTION 2; THENCE NORTH
01°49'28" EAST A DISTANCE OF 1469.11 FEET ALONG THE WEST LINE OF THE
SOUTHEAST QUARTER OF SAID SECTION 2 TO THE NORTHWEST CORNER OF THAT
TRACT OF LAND DESCRIBED IN DEED TO BLUFORD W. BIRDSONG AS RECORDED
UNDER AUDITOR'S FILE NO. 9212180144, RECORDS OF CLARK COUNTY, WASHINGTON
AND THE TRUE POINT OF BEGINNING OF THE TRACT TO BE DESCRIBED HEREIN;
THENCE CONTINUING NORTH 01°49°28" EAST A DISTANCE OF 515.00 FEET ALONG SAID
WEST LINE; THENCE SOUTH 88°23'54" EAST A DISTANCE OF 930.00 FEET TO THE
CENTERLINE OF AN EASEMENT HEREINAFTER DESCRIBED; THENCE SOUTH 01°24'41"
WEST A DISTANCE OF 381.82 FEET ALONG THE CENTERLNE OF SAID EASEMENT;
THENCE SOUTH 76°32'33" WEST A DISTANCE OF 55.68 FEET TO THE NORTHEAST
CORNER OF THAT TRACT OF LAND DESCRIBED IN A REAL ESTATE CONTRACTOFM& S
PROPERTIES AS RECORDED UNDER AUDITOR'S FILE NO.9303310237, RECORDS OF
CLARK COUNTY, WASHINGTON; THENCE CONTINUING SOUTH 76°32'33" WEST A
DISTANCE OF 456.90 FEET ALONG THE NORTH LINE OF SAID M & S PROPERTIES TRACT
TO THE NORTHWEST CORNER THEREOF, SAID POINT ALSO BEING THE NORTHEAST
CORNER OF SAID BIRDSONG TRACT; THENCE NORTH 88°23'54" WEST A DISTANCE OF
438.29 FEET ALONG THE NORTH LINE OF SAID BIRDSONG TRACT TO THE POINT OF
BEGINNING.

EXCEPT THAT PORTION CONVEYED‘TO M & S PROPERTIES, INC. BY AUDITOR'S FILE NO.
9702250071.

ALSO EXCEPT THAT PORTION THEREOF CONVEYED TO MYRON PROUTY AND HOPE
PROUTY UNDER AUDITCR'S FILE NOQ. 9705070212.
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305 NW Pacific Highway,
La Center, Washington 98629
T/360.263.7661 F/360.263.7666

PRE-APPLICATION CONFERENCE
Asa’s View (2022-003-PAC)
Meeting conducted on February 2, 2022 at 11:00 AM PST

PROJECT INFORMATION
Site Address 2313 NE Lockwood Creek Road
Legal Description #102 and #39 of Section 2, TAN R1E WM
Applicant Troy Johns

(360) 600-4425

Troy@urbannw.com

1004 W. 13™ Street. St. Suite 220 Vancouver, WA 98660
Applicant’s Representative Shawn Ellis

NW Consillo LLC

(503) 415-0424

Sellispdx@gmail.com

2410 NE 22™ Avenue, Portland, OR 97212
Property Owner William Roskowski

Gravitate Capital LLC

(503) 201-1208

William@roskowski.com

13563 NW Fuller Road, Portland, OR 97229

Proposal Subdivide 16.56 acres into 71 single-family residential lots in the LDR
7.5 zone
Date of Issue 10 February, 2022
SUMMARY

The applicant is proposing a 69-lot subdivision on the approximate 18.57-acre site. Lot sizes would
generally range from 7500 sf to 8732 sf with one lot proposed at 11,110 square feet. The property is
located on the south edge of NE Lockwood Creek Rd at the eastern limits of the City of La Center. It is
adjacent to La Center Middle School located to the west. La Center Elementary School, Holley Park, La
Center Community Library, and a post office are located on NE Lockwood Creek Road within one mile.
The East Fork Lewis River lies three-quarters of a mile south of the development. Agricultural properties
lie to the east/southeast.

The site is zoned LDR-7.5 and the comprehensive plan designation for the site is Urban Residential (UR).
All proposed lots can meet the minimum lot size of 7,500 square feet and minimum dimensional
standards (lot width and depth) of the Zone. One lot, Lot #46, is around 11,100 square feet and exceeds
the maximum lot size standard.


mailto:Troy@urbannw.com
mailto:Sellispdx@gmail.com
mailto:William@roskowski.com
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Access to the property would be from a public street entrance from NE Lockwood Creek Road. This
proposal would extend residential roadways through the site and to the southern boundary to provide
access to the properties. All road, sidewalk and driveway construction within this development will meet
City of La Center and ADA standards. All proposed streets within the subdivision would be public.

Clark County shows an area of potential wetlands in the man-made ditch along the side of the driveway.
These have been mapped as shown on the topographic survey. It is thought that these potential
wetlands are man-made and non-jurisdictional. The applicant states that a critical areas report will be
prepared and submitted for review with the preliminary application. Clark County also maps the
majority of the property as moderate to moderate-high risk of encountering archaeological resources.
Development activities on the property will be subject to the City’s archaeological protection ordinance
in LCMC 18.360 including the requirement to provide an archaeological predetermination report.

PRELIMINARY REVIEW

Development Standards

Subsequent application(s) shall address the following development standards. Failure of the City to cite
specific requirements of the La Center Municipal Code (LCMC) in this report does not relieve the
applicant of the responsibility to meet all applicable criteria. If the proposal changes from what was
presented in the pre-application conference, it may trigger other review standards and processes than
what is identified in this report.

Applicable Criteria: The application will be reviewed for compliance with the La Center Municipal Code
(LCMC): 3.35 Impact Fees; Chapter 8.60 Sign Regulations; Title 12, Streets, Sidewalks & Public Ways; Title
13, Public Utilities; Title 18, Development Code Chapters: 18.30 Procedures; 18.130 Low Density
Residential District; 18.147 Parks and Open Spaces; ; 18.210 Subdivisions; 18.245 Supplementary
Development Standards; 18.280 Off-Street Parking Requirements; 18.282 Outdoor Lighting; 18.300
Critical Areas; 18.310 Environmental Policy; 18.320 Stormwater and Erosion Control; 18.340 Native Plant
List; 18.350 Tree Protection; 18.360 Archaeological Resource Protection.

Public Works and Engineering Analysis
LCMC: 3.35 Impact Fees;

Per LCMC 3.35, impact fees will be collected for traffic, sewer, park and school impacts.
These fees will be imposed at the time when building permits are issued.

Chapter 12.10 -- Public and Private Road Standards
City of La Center Engineering Standards for Construction shall apply to all public road improvements
unless modified by the director. See Attachment B.

Lockwood Creek Road is classified as a Minor Arterial per the updated Capital Facilities Plan. The city
has designated Lockwood Creek Road as a Minor Arterial “A” per the Engineering Standards. General
roadway and right-of-way standards shall apply and provide half street improvements per LCMC
12.10.090.

Half street improvements will need to be constructed along the frontage improvements for a plat per
the Minor Arterial “A” Standard Detail. The streets within the development shall be either a
Neighborhood or Local Street Standard per the Engineering Standards depending on the ADT,
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All pedestrian path of travel in public right of way including; sidewalks, curb ramps and street
pedestrian crossings shall comply with the American Disabilities Act.

Comments
Streets and Circulation

The access to Lockwood Creek Road shall be justified by a traffic report. The CFP and Engineering
Standards require a minimum spacing of 600-feet between streets and driveway connections to an
Arterial. The access to Asa’s development may need to align with NE 24" recommendations.

For dead end streets that serve more than one lot, a hammerhead or cul-de-sac if required. The street
stub to the south end of the site, as shown on the site plan, appears to be approximately 200-feet in
length and will either need to be a hammerhead of cul-de-sac.

A Traffic Engineer, licensed in Washington State, will need to assess the impacts to Lockwood Creek
Road resulting trips from the development.

Grading

The applicant shall submit final grading and erosion control permit as part of the subdivision plans
showing the proposed contours on the plans.

The City Erosion Control Standards require that any activity disturbance over 500 SF must comply with
the city standards. As part of these standards a construction stormwater permit is required from the
Department of Ecology and an SWPPP will be necessary as part of the plan submittal to the city. All
erosion control measures shall be designed, approved, installed and maintained consistent with
Chapter 18.320 LCMC and the applicant’s Construction Stormwater Permit. Per the City Erosion
Control Manual, from October 1 through April 30™, no soils shall remain exposed for more than two
(2) days. From May 1% through September 30, no soils shall remain exposed more than seven (7)
days.

Geotechnical Study. A complete application will include a geotechnical study and report, prepared by
a geotechnical engineer or geologist, licensed in the state of Washington. The report shall include at
a minimum, testing to support the structural section of the roadway, site building construction,
grading, retaining wall design, as applicable, and subsurface drainage. LCMC 18.212.050.

Chapter 13.10 -- Sewer System Rules and Regulations
Connection to public sewer is required. LCMC 13.10. All work is to be performed by a duly licensed
contractor in the City of La Center. LCMC 13.10.230. Work will be performed using an open trench
method unless otherwise approved. LCMC 13.10.200. All costs associated with installing the side
sewer shall be borne by the applicant. LCMC 13.10.110.

Per the City Engineering Standards, sanitary sewers should be designed to care for future loads that
may reasonably be expected from full development upstream, consistent with the La Center
Comprehensive Plan, Capital Facilities Plan, LCMC Title 13, and the Sewer Master Plan (General Sewer
Plan).

The applicant is proposing to connect the sanitary sewer piping to the existing Middle School pump
station. An 8-inch pipe stub was provided to the east school property line from the pump station wet
well for future connection to the parcels east of the school property. A public sewer main is shown
on the preliminary plans for Asa’s that traverses through the development lots. A minimum of a 15-
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feet wide public easement will need to be provided on private property with vehicle access to the
easement. See Attachment A.

The General Sewer Plan shows a gravity sewer main extending on the applicant’s property to the
north, to allow future connection of gravity sewer service for parcels north of Lockwood Creek Road.
As part of the LCMC requirements, extension of a public sewer main will need to be provided to
applicant’s north property boundary and east property line for future connection.

Chapter 18.320 (Stormwater and Erosion Control)
Section 18.320.120 (1) LCMC states that ground-disturbing activities of more than 500 square feet are
subject to the requirements of City of La Center Erosion Control Guidelines. Section 18.320.120 (2)(a)
LCMC states that the creation of more than 2,000 square feet of impervious surface is subject to
stormwater regulation.

The applicant proposes to create new impervious public interior streets, that will be public Per LCMC
18.320.210. Treatment BMPs shall be sized to the treat the water quality design storm, defined as
the six-month, 24-hour storm runoff volume.

A Technical Information Report (TIR) will need to be submitted by the applicant and must comply with
LCMC 18.320.

The LCMC section 18.320.220 states that if surface water leaves the site, stormwater must be
detained per LCMC. Runoff calculations need to consider undisturbed forest as the pre-developed
condition in determining runoff curve numbers or a downstream analysis of the existing conveyance
system is required. The design must meet the LCMC 18.320 and the 1992 Puget Sound Manual for
the design of the system.

The collection system shall be designed by the rational method using HEC-12 1984 edition standards
for gutter and storm pipe capacity. As an alternate, WSDOT Hydraulics Manual can be used for inlet
capacity design. The 100-year rainfall intensity must be used for pipe capacity design using the
rational method.

Downspouts connections from the houses must connect directly into the site stormwater system.
Laterals from the storm main in the street must be shown to serve each lot.

Maintenance of Stormwater Facility
The applicant shall be responsible for maintenance of the stormwater facility. An operations manual
must be submitted for City review approval for the maintenance of the facility in all cases. Adequate
bonding is required to guarantee maintenance of the facility for a period of two years following final
plat.

Street Lighting
Street light design and installation is reviewed and approved by the City of La Center. Street lighting
on local streets shall be Acorn full cutoff single fixture on a black decorative fiberglass pole and the
frontage improvements will need to have Cobra Head LED light per the Engineering Standards. The
applicant shall submit a Photometric analysis along with the street light design to verify compliance
with the Engineering Standards.
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Potable Water
Water system connections are regulated by Clark Public Utility (CPU) and a permit and plan approval
will be required for City plan approval.

Clark Public Utilities must approve the water pipe system and service to all lots. CPU needs to be
contacted about the existing water system pressure and the applicant must meet CPU approval for
the new water system.

Coordinate with Clark Cowlitz Fire & Rescue regarding hydrant spacing and related fire flow and fire
protections issues.

Land Use Analysis

Chapter 8.60 Sign Requirements

If proposed, signs must comply with this chapter including the general requirements (8.60) and
requirements for signs in residential zones (8.60.060). Signs in residential zones are limited to illuminated
sign at the entrance to the subdivision of 32 square feet.

Chapter 18.30.100 Type lll procedure

(1) Hearing. An application subject to a Type Il process will be considered at one or more public
hearings before a city hearings examiner. The city clerk shall schedule a public hearing for an application
within 78 calendar days after the date the city found the application was technically complete.

(2) Notice of Hearing. At least 14 calendar days before the date of the hearing, the city clerk shall mail
public notice of the hearing as provided in LCMC 18.30.120. At least 10 days before the date of the
hearing, the city clerk shall cause notice of the hearing to be published and posted as provided in
LCMC 18.30.120.

(3) Staff Report. At least seven calendar days before the date of the hearing, the director shall issue a
written staff report regarding the application(s). The staff report shall set out the relevant facts and
applicable standards for the application and a summary of how the application complies with those
standards based on the facts and evidence, including any conditions of approval. The city clerk shall mail
a copy of the staff report to the hearings examiner, the applicant, and the applicant’s representative(s)
and other parties who request it. Copies of the staff report also shall be available at City Hall seven days
prior to the hearing and at the public hearing.

(5) Decision. Within 14 calendar days after the date the record closes regarding a given application(s),
the hearings examiner shall submit to the city clerk a written decision regarding that application(s). The
decision shall set out the relevant facts and applicable standards for the application(s) and a summary of
how the application(s) complies with those standards based on the facts and evidence, including any
conditions of approval.


https://www.codepublishing.com/WA/LaCenter/#!/LaCenter18/LaCenter1830.html#18.30.120
https://www.codepublishing.com/WA/LaCenter/#!/LaCenter18/LaCenter1830.html#18.30.120
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(6) Notice of Decision. Within seven calendar days of the date of the decision, the city clerk shall mail a
notice of decision as provided in LCMC 18.30.120.

(7) Appeal and Post-Decision Review. A final decision regarding an application subject to Type Ill process
can be appealed pursuant to LCMC 18.30.130 and can be amended by post-decision changes pursuant
to LCMC 18.30.150. [Ord. 2006-17 § 1, 2006.]

Chapter 18.130 (Low Density Residential)

The site is zoned LDR-7.5, low density residential, with a minimum lot size of 7,500 feet. Single-family
detached residential dwelling units are a permitted use within the zoning district. The development
must meet a minimum of 4 units per net acre. Net acre is defined as gross area minus area for public
rights-of-way, private streets, utility easements, public parks, and undeveloped critical areas and
buffers. Density can be transferred from undeveloped critical areas and buffers under the provisions
18.300.130 and reduce lot sizes for up to 10 percent of the lots on the site to 6,000 square feet.
Individual parcels may not be smaller than 6,000 S.F. or larger than 11,000 S.F. LCMC 18.130.180.

The applicant’s proposed conceptual plan shows lots generally ranging in size from 7,500 square feet to
8,750 square feet. They applicant has not indicated that they are using the density transfer provisions in
the critical areas ordinance. A single lot (lot #46) exceeds 11,000 square feet, above the City’s maximum
lot size. The applicant will need to reduce this lot to be no larger than 11,000 square feet or apply for a
variance.

Minimum Lot | Minimum Lot | Minimum Minimum Minimum Minimum

Width (feet) Depth (feet) Front Yard Side Yard Street Side Rear Yard
Setback Setback Yard Setback | (feet)*3
(feet)™? (feet)? (feet)?

60 90 20 7.5 10 20

1If there are dwellings on both adjoining lots with front yard setbacks less than the required depth for the district, the minimum front setback
for the lot is the average of the front setbacks of the adjoining dwellings. If there is a dwelling on only one adjoining lot with a front yard
setback less than the required depth for the district, the minimum front setback for the lot in question is the average of the adjoining front yard
setback and 15 feet.

2Cornices, eaves, belt courses, sills, canopies, or other similar architectural features (not including bay windows or vertical projections) may
extend or project into a required yard not more than 30 inches. Chimneys may not project into a required yard more than 24 inches. A deck not
more than 30 inches in height (measured from the lowest grade in the setback to the deck surface) and not covered by a roof or canopy may
extend up to 10 feet into a front yard setback, seven and one-half feet into a street side yard setback and is permitted in a side or rear yard
regardless of the setback requirements.

3A detached accessory structure, other than a garage or carport, may be situated in a rear and/or side yard provided it is at least six feet from
the primary structure on a lot or parcel and it is set back from interior side and rear lot lines by at least five feet and from street side lot lines by
at least 10 feet. A garage or carport may be situated in a rear and/or side yard provided it is at least 20 feet from the front and street side lot
lines

Maximum building lot coverage shall not exceed 35 percent. Maximum impervious surface area shall not
exceed 50 percent. Your proposed plat should calculate building lot coverage per lot and total amount of
impervious surface area to be created.

Chapter 18.147 Parks and Open Spaces

LCMC 18.147 requires single-family residential development of 40 or more dwelling units to provide
publicly accessible park space at a ratio of 0.25 acres per 40 dwelling units in excess of the first 40 units.
Based on the 69 units proposed, the applicant is required to provide 0.18 acres of park space. However
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the minimum contiguous park sizes is 0.25 acres. The applicant’s conceptual plan indicates that 0.35 acres
of usable park spaces is proposed. Parks must contain the required elements in LCMC 18.147.030(1)(b).
The preliminary plat application shall include a preliminary park site plan and landscape plan showing the
location of elements. The property owner or home owner’s association is responsible for park
maintenance.

Chapter 18.210 Subdivisions

Review Process for Subdivisions (LCMC 18.210.020)

Subdivision applications are processed as a Type Il land use review requiring a public hearing before the
La Center Hearing Examiner. Within 14 days after the City finds the application technically complete, the
Clerk shall mail a Notice of Application the applicant and adjacent property owners. The comment period
shall remain open for a minimum of 14 days. The City will schedule a hearing within 78 days after the City
finds the application to be technically complete. The City shall issue a staff report a minimum of seven
calendar days prior to the hearing date. An appeal of the Hearing Examiner’s decision must be made to
the City Council within 14 days after the date of issuance of the decision.

Submittal Requirements (LCMC 18.210.030): A completed application form and the following materials
will be required, prior to a determination of technical completeness:

1. Theinformation listed in LCMC 18.210.010(2), provided an environmental checklist is required for
a technically complete application unless categorically exempt.

2. Written authorization to file the application signed by the owner of the property that is the subject
of the application, if the applicant is not the same as the owner as listed by the Clark County
assessor.

3. Proof of ownership document, such as copies of deeds and/or a policy or satisfactory commitment
for title insurance.

4. Alegal description of the property proposed to be divided.

5. If a subdivision contains large lots or tracts which at some future time are likely to be re-
subdivided, the application shall include a master plan of all land under common ownership in
order to provide for extension and opening of streets at intervals which will permit a subsequent
division of each divisible parcel into lots of smaller size.

6. A copy of the pre-application conference summary and all information required to address issues,
comments and concerns in the summary.

7. A written description of how the proposed preliminary plat does or can comply with each
applicable approval criterion for the preliminary plat, and basic facts and other substantial
evidence that support the description.

8. The names and addresses of owners of land within a radius of 300 feet of the site. Owner names
and addresses shall be printed on mailing labels.

a. The applicant shall submit a statement by the assessor’s office or a title company certifying
that the list is complete and accurate, based on the records of the Clark County assessor
within 30 days of when the list is submitted.

b. If the applicant owns property adjoining or across a right-of-way or easement from the
property that is the subject of the application, then notice shall be mailed to owners of
property within a 300-foot radius, as provided above, of the edge of the property owned by
the applicant adjoining or across a right-of-way or easement from the property that is the
subject of the application.
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10.

11.

12.

13.

14.

15.
16.

Applications associated with the preliminary plat, such as exceptions, adjustments or variances to

dimensional requirements of the base or overlay zones or for modifications to the road standards

in Chapter 12.10 LCMC that are required to approve the preliminary plat application as proposed.

A wetland delineation and assessment is required by Chapter 18.300 LCMC and an application for

a critical area permit, if wetlands are present and will be impacted. The wetlands on site must be

classified using the 2014 Ecology wetland rating system. A wetland mitigation report is required,

if wetlands will be impacted.

A geotechnical study is required if the site will contain substantial fill or there are steep or unstable

slopes on the site.

Preliminary grading, erosion control and drainage plans, which may be a single plan, consistent

with applicable provisions of Chapter 18.320 LCMC.

Evidence that potable water will be provided to each lot from a public water system, and that

each lot will be connected to public sewer.

A phasing plan, if proposed.

An archaeological predetermination

Additional information:

a. A traffic study (please consult with the City Engineer regarding intersections to be studied.)

b. A signed Agreement to Pay Outside Professional Review Expenses Related to Land Use
Application. (Provided during the meeting.)

Vesting: Applications are vested on the date the City deems the application to be technically complete.

Subdivision Approval criteria (LCMC 18.210.040): 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;
Chapter 18.300 LCMC, Critical 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 sanitary wastes; and

The subdivision complies with Chapter 58.17 RCW.

Subdivision General Issues:

1.

To approve the preliminary plat, the Hearing Examiner must make an affirmative finding that
“appropriate provision for potable water supplies and for the disposal of sanitary wastes”.

All existing wells and septic systems must be properly decommissioned prior to final plat.

The City may refuse bonds in lieu of improvements at the time of final platting if such bonding has
not been previously discussed and documented.

Flag lots are discouraged.

The preliminary plat shall expire five years from the date of the Final Order. RCW 17.58.140(3)(a).
Phasing is permitted. All phases must be identified on the preliminary plat and be consistent with
the lot number sequencing.
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18.245 Supplementary Development Standards

The applicant did not include specific information regarding the fencing, hedging, solid waste, lighting,
noise, and landscaping requirements regulated by Chapter 18.245. The subsequent application must
address these specific issues. According to LCMC 18.245.060, because the parcel is not separated from
the school facility by a street, the landscaping must meet the standards of “L5 — 20 feet” landscaping.
However, 18.245.060(4) indicates that the City can require a different amount of landscaping as part of
development review. In this case, the new middle school provided a 30-foot wide buffer landscaped to
an L1 standard. Staff finds that an additional 20-foot buffer is not required on the subject property.
Fences constructed to the F2 standard (six-foot high and sight obscuring) are sufficient in this case.

18.260 Variances
No variances have been requested. If any variances are requested, please fully address the variance
approval criteria in LCMC 18.260.

Chapter 18.280 Off-Street Parking and Loading Requirements

Each dwelling unit shall be provided with two off-street parking spaces per Table 18.280.010 plus one
space for guests. This may be accommodated with a note on the plat requiring each lot to provide three
off-street parking spaces. Parking spaces within garages, carports and driveways serve to meet this
requirement. The front plane of the garage must be setback a minimum of 18 feet from the interior edge
of the sidewalk.

18.300 Critical Areas

Early review of Clark County mapping resources has identified three resources categorized under
“critical areas” (1) wetlands, (2) category Il aquifer recharge areas, and (3) fish and wildlife habitat
conservation areas. The intention of the critical areas overlay is to achieve “no net loss” of these
important resources. This strategy can include an assortment of mitigation measures, such as buffers,
and restoration or other preservation measures. A preliminary biological/wetlands survey has yet to be
conducted. Therefore, it is unclear if the resources identified by Clark County mapping resources are
present on site, specifically the wetlands and fish and wildlife habitat conservation area. If resources are
found, a critical area report will be necessary. If wetlands are present onsite, a wetland delineation may
also be required.

Found wetland resources will be subject to 18.300.090 (5). Clark County has 0.40 acres of potential
wetlands and 9.78 acres of hydric soils mapped on their mapping portal. Wetlands are categorized from
Class I-IV (I being the most critical to protect, IV being least critical to protect/often disturbed). Criteria
for wetlands that are exempt from avoidance measures can be found in 18.300.090 (5)(d)(i). A critical
areas report (wetland delineation) will be required and if wetlands or buffers are impacted, a mitigation
plan is also necessary. The applicant’s critical areas report must address the applicable provisions of
18.300.080(5), 18.300.110, and 18.300.120 for development of non-excluded wetlands. If mitigation is
proposed onsite (preferred), it needs to meet the mitigation ratios of Table 18.300.090(5)(l). General
wetland development standards can be found in 18.300.090(5)(k).

Clark County maps the entire 18.57 acres of Asa’s View in a category Il aquifer. However, the LCMC does
not have specific requirements for residential development in category Il aquifers. A Level 1 or Level 2
Hydrogeological Report will not be required for this development.

Fish and wildlife habitat conservation areas are subject to 18.300.090(2). Riparian areas, of which 4.53
acres are mapped by Clark County on the southern edge of the proposed development, are discussed
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under 18.300.090(2)(a)(i). This code suggests the “use of riparian buffers of adequate size to maintain
healthy, productive fish and wildlife habitat”. Best practices and regulations for new developments for
riparian areas can be found in 18.030.090(2)(h). The riparian area also encompasses a DNR non-fish
bearing stream. A biologist will determine if it is perennial or seasonal at a later date. Non-fish-bearing
streams are required to have buffers ranging from 75-150 feet. Mitigation measures can be found in
18.300.090(2), and include no net loss strategies (18.300.090(2)(j)), buffer reduction (18.300.090(2)(1)),
and more.

18.310 Environmental Policy
The project review application must include a SEPA checklist and appropriate processing fees.

The City will run the SEPA comment and land use comment period concurrently and will not make a
decision on the land use application until after the close of the SEPA comment period.

18.340 Native Plant List: a preliminary biological survey has yet to be conducted. Therefore, native plant
presence on site will be assessed at a later date. Any mitigation required shall use native plants in
accordance with LCMC 18.340.

18.350 Tree Protection: If any tree greater than 5” DHA is proposed to be removed, a tree cutting
permit and mitigation will be required. A tree protection plan will also be required in accordance with
LCMC 18.350.060. Mitigation may consist of replanting on or off-site or payment in lieu of planting.
LCMC 18.350.050.

18.360 Archeological Resource Protection: Clark County mapping resources identify the site as having
moderate-high to high risk of containing archaeological resources and must file an archaeological
predetermination report as per Table 18.360.020-1. Predetermination reports must contain the
information in 18.360.080(4). Based on the findings of the predetermination report, further
archaeological work or a full archaeological survey may be required.

Application Fees
An estimated fee schedule was provided during the meeting. Based upon the information provided to
date, we estimate that the land use application fees will include:

e Preliminary subdivision plat ($3,400 +5125/lot);

e SEPA($170x3);

e Critical Area review ($340 per critical area);
The City requires an applicant pay actual costs of outside professional services including engineering, legal,
and planning. Impact fees shall be assessed against each lot at time of building permit. (La Center
Resolution No. 13-372). A copy of the agreement was provided at pre-application conference. Please
include a signed agreement with the application.

Please note that the City is due to update its land use fees. Timeline for that is uncertain, but the fees
listed above could change.
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Introduction

This proposal is to subdivide Tax Lots 39 and 102, Tax Assessor’s serial numbers 209064-000 and
209121-000 into 68 single-family residential lots in the LDR-7.5 zone. The property is located at
2313 NE Lockwood Creek Road. The current use is agricultural and access from Lockwood Creek
Rd is via a private road/driveway. The site is bordered to the east with a vacant parcel, to the south
with a single-family residence and to the west by La Center School District property.

Utilities

There is a septic system on-site which will be decommissioned prior to site development. If any
wells or additional septic systems are discovered at the time of development they will be properly
abandoned.

Public sanitary sewer and public water services will be extended to the individual lots during site
development. Public water will be provided by the Clark Public Utilities. Public Sewer will be
provided by City of La Center. Each of the new homes will be required to connect to public
sanitary sewer and public water prior to issuance of occupancy permits.

NW Consilio LLC has prepared Preliminary Engineering Plans for the project. Please see their
plans included with this application for specific details.

Transportation

The vehicle access to this site is currently from a private driveway from NE Lockwood Creek
Road. Proposed access will continue to connect to NE Lockwood Creek Road and there will be an
internal road network providing access to the individual homes and providing future cross
circulation to the south. Pedestrian circulation is provided with sidewalks along the proposed roads
throughout the site. All road, sidewalk and driveway construction within this development will
meet City of La Center and ADA standards.

NW Consilio LLC has prepared Preliminary Engineering Plans for the project. Please see their
plans included with this application for specific details.

Traffic Generation

This development will create 68 new single-family residential lots for detached housing. Kelly
Engineering has prepared a Traffic Impact Study for the project. Their report identifies 642 net
new trips generated by this development at the time of full buildout, including 50 new A.M peak
hour trips and 67 new P.M. peak hour trips. Their report also found that all of the intersections
within the study area will meet the City's level of service standards in both the A.M and P.M. peak
hours in the 2025 conditions except Highland Avenue and E. 4™ Street, which is currently failing
and will be failing in 2025 with or without the added trips from this project. Please see the Traffic
Impact Study included with this application for specific information.

12.10 Public and Private Road Standards

NE Lockwood Creek Road is classified as a Minor Arterial and this development will construct
half-street improvements along the property’s frontage of NE Lockwood Creek Road per the Minor
Arterial ‘A’ Standards. Interior roads will be built to the Local Access Standards.

The proposed access to the site from NE Lockwood Creek Road is aligned as close to NE 24"
Avenue to the north of Lockwood Creek Road as possible while maintaining Sight Distance for the
intersection. The Applicant proposes that with future development to the north, NE 24™ Avenue be
slightly realigned to be perpendicular to NE Lockwood Creek Road, instead of the oblique angle it



has currently, bringing it into alignment with this proposed intersection. This alignment will be
safer, will have adequate Sight Distance, and will allow for more efficient movements and queuing.

All sidewalks, paths, ramps and street crossings will comply with ADA Standards.

18.130 Low Density Residential District

The site is zoned LDR-7.5 and the comprehensive plan designation for the site is UL. This
application proposes 68 lots for residential construction, which is a permitted use in the LDR-7.5
zone.

The following are the lot requirements for the LDR-7.5 zoning district.

Lot Requirements

Zoning Minimum Lot Minimum Lot Minimum Lot .
District Width Depth Area Max. Height
LDR-7.5 60’ 90 7,500sf 35 ft
Setbacks and Lot Coverage
Minimum Setbacks
Zoning Front Side Rear Max. Building Imp'\g?\;(i;)us
District Street Interior Coverage
feet Surface
feel) | reety | (feety | oY
LDR-7.5 20 10 75 20 35% 50%

All of the proposed Lots meet or can meet these standards when combined with the Variance
Request included with this Application.

Density calculation for the proposal is as follows:

Total Land Area = 16.47 acres

Total ROW = 3.25 acres

Total Sensitive Lands = 0.09 acres

Total Park Area outside of sensitive lands = 0.21 acres
Total area for Stormwater = 0.90 acres

Total Net Area = 12.02 acres

Total Proposed Lots = 68

68du/12.02ac = 5.74du/ac
68du/13.13ac = 5.18du/ac without subtracting Park or Stormwater areas

This satisfies the Minimum Density requirement of the zone of 4du/ac.

Phasing
This development is proposed in one phase.

LCMC 18.60 Sign Requirements
There may be a subdivision entrance sign proposed for this development. There may also be a
small sign proposed for the Park within this development. If these signs are desired at a later date,




they will be shown on the Final Landscape Plan and will adhere to the requirements of this chapter
of the LCMC.

LCMC 18.245 Supplementary Development Standards
This Single-Family Residential Development will comply with this Chapter with regards to Fences,
and Hedges, Solid Waste, Lighting, Noise and Landscaping.

Fencing is proposed around the Stormwater facility. The design will be finalized with the Final
Engineering Plans. It is likely that all the individual yards in the development will be fenced.
These fences will be addressed at the time of individual building permits and will conform to City
Code.

LCMC 18.30 Procedures

This application for this proposal will be processed using the Type III process. A pre-application
conference was held for this proposal on February 2nd, 2022. This application has been prepared
utilizing the feedback from the pre-application conference and it is understood that the application
will be checked for completeness and that the final decision on the application will made by a
Hearings Examiner at a public hearing.

LCMC 18.147 Parks and Open Space

A park is required in the LDR zone for any development of more than 40 residential units. This
development is providing a 0.25 acre park near the southeast portion of the site. This park will
have public road frontage and will included the required two (2) benches, one (1) picnic table,
playground equipment, trash receptacles, pathway and serve as Open Space and preservation of the
Oregon White Oak tree that is present. There will be a public access easement over the entire park
as it is impractical to provide public ROW fronting 40% of the park boundary.

Please see the Conceptual Landscape Plan included in the Application Plan Set. The actual park
design will be finalized with the final Landscape Plan.

LCMC 18.210 Subdivisions

This proposed subdivision is subject to review under this chapter of the La Center Municipal Code.
Through the Application materials submitted for Preliminary Subdivision approval, the Applicant
has shown compliance with the Approval Criteria as outlined in this Chapter.

RCW 58.17 (Platting)
Under the provisions of RCW 58.17.110, the legislative body must find that the proposed
subdivision is in the public interest and that adequate public services can be provided. The
following findings address this requirement.
e This project implements existing Comprehensive Plan designations and zoning.
e This project can be adequately served by emergency services. Fire flow will be adequate to
serve the site. Fire hydrants will be installed as required by the Fire Marshal.
e The applicant proposes to extend public water to the site. Clark Public Utilities has
completed a utility review and indicates that water service is available to the site.
e The applicant proposes to extend public sewer to the site. The City of La Center indicates
that sewer service is available to the site.
e This project manages stormwater runoff from the site. A preliminary stormwater design
has been prepared and included in this application.
e Improvements will be constructed in compliance with City of La Center development
regulations.



e This project will generate park, school and traffic impact fees to offset impacts.

e This project will contribute to an increased tax base.

e This proposed land division will promote the general welfare of City of La Center by
complying with all applicable statues, regulations and ordinances.

LCMC 18.280 Off-Street Parking Regulations

Two (2) off-street parking spaces per residence are required by the LCMC. It is anticipated that
most of the new homes will have four (4) off-street parking spaces per new residence, 2 in a garage
and 2 driveway spaces. There are no additional off-street parking areas proposed for this
development.

LCMC 18.282 Outdoor Lighting

Street lights are proposed within the development. A final Street Lighting Plan will be prepared by
an electrical engineer and approved through Clark Public Utilities as part of the final engineering
plans.

It is possible that there will be exterior lighting within the development on individual homes and
lots. All lighting will be shielded and placed per this chapter.

LCMC 18.310 Environmental Policy
A SEPA Checklist is required for this proposal and is included with this application

LCMC 18.320 Stormwater and Erosion Control

Stormwater facilities have been designed to the City of La Center and State of Washington
Standards. Erosion Control practices will be in-place and functioning prior to construction
activities. NW Consilio LLC has prepared Preliminary Engineering Plans for the project. Please
see their plans included with this application for specific details.

LCMC 18.340 Native Plant List
All street trees and any other required landscaping will conform to the City’s list of allowed,
preferred, and prohibited plant species.

LCMC 18.350 Tree Protection

There are very few trees on the property. There is one Oregon White Oak tree that will be
preserved and protected in the Open Space/Park Tract, and the remaining trees will be removed to
accommodate grading and construction of the proposed infrastructure. A permit for tree removal
will be obtained prior to the removal of any other trees during site development.

There are 5 fir trees along Lockwood Creek Road ranging from 13” to 17" diameter. There are also
15 cottonwood trees/cottonwood clumps in the northern center of the site, near where the home
used to be located. These trees/clumps range in size from 10” to 12” diameter with one
cottonwood tree having a diameter of 25”. Currently, these trees are generally in good health but
are all in conflict with the improvements planned and required of the proposed development

Below is a discussion on the approval criteria for a tree removal permit as outlined in LCMC
18.350.080



(1) Removal of the tree will not have a significant negative impact on erosion, soil stability, flow of

surface waters, protection of adjacent trees, or existing windbreaks;

Almost the entire site will be graded for the installation of roads, utilities and future homes. The
removal of the trees on site will be part of the grading that will be covered in an erosion control
plan and geotechnical oversight throughout the development process. Surface waters are proposed
to be directed into an approved stormwater facility for quantity and quality control. The removal of

these trees will not affect adjacent trees or existing windbreaks.
(2) Removal of the tree is not for the sole purpose of providing or enhancing views,
The removal of these trees is for the sole purpose of constructing the proposed improvements

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

allow for accurate verification of the permit application, and
The proposed tree removal is in order to construct the proposed development

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

provisions of the La Center Municipal Code.

The clumps of cottonwood trees are not providing much aesthetically, and when the firs are
removed, the improvements to Lockwood Creek Road will provide additional safety and sight

distance. Property values are not expected to be affected.

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

As mitigation for the removal of the trees, the applicant is prosing to plant 109 street trees
throughout the development. Please see the Landscaping Plan included with this application for

specific details.



LCMC 18.360 Archaeological Resource Protection

According to the Clark County Developer's GIS Packet the property is in an area of high and
moderate-high archaeological predictive. An Archaeological Predetermination has been performed
on the property and no artifacts were discovered. A recommendation of no further study needed
has been recommended and the report has been sent to DAHP.

LCMC 18.300 Critical Areas

A Critical Areas Letter Report for this property has been prepared by Environmental Technologies
Consultants (ETC). Their report details wetlands present at the bottom of a man-made ditch along
the driveway, and an Oregon White Oak tree. Please see ETC’s letter report included with this
application for specific information.

As mentioned, these wetlands are at the bottom of a shallow man-made ditch that was created to
collect storm runoff from the driveway that provides access to and through the site. The applicant
is not surprised that there are wet conditions in a ditch that was utilized for capturing storm runoff
and believes that these wetlands were created through farm engineered stormwater collection. It is
likely that the newly engineered and constructed stormwater facilities will display similar
characteristics in the future. The applicant also believes that re-engineering the current stormwater
system to capture the runoff from the new road configuration and future homes is no different from
the farm engineering runoff solution, other than the newly engineered stormwater facilities will
provide a much greater ability to treat and detain the runoff and provide clean and measured
discharges. The Applicant’s proposal is to redesign the current access and stormwater collection o
reflect what is shown on the Preliminary Engineering Plans and Preliminary Subdivision Plat.

There is an Oregon White Oak tree on the property that will be retained, isolated and protected in
Park Tract ‘B’. Measures will be taken, including construction fencing, to make sure that no
grading or construction activities will occur within the dripline of this oak tree.

LCMC 18.260 Variances

Variance Request to Lot Width
The Applicant is requesting a Variance to the Lot Width standard of 60°, as shown in Table
18.130.080 — Lot Coverage and Dimensions, for 10 of the proposed lots.

This request includes Lots 55, 56, 57, 58, 59, 64, 65, 66, 67, and 68. These lots have a
proposed width reduction of approximately 7.0%, though the widths all vary slightly.

Below is a discussion outlining how this request can comply with the approval criteria for
Variance Requests per LCMC18.260

Unusual circumstances or conditions, such as size, shape or topography of a site, or the
location of an existing legal development apply to the property and/or the intended use
that do not generally apply to other properties in the vicinity or zone. An unusual
circumstance could also include another obligation under a different municipal code
section or a state or federal requirement;

The north boundary of this parcel is the Right-of-Way of Lockwood Creek Road, and it
angles in a southeasterly direction from the west boundary. The south boundary of this site
angles to the northeast from the west boundary. These two trajectories essentially create a



triangular effect from the parallel west and east boundaries. The triangular aspects can be
avoided for most of the proposed lots in the proposed development.

The overall dimensions of the property don’t perfectly allow for a standard 60°x125’ or
75°x100’ lot to meet the 7,500sf minimum lot size of the zone throughout the plat.
Ultimately, the 60°x125’ lot template worked much better for the efficiency of road
patterns but short-changed the north/south direction and left spare change on the east/west
direction. This resulted in a slightly more narrow and deeper proposal for lots 55-59 and
64-68.

The lots along the southern boundary of the plat lose depth as the angular south line
progresses to the east. There is very little available room to take depth from these lots
before we run into the minimum lot depth on them. There is also no room to spare on the
lots along Lockwood Creek Road on the north boundary as the depth of those lots is
needed to account for grading and the topographic differences between Lockwood Creek
Road and the property, which is significantly lower in elevation.

The Applicant’s efforts to transition from the north and south areas of the proposal have
minimized irregularly shaped lots and maximized uniformity in the bulk of the plat. This
variance request helps to keep the plat design uniform and efficient where the area for lots
is available, but the required dimensions are not.

The unusual circumstance cannot be a result of actions taken by the applicant;

The property dimensions were not determined by the applicant and the slight deviation to
the standards were the Applicant’s best efforts to efficiently comply with Code.

The variance request is necessary for the preservation of a substantial property right of
the applicant which is possessed by the owners of other properties in the vicinity or zone;

This request is based on the Applicant’s efforts to efficiently provide lots that meet the
minimum lot size of 7,500sf. All property owners in the residential zones have the right to
subdivide and meet the minimum lot size and maximize density, although the Applicant is
not proposing to maximize density.

The variance request is the least necessary to relieve the unusual circumstances or
conditions identified in subsection (1) of this section;

The Applicant believes that this request least necessary to address the unique shape and
dimensions of the property. There is enough area within the proposed lots to have 2
additional lots, but there would be many more irregular lots to achieve that. The proposed
lots are as near the standard as the Applicant could achieve while still providing roadways,
park space and stormwater facilities



Any impacts resulting from the variance are mitigated to the extent practical; and

There are no adverse impacts anticipated with this request, and the overall design to
ensures uniformity within the neighborhood.

The granting of the variance will not be materially detrimental to the public welfare, or
injurious to the property or improvements in the vicinity and zone in which the property is
situated.

The granting of this variance request will not be materially detrimental to the public
welfare or injurious to the property or improvements in the vicinity as it will be providing
homes similar to what is built in the area, on proposed lots that conform to the minimum
lot size of 7,500sf.

LCMC 3.35 Impact Fees

All newly constructed homes will be required to pay school, park and transportation impact fees at
the time of building permit issuance. These fees are collected to ensure that adequate facilities are
available to serve new growth and development, promote orderly growth and development by
requiring that new development pay a proportionate share of the cost of new facilities, and ensure
that impact fees are imposed through established procedures and criteria so that specific
developments do not pay arbitrary fees or duplicate fees for the same impact.

Summary

The development of this site into 68 single-family residential lots will meet the proposed density
and development goals for this site. The development will extend roads and public utilities to the
individual lots, will provide improved emergency vehicle access to the area, will provide for
adequate fire protection, and will not restrict the future development of adjacent parcels. The full
build-out of this development will provide housing consistent with that planned for the area and
will not encourage urban sprawl.
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Clark County GIS

Owner Name
FOSTER GREGORY PAUL & FOSTER MARYANN E
GRAUER-STEWART CICELY
GRAVITATE CAPITAL LLC
HONL LISA R & HONL MICHAEL G TRUSTEES
HORNSBY THOMAS O
LACENTER SCHOOL DIST #101
MARUGG JOHN M & MARUGG MICHAEL
MCDONALD JANINE
STUMPER GARY L & STUMPER JANICE TRUSTEE
WEIL RICK & WEIL ROBIN L

Certified Owner Mailing List

Mailing Address

17101 NE STONEY MEADOW DR,VANCOUVER,WA, 98682
2414 NE LOCKWOOD CREEK RD, LA CENTER,WA, 98629
13563 NW FULLER LN, PORTLAND, OR, 97229

PO BOX 733, LA CENTER,WA, 98629

PO BOX 854, LACENTER, WA, 98629

PO BOX 1840, LACENTER,WA, 98629

33006 NE 24TH AVE, LA CENTER, WA, 98629

32409 NE 23RD AVE, LACENTER, WA, 98629

2514 NE LOCKWOOD CREEK RD, LACENTER,WA, 98629
PO BOX 1808, LACENTER,WA, 98629

This document was created by the Clark County,
Washington Geographic Information System

Number of Records 10
Number of Pages 1

Date Created 5/6/2022
Employee
Employee Name Bob Pool
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HORNSBY THOMAS O
PO BOX 854
LACENTER, WA 98629

WEIL RICK & WEIL ROBIN L
PO BOX 1808
LACENTER, WA 98629

GRAVITATE CAPITAL LLC
13563