
RIVERSIDE ESTATES  
SUBDIVISION (Phases 1-5) 

17-007-SUB 



Project Area 



Site Photos – Larsen at Pacific Hwy 



Site Photos - Upper 



Site Photos – Oregon white oak 



Site Photos – Adjacent Homes 



Site Photos - Pond 



Zoning / Urban Growth Boundary 

• MDR-16 zoning (Dark Orange) 
• LDR-7.5 zoning  
• Other zoning: R1-6 (County), R12 

(County), etc. 
 
• City Limits 
• Urban Growth Area 
• Lewis River 
 



City of La Center Zoning 

• MDR-16 zoning (blue) 
• LDR-7.5 zoning (lot with circle) 
 



Development As Proposed 

Proposed Use 
Single-family 211 lot 
subdivision with detached 
units, including two large 
parks and other parks and 
open space tracts used for 
active and passive open 
space.  
 
 
 
 
 
  

Proposed Site Information 
Gross Site Area = 43.24 AC 
Net Developable Area = 29.63 AC 
SFR MDR-16 Area  = 21.41 AC 
Proposed Density = 9.85 DU/ AC 
Parks/ Open Space Tracts = 4.75 AC 
of main park and dispersed facilities   
(Required Park = 1.51 AC) 
Stormwater/ SPS: 0.18 AC 
Public Road Right-of-way = 8.55 AC 
 



MDR-16 Requirements 
[detached single family] 

MDR-16 Density & Dimensional  
Requirements Table 18.140.030 
• Net Density: 8 to 12 Detached 
• Min Project Area: 5 AC 
• Min Lot Width: 30 FT 
• Min Lot Depth: 60 FT 
• Min Area: 3,000 SF 
• Max Area: 15,000 SF 
• Max Lot Coverage: 60% 
• Max Height: 35 FT 
 

MDR-16 Density & Dimensional  
Requirements Table 18.140.030 
• Setback Front: 10FT (25FT arterial 

collector) 
• Setback Garage: 18FT 
• Min Side Setback: 4 FT 
• Min Side Street Setback: 10FT 
• Min Rear Setback: 10FT 

 
 

 



Phases & Reserved Tracts 



Phasing – Close Up  



Critical Areas – Habitat – Oak  



Critical Areas – Habitat – Pond  



Critical Areas – Wetlands  
(East Fork Estates 2005 to 2010)  

Bluhm Associates / ELS Bluhm Associates / ELS 



Critical Areas – Wetlands (CES 2015)  



Critical Areas – Wetlands (CR-E 2016)  

• No regulated wetlands identified on site by the 
Castle-Rose Environmental report, though pond 
will be treated as such. 



Critical Areas – Wetlands (CR-E)  

• Clark County GIS / NWI Mapped 
Wetlands (green) 



ECY Comments - Updated 
[October 02, 2017] 

ECY Recommends (Oct 02, 2017): 
• Update delineation during ideal 

season and without mowing 
• Need to ID 2016 test plot sites  
• Use 2014 wetland rating system in 

scoring 
• ECY does not support CR-E 

interpretation of earlier ELS review, as 
ECY: “Low-functioning wetlands are 
still wetlands.” vs CR-E “not wetlands” 

• ECY: “If fill is proposed for any of the 
on-site wetlands, the …Corps will 
need to make a determination on 
whether the wetlands are 
jurisdictional under the Clean Water 
Act.” 



Parks & Open Space Plan 
(10/02/2017 update) 



Parks – Open Space 



Parks – Active 



Landscaping Plan  
(10/02/2017 update) 



SEPA Comments 
[September 1 to 16, 2017] 

Citizens: 
• Stormwater runoff 
• Traffic and property access 
• Loss of Larsen Road name 
• Utility network connections 

ECY: 
• Discussed earlier 

DAHP: 
• Avoid 2 pre-contact sites, if not 

then seek DAHP permit prior to 
disturbance 

• Plan for time to process permit 

Cowlitz Indian Tribe: 
• Inadvertent Discovery Language 
• Cultural Resource Protection Laws 



LCMC 18.140.030(2) Beveling  
• “New lots created adjacent to low density 

residential land shall employ a “beveling” 
technique at the perimeter of the project. 
New lots adjacent to: (a) LDR districts, (b) 
the La Center UGA or (c) land outside of 
the La Center UGA, shall be no less than 
7,000 square feet.  

• The term ‘adjacent’ includes abutting 
land or land separated by a public right-
of-way, private road, utility or 
transportation easement or open space 
or critical areas less than 60 feet wide. 
Adjacent rear and side yard setbacks shall 
be no less than 20 feet and 15 feet 
respectively. The future developer may 
transfer the density lost by application of 
this beveling standard to interior lots.”  
 



LCMC 18.140.030(2) Beveling  



Traffic Study (previous) 
[CofA: update table at time of final approval], and  

[future CofA: update analysis for reserved tracts using conditions at time of application] 



Proposed Roadway Access 

Unnamed Street Larsen & Pacific Intersection (temp) NW 15th Street 



Intersections  



Stormwater 



Basin  

• Manage all stormwater on site  



Roads & Stormwater Standards 



Recommend Approval with Conditions 
I) Planning: 

• 211 MDR-16 lots / min 3,000 sf 
• Meet beveling standards 
• Minimums per phase and for all 

II) Engineering: 
• Construct required infrastructure 
• No increase in off site storm runoff 

III) Fire:  
• 2 separate & remote access points 
• Hydrant spacing and road spacing 
• Recommend sprinklers (NFPA13D) 

IV) Parks: 
• Update amenities per LCMC 

18.147.030 
• Update plan for Oregon white oak 

V) SEPA: 
• Revisit wetland delineation w/ ECY 

and qualified professional 
• Revise scoring / buffers if needed 
• Protect Oregon white oak during 

future mass grading 
VI) Development Agreement: 

 



Extra Slides 

  



MDR-16 Code 



Housing Styles (4) 
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