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City of La Center, Washington

Staff Report & Recommendations

Minit Management, LLC: Type IlI

Conditional Use Permit, Site Plan Review, Short Plat, and SEPA MDNS

(2020-009-CUP/SPR/SPL/SEPA) May 19, 2020

PROPOSAL:

The Applicant proposes a phased commercial development that includes the
following: a 101-unit 5-story hotel; a 11,600 square foot, one-story, multi-tenant
commercial building; a 4,510 square foot one-story convenience store with a drive-
through window; a 2,800 square foot one-story drive-through restaurant; a 12-
pump automobile fueling island; and associated parking, utility, and other
infrastructure improvements. There is an existing well on site categorized as a
critical area that the Applicant plans to decommission.

LOCATION:

= 2814 NW 319th Street, Ridgefield, WA
= #17 #55 SEC 4 TAN R1IEWM 3.97A M/L
= Property ldentification Number: 209738-000

HEARING:

The La Center Hearing Examiner will conduct a public hearing on May 26, 2020
beginning at 6:30 PM. The hearing will be conducted online via GoTo Meeting (a
video conferencing service).

APPLICABLE
STANDARDS

La Center Municipal Code (LCMC) as vested on March 2016: This staff report
addresses the following standards and approval criteria: 3.35, Impact Fees;
13.10.110, Side Sewer and Connections; 18.30, Procedures; 18.150, Commercial
Districts; 18.205, Short Plat Provisions; 18.215, Site Plan Review; 18.245,
Supplemental Development Standards; 18.250, Conditional Uses; 18.275, Sign
Requirements, 18.280, Off-Street Parking and Loading Requirements; 18.300
Critical Areas; 18.310, Environmental Policy; 18.320, Stormwater and Erosion
Control; and La Center Engineering Standards.

RECOMMENDATION:

APPROVAL, subject to conditions

May 19, 2020
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City of La Center, Washington

OWNER/APPLICANT
Minit Management LLC
Contact: Don Rhoads
PO Box 5889
Vancouver, WA 98668
360.901.3875

APPLICANT’S REPRESENTATIVE
Olson Engineering, Inc.
Contact: Mike Odren
222 E Evergreen Blvd.
Vancouver, WA 98660
360.695.1385
mikeo@olsoneagr.com

LA CENTER STAFF
Anthony Cooper, PE, City Engineer
305 NW Pacific Highway
La Center, WA 98629
360.263.7665
acooper@ci.lacenter.wa.us

Emma Johnson, AICP, Consulting Planner
WSP USA

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

360.823.6135

emma.johnson@wsp.com
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Ethan Spoo, AICP, Consulting Planner
WSP USA

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

360.823.6138

ethan.spoo@wsp.com
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City of La Center, Washington

l. OVERVIEW AND PROCEDURAL BACKGROUND

Proposal

The Applicant proposes a phased commercial development that includes the following: a 101-unit 5-
story hotel; a 11,600 SF, one-story, multi-tenant commercial building; a 4,510 SF one-story convenience
store with a drive-through window; a 2,800 SF one-story drive-through restaurant; a 12-pump
automobile fueling island; associated parking, utility, and other infrastructure improvements; and four-
lot short plat. The applicant will also remove 5 trees and has applied for a tree removal permit.

The application is vested to the development regulations in place at the time when the City and
applicant entered into a development agreement regulating future development activity on this
property. The effective date of the development agreement is March 28, 2016, and a copy of applicable
sections of the code is provided with this staff report.

There is an existing water well on site, and portions of the project site are within the wellhead
protection area and 1-year and 10-year wellhead zone of travel (designated as a critical aquifer
recharge area category 1 [CARA 1]). CARAs are a type of critical area otherwise regulated under LCMC
18.300. Because the applicant intends to decommission the wellhead, this staff report recommends the
applicant be conditioned to decommission the wellhead and deactivate the water system before
development can proceed within the CARA, thereby removing the critical area prior to development.

Clark County Maps Online indicates the site also has a “high” probability of archaeological resources.
The applicant submitted an archaeological predetermination which recommended that no additional
archaeological work be completed on the site, but recommended that the applicant implement an
inadvertent discovery plan during construction to address the procedure for unexpected discovery of
archaeological or cultural resources during development. This staff report includes a corresponding
condition of approval.

The proposal is subject to review under SEPA per WAC 197-11. The applicant submitted a completed
SEPA checklist with their application materials. During application review, the City reviewed the SEPA
checklist and issued a mitigated determination of nonsignificance (MDNS) as further discussed in this
staff report.

Application Timeline:

= Staff conducted a pre-application conference with the applicant on June 11, 2019.

= The applicant filed the application materials on March 16, 2020.

= The City made a completeness determination on March 27, 2020.

= Notice of application was mailed to property owners within 300-feet on April 10, 2020, with the
public comment period closing on April 24, 2020. No public comments were received on the
notice of application.

= The SEPA threshold determination for MDNS was distributed to agencies and other interested
parties on May 6, 2020. The public comment period closed on May 20, 2020. Staff will submit
any public comments received into the public record and recommend any appropriate revisions
to the staff report at the hearing.

May 19, 2020
Minit Management LLC -2020-009-CUP/SPR/SPL/SEPA 3



City of La Center, Washington

Applicable Standards and Approval Criteria

The application is vested to the development regulations in place at the time when City and applicant
entered into a development agreement regulating future development activity on this property. The
effective date of the development agreement is March 28, 2016. Therefore, the zoning regulations
pertaining to the C-2 zoning district and other development regulations in effect on that date govern
this land use application.

This staff report addresses the following standards and approval criteria: 3.35, Impact Fees; 13.10.110,
Side Sewer and Connections; 18.30, Procedures; 18.150, Commercial Districts; 18.205, Short Plat
Provisions; 18.215, Site Plan Review; 18.245, Supplemental Development Standards; 18.250,
Conditional Uses; 18.275, Sign Requirements, 18.280, Off-Street Parking and Loading Requirements;
18.300 Critical Areas; 18.310, Environmental Policy; 18.320, Stormwater and Erosion Control; and La
Center Engineering Standards.

. DEVELOPMENT AGREEMENT

The proposed development is subject to two existing development agreements (La Center & Minit
Management dated March 28, 2016, and Cowlitz Tribe & Minit Management dated March 23, 2016).
The development agreements regulate future development activity on the subject property. The
applicant provided copies of the agreements with the application materials (Exhibit A). A condition of
approval under the engineering and land use review, below, is that the applicant comply with the
development agreement with the City. Certain provisions of the development agreements have already
been fulfilled, while others remain outstanding. Staff conducted a review of the development
agreements and noted the following: The realignment of Paradise Park Road to accommodate the
roundabouts and La Center Road was completed during construction in 2016. The construction of the
site storm system on the Minit Management site was completed to accommodate the current site plan
meeting LCMC 18.320. The sewer system connection to the Minit Management site was installed in
2016 to provide sewer connection to the proposed site plan.

Condition of Approval: The applicant shall comply with all provisions of the development
agreement with the City, dated March 28, 2016.

l1l.  ENGINEERING REVIEW

Chapter 3.35 -- Impact Fees

Findings: Park and school Impact Fees are not assessed for commercial uses.

Per the Developer’s Agreement between the City of La Center and Minit Management in March of
2016, Transportation Impact Fees (TIFs) will be assessed by the City on the redevelopment or change in
use at the Minit Management Property. The City will credit the Average Daily Trip (ADT) generation and
the P.M. peak hour trips from the Minit Management operation on the Property. The trip generation
credit is 2,000 ADT, 187 a.m. peak hour trips and 199 p.m. peak hour trips. The TIF will be due for the
redevelopment or change in use of the Minit Management Property will be based on the increase in
ADT generation. Capacity for the current p.m. peak hour trips from the current use of Minit
Management Property shall be reserved by the City and vested for Minit Management. The City
received a Traffic Report as part of the redevelopment application recently submitted to the City.

May 19, 2020
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City of La Center, Washington

Charbonneau submitted a Trip Generation Assessment as part of the documentation to determine the
peak p.m. peak hour trips that will be used to determine the TIF rate assessed based on the
redevelopment. DKS, the City’s Transportation Consultant, reviewed the trip generation calculations
and found them to be reasonable. The assessment shows that there will be a net p.m. peak hour trips
of 52, which is less than the 199 p.m. peak hour trips vested per the agreement. As a result, the
applicant will not be assessed any TIF dollars with this redevelopment. Below is an excerpt from the
Developer’s Agreement that describes the vested trips.

Condition of Approval: Traffic impact fees are typically assessed and collected at the time of
building permit issuance. Traffic impact fees will not be assessed based on the plans, unless the
uses change from the original site plan when P.M Peak hour trips were vested and the trip cap
per the Development Agreement is exceeded.

Title 12 -- Street, Sidewalks and Public Ways

City of La Center Engineering Standards for Construction shall apply to all public road improvements
unless modified by the director. LCMC 12.10.040.
Findings:

General: As part of the improvements completed during realignment of Paradise Park Road, sidewalk
and street improvements were completed adjacent to the Minit Management property. According to
the Engineering Company designing the realignment of Paradise Park Road, “it is assumed that street
lighting will be provided by the adjacent property owner as development occurs”. Streetlights were not
constructed along the frontage improvements along Paradise Park Road adjacent to the Minit
Management site.

According to LCMC 12.10.190 Developments — Access road — Frontage improvements.

(1) Unless already fully developed, and subject to the limitations of LCMC 12.10.180 and the modification
provisions of LCMC 12.10.310, a half-width road improvement shall be constructed to the applicable
standards set out in this chapter to that portion of an access road which abuts the parcel being developed, as
a requirement of approval of a final plat, final short plat or proposed use requiring approval under city
ordinances and regulations.

As part of the frontage improvements, streetlights need to be installed per the Engineering Standards.
As part of the realignment of La Center Road and Paradise Park Road completed in 2016, streetlights

May 19, 2020
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City of La Center, Washington

were installed on La Center Road. Paradise Park Road is classified as a Rural Major Collector. In order
to comply with “Dark Sky” compliance requirements, Cobra Head LED lights are required per the
Engineering Standards, section 2.27 (F). A photometric plan will need to be submitted to determine the
spacing to meet the standards. Street trees are also required to be installed per the Engineering
Standards spaced at 30-feet on center minimum along Paradise Park Road.

Streets and Circulation: There is adequate circulation of existing streets adjacent to the development.

Grading: The City Erosion Control Standards require that any activity disturbance over 500 SF must
comply with the City standards. 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.

Conditions of Approval

® |n lieu of completing public improvements, a performance bond in the amount not less
than 110% of the construction estimate shall be provided prior to issuance of a building
permit. LCMC 12.10.110.

= All handicap ramps must comply with current ADA standards, including street trees and
street lighting according to the engineering standards. Any sidewalk that is damaged must
be repaired to meet ADA current standards.

=  Fire hydrants shall be spaced every 500’ per IFC or as otherwise approved by the Fire
District. The location of all the hydrants must be approved by the Fire District.

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

= 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.

=  Submit a Photometric analysis along with the streetlight design to verify compliance with
the Engineering Standards.

= |nstall Cobra Head streetlights on Paradise Park Road as required in section 2.27 (F) of the
Engineering Standards.

Chapter 13.10 -- Sewer System Rules and Regulations

Findings: 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.

As part of the street realignment and utility construction done as part of the Cowlitz casino, as sewer
main was placed in La Center Road, with 8-inch lateral installed to serve future Minit Management site
redevelopment.

Per LCMC 13.10.350 a sewer impact fee shall be charged for commercial development based on the use
of the proposed structures. The exact impact charge will be assessed per LCMC at the time of building
permit application or before occupancy is issued. Each equivalent ERU calculated for each structure on
the site will be multiplied by the impact fee of $7,800 per ERU to determine the total sewer impact. If

May 19, 2020
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City of La Center, Washington

development is phased, impact fees will be charged for the structures permitted at the time of
occupancy.

Any development west of the La Center Road Bridge is required to connect to the recently constructed
sewer system in La Center Road. A latecomer agreement was approved by City Council in April of 2018,
requiring that connection to this sewer system be assessed for development according to the cost per
equivalent ERU. The latecomer cost is based on the location within the sewer basin as shown on the
attached latecomer agreement and cost table. The Minit Management Site will connect to the sewer
within basin A and will be assessed $6,173.96 per equivalent ERU. The ERUs for the development will
be calculated by LCMC 13.10.350 as stated above. The Latecomer Agreement is included with the
application materials.

Condition of Approval

= To verify the condition of the existing sewer lateral, a video inspection of the existing sewer
lateral must be performed verifying its structural integrity and ability to accommodate the
developer’s preferred option.

= The City will reassess the sewer development charges and latecomer's fees when building
plans are submitted.

= Per LCMC 13.10.350 a sewer impact fee shall be charged for commercial development
based on the use of the proposed structures at the time the building plans are submitted.

Chapter 18.320 -- Stormwater and Erosion Control

Findings(s): 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 limits the creation of more than, 1,000 square feet of impervious surface for
commercial structures is subject to stormwater regulation. The applicant proposes to create new
impervious surface for the new parking lot east of the site and the commercial building footprint.

A storm report was completed and submitted to the City for review. The City reviewed the storm
report and determined that the area of the proposed building was included in the stormwater report
and on-site construction previously completed.

In 2016, Minit Management the parking lot was modified to accommodate the realignment of the
Paradise Park Road. As part of that construction, and underground filter vault was installed to treat
stormwater from the parking lot and an underground detention system was placed to detain
stormwater per LCMC. The water quality and detention system were sized to accommodate the
existing site impervious area and for future redevelopment of the site. The City Engineering Standards
require that roof drains be connected directly to an underground storm system. The applicant will need
to show how the new building downspouts will connect to the underground detention system and the
parking lot will be graded and connected to the filter vault for water quality treatment.

Conditions of Approval:

= Per LCMC 18.320.210, treatment BMPs shall be sized to treat the water quality design
storm, defined as the six-month, 24-hour storm runoff volume.

= Provide a final stormwater Technical Information Report (TIR) that complies with LCMC
18.320 at the time of engineering review.

= Downspouts connections from the building must connect directly into the site stormwater
system.

May 19, 2020
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City of La Center, Washington

Findings: Maintenance of Stormwater Facility. The applicant shall be responsible for maintenance of
the stormwater facility.

Condition of Approval
= Provide maintenance records to the city yearly showing that the detention and water
quality system is maintained per the manufactures recommendations.

Findings: 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. CPU must approve the water pipe
system and service to all lots. CPU will need to be contacted about the existing water system pressure
and the applicant must meet CPU approval for the new water system.

Condition of Approval: The applicant shall contact CPU about the existing water system
pressure and shall obtain CPU approval for the new water system.

Findings: Building. The site improvements are reviewed and approved by Public Works Building
Services. Proposed setbacks for each lot are required on the final site plan.

Conditions of Approval

e A geotechnical report will be required analyzing the development design for the structures
on the property at the time of engineering review.

e Retaining walls and perimeter fencing are subject to building permit review.

V. LAND USE REVIEW

Chapter 18.30 -- Procedures

Findings: All land use applications (Type lll conditional use permit, Type Il site plan, and Type Il short
plat) and SEPA review will be combined into one land use hearing before the La Center Hearing
Examiner as permitted in LCMC 18.30.030. The application was noticed in accordance with a Type llI
procedure. The application was deemed complete March 27, 2020 having provided all applicable
submittal requirements as outlined in LCMC 18.30.050. The hearing examiner will conduct the public
hearing and issue a decision in accordance with LCMC 18.30.100(D).

Staff find that the applicant has met the burden of proving they meet the applicable regulations or can
be conditioned to do so and that the applicant has made adequate provisions for public services in
accordance with the City’s adopted level-of-service standards.

Chapter 18.150 -- Commercial Districts

18.150.020 -- Uses

Findings: The property is vested under the Community Commercial (C-2) District zoning. The C-2 zone is
intended to provide auto-oriented commercial areas for the regular shopping and service needs for the
community. Under the vested C-2 zoning regulations, the proposal consists of the following permitted
and conditional land uses (Table 18.150.020):

e Four lot short plat — Permitted activity

e 101-unit, 5-story hotel — Conditional use

May 19, 2020
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City of La Center, Washington

e 11,600 square-foot, one-story multi-tenant commercial building - Conditional use

4,510 square-foot, one-story convenience store with a drive through window - Permitted use
2,800 square-foot, one-story drive-through restaurant - Conditional use

12-pump automobile fueling island - Conditional use

Associated parking, utility and other infrastructural improvement — Permitted use

See further discussion under LCMC 18.250 regarding conditional uses.

18.150.030 -- Development Standards

A. New lots and structures and additions to structures subject to this section shall comply with the
applicable standards for lots and building height, and setbacks in Section 18.150.030(A) LCMC. Site plan
review is required for all new development and modifications to existing permitted development unless
expressly exempted by this title.

Table 18.150.030A Lot Requirements

Zoning Minimum Lot Area | Minimum Lot Width | Minimum Lot Depth
District (square feet) (feet) (feet)
C-2 10,000 None None

Table 18.150.030B Setbacks, Lot Coverage and Building Height

Minimum setbacks |Pursuant to buffering and screening standards contained in Chapter 18.245 LCMC

Minimum setbacks
adjacent to
residential district

Pursuant to the screening and buffering standards contained in Chapter 18.245
LCMC, plus an additional 1/2 foot for each foot the building exceeds 20 feet in
height to a maximum setback requirement of 40 feet.

Maximum determined by compliance with screening and buffering standards
contained in Chapter 18.245 LCMC, Chapter 18.320 LCMC, and all other applicable
standards.

Maximum lot
coverage

Maximum building

height 60 Fr.

Findings: The new lots proposed under the short plat exceed the minimum lot area requirements for
the C-2 zone stated above. The property is adjacent to land that was commercially zoned under the
prior vested zoning. There are no setback requirements adjacent to other commercial zones per the
buffering and screening standards in Chapter 18.245. In addition, no buffering would have been
required for Junction Plan (JP) zoned lands (current zoning is JP). Therefore, staff concludes no
minimum setbacks or maximum lot coverage apply. Maximum building height is 60 feet, and the tallest
building on site is the hotel. The coping of the hotel roof is 60-feet while the stair parapet and elevator
extension reach 64-feet. Per the Title 18 definition, “Building height” shall mean the vertical distance
from a point as determined in this section to the highest point of the coping of a flat roof or to the deck
line of a mansard roof or to the average height of the highest gable of a pitched or hip roof. “Building
height” does not include such accessory elements as utilities, rooftop mechanical equipment and
enclosures for it, chimneys, church spires, water towers and accessory radio antennas. Staff concurs
with the applicant that the height of the hotel should be measured from the ground surface to the
coping of the roof and that the stair parapet and elevator extension should be considered accessory
elements primarily used to maintain rooftop mechanical equipment and to accommodate elevator
equipment. Therefore, the proposed buildings meet the maximum height requirement.

B. Landscaping.

May 19, 2020
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1. In C2 and C3 districts, not less than fifteen percent (15%) of the total lot area shall be
landscaped. Pedestrian plazas, sidewalks over the minimum width and other pedestrian
amenities may be used to meet the required landscaping at a one to one (1:1) ratio.

Findings: According to the submitted preliminary site plan, approximately 17% of the site will be
landscaped, meeting this requirement.

C. Site Plan Review Standards. In addition to the site plan approval criteria contained in Chapter 18.215
LCMC the following shall apply to all development within the commercial districts unless expressly
exempted. The review authority may modify these standards for the expansion of existing uses for site-
specific issues:

1. Primary pedestrian circulation routes connecting the street(s) to the primary building entry or
entries shall be a minimum of eleven (11) feet (eight (8) feet of sidewalk/walkway with a
minimum of three (3) feet of landscaping on one (1) side of the pedestrian route). The minimum
three (3) foot landscaped area shall contain street trees planted at thirty (30) foot intervals to
provide for a continuous tree canopy. The required landscape area should function as a buffer
between auto drives and the pedestrian routes. Where the pedestrian circulation route crosses
vehicular accessways the landscape area is not required. Pedestrian awnings, with a minimum
of eight (8) feet of head clearance shall be provided along the front building facade when abutting
public rights-of-way. Awnings may not project over the parking area or street.

Findings: According to the submitted plan sets, there are 6 primary pedestrian circulation routes that
connect streets to a primary building entry, as follows.

1. Connectingthe drive-through restaurant to NW Paradise Park Road to the north (8-feet wide
per the preliminary site plan)

Connecting the hotel to NW Paradise Park Road to the north

Connecting the hotel to NW Paradise Park Road to the east

Connecting the convenience store to NW Paradise Park Road to the east

Connecting the convenience store to NW La Center Road to the south

6. Connecting the multi-tenant commercial building to NW La Center Road to the south

vk wnN

The preliminary site plan identifies pedestrian route 1 (identified above) as 8-feet wide. The widths of
the other routes are not identified on the site plan. On the architectural site plan, all routes are identified
as 6-feet wide. The applicant will need to update their site plan to make all primary pedestrian circulation
routes a minimum of 8-feet wide. On pathways where the vehicle overhang will extend into the pathway,
the applicant will need to account for the overhang to maintain a minimum of 5-feet of clearance to meet
ADA regulations. The applicant has indicated that this revision to the pathway widths can be
accommodated with the current site layout.

Condition of Approval: Prior to final site plan approval, the applicant shall revise all primary
pedestrian circulation routes between building entrances and streets to be a minimum of 8
feet wide. Where parking overhang occurs, the applicant shall maintain a minimum 5-foot
wide clearance to meet ADA Standards.

2. Landscaping.

a. Landscaping is required along the side of all buildings in C2 and C3 districts where the primary
pedestrian access is provided. Minimum requirements shall be trees provided every thirty (30)
feet on center planted along the length of the parcel. Street trees may not be planted closer
than 25 feet away from street corners to preserve intersection sight-distance.
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b. Landscape buffers required by Section 18.245.060 LCMC shall not apply between pad
development sites and the remainder of the development site.

¢. Landscaping required between commercial developments may be altered where parking lots
are adjoining as follows: a single, shared five (5) foot buffer instead of five (5) feet for each
development; provided, that joint access is provided between parcels for auto and pedestrian
access and trees are planted every twenty (20) feet on center along the length of the buffer.

Findings: The landscaping plan shows landscaping along all sides of the buildings that abut public
sidewalks. Per the applicant’s narrative, landscaping was provided along the pedestrian routes
connecting the buildings to the abutting sidewalks or, where along the fronts of the buildings, tree
wells have been placed at approximately every 30 feet on center. Since the proposed development is
one commercial development, the standard for landscaping between commercial developments does
not apply. LCMC 18.130.050.B requires that primary pedestrian circulation routes connecting to streets
be 8 feet wide with 3 feet of landscaping on one side and further specifies that the intent of this
standard is to buffer pedestrian routes from auto drives. The applicant’s proposed site plan includes
pedestrian walkways connecting building entrances to streets, but these pedestrian walkways are not
proposed adjacent to auto drives. Therefore staff finds that the applicant’s proposed site plan providing
walkways with either adjacent landscaping buffers or tree wells meets the intent of the landscaping
requirements. However, as noted above, certain primary pedestrian circulation routes are less than 8
feet wide as shown on the applicant’s site plan and staff recommends a condition of approval that
these be increased to a minimum of 8 feet wide (see above).

Chapter 18.205 - Short Plat Provisions

18.205.030 Preliminary short plat application contents

Findings: The applicant submitted all necessary application materials for a preliminary short plat.
While not within a mapped geologic hazard area, a geotechnical report can be required if determined
to be needed under LCMC 18.210.030. According to the USDA Soils Manual, soils are predominately
Gee Silt Loam and some Odne Silt Loam. This type of soil is classified as very limited for road
construction per USDA soils information. The applicant was advised at the pre-application conference
to submit a geotechnical study and report, prepared by a geotechnical engineer or geologist licensed in
the state of Washington, including at a minimum, testing to support the site building construction,
grading and retaining wall design as necessary. The applicant submitted a geotechnical study meeting
these qualifications (Columbia West Engineering, Inc., September 2019).

Condition of Approval: The applicant shall follow all recommendations contained in the
submitted geotechnical study (Columbia West Engineering, Inc., September 2019).

LCMC 18.205.040 Approval criteria for a preliminary short plat

A. The review authority shall approve a preliminary short plat if he or she finds:
1. 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; or
a) Chapters 12.05 (Sidewalks) and 12.10 (Public and Private Road Standards) LCMC;
b) Chapter 18.300 LCMC (Critical Areas);
c) Chapter 18.310 LCMC (Environmental Policy);

May 19, 2020
Minit Management LLC -2020-009-CUP/SPR/SPL/SEPA 11



City of La Center, Washington

d) Chapter 18.320 LCMC (Stormwater and Erosion Control);

e) Chapter 15.05 LCMC (Building Code and Specialty Codes)

f) Chapter 15.35 LCMC (School Impact Fees); and

g) Title 18 LCDC (Development Code)
2. That the application can comply with those regulations 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
short plat is approved;

3. The application makes appropriate provision for potable water supplies and for disposal of
sanitary wastes; and

4. The application complies with RCW 58.17.010.

Findings: The short plat meets the above LCMC criteria as detailed throughout this staff report and
recommended conditions of approval are included at the end of this staff report. Potable water
supplies and sanitary sewer will be provided to the site as shown on the applicant’s utility plan and as
discussed in the Engineering Review section of this staff report. RCW 58.17.010 calls for the regulation
of the subdivision of land to promote the public health, safety and general welfare in accordance with
standards established by the state and, in addition, requires that adequate provisions are made for
open spaces, drainage ways, streets or roads, alleys, other public ways, transit stops, potable water
supplies, sanitary wastes, parks and recreation, playgrounds, schools and schoolgrounds, and safe
walking conditions for students who only walk to and from school. The proposed short plat and
subsequent development are in conformance with the city’s dimensional standards and will provide
the necessary infrastructure and be serviced by providers to protect public health, safety, and general
welfare. The applicant has indicated they may choose not to file a final short plat and record it with
Clark County. Because the existing site is a single parcel that also meets the City’s zoning standards,
there is no requirement that the applicant file a final short plat with the City and record it with Clark
County.

Condition of Approval: Should the applicant choose to proceed with a final short plat, the
applicant shall apply for and receive final short plat approval from the City and provide a copy
to the City after recording with Clark County.

Chapter 18.215 -- Site Plan Review

18.215.060 Criteria for site plan approval

C. The proposed plan shall meet all applicable provisions of this title and other appropriate provisions of
the La Center Municipal Code, the following are enumerated to indicate the various requirements
under which a plan must be found consistent. Failure to meet any one of these, and other requirements
not necessarily specified here, shall be grounds for denial of site plan approval:

1. The proposed use is permitted within the district in which it is located.

2. The proposal meets the lot, yard, building, height and other dimensional requirements of the
district within which it is located.

3. The proposal meets the screening, buffering and landscape strip requirements, as set forth in
Section 18.245.060 LCMC.
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10.

Minimum parking and loading space requirements are met, as required by Chapter 18.280 LCMC.

All applicable conditions and criteria contained in other titles of the La Center Municipal Code are
met.

Improvement requirements are provided in accordance with the applicable sections of the La
Center development code.

All conditions of any applicable previous approvals (i.e., CUP) have been met.

Development subject to site plan review has provided underground public and private utility lines
including but not limited to those for electricity and communication.

Public water, sewer and stormwater lines have been installed in conformance with the standards
of the city code. Public water, sewer and stormwater lines within or along the frontage of a
development have been extended to the extreme property lines of that development unless it can
be demonstrated to the city engineer that such extensions are impractical or infeasible or
inappropriate.

Proposed phasing plans do not exceed six years and all required public infrastructure is installed
in the first phase of the development.

Findings: Staff finds that the applicant has met the site plan review standards as follows:

1.

10.

The proposed uses include permitted uses and conditionally permitted uses in the C-2
zone. The applicant has provided sufficient information and staff finds that the conditional
use permit criteria are met as detailed later in this staff report. See staff findings and
recommended conditions of approval under LCMC 18.250.

The proposal meets the lot, yard, building, height and other dimensional requirements of
the district within which it is located, as also detailed in this staff report. See staff findings
and recommended conditions of approval under LCMC 18.150.030.

Staff finds that the proposed landscaping meets the intent of the landscaping
requirements. See staff findings and recommended conditions of approval under LCMC
18.150.030 and 18.245.

Minimum parking and loading space requirements will be met. See staff findings and
recommended conditions of approval under See staff findings for LCMC 18.280.

This staff report addresses the applicable criteria of the LCMC, and conditions of approval
are provided at the end of this report.

The required improvements and conditions of approval in this report are in accordance
with the LCMC.

The proposal meets the conditions of the previously approved development agreements;
unfulfilled provisions of the development agreement remain in effect and the applicant is
obligated to comply by them. See staff findings and recommended conditions of approval
under section Il — Development Agreement.

The development as proposed will provide underground public and private utility lines.
The City Engineer has found that the proposed infrastructure for public water, sewer, and
stormwater complies with city standards. See staff findings under LCMC 13.10 and 18.320.
The applicant is proposing that the development occur in up to four phases, which includes
the short plat being recorded in up to four phases. Details on the proposed phasing are
shown on the Preliminary Site Plan and Short Plat.

Conditions of Approval:
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. The applicant shall complete construction within six years and shall install all required public
infrastructure in the first phase of the development.
. Prior to construction or ground disturbance, the applicant shall apply for and receive final

site plan and engineering document approval from the City consistent with the preliminary
site plan approval and conditions.

Chapter 18.230 - Monumentation, Survey, and Drafting Standards

Findings: The applicant submitted an existing conditions plan based upon a property survey meeting
the requirements of LCMC 18.230.

Conditions of Approval: The applicant shall comply with all monumentation and survey standards
in this section prior to final plat approval.

Chapter 18.245 Supplementary Development Standards

Findings: The applicant provided a preliminary site plan and preliminary landscape plan which are
consistent with this chapter. Staff finds that the applicant will meet the supplementary development
standards as conditions.
e Fencing: No fencing is proposed at this time. Retaining walls and perimeter fencing are subject
to building permit review. The applicant will be conditioned to comply with these standards.
e Waste handling: The applicant will be conditioned to comply with these standards.
e Lighting: The applicant will be conditioned to comply with these standards and to provide street
lighting.
e Parking: The applicant is meeting the off-street parking requirements. See discussion under
LCMC 18.280. The applicant will be conditioned to comply with these standards.
e landscaping: The applicant is meeting the intent of the landscaping requirements. See discussion
under LCMC 150.030. The applicant will be conditioned to comply with these standards.

Conditions of Approval
e The applicant shall provide site improvements related to fencing, waste handling, lighting,

parking and landscaping as depicted in Minit Management landscaping and site plan figures
contained in this decision.

e Fences and hedges shall comply with LCMC 18.245.020.
e The applicant shall provide waste collection by Waste Connections prior to occupancy.

e The applicant shall submit a Photometric analysis along with the streetlight design to verify
compliance with the Engineering Standards.

e Street lighting shall be “dark sky” compliant and meet the lighting standards per the Engineering
Standards section 2.27.

e Install Cobra Head streetlights on Paradise Park Road (classified as a Rural Major Collector) as
required in section 2.27 (F) of the Engineering Standards.

Chapter 18.250 Conditional Uses
Findings: Under the vested C-2 zoning regulations the following proposed uses are conditional uses
(Table 18.150.020):

e 101-unit, 5-story hotel

e 11,600 SF one-story multi-tenant commercial building

e 2,800 SF one-story drive-through restaurant
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e 12-pump automobile fueling island

The applicant has requested approval of the conditional use “General retailer under 25,000” for the
multi-tenant commercial building. Given the nature of multi-tenant commercial buildings (multiple
tenants, variety of uses, tenant turnover), City staff evaluated additional uses listed in LCMC Table
18.150.020 for their inclusion in the permit. A recommended condition of approval is to permit some
additional conditional uses under this conditional use permit, in addition to the uses listed as permitted
in LCMC Table 18.150.020, without requiring additional land use review. The uses listed were identified
as having similar land use and infrastructure requirements (e.g., utilities, parking) to “general retail”
uses, and as uses that do not typically have additional impacts (e.g. hazardous materials). Any use not
listed in LCMC Table 18.150.020 would be required to obtain a conditional use permit or other review
by the City as currently stipulated in LCMC. Any Permitted use in LCMC Table 18.150.020 would be
permitted.

Conditions of Approval:
e Uses must meet the trip cap in the development agreement with the City of 199 p.m.
peak hour trips.
e Uses must verify adequate parking is available when specific uses are proposed.
e Uses that require outdoor storage are not permitted without additional review.
o The following conditional uses from LCMC Table 18.150.020 are permitted as tenants
of the multi-tenant commercial building under the conditional use permit.

Approved Conditional Uses at the Multi-Tenant Commercial Building
(LCMC Table 18.150.020)

2. Retail Sales — Food.

a. Markets in excess of 15,000 square feet gross floor area

c. Bakery — primarily retail outlet (> 10,000 square feet of gross floor area)

d. Bakery — primarily retail outlet (< 10,000 square feet of gross floor area)
3. Retail Sales — General.

b. General retailer (under 25,000 square feet gross floor area)

d. Single purpose/specialty retailers (greater than 10,000 squate feet gross floor
area)

e. Yard and garden supplies, including nurseries

4 Retail Sales — Restaurants, Drinking Places.

b Restaurants, with associated drinking places, alcoholic beverages

6. Retail Sales — Building Material and Farm Equipment.

7. Retail Sales — Products (Finished product retailers with primary fabrication or
assembly on-site. Within an entirely enclosed building.)

b. Uses of 10,000 square feet gross floor area or greater

9. Services — General.

g. Branch banks

j. Event facilities (<10,000 square feet)

1. Event facilities (>10,000 square feet)
11 Services — Medical and Health.

b. Outpatient clinics

May 19, 2020
Minit Management LLC -2020-009-CUP/SPR/SPL/SEPA 15



City of La Center, Washington

Approved Conditional Uses at the Multi-Tenant Commercial Building
(LCMC Table 18.150.020)

f. Animal hospitals and veterinary clinics

(2) Inside animal activities only

12. Services — Professional Office.

b. Professional offices (> 10,000 square feet gross floor area)

13. Services — Amusement.

a. Amusement centets

b. Bowling alleys, billiard and pool parlors, and video arcades

d. Theaters, indoor

f. Athletic, health and racket clubs (< 10,000 square feet of gross floor area)

14. Services — Educational.

a. Nursery schools, preschools
b. Day care facilities consistent with Chapter 388-73 WAC

e. Vocational schools

g. Artistic studios and schools including but not limited to dance, music and
martial arts (>10,000 square feet)

i. Public/private educational institutions

15. Services — Membership Organizations.

a. Business, professional and religious (not including churches)

c. Civic, social, fraternal, charitable, labor and political (>5,000 square feet)
d. Churches
17. Public Services and Facilities.

a. Buildings entirely dedicated to public services, such as city hall, police and
fire substations

e. U.S. Post Offices

18.250.040 Criteria for approval, minor modifications and revocation

A. The hearings examiner shall approve or approve with conditions an application for conditional use
permit if he or she finds the applicant has sustained the burden of proving that:
1. The characteristics of the site are suitable to accommodate the proposed use and necessary
mitigation of potential adverse impacts considering size, shape, location, topography and
natural features;
2. All required public facilities (i.e., water, sanitary waste, drainage and roads) have adequate
capacity to serve the proposed use;
3. The proposed use complies with the applicable requirements of the zone except as otherwise
approved by variance or other means consistent with the La Center Municipal Code;
4. The establishment, maintenance or operation of the proposed use will not, under the
circumstances of the particular case, be significantly detrimental to the health, safety or general
welfare of persons residing or working in the neighborhood of such proposed use or be
detrimental or injurious to the property and improvements in the neighborhood or to the
general welfare of the city.
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Findings: The characteristics of the site are suitable to accommodate the conditional uses, including the
hotel, fueling island, drive-through restaurant, and the potential uses anticipated in the multi-tenant
commercial building. The applicant has demonstrated that the required public facilities will be
extended to the site and have adequate capacity to serve the proposed uses. Staff finds that the
proposed project meets the above approval criteria.

B. The hearings examiner may impose, in addition to regulations and standards expressly specified in
this title, other conditions of approval necessary to ensure the use complies with applicable
approval standards. These conditions may include, but are not limited to, the following: [...]

Findings: This staff report contains recommended conditions of approval for the hearings examiner.

Chapter 18.275 Sign Requirements

Findings: No signage is proposed under this application. Future signs must be reviewed and approved
through an application for a sign permit.

Chapter 18.280 Off-Street Parking and Loading Requirements

18.280.010 Off-street parking requirements

Findings: Per the off-street parking requirements in table 18.280.010, the project must provide a
minimum of 179 parking stalls (assuming the multi-tenant building develops with only general retail
uses). The applicant is proposing 184 parking stalls and is exceeding the minimum off-street parking
requirement. The current ADA parking standards require 3 standard ADA stalls and 1 van accessible ADA
stall for parking lots of 76-100 spaces. The applicant is proposing 8 ADA parking stalls (4 standard ADA
stalls and 4 van accessible ADA stalls) and is exceeding this requirement. Staff have proposed a condition
of approval requiring that parking requirements be verified when tenants change at the multi-tenant
building (see the conditions of approval under LCMC 18.250).

WAC 51-50-0427 requires that 5% of parking spaces be provided with electric vehicle (EV) charging
infrastructure (when the calculation results in a fractional parking space, the applicant shall round up to
the next whole number). The applicant is proposing 10 EV charging spaces and is meeting this
requirement. WAC 51-50-0427.5 further requires that one accessible parking space be served by EV
charging infrastructure, and this will be a condition of approval.

The applicant is meeting the off-street parking requirements for the minimum number of parking stalls,
provision of ADA parking, and provision of EV charging stations.

Conditions of Approval:

e The applicant shall design and provide ADA parking in compliance with RCW 46.61.581, RCW
19.27.550, and other applicable state laws.

e The applicant shall design and provide EV charging infrastructure in compliance with WAC 51-
50-0427 and other applicable state laws. This includes the requirement for one accessible
parking space to be served by EV charging infrastructure (WAC 51-50-0427.5).
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18.280.020 Joint use of facilities

Findings: The applicant is proposing joint parking across the property lines proposed under the short
plat.

Condition of Approval: The applicant shall record a joint parking agreement and provide it to the
City prior to final plat approval.

18.280.030 Parking design standards

Findings: The applicant is proposing a 2-foot overhang on some parking spaces adjacent to the pedestrian
pathways and landscape areas. There is nothing in the LCMC prohibiting the overhang and the applicant
is otherwise meeting the parking standards. Staff finds that the proposed parking spaces meet the City’s
requirements.

Condition of Approval:
o All parking stalls shall meet the dimensional standards of LCMC 18.280.030.
. Landscaping within the 2-foot overhang shall consist of groundcover that will not
interfere with or be damaged by the overhang.

18.280.040 Loading

Findings: The project will provide the minimum number of off-street loading berths in accordance with
Tables 18.280.040(A) and (B) as follows: 1 loading space at the 11,600 SF multi-tenant commercial
building, 0 loading spaces at the 4,510 SF convenience store, 1 loading space at the 61,703 SF hotel, and
1 loading space at the 2,800-SF restaurant.

Condition of Approval: All loading berths shall meet the dimensional standards of LCMC
18.280.040.

Chapter 18.300 Critical Areas

18.300.090 Critical lands

A. Critical Aquifer Recharge Areas.

1. Category | Aquifer Recharge Areas (CARA |).
a. Areas with a critical recharging effect on aquifers used for potable water are areas where an
aquifer that is a source of drinking water is vulnerable to contamination that would affect the
potability of the water.
b. La Center wellheads are owned and operated by Clark Public Utilities.
c. Development, other than the maintenance of vegetation, shall be prohibited within 50 feet of
any wellhead within the UGA.
d. For purposes of this chapter, critical aquifer recharge areas include lands within the 10-year
zone of contribution, as shown on the La Center critical areas map.
e. The following uses are prohibited in Category | aquifer recharge areas: [...]

Findings: The project site includes a wellhead protection area with a 1-year and 10-year wellhead zone
of travel (CARA I). The applicant intends to decommission the well in accordance with Ecology’s process
and standards, and would then develop within 50-feet of the decommissioned wellhead. City staff
reached out to the Department of Public Health, Drinking Water Division, for their input. Public Health
indicated that the applicant will need to de-activate the water system, in addition to decommissioning
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the wellhead, in order to effectively remove the mapped wellhead protection area. The Department of
Health concurred that once these actions are complete there will be no mapped CARA | on site. The
Departments of Health and Ecology both received copies of the Notice of MDNS.

Conditions of Approval:

e The applicant shall decommission the wellhead in accordance with state regulations and
guidance from the Department of Ecology, and shall submit documentation of the
wellhead decommissioning to the City prior to engineering approval.

e The applicant shall deactivate the water system in accordance with state regulations and
guidance from the Department of Health, and shall submit documentation of the water
system deactivation to the City prior to engineering approval.

2. Storage Tank Permits. The Clark County fire marshal regulates and authorizes permits for
underground storage tanks, pursuant to the Uniform Fire Code (Article 79) and this chapter. The
Washington Department of Ecology also regulates and authorizes permits for underground storage
tanks (Chapter 173-360 WAC).

Findings: The applicant is proposing to re-use the existing underground storage tanks and will not
construct any new tanks.

Condition of Approval: The applicant shall coordinate any required storage tank permit
updates or renewals with the Clark County fire marshal and the Department of Ecology and
shall provide documentation to the City prior to engineering approval.

3. The applicant shall demonstrate, through the land use approval process, that the proposed activity
will not have any adverse impacts on ground water in critical aquifer recharge areas, based on the Safe
Drinking Water Act and the Wellhead Protection Area Program, pursuant to Public Water Supplies,
Chapter 246-290 WAC; Water Quality Standards for Ground Waters of the State of Washington,
Chapter 173-200 WAC; and Dangerous Waste Regulations, Chapter 173-303 WAC. By this reference,
Chapters 173-200, 173-303 and 246-290 WAC, as written and hereafter updated, will be part of this
chapter.

Findings: The Departments of Health and Ecology were provided the SEPA MDNS for comment. The City
previously reached out to the Department of Health regarding the CARA |, and those communications
are provided as an Exhibit. City staff concurs with the Department of Health that the mapped CARA | will
be effectively “removed” from the property through the decommissioning of the wellhead and the
deactivation of the water system. Compliance with the above laws will be demonstrated through these
processes. As conditioned above, the applicant will be required to provide documentation of the
decommissioning and deactivation prior to engineering approval.

Chapter 18.310 Environmental Policy

Findings: The city issued a SEPA MDNS on May 6, 2020. The SEPA review process is complete. The
mitigation measures listed in the SEPA MDNS are incorporated into this staff report as conditions of
approval. There is a mapped CARA | onsite and protection of this critical area is discussed above. Clark
County Maps Online indicates the site also has a “High” probability of archaeological resources. The
applicant submitted the required archaeological predetermination report with their application (ASCC,
September 2019). The report recommends that no further testing is necessary, and that an Inadvertent
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Discovery Plan should be in place through all phases of the project in the event that unexpected
archaeological materials area encountered during development.

Condition of Approval: The applicant shall meet all recommendations in the submitted
archaeological predetermination report (ASCC, September 2019).

Chapter 18.350 Tree Protection

Findings: LCMC 18.350.020(L) defines “tree” as “any woody plant having a trunk five (5) caliper inches or
larger in diameter at breast height (DBH).” The applicant identifies 5 existing trees on site (see the
Existing Conditions plan), with DBH ranging from 8-inches to 16-inches. The applicant intends to remove
all existing trees on site, and will plant new trees per the landscaping plan. No trees on site have been
identified as heritage trees or are known to be protected by a condition of approval for a prior
development permit. Removal of these trees requires a tree removal permit under LCMC 18.350.040.

Because the applicant has provided sufficient information regarding tree removal and proposed
mitigation, City staff concluded that the tree removal permit can be sufficiently reviewed in conjunction
with the other land use approvals addressed in this report. Although the applicant did not submit a tree
protection plan, City staff have determined that there are no trees on or near the site that will require
protection. Per the landscaping plan, the applicant is proposing to plant more trees meeting the
mitigation standards than the required 1:1 ratio. The applicant has met the requirements for a tree
removal permit.

V.  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. Therefore, the subject application is
recommended for approval, subject to the following conditions:

A. Engineering and Public Works
General Conditions
1. The applicant, at time of engineering approval, shall comply with all applicable City of La Center
Engineering Standards for Construction and all engineering recommendations contained in the
Staff Report unless modified by the Public Works Department (LCMC 12.10.040); and the
Applicant shall comply with all applicable La Center land use regulations, goals and policies.
2. The applicant shall comply with all provisions of the development agreement with the City,
dated March 28, 2016.

Streets, Sidewalks and Public Ways

3. Inlieu of completing public improvements, a performance bond in the amount not less than
110% of the construction estimate shall be provided prior to issuance of a building permit.
LCMC 12.10.110.

4. All handicap ramps must comply with current ADA standards, including street trees and street
lighting according to the engineering standards.

5. Fire hydrants shall be spaced every 500’ per IFC or as otherwise approved by the Fire District.
The location of all the hydrants must be approved by the Fire District.
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6. The applicant shall submit final grading and erosion control permit as part of the engineering
review showing the proposed contours on the plans.

7. 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.

Sanitary Sewer
8. To verify the condition of the existing sewer lateral, a video inspection of the existing sewer

lateral must be performed verifying its structural integrity and ability to accommodate the
developer’s preferred option.

9. The City will reassess the sewer development charges and latecomer’s fees when building plans
are submitted.

10. Per LCMC 13.10.350 a sewer impact fee shall be charged for commercial development based
on the use of the proposed structures at the time the building plans are submitted.

Potable Water
11. The applicant shall contact CPU about the existing water system pressure and shall obtain CPU
approval for the new water system.

Stormwater and Erosion Control

12. Per LCMC 18.320.210, treatment BMPs shall be sized to treat the water quality design storm,
defined as the six-month, 24-hour storm runoff volume.

13. Provide a final stormwater Technical Information Report (TIR) that complies with LCMC 18.320
at the time of engineering review.

14. Downspouts connections from the building must connect directly into the site stormwater
system.

15. Provide maintenance records to the city yearly showing that the detention and water quality
system is maintained per the manufactures recommendations.

Lighting
16. Submit a Photometric analysis along with the streetlight design to verify compliance with the
Engineering Standards.
17. Street lighting shall be “dark sky” compliant and meet the lighting standards per the
Engineering Standards section 2.27.
18. Install Cobra Head streetlights on Paradise Park Road (classified as a Rural Major Collector) as
required in section 2.27 (F) of the Engineering Standards.

Building

19. A geotechnical report will be required analyzing the development design for the structures on
the property at the time of engineering review.

20. Retaining walls and perimeter fencing are subject to building permit review.

21. Traffic impact fees are typically assessed and collected at the time of building permit issuance.
Traffic impact fees will not be assessed based on the plans, unless the uses change from the
original site plan when P.M Peak hour trips were vested and the trip cap per the Development
Agreement is exceeded.

B. Land Use
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General
22.

23.

24,
25.
26.
27.
28.

29.

30.

31.

Prior to construction or ground disturbance, the applicant shall apply for and receive final site

plan and engineering document approval from the City consistent with the preliminary site

plan approval and conditions.

The applicant shall provide site improvements related to fencing, waste handling, parking and
landscaping as depicted in the Minit Management landscaping and site plan figures contained in this
decision.

Applications for sign permits are not subject to land use review. Future signs are subject to sign permit
application and must demonstrate compliance with LCMC 8.60, Signs.

Prior to final site plan approval, the applicant shall revise all primary pedestrian circulation routes
between building entrances and streets to be a minimum 5 feet wide to meet ADA Standards.

Fences and hedges shall comply with LCMC 18.245.020.

The applicant shall provide waste collection by Waste Connections prior to occupancy.

The applicant must comply with the conditions provided by Clark County Fire & Rescue at the
pre-application meeting (dated November 28, 2017).

Should the applicant choose to proceed with a final short plat, the applicant shall apply for and
receive final short plat approval from the City and provide a copy to the City after recording

with Clark County.

The applicant shall comply with all monumentation and survey standards in LCMC 18.230 prior

to final plat approval.

The applicant shall complete construction within six years and shall install all required public
infrastructure in the first phase of the development.

Parking and Loading

32.
33.
34.
35.
36.

37.

All parking stalls shall meet the dimensional standards of LCMC 18.280.030.

All loading berths shall meet the dimensional standards of LCMC 18.280.040.

The applicant shall record a joint parking agreement and provide it to the City prior to final plat
approval.

Landscaping within the 2-foot overhang shall consist of groundcover that will not interfere with
or be damaged by the overhang.

The applicant shall design and provide ADA parking in compliance with RCW 46.61.581, RCW
19.27.550, and other applicable state laws.

The applicant shall design and provide EV charging infrastructure in compliance with WAC 51-
50-0427 and other applicable state laws. This includes the requirement for one accessible
parking space to be served by EV charging infrastructure (WAC 51-50-0427.5).

Conditional Uses at the Multi-Tenant Commercial Building

38.
39.
40.
41.

Uses must meet the trip cap in the development agreement with the City of 199 p.m. peak hour trips.
Uses must verify adequate parking is available when specific uses are proposed.

Uses that require outdoor storage are not permitted without additional review.

The following conditional uses from LCMC Table 18.150.020 are permitted as tenants of the multi-use
commercial building under the conditional use permit.

Approved Conditional Uses at the Multi-Tenant Commercial Building (LCMC
Table 18.150.020)

2. Retail Sales — Food.

May 19, 2020
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City of La Center, Washington

Approved Conditional Uses at the Multi-Tenant Commercial Building (LCMC
Table 18.150.020)

a. Markets in excess of 15,000 square feet gross floor area

c. Bakery — primarily retail outlet (> 10,000 square feet of gross floor area)

d. Bakery — primarily retail outlet (< 10,000 square feet of gross floor area)

3. Retail Sales — General.

b. General retailer (under 25,000 square feet gross floor area)

d. Single putpose/specialty retailers (greater than 10,000 square feet gross floor area)

e. Yard and garden supplies, including nurseries

4 Retail Sales — Restaurants, Drinking Places.

b Restaurants, with associated drinking places, alcoholic beverages

0. Retail Sales — Building Material and Farm Equipment.

7. Retail Sales — Products (Finished product retailers with primary fabrication or assembly
on-site. Within an entirely enclosed building.)

b. Uses of 10,000 square feet gross floor area or greater

9. Services — General.

g. Branch banks

j. Event facilities (<10,000 square feet)

1. Event facilities (>10,000 square feet)
11 Services — Medical and Health.

b. Outpatient clinics

f. Animal hospitals and veterinary clinics

(2) Inside animal activities only

12. Services — Professional Office.

b. Professional offices (> 10,000 square feet gross floor area)

13. Services — Amusement.

a. Amusement centers

b. Bowling alleys, billiard and pool parlors, and video arcades

d. Theaters, indoor

f. Athletic, health and racket clubs (< 10,000 square feet of gross floor area)

14. Services — Educational.

a. Nursery schools, preschools
b. Day care facilities consistent with Chapter 388-73 WAC

e. Vocational schools

g. Artistic studios and schools including but not limited to dance, music and martial
arts (>10,000 square feet)

i. Public/private educational institutions

15. Setrvices — Membership Organizations.

a. Business, professional and religious (not including churches)

c. Civic, social, fraternal, charitable, labor and political (>5,000 square feet)
d. Churches
17. Public Services and Facilities.

May 19, 2020
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City of La Center, Washington

Approved Conditional Uses at the Multi-Tenant Commercial Building (LCMC
Table 18.150.020)

a. Buildings entirely dedicated to public services, such as city hall, police and fire
substations

e. U.S. Post Offices

SEPA and Critical Areas

VI.

42.

43,

44,

45.

46.

The applicant shall decommission the wellhead in accordance with state regulations and
guidance from the Department of Ecology, and shall submit documentation of the wellhead
decommissioning to the City prior to engineering approval.

The applicant shall deactivate the water system in accordance with state regulations and
guidance from the Department of Health, and shall submit documentation of the water system
deactivation to the City prior to engineering approval.

The applicant shall coordinate any required storage tank permit updates or renewals with the
Clark County fire marshal and the Department of Ecology and shall provide documentation to
the City prior to engineering approval.

The applicant shall meet all recommendations in the submitted archaeological predetermination
report (ASCC, September 2019).

The applicant shall follow all recommendations contained in the submitted geotechnical study
(Columbia West Engineering, Inc., September 2019).

APPEALS

A final decision regarding an application subject to a Type Ill process may be appealed by the applicant
or applicant’s representative or by any person, agency or firm who offered oral or written testimony
before the hearings examiner closed the public record in the case. An appeal together with the
requisite fee and information must be received by the City Clerk within 14 calendar days of the date of
the decision being appealed. For an appeal regarding a decision subject to a Type Ill process, the City
Clerk shall schedule a public hearing to be held by the hearing examiner not more than 35 days from
the date a complete appeal was timely filed. Notice and a staff report shall be provided, a public
hearing shall be conducted, and a decision shall be made and noticed regarding the appeal as for
application subject to a Type Ill process in Section 18.030.100 LCMC, except that the appeal shall be on
the record except to the extent city council allows new evidence for good cause.

Ethan Spoo, AICP Anthony Cooper, PE
Consulting City Planner City Engineer

Emma Johnson, AICP
Consulting City Planner

May 19, 2020
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CITY OF LA CENTER

TYPE II SITE PLAN REVIEW, TYPE II SHORT PLAT AND TYPE III
CONDITIONAL USE PERMIT

MINIT MANAGEMENT

APPLICANT:

MINIT MANAGEMENT, LLC
P.0.B0x 5889
VANCOUVER, WA 98668
(360)901-3875
drhoads@tcgstores.com

MARCH 2020

JOB #9825.01.01

CONTACT:

OLSON ENGINEERING, INC.
222 E. EVERGREEN BLVD.
VANCOUVER, WA 98660

(360) 695-1385
(360) 695-8117 FAX

PRINCIPAL-IN-CHARGE:
KURT STONEX
kurt@olsonengr.com

PROJECT MANAGER:
MIKE ODREN
mikeo@olsonengr.com
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Master Land Use Application

City of La Center, Planning Services
305 NW Pacific Highway

La Center, WA 98629
www.ci.lacenter.wa.us

Ph. 360.263.7665 Fax: 360.263.7666
www.ci.lacenter.wa.us

Property Inform

Site Address 2814 NW 319th Street, Ridgefield, WA 98642

Legal Description #17,55 SW 1/4 Sec. 04, TAN, R1E W.M.
Assessor’s Serial Number 209738-000

Lot Size (square feet) 172,933 sf (3.97 acres) per Clark County GIS, 190,891 sf (4.38 ac) per survey by Olson Eng.
Zoning/Comprehensive Plan Designation Junction Plan (JP) zoning and comp. plan, vested under C-2 zone

Existing Use of Site Convenience store with fueling island and card lock fueling facility

Contact Information

APPLICANT:
Contact Name Don Rhoads

Company Minit Management, LLC
Phone (360) 901-3875 Email drhoads@tcgstores.com

Complete Address P.O. Box 5889 Vancouver, WA 98668

Signature b
(Original Signature Required)

APPLICANT’S REPRESENATIVE:
Contact Name Mike Odren

Company QOlson Engineering, Inc.
Phone (360) 695-1385 Email mikeo@olsonengr.com

Complete Addre57
Signature

(Original Signature Required)

PROPERTY OWNER:

Contact Name Don Rhoads

Company ° ° e tle.

Phone (360) 901-3875 Email dr e fores.  wm
Complete Addre Vancouver WA 98668

Signature \z&N‘/!N\ RN AL NG MEN 7

N {Original Signature Required)




Development Proposal

Project Name
Type(s) of Application Site Plan Review, Short Plat, Conditional Use Permit, SEPA, Archaeological Predetermination

Previous Project Name and File Number(s), if known

Pre-Application Conference Date and File Number 2019-018-PAC, June 26, 2019

Description of Proposal The Applicant proposes a phased commercial development that includes the following:
101-unit, 5-story hotel; 11,600 sf, one-story multi-tenant commercial building; 4,510 sf, one-story convenience store
with a drive-through window; 2,800 sf, one-story drive-through restaurant; 12-pump automobile fueling island;

associated parking, utility and other infrastructure improvements: four-lot short plat.

4 )
Office Use Only
File # Planner
Received By Fees: $
Date Received: Date Paid:
Procedure: []Typel Receipt #
C]Type i
CdType
CType IV
Notes
. Y




DEVELOPER'S
PACKET

Produced By:
Clark County Geographic Information System (GIS)

OUNT)

c ,

3

< v
v
-
Q

o

£N

Geographic Information System

S

LoN W

For:
Olson Engineering Inc

Subject Property Account Number(s):
209738000

PDF # 241853

Printed: February 11, 2020
Expires: February 10, 2021



Table of Contents

General Location

Property Information Fact Sheet

Elevation Contours

2018 Aerial Photography

2018 Aerial Photography with Elevation Contours
Zoning Designations

Comprehensive Plan Designations
Arterials, C-Tran Bus Routes, Parks & Trails
Water, Sewer, and Storm Systems

Water Systems

Hydrant Fire Flow Details

Soil Types

Environmental Constraints |

Environmental Constraints Il

Adjacent Development

Quarter Section Parcels

© 0 N o O A W N P

T TN -
o M ™ N B ©

Clark County GIS



>
A N % 90
0/4 KN 3 R Py
¢ 2 eopy B 360R
2
8 ROCK % o ok 35
2 IR e g
o © zg 9 AN 3@\'\0 < 3404
= 2%
% oF 5 W NW  BOLEN ST BOLEN
N 2
oo
<~ 3g P ¢ - Nw 348th
% b g T, A 5
i (2] w <,
5 ¥ 50 g : % CENTER LA CENTER
[}
-
w < £ < nSY Wig
Lo B S z. S
Y W  HUNTER WS S w 35
< & LN 5 a < jEcr
o L :'>(J o Twia ;J < 19
3
ge o eW/-S T3 %, ;wv mm
% g 7 1 AI/}_ E 3wy
%, 4%% FIRST STANDARD of,wﬂui Sf z Wi 9 g 8
1y Ry PARAL Paradise Point - 7] wy Sw
kﬁ% 53 LEL NORTH State Park a5 u%‘ £ - o W;e(g
yo
2 L% 339th PACIFIC 2 woon3le
Z 3 Q/ 6 1084
% z S S & £: 323 o
) o RANCHRD 3 4 35 84y WS T ows
2 2
B O"‘sﬂx g & e Qqco(z A :
s, B . N 2 & 0o W o &
33472 Z 6 - 3s St mz U m
S o
w s © % ¢ w @ =
z S Q.
=5 332nd - 2 W A W ° =
= g 332nd bl £ 7L, s
5 z 332nd wy b s e’@, . L
331st R w [ Sen W &
st
8 B, % 2 m "3y w?oge
H o
49 o}
£ Q 329 w2 (21
vz 25
< 328 x
? 3 3
% = z <
= 2 S
,9 g Q N N .
O® _ & A N
3 o 2 Q
«% NW  324th ST s - 3 e &
@ Rosannah Lake & S oy r%
,? Park(u) - ~ 5 [\
; 321 RD %
5 . & o
&
o g Nw o “«?x - .
> 319 ST ) IS4 ) o
2 \ s o
= Ny LA CENTER RD g 3
) 318th < Y, ) ) 310th S
ST 2 Litz Cowlitz M <
3, Public & g
£ St Safety
3 LA CENTER B 316 Z
\‘f/e g P CR
~ w &
314 CR ?“\/ 2 ‘?% — 5
o ENTERPRISE %,
312
g CR 3 E D ox
< 2 > « -z
k) » K
ol ~u
NW  309th ST —74 ™ 310th & A0
®/) 309 C 5 3
et X%
K 309
CR
s
3 2
5 ﬁ OO 304
304th CR
s v & Of/) CR
5 T £ % -
g w % 86
H <
& z
¢ 3
299th ST Nw 299th ST
w Q
2 ‘2) 207 CR
Z
C £
2 3
Ridge-
5 294 CR =z field
2
) z Port of
- Entry:
1] Scale
- g 72 w
8 Tri-Mountain = *
Golf Course 2
Nw 289th E:
ST
N 20th ST 280th E
s 8 (&) T
Printed on: February 11, 2020

General Location

Account: 209738000

Owner:  MINIT MANAGEMENT LLC
Address: PO BOX 5889

C/S/Z: VANCOUVER, WA 98668

Geographic Information System

0 1,000 2,000
——— e Foet

. Location of Subject Property(s)

Information shown on this map was collected from
several sources. Clark County accepts no responsibility
for any inaccuracies that may be present.
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Property Information Fact Sheet

Mailing Information:
Account No.: 209738000

Owner: MINIT MANAGEMENT LLC
Address: PO BOX 5889
CISIZ: VANCOUVER, WA 98668

Assessed Parcel Size: 3.97 Ac
Property Type: CONVENIENCE STORE - W/ PUMPS & TANKS

PARCEL LOCATION FINDINGS:

Quarter Section(s): SW 1/4,S04,T4N,R1E Neighborhood Association: No Mapping Indicators
Municipal Jurisdiction: La Center School District: La Center, Ridgefield

Urban Growth Area: LaCenter Elementary School: Union Ridge, La Center
Zoning: JP Junior High School: La Center, View Ridge
Zoning Overlay: Urban Holding District (UH-10) - LAC Senior High School: La Center, Ridgefield
Comprehensive Plan Designation: JP Fire District: Clark Co Fire

Columbia River Gorge NSA: No Mapping Indicators Sewer District: Rural/Resource

Late-Comer Area: No Mapping Indicators Water District: Clark Public Utilities

Trans. Impact Fee Area: La Center: Current, Wildfire Danger Area: No Mapping Indicators

LaCenter UGA: End Date Dec. 31, 2016
Park Impact Fee District: No Mapping Indicators

ENVIRONMENTAL CONSTRAINTS:

Soil Type(s): GeB, 90.0% of parcel
OdB, 10.0%
Hydric Soils: Hydric, 10.0% of parcel
Non-Hydric, 90.0%
Flood Zone Designation: Outside Flood Area
CARA: Category 1 Recharge Areas, Category 2 Recharge Areas
Forest Moratorium Area: No Mapping Indicators
Liguefaction Susceptibility: Very Low to Low
NEHRP: C
Slope: 0 -5 percent, 76.7% of parcel
5 - 10 percent, 23.3%

Landslide Hazards: No Mapping Indicators
Slope Stability: No Mapping Indicators
Habitat and Species Resources:

Habitat and Species Impacts: No Mapping Indicators
Cultural Resources:

Archeological Predictive: High, 99.0% of parcel

Moderate-High, 1.0%
Archeological Site Buffers: No Mapping Indicators
Historic Sites: No Mapping Indicators

Information shown on this page was collected from
several sources. Clark County accepts no responsibility

for any inaccuracies that may be present Printed: February 11, 2020 Developers Packet, Page 2 of 16
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2018 Aerial Photography

Account: 209738000
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Address: PO BOX 5889

C/S/z:  VANCOUVER, WA 98668
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2018 Aerial Photography with Elevation Contours

Account: 209738000
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Comprehensive Plan Designations
Account: 209738000

Owner:  MINIT MANAGEMENT LLC
Address: PO BOX 5889
C/S/Z: VANCOUVER, WA 98668

[ Subject Property(s)

Public Road

l.. ..-Comprehensive Plan Boundary

Urban Reserve

KX Industrial Reserve

Railroad Industrial Reserve
- — — Transportation or Major Utility Easement ¥/ZZ] Mining

[TTTT Rural Center Mixed Use
DN\\N Columbia River Gorge Scenic Area
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Arterials, C-Tran Bus Routes, Parks & Trails

Account: 209738000

Owner:  MINIT MANAGEMENT LLC
Address: PO BOX 5889

C/S/z:  VANCOUVER, WA 98668

[ subject Property(s) Principal Arterial mmmE Rural Minor Collector
Public Road Minor Arterial @ State Route

- - - Transportation or Major Utility Easement C collector Other
Parks ;

(— @@= Rural Major Collector | [|]]| Proposed Arterial

------ Trail
-Scenic Highway

= = = C-Tran Route
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Water, Sewer, and Storm Systems

Account: 209738000

Owner:  MINIT MANAGEMENT LLC
Address: PO BOX 5889

C/S/Z: VANCOUVER, WA 98668

[ Subject Property(s) Storm Water Lines

Public Road N 1-year Wellhead ZOC
- - — Transportation or Major Utility Easement 5-year Wellhead ZOC
— == Water Lines 10-year Wellhead ZOC
------ Sewer Lines @ Hydrants
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Water Systems

Account: 209738000

Owner:  MINIT MANAGEMENT LLC

Address: PO BOX 5889

CI/S/Z: VANCOUVER, WA 98668
[ Subject Property(s) = == 10-20" Water Line € >1000-1749 GPM at 20 PSI

Public Road = == >20" Water Line > 1750 GPM at 20 PSI

[ water District Boundary @ No Flow Data Hydrant @ Hydrant > 500" from parcel(s)
== == Unknown Size Water Line @ 0-499 GPMat 20 PSI

< 10" Water Line 500 - 999 GPM at 20 PSI

Printed on: February 11, 2020
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Hydrant Fire Flow Details

Account No.: 209738000

Owner: MINIT MANAGEMENT LLC

Address: PO BOX 5889

C/S/z: VANCOUVER, WA 98668

Water District(s) Hydrant Data Update Project Site Provider
Clark Public Utilities January 1, 2017 Service Provider

HYDRANT INFORMATION:

Hydrant ID Hydrant Owner Main Diameter Flow at 20 PSI Test Date Distance to site
FH-7523 Clark Public Utilities 0.0" No Data None 65 ft

FH-7399 Clark Public Utilities 0.0" No Data None 199 ft

FH-7525 Clark Public Utilities 0.0" No Data None 471 ft

Information shown on this page was collected from
several sources. Clark County accepts no responsibility

for any inaccuracies that may be present Printed: February 11, 2020 Developers Packet, Page 11 of 16
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Soil Types

Account: 209738000

Owner:  MINIT MANAGEMENT LLC
Address: PO BOX 5889

C/S/Z: VANCOUVER, WA 98668

[ Subject Property(s)
Public Road
- — — Transportation or Major Utili

=1 soil Type Boundary

ty Easement
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Environmental Constraints |

Account: 209738000

Owner:  MINIT MANAGEMENT LLC
Address: PO BOX 5889

C/S/Z: VANCOUVER, WA 98668

[ Subject Property(s) Riparian Habitat or Species Area
Public Road Non-Riparian Habitat or Species Area

— — — Transportation or Major Utility Easement 100 year Floodplains

[T 1] Hydric Soils 2 Floodway

/"7 7] Wetland Inventory _" 71 shorelines

CARA Category 1 Stream
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Environmental Constraints Il

Account: 209738000

Owner:  MINIT MANAGEMENT LLC
Address: PO BOX 5889

C/S/z:  VANCOUVER, WA 98668

[ Subject Property(s) V' / A Severe Erosion Hazard Area
Public Road Forest Moratorium Area

- - - Transportation or Major Utility Easement * CCHR Historic Site
Slopes > 15%

b+ 4 Potentially Unstable Slope
Historic or Active Landslide

7] NRHP Historic Site
A\ INV Historic Site
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Minit Management
Project Narrative

GENERAL DESCRIPTION

The Applicant, Minit Management, LLC, proposes a phased commercial development
that includes the following:

e 101-unit, 5-story hotel.

e 11,600 square foot, one-story multi-tenant commercial building.

e 4,510 square foot, one-story convenience store with a drive through window.

e 2,800 square foot, one-story drive-through restaurant.

e 12-pump automobile fueling island.

e Associated parking, utility, and other infrastructure improvements.

e Four-lot commercial short plat.
The existing convenience store and fueling islands will be removed.

Refer to the Preliminary Site Plan and Short Plat for more information on the site layout
and project phasing.

Water service is currently supplied via a well. New water lines will be connected to the
existing Clark Public Utilities water stub located in the southeast corner of the subject
parcel and extended through the site to provide domestic water service and fire
protection. The existing well and water system will be decommissioned.

The site is currently served by a septic system. Upon development, new sanitary sewer
laterals will be extended from the existing 8-inch stub located in the southeast corner of
the site to serve the new buildings. Grinder pump systems will be utilized where
necessary due to the existing grades. The existing septic system will be
decommissioned.

Stormwater will continue to be collected in catch basins, routed to the existing treatment
vault and detained in an existing underground detention facility prior to release into the
existing roadside ditch north and east of Paradise Park Road near the northwest corner
of the site. Some runoff from site entrances will continue to run into Paradise Park
Road, where it will be captured and treated by the existing city stormwater facility south
of La Center Road as originally designed.



Vehicular access to the site will continue to be provided from an existing driveway along
the north leg of NW Paradise Park Road and from an existing driveway along the east
leg of NW Paradise Park Road. The existing vehicular access onto NW La Center
Road will be removed with development of the site. No additional off-site transportation
improvements are anticipated with this project. Please refer to the plans provided with
this submittal for more information.

Lighting and landscaping will be provided meeting City of La Center code requirements
and standards.

EXISTING CONDITIONS

The site is located at 2814 NW 319" Street, Ridgefield, Washington, in the Junction
Plan (JP) zoning district. The property is further identified as Tax Lot 17/55, tax
assessor’s serial number 209738-000, located in the Southwest %2 of Section 04,
Township 4 North, Range 1 East of the Willamette Meridian, Clark County. The site is
3.97 acres (172,933 square feet) according to Clark County GIS, 4.38 acres (190,891
square feet) according to survey by Olson Engineering, Inc.

The site is currently used as a truck stop and contains a convenience store, passenger
vehicle fueling island and card lock fueling island.

According to Clark County GIS, there are no critical areas on site. However, because of
the existing well, the site is located within a CARA Category 1 and 1-year Wellhead
Zone of Contribution. However, this well will be abandoned with the project and all new
buildings will be connected to public water.

The site was recently reconfigured with roadway improvements at the La Center
Junction. NW Paradise Park Road, which used to run along the west side of the site,
was realigned to run along the north and east sides of the site. Vehicular access to the
site will continue to be provided from an existing driveway along the north leg of NW
Paradise Park Road and from an existing driveway along the east leg of NW Paradise
Park Road. The existing access onto NW La Center Road will be removed with
development of the site.

The site is subject to a Development Agreement between the City of La Center and
Minit Management, LLC effective March 28, 2016. The Development Agreement sets
forth certain vesting rights to development standards that were in place at the time of
the recording of the Development Agreement as well as other stipulations related to
development of the La Center Junction and associated transportation and utility
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improvements. Please refer to the Development Agreement included in this application
for more information.

The site is also subject to a Development Agreement between the Cowlitz Indian Tribe
(Tribe) and Minit Management, LLC. The Development Agreement sets forth certain
requirements by the Tribe and Minit Management, LLC related to transportation and
utility improvements at the La Center Junction. Please refer to the Development
Agreement included in this application for more information.

Clark County Fire & Rescue

Fire apparatus access will be provided to within 150 feet of any point of the proposed
buildings. All fire apparatus roads shall have a minimum clear width of 20 feet and clear
height of 13 feet 6 inches. Additionally, as the proposed hotel will exceed 30 feet in
height, a 26 foot wide area will be provided along the south side of the proposed hotel to
provide aerial apparatus access. Fire hydrants will be installed as required by the Fire
Marshal.

Compliance with City of La Center Code

LCMC Title 12 — Streets, Sidewalks, and Public Ways/LCMC 12.10 — Public and
Private Road Standards

NW Paradise Park Road was recently realigned with development at the La Center
Junction as part of the ilani Casino project. As such, there are no proposed
improvements to NW Paradise Park Road except for the reconstruction of the existing
driveways off NW Paradise Park Road.

The NW La Center Road was recently reconstructed with development at the La Center
Junction. As such, there are no improvements to NW La Center Road except for
removal of the existing driveway approach and installation of curb and gutter, sidewalk
and landscaping.

LCMC Title 13 - Public Utilities/LCMC 13.10 - Sewer System Rules and
Regulations

A sanitary sewer main was installed in NW La Center Road and an 8-inch sanitary
sewer lateral was extended to the site as part of the ilani Casino project. Sanitary
sewer laterals will be extended to each building to provide sanitary sewer service.
Additionally, a grease interceptor will be installed for each building as dictated by their
proposed use.
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LCMC Title 15 — Buildings and Construction

Building permits will be applied for separately from the Site Plan Review application.

Electric vehicle charging parking stalls will be provided meeting the requirements of
WAC 51-50-0427, including one ADA stall. While these stalls are conceptually shown

on the Architectural
engineering design.

Site Plan, final placement of these stalls shall take place upon final

LCMC Title 18 — Development Code

LCMC 18.010 — General Provisions

This application meets the applicable provisions as indicated in this section.

LCMC 18.010.090 — Concurrency

The site is subject to a Development Agreement between the City
of La Center and Minit Management, LLC. The Development
Agreement sets forth the vesting of 2,000 Average Daily Trips, 187
a.m. and 199 p.m. peak hour trips as credits for the existing
convenience store and fueling facilities. Redevelopment of the site
will generate 4,326 Average Daily Trips, 144 new a.m. peak trips
and 120 new p.m. peak trips. Existing development generates
3,380 Average Daily Trips, 68 a.m. peak trips and 68 p.m. peak
trips. The net trip increase from the existing uses vs. the proposed
uses is 946 Average Daily Trips, 76 a.m. peak trips and 52 p.m.
peak trips. Please refer to the Development Agreement Between
the City of La Center and Minit Management, LLC, recorded
October 3, 2016, and the Trip Generation Assessment Minit
Management Development, as prepared by Charbonneau
Engineering, LLC, dated March 2, 2020, for more information.

The City of La Center bases traffic impact fees on p.m. peak hour
trips. As the total p.m. peak hour trip generation for the
redeveloped site falls below the vested 199 p.m. peak trips (120
p.m. peak trips), traffic impact fees will not be assessed.

LCMC 18.020 — Administration

This application meets the applicable provisions as indicated in this section.
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LCMC 18.030 — Procedures

This application is subject to the applicable procedures as indicated in this
section. A Pre-Application Conference was held on June 11, 2019. The
development is subject to a Type Il Site Plan Review, a Type Il Short Plat, and a
Type Il Conditional Use Permit. Review of all aspects of the project will be
subject to a Type lll review in front of a Hearing Examiner.

LCMC 18.040 — Definitions

The Applicant has reviewed the applicable definitions of this chapter. The Site
Plan Review, Conditional Use Permit and Short Plat application, as proposed,
complies with all applicable chapters of the La Center Municipal Code as clarified
by the definitions contained in LCMC 18.040.

LCMC 18.150 — Commercial Districts (C1, C2, C3 and MX)

The subject parcel is currently zoned Junction Plan (JP) with a Town Center (TC)
overlay. However, this application is vested to the development regulations in
place at the time when the City of La Center and the applicant entered into a
development agreement regulating future development activity on the property.
The effective date of the development agreement is March 28, 2016. As such,
this development will meet the requirements pertaining to the C-2 zoning district,
the Development Agreement as well as other development regulations in effect
on March 28, 2016.

LCMC 18.150.020 and Table 18.150.020 Uses lists the uses allowed in the C-2
zoning district. The proposed hotel, multi-tenant retail building, drive-through
restaurant and 12-pump fueling island are all conditional uses. The convenience
store is a permitted use.

LCMC 18.150.030- Development Standards
The following is how the proposed development meets the applicable
development standards for the C-2 zoning district:
A. The proposed lots and structures comply with the standards of this
section.
B. Landscaping - Landscape area of approximately 17% of the site
has been provided, exceeding the 15% minimum for the C-2 zone.
C. Site Plan Review Standards
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1. A minimum 11-foot wide pedestrian route with a minimum 3
feet of landscaping on one side has been provided
connecting the buildings to the abutting sidewalks located
within the rights-of-way. Where landscaping is not
appropriate along the fronts of the buildings, tree wells have
been placed at approximately every 30 feet on center.

2. Landscaping

a. Trees have been placed at an average of 30 feet on
center along the sides of the buildings that provide
the primary pedestrian access.

b. Landscape buffers have not been provided between
each pad development site.

LCMC Tables 18.150.030A and 18.150.030B list the minimum lot requirements,
setbacks, lot coverage and building height. The proposed lots meet the
requirements of a minimum lot area of 10,000 square feet. Additionally, the
minimum setbacks shall be met by providing the minimum landscape buffers
pursuant to Chapter 18.245. The height of the hotel will not exceed the
maximum building height of 60 feet.

LCMC 18.205 — Short Plat Provisions

The Applicant proposes a 4-lot short plat. This application contains the required
contents of LCMC 18.205-030 for a fully complete short plat application.
Additionally, a Pre-Application Conference was held on June 11, 2019, meeting
the requirements of LCMC 18.205.010.

Approval criteria for a preliminary short plat application have been met as follows:
1. The applicant has sustained the burden of proving that the application
complies with the following requlations of the La Center Municipal Code to
the extend relevant; or
a) Chapters 12.05 (Sidewalks) and 12.10 (Public and Private Road
Standards) LCMC;

b) Chapter 18.300 LCMC (Critical Areas);

c¢) Chapter 18.310 LCMC (Environmental Policy);

d) Chapter 18.320 LCMC (Stormwater and Erosion Control);
e) Chapter 15.05 LCMC (Building Code and Specialty Codes)
f)  Chapter 15.35 LCMC (School Impact Fees),; and
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g) Title 18 LCDC (Development Code

The Applicant has provided a review of the applicable chapters listed in
this section as found in this application or otherwise listed in this narrative.

2. That the application can comply with those regulations 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 short plat is
approved;

The application can comply with those regulations listed above and any
conditions of approval. There are no proposed adjustments, exceptions,
modifications or variations proposed.

3. The application makes appropriate provision for potable water supplies
and for disposal of sanitary wastes; and

As indicated elsewhere in this application, the site is already served by
public water and sanitary sewer. Each building will be connected to public
water and sanitary sewer.

4. The application complies with RCW 58.17.110.

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 The project will implement existing Comprehensive Plan
designations and zoning.

e This project can be adequately served by emergency services. Fire
flow is adequate to serve the site. Fire hydrants will be installed as
required by the Fire Marshall.

e The City of La Center and the Clark Public Utilities indicates that
sanitary sewer and water are available at the site.

e This project will manage stormwater runoff from the site.

e Improvements will be constructed in compliance with the City of La
Center’s development regulations.

e As the site has trips vested to it through a Development Agreement,
transportation impact fees will not be imposed.
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e This project will contribute to an increased tax base.

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

LCMC 18.215 — Site Plan Review

This application contains the required contents of LCMC 18.215-050 for a fully
complete short plat application. The site plan is being reviewed as a Type Il
review as it is combined with a Conditional Use Permit application for several of
the proposed uses. Approval criteria for a site plan application have been met as
follows:

C. The proposed plan shall meet all applicable provisions of this title and other
appropriate provisions of the La Center Municipal Code, the following are
enumerated to indicate the various requirements under which a plan must be
found consistent. Failure to meet any one of these, and other requirements
not necessarily specified here, shall be grounds for denial of site plan
approval:

1. The proposed use is permitted within the district in which it is located.

The proposed uses are either permitted outright or are Conditional Uses
within the C-2 zoning district.

2. The proposal meets the lot, yard, building, height and other dimensional
requirements of the district within which it is located.

As indicated elsewhere in this narrative, the proposal meets the lot, yard,
building, height and other dimensional requirements of the C-2 zoning
district.

3. The proposal meets the screening, buffering and landscape strip
requirements, as set forth in Section 18.245.060 LCMC.

As indicated on the Preliminary Landscape Plan and elsewhere in this
application, the proposal meets the screening, buffering and landscape

strip requirements.

4. Minimum parking and loading space requirements are met, as required
by Chapter 18.280 LCMC.
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As indicated on the Preliminary Site Plan and Short Plat, the minimum
parking and loading space requirements have been met.

5. All applicable conditions and criteria contained in other titles of the La
Center Municipal Code are met.

As indicated on the plans, in this narrative and in other application
material, all applicable conditions and criteria contained in other titles of
La Center Municipal Code either have been or can be met.

6. Improvement requirements are provided in accordance with the
applicable sections of the La Center development code.

Improvement requirements, as applicable to this project, have been
provided in accordance with the applicable sections of the La Center
development code.

7. All conditions of any applicable previous approvals (i.e., CUP) have been
met.

All previous conditions of previous approvals have been met.

8. Development subject to site plan review has provided underground
public and private utility lines including but not limited to those for
electricity and communication.

The site is currently served by all required utilities, including electricity
and communication.

9. Public water, sewer and stormwater lines have been installed in
conformance with the standards of the city code. Public water, sewer
and stormwater lines within or along the frontage of a development have
been extended to the extreme property lines of that development unless
it can be demonstrated to the city engineer that such extensions are
impractical or infeasible or inappropriate.

The site is currently served with public water and sanitary sewer.

Additionally, a stormwater system was previously installed with future
development contemplated.
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10. Proposed phasing plans do not exceed six years and all required public
infrastructure is installed in the first phase of the development.

Phasing is proposed with development taking place in up to four phases.
This also includes the short plat also being recorded in up to four
phases. Please refer to the Preliminary Site Plan and Short Plat for
more information regarding phasing.

LCMC 18.245 — Supplemental Development Standards

LCMC 18.245.020 — Height of fences and hedges
Hedges along the front and street side yards will be maintained to a height
not to exceed four feet. There are no proposed fences.

LCMC 18.245.030 — Solid Waste
Trash enclosures are proposed to screen solid waste and recycling
containers from view.

LCMC 18.245.040 — Lighting
Lighting shall be designed to meet the requirements of this section.

LCMC 18.245.050 — Noise

While loud noises are not anticipated with this project (upon project
completion), noise standards as found in Chapter 173-60 WAC shall be
adhered to.

LCMC 18.245.060 — Landscaping
The project will meet the applicable provisions found in this section as
indicated below:
e Solid waste and recycling enclosures will meet the F2 or L3 buffer
standard.
e Any rooftop or ground-level exterior equipment will be screened to
an F2 or L3 standard.
e Parking has been screened by a 5-foot wide L2 landscape buffer.
e Landscape islands have been provided at a ratio of one island for
every 7 parking stalls, are a minimum of 25 square feet, are at least
4 feet wide and are protected by a 6-inch concrete curb.
e One tree has been proposed in each landscape island.
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e Tree, shrub and groundcover sizes meet or exceed the minimum
sizes required.
e A permanent, automatic underground irrigation system will be
installed.
Refer to the Preliminary Landscape Plan for more information.

LCMC 18.250 — Conditional Uses

Several proposed uses require a Conditional Use Permit. A Pre-Application
Conference was held on June 11, 2019, meeting the requirements of LCMC
18.205.010. Approval criteria for a Conditional Use Permit application have been
met as follows:

A. The hearings examiner shall approve or approve with conditions an
application for conditional use permit if he or she finds the applicant has
sustained the burden of proving that:

1. The characteristics of the site are suitable to accommodate the proposed
use and necessary mitigation of potential adverse impacts considering
size, shape, location, topography and natural features;

As the subject parcel is currently developed with a convenience store,
fueling island and card lock fueling facility, it is suitable to accommodate
the proposed development with mitigation measures as required by City of
La Center code.

2. All required public facilities (i.e., water, sanitary waste, drainage and
roads) have adequate capacity to serve the proposed use;

The site is currently served with sanitary sewer, public water and an
existing stormwater facility. Additionally, all public roads were constructed
with previous development associated with the ilani Casino project.

3. The proposed use complies with the applicable requirements of the zone
except as otherwise approved by variance or other means consistent with
the La Center Municipal Code;
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The proposed uses comply with the applicable requirements of the zone
as indicated in this application.

4. The establishment, maintenance or operation of the proposed use will not,
under the circumstances of the particular case, be significantly detrimental
to the health, safety or general welfare of persons residing or working in
the neighborhood of such proposed use or be detrimental or injurious to
the property and improvements in the neighborhood or to the general
welfare of the city.

The convenience store and vehicle fueling uses are existing and will
simply be replaced/relocated on site. As each new use is either a
permitted or conditional use and was contemplated in the city’s
comprehensive plan and zoning code, the proposed uses will not be
detrimental to the health, safety or general welfare of persons residing or
working in the neighborhood, nor be detrimental or injurious to the
property and improvements in the neighborhood or to the general welfare
of the city. Additionally, the site’s proximity to Interstate 5 makes this site
ideal for the existing and proposed uses.

LCMC 18.260 — Variances
There are no variances proposed.
LCMC 18.275 - Signs

While a monument sign is proposed and shown on the Preliminary Site and Plan
and Short Plat, no signs are proposed at this time. Any proposed signs shall be
applied for at a later date.

LCMC 18.280 — Off-Street Parking and Loading Requirements

LCMC 20.280.010 — Off-Street Parking Requirements
The project has met the minimum parking requirements per Table
18.280.010 as follows:
e 101-room hotel (1 stall per room) plus 12 employees (1 stall for
every 2 employees) = 107 stalls
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11,600 square foot multi-tenant building / 400 square feet (1 stall
for every 400 square feet commercial use) plus 22 employees (1
stall per every 2 employees) = 40 stalls

4,000 square foot convenience store / 400 square feet (1 stall for
every 400 square feet commercial use) plus 4 employees (1 stall
per every 2 employees) = 12 stalls

2,800 square foot drive through restaurant / 200 square feet (1 stall
for every 200 square feet restaurant use) plus 8 employees (1 stall
per every 2 employees) = 18 stalls

Total stalls required = 177

Total stalls provided = 184 standard stalls, which includes 8 ADA
stalls.

LCMC 18.280.030 — Parking Design Standards
The project has meet the parking design standards as follows:

Each parking space is 9 feet wide by 20 feet deep. A two-foot
bumper over hang has been provided where parking stalls abut
sidewalks or landscape areas. The sidewalks and landscape areas
have been widened by two feet to accommodate the bumper
overhang.

All parking is located on site.

The parking lot will be paved with asphalt.

24-foot wide drive aisles have been provided except as otherwise
indicated on the Preliminary Site Plan and Short Plat to
accommodate aerial apparatus access, turning movements and
queuing.

The existing driveways off NW Paradise Park Road will be used for
vehicular access. However, the accesses will be reconstructed to
accommodate development.

Loading has been provided per the requirements of LCMC
18.260.040. As there is more than 5,000 square feet of commercial
use but less than 30,000 square feet, one loading berth has been
provided on the east side of the 11,600 square foot multi-tenant
building. An additional loading area has been proposed along the
south side of the drive through restaurant. As the hotel contains
more than 30,000 square feet but less than 100,000 square feet,
one loading berth has been provided within the porte cochere along
the south side of the building. Each loading area meets or exceeds
the minimum size of 12 feet wide by 35 feet long.
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LCMC 18.300 — Critical Areas

LCMC 18.300.090(A) — Critical Aquifer Recharge Areas
The Pre-Application Conference notes state the following:

The subject parcel is located within a wellhead protection area and 1-year
and 10-year wellhead zone of travel (CARA I). Please refer to the CARA
report compliance with this chapter and how the proposed activity will not
have any adverse impacts on ground water in critical aquifer recharge
areas, based on the Safe Drinking Water Act and the Wellhead Protection
Area Program, pursuant to Public Water Supplies, Chapter 246-290 WAC;
Water Quality Standards for Ground Waters of the State of Washington,
Chapter 173-200 WAC; and Dangerous Waste Regulations, Chapter 173-
303 WAC. By this reference, Chapters 173-200, 173-303 and 246-290
WAC.

The subject parcel is mapped within a wellhead protection area and the 1-
and 10-year wellhead zones of travel, known as a CARA | area. This
wellhead protection area is associated with the existing well serving the
public water system on the subject property. As part of the proposed
development, this well is being abandoned and the site connected to the
municipal water supply, which will extinguish the wellhead zones of travel
and remove this site from the CARA | area.

The City of La Center's CARA code requires permits whenever certain
activities are planned within the CARA | area. The only one of the
activities that require a CARA permit applicable to this site is the
placement of new fueling tanks. The fuel tanks on site will remain and
were previously permitted through Clark County. No activities requiring a
CARA permit are proposed.

As a result of abandoning the well (thereby removing the associated
CARA) and utilizing the existing tanks, the need for a new CARA permit is
not applicable per LCMC.

LCMC 18.310 — Environmental Policy

A SEPA checklist has been submitted with this application. The lead agency is

the City of La Center. The applicant is not aware of any potential significant
adverse environmental impacts that would necessitate the lead agency to impose
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any substantive SEPA mitigation measures in excess of those already provided
for by the City of La Center Municipal Code. A Determination of Non-
Significance (DNS) is anticipated for this project.

Clark County GIS Data indicates that 99% of the parcel has a high (80-100%)
probability of containing archaeological findings. An archaeological pre-
determination has been completed by Archaeological Services, LLC and
forwarded to the Department of Archaeology and Historic Preservation (DAHP),
and submitted with this application. The pre-determination indicated that no
archaeological items were found and that no further archaeological work is
recommended.

LCMC 18.320 — Storm Water and Erosion Control

Stormwater and erosion control plans will be prepared and implemented in
accordance with City of La Center code. These include silt fencing and other
erosion control BMPs needed to meet the requirements of the Construction
Stormwater General Permit. Sources of developed runoff include the roofs,
sidewalks, parking lot, and other paved surfaces. Stormwater runoff from the
proposed parking area will be collected and routed through the existing oil-water
separator and StormFilter vault for quality treatment prior to being routed to an
existing underground detention facility. Stormwater will then be released into the
existing pipe network, which ultimately discharges to the roadside ditch which lies
east and north of Paradise Park Road near the northwest corner of the
development site. The fueling island will be covered. However, a dead end
sump with an oil/water separator will collect any stormwater that does fall onto
the fueling island. Stormwater runoff from the proposed building roofs may be
routed directly into the existing detention facility. Refer to the Engineering Plans
and the Preliminary Stormwater Report for more information.

Erosion control onsite shall meet or exceed the City of La Center Erosion
Control, Stormwater Ordinance and the Construction Stormwater General Permit.
Erosion control plans will be developed as part of the final engineering process.
Erosion control will be in place prior to any construction. Refer to the
Engineering Plans for more information.

LCMC 18.350 — Tree Protection

There are several trees that exist on site. However, none of the existing trees
meet the criteria for being classified as a Heritage Tree. It is the intent of the
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applicant to remove all existing trees. Trees in excess of the minimum required
to meet interior parking lot trees, buffer trees and other required trees will
mitigate for the removal of the existing trees.
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Civil Engineering Surveying Planning Landscape Architecture

ENGINEERING INC. 222 E. Evergreen Bivd.
Vancouver, WA 98660
Practical expertise. Exceptional results. 360-695-1385

February 10, 2020

City of LaCenter
305 NW Pacific Highway
La Center, WA 98629

Re:  Request for Early Notice of DS, Minit Management SEPA Review

On behalf of the applicant, Minit Management, LLC, we would like to request early notice as allowed under
WAC 197-11-350 if the City of Vancouver believes a Determination of Significance is likely for this project.
The applicant may wish to clarify or change features of this project.

Sincerely,

Y

Michael Roy Odren, RLA
Landscape Architect, Land Use Planner



SEPA ENVIRONMENTAL CHECKLIST

Purpose of checklist:

Governmental agencies use this checklist to help determine whether the environmental impacts of your
proposal are significant. This information is also helpful to determine if available avoidance, minimization
or compensatory mitigation measures will address the probable significant impacts or if an environmental
impact statement will be prepared to further analyze the proposal.

Instructions for applicants:

This environmental checklist asks you to describe some basic information about your proposal. Please
answer each question accurately and carefully, to the best of your knowledge. You may need to consult
with an agency specialist or private consultant for some questions. You may use “not applicable” or
"does not apply” only when you can explain why it does not apply and not when the answer is unknown.
You may aiso attach or incorporate by reference additional studies reports. Complete and accurate
answers to these questions often avoid delays with the SEPA process as well as later in the decision-
making process.

The checklist questions apply to all parts of your proposal, even if you plan to do them over a period of
time or on different parcels of land. Attach any additional information that will help describe your proposal
or its environmental effects. The agency to which you submit this checklist may ask you to explain your
answers or provide additional information reasonably related to determining if there may be significant
adverse impact.

Instructions for Lead Agencies:

Please adjust the format of this template as needed. Additional information may be necessary to
evaluate the existing environment, all interrelated aspects of the proposal and an analysis of adverse
impacts. The checklist is considered the first but not necessarily the only source of information needed to
make an adequate threshold determination. Once a threshold determination is made, the lead agency is
responsible for the completeness and accuracy of the checklist and other supporting documents.

Use of checklist for nonproject proposals:

For nonproject proposals (such as ordinances, regulations, plans and programs), complete the applicable
parts of sections A and B plus the SUPPLEMENTAL SHEET FOR NONPROJECT ACTIONS (part D). Please
completely answer all questions that apply and note that the words "project," "applicant," and "property or
site" should be read as "proposal," "proponent," and "affected geographic area," respectively. The lead
agency may exclude (for non-projects) questions in Part B - Environmental Elements ~that do not
contribute meaningfully to the analysis of the proposal.
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A. Background [HELP]

1. Name of proposed project, if applicable:
Minit Management

2. Name of applicant:
Minit Management, LLC

3. Address and phone number of applicant and contact person:

Applicant: Minit Management, LLC
Attn: Don Rhoads
P.O. Box 5889
Vancouver, WA 98668
(360) 901-3875

Contact: Olson Engineering, Inc.
Attn: Mike Odren
222 E. Evergreen Bivd.
Vancouver, Washington 98660
(360) 695-1385

4. Date checklist prepared:
March 2020
5. Agency requesting checklist:
City of La Center, Washington
6. Proposed timing or schedule (including phasing, if applicable):

Construction shall commence upon approval and procurement of all required
Jjurisdictional permits and approvals. Phasing is is proposed as follows:

Construction phasing shall generally follow the phasing as indicated below. Phasing
may be adjusted depending on future tenant requirements, business operational issues,
construction related issues, market conditions, etc. Even though phasing is listed as
Phases 1-4, phasing shall not necessarily follow any predetermined order. Some
phases may be constructed simultaneously. Pleasea see below a description of each
phase:

1. Construction of the convenience store, fuel pumps and associated parking.

2. Construction of the hotel and assaociated parking.

3. Construction of the multi-tenant building and associated parking.

4. Construction of the drive-through restaurant and associated parking.

7. Do you have any plans for future additions, expansion, or further activity related to or
connected with this proposal? If yes, explain.

Not at this time.
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8. List any environmental information you know about that has been prepared, or will be
prepared, directly related to this proposal.

Stormwater Pollutions Prevention Program — Olson Engineering, Inc..; Stormwater Report — Olson
Engineering, Inc.; Archaeological Predetermination — Archaeological Services, LLC; Geotechnical
Site Investigation — Columbia West Engineering, Inc.; Landscape Plan — Olson Engineering, Inc.

9. Do you know whether applications are pending for governmental approvals of other
proposals directly affecting the property covered by your proposal? [f yes, explain.

Not to the Applicant’s knowledge.
10. List any government approvals or permits that will be needed for your proposal, if known.

Preliminary and Final Site Plan Approvals, Conditional Use Permit approval, Engineering
Plan Approval, Grading Permit, Erosion Control Plan Approval, SEPA Determination,
Building Permit, NPDES permit, Tree Permit.

11. Give brief, complete description of your proposal, including the proposed uses and the size
of the project and site. There are several questions later in this checklist that ask you to
describe certain aspects of your proposal. You do not need to repeat those answers on this
page. (Lead agencies may modify this form to include additional specific information on project
description.)

The Applicant, Minit Management, LLC, proposes a phased commercial development
that includes the following:

101-unit, 5-story hotel.

11,600 square foot, one-story multi-tenant commercial building.

4,510 square foot, one-story convenience store with a drive through window.
2,800 square foot, one-story drive-through restaurant.

12-pump automobile fueling island.

Associated parking, utility, and other infrastructural improvements.

Four-lot commercial short plat.

The existing convenience store and fueling islands will be removed. However, the
existing fuel tanks will be retained and reused.

Refer to the Preliminary Site Plan and Short Plat for more information on the site layout
and project phasing.

12. Location of the proposal. Give sufficient information for a person to understand the precise
location of your proposed project, including a street address, if any, and section, township, and
range, if known. If a proposal would occur over a range of area, provide the range or
boundaries of the site(s). Provide a legal description, site plan, vicinity map, and topographic
map, if reasonably available. While you should submit any plans required by the agency, you
are not required to duplicate maps or detailed plans submitted with any permit applications
related to this checklist.

The site is located at 2814 NW 319" Street, Ridgefield, Washington. The property is
further identified as Tax Lot 17/55, tax assessor’s serial number 209738-000, located in
the Southwest ¥ of Section 04, Township 4 North, Range 1 East of the Willamette
Meridian, Clark County. The site is 3.97 acres (172,933 square feet) according to Clark
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County GIS, 4.38 acres (190,891 square feet) according to survey by Olson
Engineering, Inc.

B. Environmental Elements [HELP]

1. Earth [help]

a. General description of the site:
(circle onlling, hilly, steep slopes, mountainous, other

b. What is the steepest slope on the site (approximate percent slope)?

40% along a ditch in the northern portion of the site on the east side of the driveway of of
the north leg of NW Paradise Park Road.

c. What general types of soils are found on the site (for example, clay, sand, gravel, peat,
muck)? [If you know the classification of agricultural soils, specify them and note any
agricultural land of long-term commercial significance and whether the proposal results in
removing any of these soils.

According to Clark County GIS data, the soils on the site consist of: GeB (Gee Silt
Loam, 0-8% slopes) 90.0% and OdB (Odne silt loam, 0-5% slopes) 10.0% of the site.

d. Are there surface indications or history of unstable soils in the immediate vicinity? If so,
describe.

No.

e. Describe the purpose, type, total area, and approximate quantities and total affected area of
any filling, excavation, and grading proposed. Indicate source of fill.

Site grading to construct building pads, parking lot, utilities and other associated
improvements. Any fill will be procured from an approved site. Should material need to
be hauled off-site, it will be taken to an approved location. The quantity of grading is
approximately 6,000 cubic yards. Refer to Engineering Plans for more information.

f. Could erosion occur as a result of clearing, construction, or use? If so, generally describe.
Non-mitigated impacts from construction could cause some erosion. However, the
Applicant will fully mitigate these potential impacts through compliance with City of La
Center erosion control ordinance.

g. About what percent of the site will be covered with impervious surfaces after project
construction (for example, asphalt or buildings)?

Approximately 83% of the site area will be covered with impervious surfaces.

h. Proposed measures to reduce or control erosion, or other impacts to the earth, if any:
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Stormwater and Erosion Control Plans will be prepared and implemented in accordance with City
of La Center Code. These include treating and detaining stormwater as well as silt fencing and
other erosion control Best Management Practices such as minimal disturbance of soils outside of
the construction area, retaining existing vegetation to the maximum extent possible, covering soil
stockpiles, temporary and/or permanent vegetative cover, etc. The project will also conform to
the Stormwater Pollution Prevention Program. Refer to Preliminary Development Plan for
information regarding stormwater control.

2. Air [help]

a. What types of emissions to the air would result from the proposal during construction,
operation, and maintenance when the project is compieted? If any, generally describe and
give approximate quantities if known.

Construction equipment and vehicles will generate dust and particulate emissions during the
construction period. Employee, tenant, visitor, mail delivery, solid waste and recycling vehicles may
generate particulate emissions in the long-term. Other emission sources include typical commercial
emissions from heating, ventilation and air conditioning units, as well as small power tools including,
but not limited to, small gas-powered equipment used for site and landscape maintenance, such as
lawn mowers, blowers, trimmers, etc. The quantities of these emissions is unknown.

Emissions generated by the gas station will meet all local, State and Federal standards and
regulations regarding the release of odors and emissions.

b. Are there any off-site sources of emissions or odor that may affect your proposal? If so,
generally describe.

No offsite sources of emissions or odors exist that would adversely affect the proposed development.
c. Proposed measures to reduce or control emissions or other impacts to air, if any:
Water will be utilized for dust control as needed during construction as well as the implementation of
all local, state and federal regulations. The construction of the building will comply with all standards
of the Environmental Protection Agency and all other applicable local, state and federal standards.
3. Water [help]
a. Surface Water: [help]
1) Is there any surface water body on or in the immediate vicinity of the site (including
year-round and seasonal streams, saltwater, lakes, ponds, wetlands)? If yes, describe
type and provide names. If appropriate, state what stream or river it flows into.

No.

2) Will the project require any work over, in, or adjacent to (within 200 feet) the described
waters? If yes, please describe and attach available plans.

No.
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3) Estimate the amount of fill and dredge material that would be placed in or removed
from surface water or wetlands and indicate the area of the site that would be affected.
Indicate the source of fill material.

Not applicable.

4) Will the proposal require surface water withdrawals or diversions? Give general
description, purpose, and approximate quantities if known.

No.
5) Does the proposal lie within a 100-year floodplain? If so, note location on the site plan.
No.

6) Does the proposal involve any discharges of waste materials to surface waters? If so,
describe the type of waste and anticipated volume of discharge.

No.
b. Ground Water: [help]

1) Will groundwater be withdrawn from a well for drinking water or other purposes? If so,
give a general description of the well, proposed uses and approximate quantities
withdrawn from the well. Will water be discharged to groundwater? Give general
description, purpose, and approximate quantities if known.

None.

2) Describe waste material that will be discharged into the ground from septic tanks or
other sources, if any (for example: Domestic sewage; industrial, containing the
following chemicals. . . ; agricultural; etc.). Describe the general size of the system, the
number of such systems, the number of houses to be served (if applicable), or the
number of animals or humans the system(s) are expected to serve.

None.
¢. Water runoff (including stormwater):

1) Describe the source of runoff (including storm water) and method of collection
and disposal, if any (include quantities, if known). Where will this water flow?
Will this water flow into other waters? If so, describe.

Sources of runoff include the roofs, sidewalks, parking lot and other paved surfaces. Stormwater
and erosion control plans will be prepared and implemented in accordance with City of La Center
code. These include silt fencing and other erosion control BMPs needed to meet the requirements of
the Construction Stormwater General Permit. Sources of developed runoff include the roofs,
sidewalks, parking lot, and other paved surfaces. Stormwater runoff from the proposed parking area
will be collected and routed through the existing oil-water separator and StormfFilter vault for quality
treatment prior to being routed to an existing underground detention facility. Stormwater will then be
released into the existing pipe network, which ultimately discharges to the roadside ditch which lies
east and north of Paradise Park Road near the northwest corner of the development site. The
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fueling island will be covered. However, a dead end sump with an oil/water separator will collect any
stormwater that does fall onto the fueling island. Stormwater runoff from the proposed building roofs
may be routed directly info the existing detention facility. Refer to the Engineering Plans and the
Preliminary Stormwater Report for more information.

2) Could waste materials enter ground or surface waters? If so, generally describe.
No.

3) Does the proposal aiter or otherwise affect drainage patterns in the vicinity of the site? If
so, describe.

No.

d. Proposed measures to reduce or control surface, ground, and runoff water, and drainage
pattern impacts, if any:

This proposal will meet or exceed the City of La Center’'s water quality and quantity standards
provided for by the City of La Center Stormwater Ordinance. Also refer to Section B.3.c.1 above.

This project may implement Department of Ecology approved Chitosan chemical treatment of
runoff during construction. At treatment levels used, any residual trace of Chitosan in the treated
stormwater is negligible and results in no negative impacts for downstream fish or riparian
habitats.

4. Plants [help]

a. Check the types of vegetation found on the site:

_X__deciduous tree: alfer, maple, agpen, other

_X__evergreen tree: fir\cedar, pine
_X__shrubs

_X__grass
_____pasture
_____crop orgrain
Orchards, vineyards or other permanent crops.
wet soil plants: cattail, buttercup, bullrush, skunk cabbage, other
__water plants: water lily, eelgrass, milfoil, other
other types of vegetation Oregon grape, euonymus, arborvitae, chamaecyparis

e

b. What kind and amount of vegetation will be removed or altered?
All vegetation will be removed in areas to receive construction activities.
c. List threatened and endangered species known to be on or near the site.
None to the Applicant’s knowledge.

d. Proposed landscaping, use of native plants, or other measures to preserve or enhance
vegetation on the site, if any:
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Landscaping, with the use of both ornamental and native plants, will be installed
throughout the project.

e. List all noxious weeds and invasive species known to be on or near the site.
Himalayan Blackberry.
5. Animals |help]

a. List any birds and other animals which have been observed on or near the site or are known
to be on or near the site.

Examples include:

birderon, eagher:

mammals: deer, bear, elk, beaver, other: Rodents
fish: bass, salmon, trout, herring, shellfish, other
b. List any threatened and endangered species known to be on or near the site.
None to the Applicant’s knowledge
c. Is the site part of a migration route? If so, explain.
The site is located within what is commonly referred to as the Pacific Flyway. This Flyway is the
general migratory route for various species of ducks, geese and other migratory waterfowl. The
Flyway stretches from Alaska to Mexico and from the Pacific Ocean to the Rocky Mountains.
Neotropical birds, such as Robins, may also seasonally utilize or be near the site.

d. Proposed measures to preserve or enhance wildlife, if any:

Landscaping, which includes ornamental and native trees, shrubs and groundcovers, will be
installed that will provide some habitat for wildlife.

e. List any invasive animal species known to be on or near the site.
None to the Applicant’s knowledge.
6. Energy and Natural Resources [help]
a. What kinds of energy (electric, natural gas, oil, wood stove, solar) will be used to meet
the completed project's energy needs? Describe whether it will be used for heating,

manufacturing, etc.

Typical commercial and hospitality uses of electricity and/or natural gas energy for
heaing and cooling will be required for the completed project.

b. Would your project affect the potential use of solar energy by adjacent properties?
If so, generally describe.
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No.

¢. What kinds of energy conservation features are included in the plans of this proposal?
List other proposed measures to reduce or control energy impacts, if any:

All construction will be designed to comply with the state adopted codes and policies
related to energy conservation

7. Environmental Health [help]

a. Are there any environmental health hazards, including exposure to toxic chemicals, risk
of fire and explosion, spill, or hazardous waste, that could occur as a resuit of this proposal?
if so, describe.

1)

2)

3)

4)

5)

Heavy equipment and a variety of materials will be utilized to construct the project. There is a risk of
fire and explosion and spills of gasoline inherent with a gas station. Any spills will be contained
within a dead end sump with an oil/water separator. The project will also meet all Federal, State and
local regulations regarding safety features to reduce the risk of fire and explosions to the greatest
extent possible including, but not limited to, an emergency shut off valve.

Describe any known or possible contamination at the site from present or past uses.

None known.

Describe existing hazardous chemicals/conditions that might affect project development
and design. This includes underground hazardous liquid and gas transmission pipelines
located within the project area and in the vicinity.

The site has been historically used as a fueling facility/truck stop. The project
contemplates revisions to the site but retaining the existing fueling use. However, while
the card lock fueling facility will be removed, the existing fuel tanks will be retained.

Describe any toxic or hazardous chemicals that might be stored, used, or produced
during the project's development or construction, or at any time during the operating
life of the project.

The site will be installing new fuel tanks and operating a fueling station. Propane, in
either pre-filled bottles or in a large tank for the refilling of propane tanks, may also be
sold on site. Additionally, heavy equipment and a variety of materials will be utilized to
construct the project.

Describe special emergency services that might be required.
No special emergency services will be required.
Proposed measures to reduce or control environmental health hazards, if any:

The Applicant will comply with all applicable local, state and federal regulations during construction
and operation of the project. All construction will be inspected according to industry requirements
and standards. Any spills will be contained within a dead end sump with an oil/water separator. The
project will also meet all Federal, State and local regulations regarding safety features to reduce the
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risk of fire and explosions to the greatest extent possible including, but not limited to, an emergency
shut off valve.

b. Noise

1) What types of noise exist in the area which may affect your project (for example:
traffic, equipment, operation, other)?

Traffic noise from NW La Center Road, NW Paradise Park Road and Interstate 5 exists, but it should
not affect the proposed project.

2) What types and levels of noise would be created by or associated with the project on a
short-term or a long-term basis (for example: traffic, construction, operation, other)? Indi-
cate what hours noise would come from the site.

Construction equipment and vehicles will generate noise during the construction periods for all
phases. Construction activities will not occur after 10:00 p.m. or before 7:00 a.m. Employee, tenant,
visitor, delivery, solid waste and recycling vehicles will generate noise in the long-term. Other noise
sources include typical commercial noise from heating, ventilation and air conditioning units, as well
as small power tools including, but not limited to, small gas-powered equipment used for site and
landscape maintenance, such as lawn mowers, blowers, trimmers, efc.

3) Proposed measures to reduce or control noise impacts, if any:
Construction activities will not occur after 10:00 p.m. or before 7:00 a.m.
8. Land and Shoreline Use [help]

a. What is the current use of the site and adjacent properties? Will the proposal affect current
land uses on nearby or adjacent properties? If so, describe.

The site is currently used as a truck stop with a convenience store, passenger vehicle fueling
facility and card lock fueling facility. Adjacent uses are as follows:

North — (Across NW Paradise Park Road) Vacant and unused land on Junction Plan zoned
property. Property may be used for agricultural purposes.

South — (Across NW La Center Road) Vacant and unused land on Junction Plan zoned property.
East — Interstate 5 and ilani Casino (across Interstate 5).

West — (Across NW Paradise Park Road) Single-family residential use on Junction Plan zoned
property.

The project will not affect current land uses on nearby or adjacent properties.

b. Has the project site been used as working farmiands or working forest lands? If so, describe.
How much agricultural or forest land of long-term commercial significance will be converted to
other uses as a result of the proposal, if any? If resource lands have not been designated,
how many acres in farmiand or forest iand tax status will be converted to nonfarm or
nonforest use?

Not to the Applicant’s knowledge.

1) Wil the proposal affect or be affected by surrounding working farm or forest land normal
business operations, such as oversize equipment access, the application of pesticides,

SEPA Environmental checklist (WAC 197-11-960) July 2016 Page 10 of 17



tilling, and harvesting? If so, how:
No.
c. Describe any structures on the site.

Existing 3,500 square foot convenience store, a 1,700 square foot fueling canopy, a
2,200 square foot card lock fueling canopy and shed building.

d. WIll any structures be demolished? If so, what?
All existing structures will be demolished.
e. What is the current zoning classification of the site?

The site is currently zoned Junction Plan (JP) with an Urban Holding District (UH-10)
zoning overlay.

f. What is the current comprehensive plan designation of the site?
Junction Plan (JP)

g. If applicable, what is the current shoreline master program designation of the site?
Not applicable.

h. Has any part of the site been classified as a critical area by the city or county? If so, specify.
According to the Pre-Application Conference report, the site is located within a wellhead
protection area and a 1-year and 10-year wellhead zone of travel, and Critical Aquifer
Recharge Area (CARA) |. However, as the existing well will be abandoned with site
development and the new buildings connected to public water, a CARA | designation will
no longer apply.

i. Approximately how many people wouid reside or work in the completed project?
Approximately 50 employees may work in the completed project.

j- Approximately how many people would the completed project displace?

As the convenience store will be rebuilt, the project would not displace any people.

k. Proposed measures to avoid or reduce displacement impacts, if any:

None.

L. Proposed measures to ensure the proposal is compatible with existing and projected land
uses and plans, if any:

With approvals of a Type Il Site Plan Review, Type Il Short Plat and Type Ill Conditional Use Permit
application, the proposed project will comply with the City of La Center’s zoning ordinance and
Comprehensive Plan as well as applicable City of La Center infrastructure and utility standards.
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m. Proposed measures to reduce or control impacts to agricultural and forest lands of long-term
commercial significance, if any:

There are no nearby or adjacent agricultural or forest lands of long-term commercial significance.

9. Housing [help]

a. Approximately how many units would be provided, if any? Indicate whether high, mid-
dle, or low-income housing.

None.

b. Approximately how many units, if any, would be eliminated? Indicate whether high,
middle, or low-income housing.

None.

¢. Proposed measures to reduce or control housing impacts, if any:
Not applicable.

10. Aesthetics [help]

a. What is the tallest height of any proposed structure(s), not including antennas; what is
the principal exterior building materiai(s) proposed?

The height of the 5-story hotel will be approximately 60 feet tall. The principal exterior building
material will be wood, fiber cement lap siding and/or fiber cement panel.

b. What views in the immediate vicinity would be altered or obstructed?

The view across the development area of the project will be altered by the construction of
this project.

c. Proposed measures to reduce or control aesthetic impacts, if any:
Architectural design and landscaping.
11. Light and Glare [help]

a. What type of light or glare will the proposal produce? What time of day would it mainly
occur?

Typical commercial, parking lot, fueling canopy and signage lighting will illuminate the
site during the evening and nighttime hours. Lighting will meet City of La Center code.

b. Could light or glare from the finished project be a safety hazard or interfere with views?

The installation of illuminated material will minimize dispersion off the site and will not
constitute a safety hazard.
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c. What existing off-site sources of light or glare may affect your proposal?

There are some amounts of light levels generated from off-site, but they are unlikely to
affect the project.

d. Proposed measures to reduce or control light and glare impacts, if any:

Lights will be installed and shielded to minimize dispersion and control any potential offsite
impacts. Intensity of lighting will be kept to a minimum, though enough to assure safety
on the site and to meet all applicable code sections. Refer to the Photometric Lighting
Plan for more information.

12. Recreation [help]
a. What designated and informal recreational opportunities are in the immediate vicinity?

Paradise Point State Park located approximately 1-mile to the north.
b. Would the proposed project displace any existing recreational uses? If so, describe.
No.

c. Proposed measures to reduce or control impacts on recreation, including recreation
opportunities to be provided by the project or applicant, if any:

None.
13. Historic and cultural preservation [help]

a. Are there any buildings, structures, or sites, located on or near the site that are over 45 years
old listed in or eligible for listing in national, state, or local preservation registers ? If so,
specifically describe.

None to the Applicant’s knowledge.

b. Are there any landmarks, features, or other evidence of indian or historic use or occupation?
This may include human burials or old cemeteries. Are there any material evidence, artifacts,
or areas of cultural importance on or near the site? Please list any professional studies
conducted at the site to identify such resources.

Not to the Applicant’s knowledge. An archaeological pre-determination has been
submitted with this application. The pre-determination states that no historic or cultural
artifacts were discovered and that no further archaeological work is required. Please
refer to the Clark County Archaeological Predeterimation Survey, as prepared by
Archaeological Services, LLC, signature dated September 6, 2019, for more information.

¢. Describe the methods used to assess the potential impacts to cultural and historic resources
on or near the project site. Examples include consultation with tribes and the department of
archeology and historic preservation, archaeological surveys, historic maps, GIS data, etc.

An archaeological pre-determination has been submitted with this application. The pre-
determination states that no historic or cultural artifacts were discovered, and that no further
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archaeological work is required. Please refer to the Clark County Archaeological Predeterimation
Survey, as prepared by Archaeological Services, LLC, signature dated September 6, 2019, for more
information.

d. Proposed measures to avoid, minimize, or compensate for loss, changes to, and disturbance
to resources. Please include plans for the above and any permits that may be required.

In the event any archaeological or historic materials are encountered during project activity, work in
the immediate area must stop and the following actions taken:

1. Implement reasonable measures to protect the discovery site, including any appropriate

stabilization or covering; and

2. Take reasonable steps to ensure the confidentiality of the discovery site; and,

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

If human remains are uncovered, appropriate law enforcement agencies shall be notified first, and
the above steps followed. If remains are determined to be Native, consultation with the effected
Tribes will take place in order to mitigate the final disposition of said remains.

14. Transportation [help]

a. Identify public streets and highways serving the site or affected geographic area and
describe proposed access to the existing street system. Show on site plans, if any.

Vehicular access to the site will take place via two existing driveways off NW Paradise
Park Road. However, both accesses will be reconstructed fo accommodate
development. The existing vehicular access off NW La Center Road will be removed.

b. Is the site or affected geographic area currently served by public transit? If so, generally
describe. If not, what is the approximate distance to the nearest transit stop?

The site is not served by public transit. However, C-Tran provides Dial-a-ride Connector
service for La Center. The nearest transit stop is located at the Salmon Creek Park &
Ride approximately 13 miles to the south.

¢. How many additional parking spaces would the completed project or non-project proposal
have? How many would the project or proposal eliminate?

The project will have approximately 184 parking stalls. The project will eliminate
approximately 15 passenger vehicle stalls and approximately 17 truck stalls will be
eliminated.

d. Will the proposal require any new or improvements to existing roads, streets, pedestrian,
bicycle or state transportation facilities, not including driveways? If so, generally describe
(indicate whether public or private).

No, however one existing driveway off NW La Center Road will be removed and a new
sidewalk installed.

e. Will the project or proposal use (or occur in the immediate vicinity of) water, rail, or air
transportation? If so, generally describe.

No.
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f. How many vehicular trips per day would be generated by the completed project or proposal?
If known, indicate when peak volumes would occur and what percentage of the volume would
be trucks (such as commercial and nonpassenger vehicles). What data or transportation
models were used to make these estimates?

Redevelopment of the site will generate 4,326 Average Daily Trips, 144 new a.m. peak
trips and 120 new p.m. peak trips. Existing development generates 3,380 Average Daily
Trips, 68 a.m. peak trips and 68 p.m. peak trips. The net trip increase from the existing
uses vs. the proposed uses is 946 Average Daily Trips, 76 a.m. peak trips and 52 p.m.
peak trips. Please refer fo the Trip Generation Assessment Minit Management
Development, as prepared by Charbonneau Engineering, LLC, dated March 2, 2020, for
more information.

g. Will the proposal interfere with, affect or be affected by the movement of agricultural and
forest products on roads or streets in the area? If so, generally describe.

No.
h. Proposed measures to reduce or control transportation impacts, if any:

Comply with the City of La Center transportation standards and satisfy any mitigation measures as
proposed by the traffic engineer.

15. Public Services [help]

a. Would the project result in an increased need for public services (for example: fire protection,
police protection, public transit, health care, schools, other)? If so, generally describe.

A possible increase in fire and police protection would be needed because of development on the
site.

b. Proposed measures to reduce or control direct impacts on public services, if any.
Pay taxes, construct on-site utilities (water, sanitary sewer, natural gas and other utilities), pay
hookup fees and other utility charges such as System Development Charges and monthly

operational charges.

16. Utilities [heip]

a. Circle utilities currently avai fte
electricity, natural gas; water, refuse service, telephone, sanitary sewer, septic s@
other

The existing septic system will be removed with development and the proposed
buildings will be connected to sanitary sewer.

The existing well will be decommissioned and the proposed building will be connected to
public water.

b. Describe the utilities that are proposed for the project, the utility providing the service,
and the general construction activities on the site or in the immediate vicinity which might
be needed.

SEPA Environmental checklist (WAC 197-11-960) July 2016 Page 15 of 17



Electricity — Clark Public Utilities Water — Clark Public Utilities
Sewer — City of La Center Refuse Service — Waste Connections
Natural Gas — Northwest Natural Telephone — Century Link

Water will be extended from the stub along NW La Center Road to provide domestic and fire
protection water.

Sanitary sewer will be extended to each new building from the stub along NW La Center Road.

Easements dedicated to the City of La Center for sanitary sewer and Clark Public Utilities for
water will be provided as necessary.

Refer to the Engineering Plans for more utility and easement information.
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C. Signature [xELP]

The above answers are true and complete to the best of my knowledge. | understand that the
lead agency is relying on them to make its decision.

Signature:
Name of signee Donpa CHO DL

Position and Agency/Organization [APAULNG. ML EM RE( ) MUNT MANA b‘t—HENT) Ll
Date Submitted:
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v ENGINEERS

ENGINEERING INC. (360) 695-1385

222 E. Evergreen Blvd.
Vancouver, WA
98660
LEGAL DESCRIPTION FOR

ASSESSOR'S PARCEL NO. 209738-000
October 9, 2019

A parcel of land, lying in a portion of the Southwest quarter of the Southwest quarter of
Section 4. Township 4 North, Range 1 East of the Willamette Meridian, Clark County, Washington,
being a portion of the Minit Management, L.L.C. parcel described under Auditor’s File No. 4239509
and those parcels described under “Exhibit A” and “Exhibit B” of Vacating Right of Way, City of La
Center Ordinance 2017-011. recorded under Auditor’s File No. 5453815 RDVAC, described as
follows:

COMMENCING at the Southwest corner of the Southwest quarter of said Section 4;

THENCE South 88° 30' 19" East, along the South line of said Southwest quarter, a distance of
504.97 feet to a point on the East line of NW Paradise Park Road, Relinquished to Clark County as
shown on Washington State Highway Commission Department of Highways, right of way plan
“Ridgefield Jct. to Woodland”, sheet 5 of 12, dated August 10, 1965;

THENCE continuing South 88° 30" 19” East, along said South line of said Southwest quarter,
a distance of 300.00 feet to the Southeast corner of that parcel of property conveyed to Interchange
Development Group. LLC. recorded under Auditor’s File No. 5234564 D, records of said County;

THENCE North 01° 29" 41” East, along the East line of said Interchange Development Group,
LLC parcel, and the Northerly projection thereof, a distance of 375.00 feet;

THENCE North 88° 30° 19” West, a distance of 100.00 feet to a point on the East line of said
Minit Management, L.L.C. parcel, said point being on the West right of way line of NW Paradise Park
Road as described under Auditor’s File No. 5287468, records of said County, and the TRUE POINT
OF BEGINNING:

THENCE North 01° 29" 41™ East, along the East line of said Minit Management L.L.C.
parcel, a distance of 275.00 feet to the Southeast corner of NW Paradise Park Road as described under
Auditor’s File No. 5300299, records of said County, said point being on a 65.00 foot radius curve to
the left;

THENCE along the South right of way line of said NW Paradise Park Road, and along said
65.00 foot radius curve to the left (the long chord of which bears North 43° 30° 19” West, a distance of
91.92 feet), an arc distance of 102.10 feet;

/27000 776007710'7714LEGAL DESCRIPTIONS 7714.LD41 doc
IMB
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222 E. Evergreen Bivd.
Vancouver, WA
98660
THENCE contin along said South right of way line, North 88° 30" 19” West, a distance of
312.49 feet to a point on a 270.00 foot radius curve to the left;

ENGINEERING INC.

THENCE continuing along said South right of way line and along said 270.00 foot radius
curve to the left (the long chord of which bears South 80° 53° 56” West, a distance of 99.30 feet), an
arc distance of 99.86 feet to the Northeast corner of said “Exhibit A" parcel. said point also being on a
270.00 foot radius curve to the left;

THENCE along the North line of said “Exhibit A” parcel and along said 270.00 foot radius
curve to the left (the long chord of which bears South 60° 44’ 46” West, a distance of 89.65 feet), an
arc distance of 90.07 feet to a point on the West right of way line of said NW Paradise Park Road.
Relinquished to Clark County as shown on Washington State Highway Commission Department of
Highways, right of way plan “Ridgefield Jct. to Woodland™, sheet 5 of 12, dated August 10, 1965;

THENCE South 28° 43’ 59” East, along said West right of way line, a distance of 260.34 feet
to a point on a 934.93 foot radius curve to the right:

THENCE continuing along said West right of way line, and along said 934.93 foot radius
curve to the right (the long chord of which bears South 22° 05 44” East, a distance of 216.13 feet), an
arc distance of 216.62 feet to a point on the North line of the State of Washington, Department of
Transportation parcel described under Auditor’s File No. 5332863, records of said County. said point
being on a 69.00 foot radius curve to the lefi;

THENCE along said North line, and along said 69.00 foot radius curve to the left (the long
chord of which bears South 76° 25 55” East. a distance of 13.27 feet), an arc distance of 13.29 feet;

THENCE continuing along said North line, South 81° 56 59 East, a distance of 27.58 feet to
a point on a 49.00 foot radius curve to the left;

THENCE continuing along said North line and along said 49.00 foot radius curve to the left
(the long chord of which bears North 78° 2" 16” East, a distance of 33.27 feet), an arc distance of
33.95 feet to a point on the South line of said “Exhibit B” parcel, said point being on a 49.00 foot
radius curve to the lefi:

THENCE along said South line and along said 49.00 foot radius curve to the left (the long
chord of which bears North 54° 37" 39” East, a distance of 6.38 feet), an arc distance of 6.38 feet:

THENCE continuing along said South linc. North 50° 53° 48” East. a distance of 47.32 feet to
a point on a 502.00 foot radius curve to the right;
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JMB

Page 2 of 3



D SURVEYORS
ENGINEERS
ENGINEERING INC. (360) 695-1385

222 E. Evergreen Blvd.
Vancouver, W4
98660

THENCE continuing along said South line, and along said 502.00 foot radius curve to the
right (the long chord of which bears North 59° 11" 32" East, a distance of 144.86 feet). an arc distance
of 145.36 feet to the Southeast corner  said B” parcel:

T CENo 10° 17’ 50” West, along the most Southerly, East ne of said
“Exhibit B” parcel, a distance of 12.44 feet to a point on the South line of said
Management L.L.C. parcel, said point being on a 1195.92 foot radius curve to the right;

THENCE along said South line, and along said 1195.92 foot radius curve to the right (the long
chord of which bears North 82° 45” 39” East, a distance of 102.08 feet), an arc distance of 102.11 feet
to the Southeast mer of said Minit Management L.L.C. parcel;

North 01° 29" 417" East, ng the East line of said Minit L. .C
parcel, a distance of 5.68 feet to the TRUE POINT OF BEGINNING.

Subject to easements and access restrictions of record.

Containin 190,891 square feet or 4.38 acres, more or less.
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3/2/2020 geoAdvantage by Sentry Dynamics - Clark, WA
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Chicago Title and/or Fidelity National Title certify
that the properties contained in this electronic
search of the records of the Department of
Assessment and Geographic Information Systems
(GIS) of Clark County, WA is a true and accurate
list of properties within _ 30O O feet of
the subject property. This search contains records
recorded as of_Feloru ary 28 2020

This is not a title product therefore this company
assumes no liability for the content therein.

Signed lce /‘/1/‘/'0

Jessica Curley - Pri ertylnformatl

This map/plat is being furnished as an aid in locating the herein described land in relation to adjoining streets,
natural boundaries and other land, and is not a survey of the land  epicted. Except to the extent a policy of title

. . . insurance is expressly modified by endorsement, if any, the company does not insure dimensions distances,
AGOTITLE Fid National Title  |5cation of easements, acreage or other matters shown thereon.

https://clients.sentrydynamics.net/geo?state=WA&county=Clark&min=False
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CHARBONNEAU
ENGINEERING wuic

MEMORANDUM

Date: March 2, 2020

To: Mike Odren, RLA
Associate Principal
Olson Engineering, Inc.
222 East Evergreen Blvd
Vancouver WA 98660

From: Frank Charbonneau, PE, PTOE

Subject: Trip Generation Assessment FL2024
Minit Management Development
NW Paradise Park Road, La Center

This memo will serve as the trip generation assessment documenting the number of
vehicular trips that will be produced by the proposed Minit Management development. The
four acre site at address #2814 NW 319t Street is located in the northeast quadrant of NW La
Center Road and the I-5 northbound on-ramp.

The development project will demolish the existing convenience store and gas station
facilities and construct several new buildings consisting of 11,600 square feet of general
retail, fast foot restaurant with drive-through totaling 2,800 square feet, convenience market
with coffee drive-through totaling 4,510 square feet, and a 101 unit hotel. Parking on the site
for 184 spaces will be provided, including eight ADA parking stalls. A copy of the project’s
site plan is attached to this memo.

The site we be served by three driveway accesses connecting to the perimeter road (NW
Paradise Park Road) on the property’s north and east sides. The nearest major intersections
include NW La Center Road at the I-5 northbound off-ramp which is configured as a round-
about and NW Paradise Park Road at NW La Center Road. This intersection is controlled by
stop signing on the northbound Paradise Park Road approach and on the southbound
Paradise Road approach.

The City of La Center issued a pre-application conference report (2019-018-PAC) dated June
11, 2019 documenting the application’s process and requirements. The staff report detailed
that the development agreement between the City and Minit Management LLC dated March
2016 vested a total of 199 PM peak hour trips for the site. As a result it was necessary to
submit a trip generation assessment to verify the trip projection.

The number of trips were calculated based on the proposed building uses and sizes. Trip
credits were applied for the existing facilities that will be demolished including the
convenience market and gas station and a cardlock fueling station. The trip calculations were
determined for the weekday average daily traffic (ADT) and the weekday AM and PM peak
hours.

10211 SW Barbur Blvd, Suite 210A, Portland, OR 97219 Phone: (503) 293-1118



The analysis used the ITE Trip Generation manual (10" edition, year 2017).

For the proposed site uses several ITE land use categories were applied including #310
(Hotel), #820 (shopping center), #852 (convenience market), #934 (fast food restaurant with
drive-through), and #938 (coffee drive-through). For the existing uses ITE code #853 for
convenience market was used and historical rates for Pacific Pride Cardlock were applied for
the cardlock fueling station.

A summary of the site’s trip generation is provided in the following tables. Table 1 provides

the trip generation for the site’s existing uses. Table 2 provides the trip generation for the
proposed site uses. Table 3 lists the net site trips for the development.

Table 1 Existing Land Uses Trip Generation Summary

Weekday
ITE Land Use Units ADT AM Peak Hour PM Peak Hour
Total Enter Exit | Total Enter Exit
Convenience Mkt with Gas (#853) 6 fueling
Generation Rate ' posiitons 32250 20.76 50% 50% |23.04 50% 50%
Total Driveway Trips 1,935 | 125 63 62 138 69 69
Pass-By Trips ? (AM Peak=63%; PM Peak=66%) 79 40 39 | 91 46 45
New Site Trips 46 23 23 47 23 24
Cardlock Fueling Station 12 fueling
Generation Rate * positions 444 50% 50% | 296 50% 50%
Total Driveway Trips 1445 53 27 26 36 18 18
Pass-By Trips 2 (AM Peak=58%; PM Peak=42%) 31 16 15 15 8 7
New Trips 22 11 11 21 10 11
Total Site Trips 178 90 88 174 87 87
Pass-by Trips 110 56 54 | 106 54 52
New Trips * 3,380 | 68 34 34 | 68 33 35

! Source: Trip Generation, 10th Edition, ITE, 2017, average rates.
2 Pass-by percentage based on Trip Generation Handbook, 3nd Edition, ITE, 2017.

3 .
Source: Independent surveys at Tarr Inc. Pacific Pride. AM trip rate = 1.5x calculated PM trip rate, ADT = 70% of ITE #944 Gas Station Rate
4 New Trips = Total Trips - Internal Trips - Pass-by Trips.

Charbonneau Trip Generation Assessment March 2, 2020
Engineering LLC Minit Management NW Paradise Park Rd, La Center



Table 2 Proposed Land Uses Trip Generation Summary

W eekday
ITE Land Use Units ADT AM Peak Hour PM Peak Hour
Total Enter Exit | Total Enter Exit
Convenience Mkt [Open 15-16 hours] (#852) |4,410 sq.
Generation Rate " ft. 34570 | 31.02 50% 50% |34.57 49% 51%
Total Driveway Trips 1,525 137 69 68 152 74 78
Internal Trips > (AM Peak=16%; PM Peak=36%) 22 11 11 | 55 27 28
Pass-By Trips * (AM Peak=63%; PM Peak=66%) 72 36 36 64 31 33
New Site Trips 1,525 43 22 21 33 16 17
Shopping Center (#820) 11,600
Generation Rate * sq. ft. 3775 | 094 62% 38% | 3.81 48% 52%
Total Driveway Trips 438 11 7 4 44 21 23
Internal Trips > (AM Peak=16%; PM Peak=36%) 2 1 1 16 8 8
Pass-By Trips 4 (AM Peak=N/A; PM Peak=34%) 10 5 5
New Site Trips * 438 9 6 3 18 8 10
Hotel (#310) 101
Generation Rate ° rooms 8.36 047 59% 41% | 060 51% 49%
Total Driveway Trips 844 47 28 19 61 31 30
Internal Trips > (AM Peak=16%; PM Peak=36%) 8 4 4 22 11 11
New Site Trips ) 39 24 15 | 39 20 19
Fast-Food with Drive-Through (#934) 2,800 sq.
Generation Rate 2 ft. 470.95| 40.19 51% 49% |32.67 52% 48%
Total Driveway Trips 1,319 113 58 55 91 48 43
Internal Trips 3 (AM Peak=16%; PM Peak=36%) 19 10 9 33 17 16
Pass-By Trips * (AM Peak=49%; PM Peak=50%) 46 24 22 29 15 14
New Trips 48 24 24 29 16 13
Coffee/Donut Shop with Drive-Through 100
& No Indoor Seating (#938) sq. ft.
Generation Rate 2 2000.00|337.04 50% 50% |83.33 50% 50%
Total Driveway Trips 200 34 17 17 8 4 4
Internal Trips > (AM Peak=16%; PM Peak=36%) 0 6 3 3 3 2 1
Pass-By Trips *° (AM Peak=83%; PM Peak=83%) 166 23 12 1M 4 2 2
New Site Trips 34 5 2 3 1 0 1
Total Site Trips 4,326 342 179 163 | 356 178 178
Internal Trips 57 29 28 129 65 64
Pass-by Trips 141 72 69 107 53 54
New Trips 144 78 66 120 60 60

1

ADT trip rate estimated as ten times the PM peak hour trip rate.

2 Source: Trip Generation, 10th Edition, ITE, 2017, average rates.

3 Internal capture calculated with unconstrained internal capture rates presented in the Center for Urban Transportation Research (CUTR)
Trip Internalization in Multi-Use Developments, April 2014, FDOT.

4 Pass-by percentage based on Trip Generation Handbook, 3nd Edition, ITE, 2017.

5 The weekday PM peak pass-by rate used to calculate the daily and weekday AM peak pass-by trips.

6 New Trips = Total Trips - Internal Trips - Pass-by Trips.

Charbonneau
Engineering LLC

Trip Generation Assessment
Minit Management

March 2, 2020
NW Paradise Park Rd, La Center




Table 3 presents the net trip generation results (proposed site trips — existing site trips) for
the development project. When the new facility is developed it is projected that the site will
generate a net of 76 trips in the AM peak hour 52 trips in the PM peak hour. The ADT is
projected to 