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CHAPTER 3 

EEEXXXIIISSSTTTIIINNNGGG   CCCOOONNNDDDIIITTTIIIOOONNNSSS   

LLAANNDD    
The study area includes all four quadrants of the Milepost 16 

interchange of Interstate 5 as adopted by Clark County in September, 
2007.  The subarea also includes 120 acres west of I-5, between the 
original urban growth boundary and NW 299th Street.  This area is to be 
ƛƴŎƭǳŘŜŘ ƛƴ [ŀ /ŜƴǘŜǊΩǎ ǳǊōŀƴ ƎǊƻǿǘƘ ŀǊŜŀ to offset the loss of 152 acres 
should the Cowlitz Indian Tribe succeed in its bid to create a new 
reservation. 

In May, 2008, the Western Washington Growth Management 
Hearings Board removed three of the ŦƻǳǊ ǉǳŀŘǊŀƴǘǎ ŦǊƻƳ [ŀ /ŜƴǘŜǊΩǎ 
urban growth area because it found Clark County erred in de-
designating resource lands.  That decision is under appeal.  Because of 
precedent in City of Arlington v. CPSGMHB, 164 Wn.2d 768, 193 P.3d 
1077 (2008), the City believes it will ultimately prevail.  We have 
therefore included the entirety of the original urban growth area. 

LLAANNDD  UUSSEE  CCHHAARRAACCTTEERRIISSTTIICCSS  
Including publicly owned rights-of-way, there are 939 acres within 

the subarea. There are 82 privately held parcels within the subarea 
totaling 840 acres.  Approximately 233 people live within the subarea. 

Table 1.  2009 Land Uses 

Land Use 
 

Number 
 

Acres 
Dwelling 

Units 

Convenience Store - w/ pumps & tanks 1 4.22 0 

Distribution warehouse 1 28.02 0 

Light Manufacturing Building 2 5.93 0 

Mobile home converted to real property 5 24.32 5 

One or more mobile homes not affixed to the land 1 2.15 1 

Single family residence on commercial land 1 4.42 1 

Single family unit not sharing structure with other uses 29 365.81 29 

Small retail building (< 10,000 SF) 3 2.37 0 

Storage Warehouse 1 6.84 0 

Unused land timbered 1 40.00 0 

Unused or Vacant Land - No improvements 36 356.52 0 

Totals 86 840.60 36 
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Total assessed property value is $19.8M, even though the total sale 
price is listed at nearly $47.0M.  The bulk of this is some $38.6M paid by 
Salishan-Mohegan, LLC, for 152 acres (2000 through 2006).   

CCRRIITTIICCAALL  AARREEAASS  
Critical areas are valuable and fragile natural resources with 

significant development constraints that, in their natural state, provide 
many valuable social and ecological functions. The attendant buffers of 
critical areas are essential to the maintenance and protection of the 
sensitive land, its functions and values. The loss of social and ecological 
functions provided by critical areas, especially wetlands, riparian zones 
and fish and wildlife habitat, is considered detrimental to public safety 
and welfare. 

Conservation of critical areas has associated natural resource 
benefits, including improved air and water quality, maintenance of fish 
and wildlife habitat, decreased erosion and sedimentation to streams, 
absorption of pollutants and preservation of rare plant and animal 
species. 

RCW 36.70A.170-.172 requires the designation and protection of 
ŎǊƛǘƛŎŀƭ ŀǊŜŀǎ ǳǎƛƴƎ ΨōŜǎǘ ŀǾŀƛƭŀōƭŜ ǎŎƛŜƴŎŜΩΦ  Lƴ ŎŜǊǘŀƛƴ ŎƛǊŎǳƳǎǘŀƴŎŜǎΣ [ŀ 
Center will allow the transfer of density from critical areas in exchange 
for enhanced protections.   

Critical areas include: 

CRITICAL AQUIFER RECHARGE AREAS   

Typically co-located with public drinking water sources, these lands 
are susceptibility and/or vulnerability to discharges of contaminants 
from land use activities. 

RIPARIAN HABITAT 

Riparian habitat areas are those areas immediately adjacent to 
waterways that contain elements of both aquatic and terrestrial 
ecosystems that mutually influence each other. Although riparian areas 
comprise only a small portion of the surface landscape, approximately 
фл ǇŜǊŎŜƴǘ ƻŦ ²ŀǎƘƛƴƎǘƻƴΨǎ ƭŀƴŘ-based vertebrate species prefer, or are 
dependent upon, riparian habitat for essential life. Riparian habitat 
areas may include frequently flooded areas, critical recharge areas and 
wetlands.  

Table 2. Net acreage 
Category Acres 

Gross Area 939.00 
Public rights-of-way 98.40 
Critical Areas 287.57 
Separate hydric soils (assumed as Cat IV wetlands) 55.30 

Net acres 497.73 
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ENDANGERED OR THREATENED SPECIES HABITAT 

Areas that have a primary association with federally listed 
endangered or threatened species of fish or wildlife and which if altered 
may reduce the likelihood that the species will maintain and reproduce 
over the long term.  Many of these sites have been identified and 
mapped by the Washington Department of Fish & Wildlife (WDFW).  
Development of such lands shall be controlled in accordance with a site 
ǎǇŜŎƛŦƛŎ ŦƛǎƘ ŀƴŘ ǿƛƭŘƭƛŦŜ ƳŀƴŀƎŜƳŜƴǘ Ǉƭŀƴ ŎƻƴǎƛǎǘŜƴǘ ǿƛǘƘ ǘƘŜ ²5C²Ωǎ 
priority habitats and species management recommendations and 
prepared by a qualified consultant.   

PRIORITY HABITAT SPECIES (PHS) AREAS  

Areas with which state listed monitor or candidate species or 
federally listed candidate species have a primary association, and which 
if altered may reduce the likelihood that the species will maintain and 
reproduce over the long term. 

LOCAL HABITAT AREAS 
Habitats of local importance include a seasonal range or habitat 

element with which a given species has a primary association, and 
which, if altered, may reduce the likelihood that the species will 
maintain and reproduce over the long-term.  These might include areas 
of high relative density or species richness, breeding habitat, winter 
range, and movement corridors.  These might also include habitats that 
are of limited availability or high vulnerability to alteration, such as 
cliffs, talus, and wetlands.  The city or private citizens may nominate 
areas for consideration as local habitat areas and for inclusion on the 
critical areas map. 

FREQUENTLY FLOODED AREAS 

Areas within or adjacent to the 100-year floodplain identified on 
federal flood insurance study (FIRM) maps.  Two distinct areas are 
recognized within the FP district: the floodway area, and the floodway 
fringe area.  The floodway boundary is delineated upon the flood 
ƛƴǎǳǊŀƴŎŜ ǎǘǳŘȅ ƳŀǇǎΦ  ¢ƘŜ άŦƭƻƻŘǿŀȅ ŦǊƛƴƎŜέ ƭƛŜǎ ōŜǘǿŜŜƴ ǘƘŜ 
boundary of the floodway and the limits of the 100-year floodplain.  

SEVERE EROSION HAZARD AREAS 

Erosion hazard areas are those areas containing soils that, according 
to the United States Department of Agriculture Soil Conservation 
Service Soil Classification System, may experience severe to very severe 
erosion.   
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LANDSLIDE HAZARD AREAS 

Landslide hazard areas are areas potentially subject to risk of mass 
movement due to a combination of geologic, topographic, and 
hydrologic factors. 

SEISMIC HAZARD AREAS 
Seismic hazard areas are areas subject to severe risk of damage as a 

result of earthquake induced ground shaking, slope failure, settlement, 
or soil liquefaction. 

SLOPES WITH GRADIENTS OF 25 PERCENT OR GREATER 

Lands with slopes of 25 percent or greater are considered 
unbuildable and development is not allowed within La Center.  Slopes 
between 15 percent and 25 percent are generally considered buildable; 
however, the city may require substantial evidence that such slopes are 
geologically stable if there is evidence that similarly situated slopes have 
demonstrated substantial instability in the past. 

WETLANDS 
Wetlands constitute important natural resources which provide 

significant environmental functions including: the control of flood 
waters, maintenance of summer stream flows, filtration of pollutants, 
recharge of ground water, and provisions of significant habitat areas for 
fish and wildlife. Uncontrolled urban-density development in and 
adjacent to wetlands can eliminate or significantly reduce the ability of 
wetlands to provide these important functions, thereby detrimentally 
affecting public health, safety, and general welfare. 

OOTTHHEERR  NNAATTUURRAALL  RREESSOOUURRCCEESS  

SHORELINE MANAGEMENT ACT  
Adopted by the public in a 1972 referendum, the act intends άǘƻ 

prevent the inherent harm in an uncoordinated and piecemeal 
ŘŜǾŜƭƻǇƳŜƴǘ ƻŦ ǘƘŜ ǎǘŀǘŜΩǎ ǎƘƻǊŜƭƛƴŜǎΦέ The SMA has three broad 
policies: 

 

¶ Encourage water-dependent uses: "uses shall be preferred which 
are consistent with control of pollution and prevention of damage 
to the natural environment, or are unique to or dependent upon 
ǳǎŜ ƻŦ ǘƘŜ ǎǘŀǘŜǎϥ ǎƘƻǊŜƭƛƴŜǎΦΦΦέ  

¶ Protect shoreline natural resources, including "...the land and its 
vegetation and wildlife, and the water of the state and their aquatic 
life..."  

¶ Promote public access: άǘƘŜ ǇǳōƭƛŎΩǎ ƻǇǇƻǊǘǳƴƛǘȅ ǘƻ ŜƴƧƻȅ ǘƘŜ 
physical and aesthetic qualities of natural shorelines of the state 
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shall be preserved to the greatest extent feasible consistent with 
the overall best interest of the state and the people generally."  
 
¢ƘŜ 9ŀǎǘ CƻǊƪ ƻŦ ǘƘŜ [Ŝǿƛǎ wƛǾŜǊ ƛǎ ŀƴ ƻŦŦƛŎƛŀƭ ά{ƘƻǊŜƭƛƴŜ ƻŦ ǘƘŜ {ǘŀǘŜέ 

but lies just outside the subarea.  
The city is currently engaged in updating its Shoreline Master 

Program and anticipates state approval in 2012. 

HISTORIC AND CULTURAL RESOURCES 
There are no listed historic sites within the study area.  Although 

several structures are of an eligible age, all have been significantly 
altered.  The majority of land within the subarea has a moderate to high 
probability of finding archeological artifacts. 

ZZOONNIINNGG    
Zoning within the subarea includes: 

LOW DENSITY RESIDENTIAL  

(LDR-7.5) - This district provides for predominantly single-family 
residential development with densities of four dwelling units per gross 
acre.  In addition, public facilities, churches, institutions and other 
special uses may be allowed in this designation if certain conditions are 
met.  The district allows slightly higher densities in conjunction with 
protections with on-site critical areas.  

MEDIUM DENSITY RESIDENTIAL  

(MDR-16) - This district provides land for single family attached 
ƘƻǳǎƛƴƎΣ Ǉŀǘƛƻ ƘƻƳŜǎΣ ƎŀǊŘŜƴ ŀǇŀǊǘƳŜƴǘǎΣ ŀƴŘ ƻǘƘŜǊ άƳǳƭǘƛ-ŦŀƳƛƭȅέ 
developments ranging from 8 to 16 dwelling units per gross acre.  Public 
facilities and institutions are allowed under certain conditions.   

MIXED USE  

(MX) - This district is intended to provide the community with a mix 
of compatible urban retail service, office, and residential uses. 
Pedestrian and transit orientation shall be accomplished through design 
requirements governing such elements as scale, bulk, street orientation, 
landscaping, and parking.    

COMMUNITY COMMERCIAL  

(C-2) ς This zoning district is intended to serve a broader semi-
regional population of 10,000 to 30,000.  The La Center Urban Area 
Comprehensive Plan ǎǘǊƻƴƎƭȅ ŘƛǎŎƻǳǊŀƎŜǎ άǎǘǊƛǇ ŎƻƳƳŜǊŎƛŀƭέ 
development because it promotes excessive vehicular traffic.  This 
traffic greatly reduces the capacity of the abutting publicly-funded 
streets and increases the potential number of traffic accidents.  The 



La Center Junction Subarea Plan 

 

3-6 
 

linear nature of these developments, the number of driveways crossing 
sidewalks and the lack of alternative cross-traffic or pedestrian 
circulation make these areas convenient and accessible only to 
automobile traffic.  

LIGHT INDUSTRIAL  

(LI) zoning district is intended for light manufacturing, warehousing 
and other land uses. Services and uses which support industrial uses are 
allowed in these areas but limited in size and location to serve workers 
within the light industrial area. Industrial lands are located in areas of 
compatible land uses and in areas with arterial access to the regional 
transportation network.   

EMPLOYMENT CAMPUS  

(EC) zoning district is intended to provide the community with a 
compatible office and attractive new non-polluting industries. Such 
areas are designated for more intensive job related land uses that pay 
family wages, such as professional offices, research and technology 
related industries located in a campus like setting.  

URBAN PUBLIC FACILITY  
(UP) - This district include public parks, playgrounds, open spaces, 

schools, electrical substations, natural resource preservation or 
enhancement, and similar uses subject to the applicable provisions of 
this and other applicable La Center Municipal Code titles. 

The following table details the current zoning coverage of the 
subarea.  Net acreages are determined by subtracting critical areas from 
gross acres. 

 
 

Table 3.  Zoning 
 Net Acres 

Low Density Residential (LDR-7.5) 3.04 
Medium Density Residential (MDR-16) 16.20 
Mixed Use (MX) 32.63 
Community Commercial (C-2) 57.87 
Industrial (LI/EC) 387.99 
Urban Public (UP) 0.00 

Totals 497.73 
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PPUUBBLLIICC  FFAACCIILLIITTIIEESS    

TTRRAANNSSPPOORRTTAATTIIOONN  

STREETS 
Interstate Highway System ς The ƴŀǘƛƻƴΩǎ ŦǊŜŜǿŀȅǎ are a network of 

limited-access highways in the United States that was the largest public 
works project in history.  They are owned, built, and operated by the 
states.  The distribution of virtually all goods and services involves 
Interstate Highways at some point.  Residents of American cities 
commonly use urban Interstates to travel to their places of work.  
Examples include: 

 

¶ Interstate 5 
 
Arterials / Collectors ς Arterial roads are roads that predominantly 

carry through-traffic between suburbs or to a regioƴΩǎ ŎŜƴǘǊŀƭ ŎƛǘȅΦ  
Arterials are generally state highways and major roads within the 
county.  Collector roads collect and distribute through-traffic between 
the arterial network and local roads.  Both of these facilities are publicly 
funded.  Examples include: 

 

¶ NW 31st Avenue (NW 299th Street to NW 319th Street) 

¶ NW 319th Street / La Center Road (NW 31st Avenue to eastern 
subarea limits) 
 
Local Streets - These are either public or private roads that have no 

significant through-traffic function and principally provide property 
access.  Maintenance and operations of private roads are the 
responsibility of private property owners.  Examples of local streets 
include: 

 

¶ NW Paradise Park Road  

¶ NW 319th Street (NW 31st Avenue to western subarea limits) 

¶ NW 299th Street 

PARKING MANAGEMENT 

The city currently requires a minimum number of parking spaces 
with all new developments.  This will likely remain appropriate for the 
subarea because it is expected to develop in a more auto-oriented 
manner than downtown La Center. 
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ACCESS MANAGEMENT 

There are currently no access management regulations within the 
City of La Center. 

TRANSIT SERVICES 

There is currently no transit service to the subarea.  C-TRAN 
provides Dial-a-Ride service to La Center thrice daily.  Residents may call 
ahead anŘ ǊŜŎŜƛǾŜ Ψǘƻ-the-ŘƻƻǊΩ ǎŜǊǾƛŎŜ ƛƴ ŀŘŘƛǘƛƻƴ ǘƻ ƳŜŜǘƛƴƎ ǘǊŀƴǎƛǘ 
vehicles at normal stops.  The city provides a 131 space park & ride 
facility across from Community Park and along NE Lockwood Creek 
Road.  In the evenings, this facility also doubles as parking for the 
adjacent park and high school athletic events. 

BICYCLE & PEDESTRIAN FACILITIES  
There are no bicycle or pedestrian facilities currently in the subarea.   

PPOOTTAABBLLEE  WWAATTEERR  
Potable water is provided by Clark Public Utilities.   

SSTTOORRMMWWAATTEERR    
There are no public stormwater facilities within the subarea.   

WWAASSTTEEWWAATTEERR  
The area is not currently served by sewer.  The City of La Center 

operates and maintains both conveyance and treatment systems for its 
residents.  A significant upgrade to the existing treatment facility is 
underway with a conversion to newer membrane bio-reactor (MBR) 
technology.  

PPAARRKKSS,,  TTRRAAIILLSS  &&  OOPPEENN  SSPPAACCEE  
There are no public parks, trails or open space within the subarea. 

SSCCHHOOOOLLSS  
Public education is provided by Ridgefield School District No. 122.  

The district operates two elementary schools, one middle school, and 

Table 4.  Typical Off-Street Parking Requirements 
 

Use 
Minimum Number Of 

Parking Spaces 

Eating and/or drinking establishments 1 per 200 square feet 
Most commercial establishments 1 per 400 SF 
Industrial or manufacturing 1 per 500 SF 
Commercial storage or warehousing 1 per 1,000 SF 
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one high school for about 2,100 students.  Over the next six years, the 
district is proposing a $154M capital facilities program to: 

 

¶ construct a new high school;  

¶ convert the existing high school to a middle school;  

¶ convert the existing middle school to an elementary school; 

¶ improve an existing elementary school and construct an expansion; 
and  

¶ secure future school sites  
 
The La Center School District No. 101 recently sought a change in 

the shared boundary with the Ridgefield School District to better 
balance local tax revenues for the school districts.  The net impact 
would be that tax revenues from the subarea would go to La Center 
versus Ridgefield schools.  Although the regional Educational Service 
District ultimately denied the request, the resulting tax inequity will 
likely remain a significant issue. 

PPUUBBLLIICC  SSEERRVVIICCEESS  

FFIIRREE  PPRROOTTEECCTTIIOONN  
Fire Districts 11 and 12 recently consolidated to form Clark County 

Fire & Rescue which serves the La Center and Ridgefield areas.  This 
agency provides review services for residential developments.  Clark 
County Fire Marshal provides review services for non-residential 
developments. 

LLAAWW  EENNFFOORRCCEEMMEENNTT  
¢ƘŜ /ƭŀǊƪ /ƻǳƴǘȅ {ƘŜǊƛŦŦΩǎ hŦŦƛŎŜ ǇǊƻǾƛŘŜǎ ƭŀǿ ŜƴŦƻǊŎŜƳŜƴǘ ǎŜǊǾƛŎŜǎ 

throughout the unincorporated area. Regional or shared law 
enforcement and correction facilities provided by the county include the 
main jail, the Jail Work Center, the Juvenile Detention Center, the Clark-
Skamania Drug Task Force, the 911 Emergency Center (CRESA), and a 
leased facility for the Child Abuse Intervention Center (CAIC). The study 
ŀǊŜŀ ƛǎ ƭƻŎŀǘŜŘ ǿƛǘƘƛƴ ǘƘŜ /ƭŀǊƪ /ƻǳƴǘȅ {ƘŜǊƛŦŦΩǎ ²Ŝǎǘ tǊŜŎƛƴŎǘΦ  

The La Center Police Department provides limited response beyond 
city limits on an as-available basis.   

PPUUBBLLIICC  HHEEAALLTTHH  &&  SSAAFFEETTYY  
Clark County Public Health works to: 
 

¶ Prevent disease and injury.  

¶ Promote healthier choices.  

¶ Protect food, water and air.  
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¶ Prepare for emergencies.  
 
tǳōƭƛŎ IŜŀƭǘƘ ƻǇŜǊŀǘŜǎ άōŜƘƛƴŘ ǘƘŜ ǎŎŜƴŜǎέΦ  While not as visible as 

law enforcement or fire fighting, they are just as vital to the safety and 
well being of the community.  For example, Public Health responds to 
outbreaks of diseases and controls their spread to prevent further 
illness.  Public Health inspects restaurants to ensure the food you eat is 
safe.  Public Health monitors the quality of vaccines used to immunize 
you and your family.  And Public Health enforces regulations to make 
sure septic systems operate properly and pose no threat to human 
health.   

There has recently been an increasing awareness of the impacts of 
infrastructure planning on public health.  Local land use laws can 
preempt or encourage farmers' markets and neighborhood grocery 
stores, or promote sidewalks, parks and other environmental 
components that encourage physical activity.   

HHIIGGHHEERR  EEDDUUCCAATTIIOONN  

CLARK COLLEGE 
Clark College is a community college providing two-year transfer 

degree studies, technical training and basic skills classes to nearly 
13,000 full-time and part-time students each quarter. It is the second 
largest college in the Washington State system of 34 community and 
technical colleges. 
¢ƘŜ Ƴŀƛƴ ŎŀƳǇǳǎ ƛǎ ƭƻŎŀǘŜŘ ƻƴ млм ŀŎǊŜǎ ƛƴ ±ŀƴŎƻǳǾŜǊΩǎ ƘƛǎǘƻǊƛŎ 

Central Park just east of the Interstate 5 freeway and north of the 
Columbia River and Fort Vancouver Historic Reserve. Classes are also 
offered at Clark College at Washington State University Vancouver in 
Salmon Creek and Clark College at Town Plaza, located two miles east of 
the main campus.  

WASHINGTON STATE UNIVERSITY ς VANCOUVER 

Washington State University began offering courses in Southwest 
Washington in 1983 as part of the Southwest Washington Joint Center 
for Education. In 1989, the University formally established Washington 
State University Vancouver as a branch campus of the state's land-grant 
institution. The Salmon Creek campus opened in 1996. In the fall of 
2006, WSU-V admitted freshmen and sophomores for the first time and 
began offering lower-division courses. 

The university locally offers 16 Bachelor's degrees, 9 Master's 
degrees, 1 Doctorate degree, and more than 35 fields of study.  There 
are currently about 2,800 enrolled students. 
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OOTTHHEERR  GGOOVVEERRNNMMEENNTT  SSEERRVVIICCEESS  

LIBRARY 
The Fort Vancouver Regional Library District (FVRLD) serves an area 

of approximately 4,200 square miles and nearly 410,000 people in four 
counties. The District provides a total of 70,405 square feet of library 
space in eight branches serving the county. Regional library service to 
the planning area is provided through the La Center Community Library, 
located at 1411 East Lockwood Creek Road, La Center, and the 
Ridgefield Community Library, located at 210 North Main Avenue, 
Ridgefield.  

PORT OF RIDGEFIELD 
TƘŜ ŜƴǘƛǊŜǘȅ ƻŦ ǘƘŜ ǎǳōŀǊŜŀ Ŧŀƭƭǎ ǿƛǘƘƛƴ ǘƘŜ tƻǊǘ ƻŦ wƛŘƎŜŦƛŜƭŘΩǎ 

boundaries.  The portΩǎ primary purpose is to bring quality jobs, 
economic diversity and prosperity to its district.  The district covers 
approximately 57 square miles and is governed by three publicly elected 
port commissioners elected to 6-year terms.   The assessed property 
value within the district totaled approximately $1.2 billion in 2008 with 
a property tax levy rate of 16¢ per $1,000 of assessed property value 
(e.g., $32 on property assessed at $200,000). 

OOTTHHEERR  UUTTIILLIITTIIEESS  

ELECTRICITY 
Electricity is provided by Clark Public Utilities.   

NATURAL GAS 

Natural gas is provided by Northwest Natural Gas.   

HAZARDOUS PIPELINE (NATURAL GAS) 
Williams Northwest Pipeline operates a large-diameter high-

pressure natural gas pipeline which bisects the La Center urban area.  
This pipeline corridor lies immediately northeast of the study area.  A 
second parallel pipeline lies dormant and is considered obsolete.  
Although the probability of a catastrophic failure of the pipeline is very 
low, the potential dangers are significant.  Because of that, the city is 
considering requiring direct and documented communication with the 
pipeline operator prior to permit approval and construction within 640 
feet of the active pipeline.   

TELECOMMUNICATIONS 

Telecommunication infrastructure comes in three physical forms:  
telephone lines, cable lines, and telecommunications (wireless) towers.  
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Telephone lines can double as data lines at up to DSL speeds.  Cable 
lines may also double as data lines with a significant boost in 
bandwidth.  The subarea is not currently served with wireless local area 
networks (Wi-Fi or wireless internet) although there is commercial 3G 
access available to subscribers.  Figure X displays current facilities. 

WASTE /  RECYCLING 
Waste Connections Inc. provides waste collection and recycling 

services throughout the subarea under contract with Clark County. 
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