La Center Junction Subarea Plan

CHAPTER

EXSTING CONDITIONS

LAND

Thestudy 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 wesh diétween the
original urban growth boundary and NW 298treet. This amis to be
AyOf dzZRSR Ay [ I [ S yolofsetibélosdafI6R abred NB ¢ 1 K | NB |
should the Cowlitindian Tribesucceed in its bid to create a new
reservation.
In May, 2008 the Western Washington Growth Management
Hearings Board removed three of the2 dzNJ |j dzZt RNJ yda FNBY [/
urban growth aredecause it found Clark County erred in de
designating resource landsrhat decision is under appe&ecause of
precedent inCity of Arlington v. CPSGMHB4 Wh.2d 768, 193 P.3d
1077 (2008), the City hieles it will ultimately prevail. We have
therefore included the entirety of the original urban growth area.

(V)]

LAND USE CHARACTERISTICS

Including publicly owned rightsf-way, there are 939 acres within
the subarea. There are 82 privately held parcels within the subarea
totaling 840 acresApproximately 233 people live within the subarea.

Tablel. 2009 Land Uses

Dwelling
Land Use Number Acres Units
Convenience Storew/ 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 unibhot 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 LandNo improvements 36 356.52 0
Totals 86 840.60 36
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Table2. Net acreage

Category Acres
GrossArea 939.00
Public rightsof-way 98.40
Critical Areas 287.57
Separate hydric soils (assumed as Cat IV wetlar 55.30

Net acres 497.73

Total assessed property value is 84, even though the total sale
price is listed at nearly $47.0M. The bulk of this is some $38.6M paid by
SalishaAMohegan, LLC, for 152 acres (2000 through 2006).

QRMCALAREAS

Critical areas are valuable and fragile natural resources with
significantdevelopment 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 Idsooial 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.170.72 requires the designatiomd protection of
ONRGAOFE FNBF& dzaAy3d WwoSald | @FAtlofS
Center will allow the transfer of density from critical areas in exchange
for enhanced protections.

Critical areas include:

QRITICAAQUIFERECHARGAREAS

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

RPARIANHABITAT

Riparian habitat areas are those areas immediately adjacent to
waterways thacontain 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
dbn LISNOSy (i 27T -basedviriebfaispeeed prefdn brg” R
dependent upon, riparian habitat for essential life. Riparian habitat
areas may include frequently flooded areas, critical recharge areas and
wetlands.
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ENDANGERED ARREATENEBPECIEBIABITAT

Areas that have a primary association wiglderaly 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 Departmentfeish & Wildlife (WDFW).
Development of such lands shall be controlled in accordance with a site
ALISOATAO FTAAK YR gAfREAFS YIyFr3aASYSyld LIXIy O2yaia
priority habitats and species management recommendations and
prepared by a qualified coolant.

PRIORITHABITATSPECIEEPHSAREAS

Areas with whiclstate 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.

LOCAIHABITATAREAS

Habitats of local imprtance 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 lotgrm. These might include areas
of high elative 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 privattizens may nominate
areas for consideration as local habitat areas and for inclusion on the
critical areas map.

FREQUENTIFLOODEB\REAS

Areas within or adjacent to the 18@ear floodplain identified on
federal flood insurance study (FIRM) maps. Twtindisareas are
recognized within the FP district: the floodway area, and the floodway
fringe area. The floodway boundary is delineated upon the flood
AyadzNI yOS adGdzRe YI LA D ¢tKS GFft22Rglte& FNAYy3ISE fASA
boundary of the floodway and the limits tife 100year floodplain.

SFEVEREROSIONAZARAREAS

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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LANDSLIDEAZARDAREAS

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

SFIsMIHAZARDAREAS

Seismic hazard areas are areas subject to severe risk of damage as a
result of earthquake induced gund shaking, slope failure, settlement,
or soil liquefaction.

S OPES WITBRADIENTS @5 PERCENT GBREATER

Lands with slopes of 25 percent or greater are considered
unbuildable and development is not allowed within La Center. Slopes
between 15 percenaind 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.

WETLABS

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 signifidaabitat areas for
fish and wildlife. Uncontrolled urbadensity 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, $aty, and general welfare.

OTHER NATURAL RESOURCES

SHORELINKIANAGEMENACT

Adopted by the public in a 1972 referendum, the act intead$ 2
prevent the inherent harm in an uncoordinated and piecemeal
RSOSt 2LIYSyid 27F ( KnéSMAhbsikee réad a K2 NBf Ay S
policies:

1 Encourage watedependent uses'uses shall be preferred which
are consistent with control of pollution and prevention of damage
to the natural environment, or are unigue to or dependent upon
dzaS 2F (GKS adlidSau aK2NBftAYySaoodoé
1 Protect $ioreline natural resourcesncluding "...the land and its
vegetation and wildlife, and the water of the state and their aquatic
life..."
f Promote publicacces&: i KS LJdzof A OQa&a 2 LJLI2 NI dzy A (&
physical and aesthetic qualities of natural shorelinéthe 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."

¢CKS 9Fad C2N] 2F (GKS [Sora wWAGSNI Aa |y 2FFAOALE
but lies just outside the subarea.

The city is currently engaged in updating its Shoreline Master
Program and anticipates state approval in 2012.

HISTORIC ANDULTURARESOURCES

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 offindingarcheologicaartifads.

ZONING
Zoning within the subarea includes:

LOWDENSITRESIDENTIAL

(LDR7.5)- This district provides for predominantly sing&mily
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 onsite critical areas.

MEDIUMDENSITRESIDENTIAL

(MDR16)- This district provides land for single family attached
K2adzaAy3az LI GA2 K2YSasx 3 NRSWA fleld NIiYSydaz FyR 20KS
developments ranging from 8 to 16 dwelling units per gross acre. Public
facilities and institutbns are allowed under certain conditions.

MIXEDUSE

(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 throusgigh
requirements governing such elements as scale, bulk, street orientation,
landscaping, and parking.

CoOMMUNITYCOMMERCIAL

(G2) ¢ This zoning district is intended to serve a broader semi
regional population of 10,000 to 30,000. TeeCenter UrbaArea
Comprehensive Plani N2y 3f @ RA&02dzN> 3Sa Gaa0GNRARLI O2YYSNOALF T ¢
development becausi promotesexcessive vehicular traffic. This
traffic greatly reduces the capacity of the abutting publicigded
streets and increases the potential number of traffacialents. The
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linear nature of these developments, the number of driveways crossing
sidewalks and the lack of alternative crdassffic or pedestrian

circulation make these areas convenient and accessible only to
automobile traffic.

LIGHTINDUSTRIAL

(LD 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. Industilitands are located in areas of
compatible land uses and in areas with arterial access to the regional
transportation network.

BVPLOYMENCAMPUS

(ECXoning district is intended to provide the community with a
compatible office and attractive new nepolluting 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.

URBANPUBLIGFACILITY

(UP)- This digrict 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 tablaletails the current zoning coverage of the
subarea. Net acreages are determined by subtracting critical areas from
gross acres.

Tabk 3. Zoning

Net Acres

Low Density Residential (LDF) 3.04
Medium Density Residential (MEI®) 16.20
Mixed Use (MX) 32.63
Community Commercial {&) 57.87
Industrial (LI/EC) 387.99
Urban Public (UP) 0.00
Totals 497.73
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PuBLICFAQUTIES

TRANSPORTATION

STREETS

Interstate Highway SystemThey | G A 2 Yy Q Zared nelv&ldof & &

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

9 Interstate 5

Arterials / Collectors Arterial roads are roads that predominantly
carry throughtraffic between suburbs orto aregioQa OSy (i NI €
Arterials are generally state highways and major roads within the
county. Collector roads collect and distribute througylaffic between
the arterial network and local road8oth of these facilities are publicly
funded. Examples indde:

T NW 3F' Avenue (NW 299Street to NW 319 Street)
NW 319 Street / La Center Road (NW*3Avenue toeastern
subarea limits)

Local StreetsThese areither public or privateoadsthat have no
significant througktraffic function andprincipally provide property
access.Maintenance and operations of private roads are the
responsibility of private property owners. Examples of local streets
include:

1 NW Paradise Park Road
T NW 319 Street (NW 3% Avenue to western subarea limits)
T NW 299 Street

PARKINGMANAGEMENT

The city currently requires a minimum number of parking spaces
with all new developmentsThis will likely remain appropriate for the
subarea becauseiis expected talevelop in a more autoriented
manner than downtown La Cestt
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Table4. Typical OffStreet Parking Requirements
Minimum Number Of

Use 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
Commerciabtorage or warehousing 1 per 1,000 SF
ACCESBIANAGEMENT

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

TRANSITERVICES

There icurrentlyno transit service to the subare&>TRAN
provides Diab-Ride servic¢o La Centethrice daily. Residents may call
aheadaR NB OShe-RSE2 MI2aSNIBAOS AY | RRAGAZ2Y
vehicles at normal stopsThe 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.

BICYCL& PEDESTRIABACILITIES
There are no bicycle or pedestrian facilities currently in the subarea.

POTABLEWATER
Potable water is provigd by Clark Public Utilities.

STORMWATER
There are no public stormwater facilities within teebarea

WASTEWATER

The area is not currently served by sew&he 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 “pgactor (MBR)
technology.

PARKS, TRAILS& OPEN SPACE
There are no publiparks trails or open space within the subarea

SHOOLS

Publiceducation is provided bRRidgefield School District No. 122
The district operateswo elementary schoa one middle school, and
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one high schodior about 2,100 studentsOver the next six years, the
district is proposing &154M capital facilities pragm to:

construct anew high school;

convert the existing high school to a middle school;

convert the existingniddle school tan elementary school;
improve an existinglementary school andonstruct anexpansion
and

1 securefuture school sites

=A =4 =4 =9

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 distridthke net impact
would be that tax revenues from the subarea would ga#&Center
versus Ridgefieldchools Although the regional Educational Service
Districtultimately denied the request, the resulting tax inequity will
likely remain a significant issue.

PUBUC SRVICES

HRE PROTECTION

Fire Districts 11 and 12 recentlynsmlidated to formClark County
Fire& Rescuavhich serves the La Center and Ridgefield areas. This
agency provides review services for residential developments. Clark
County Fire Marshal provides review services for-residential
developments.

LAW ENFORCEMENT

¢CKS /EFN)] /2dzyieée {KSNAFFQa hFFAOS LINRBOARSA I ¢

throughout the unincorporated area. Regional or shared law

enforcement and correction facilitiggrovided by the county includie

main jail, the Jail Work Center, the Juvenittdhtion 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

FNBF Aa t20FG6SR gAGKAY GKS /fIFN] /2dzyde {KSNAFTQA
The La Center Police partment provides limited respondseyond

city limits on an asvailable basis.

M

PUBLICHEALTH & SAFETY
Clark County Public Health works to:

Prevent disease and injury.
Promote healthier choices.
Protect food, water and air.

= =4 =4
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1 Prepare for emergencies.
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law enforcement or fire fightinghey arejust as vital to the safety and
well being of the communityFor example, Public Health responds to
outbreaks of diseases and controls thgread 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 septicsystems operate properly and pose no threat to human
health.

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

HIGHER EDUCATION

QLARKOOLLEGE

Clark College is a community college providing-ywar transfer
degree studies, technical training and basic skilhsses to nearly
13,000 fulitime and parttime students each quarter. It is the second
largest college in the Washington State system of 34 community and
technical colleges.

¢KS YIAY Ol YLz Aa f20F0SR 2y wmnam |
Central Parkist 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 twoeamtesf
the main campus.

WASHINGTOSTATEUNIVERSITYVANCOUVER

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 establgkéashington
State University Vancouver as a branch campus of the state'sglamd
institution. The Salmon Creek campus opened in 199drfall of
2006, WSV admitted freshmen and sophomores for the first time and
began offering lowedivision courss.

The university locallgffers 16 Bachelor's degrees, 9 Master's
degrees, 1 Doctorate degree, and more than 35 fields of stiithgre
are currently about 2,800 enrolled students.
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OTHER GOVERNMENT SSRVICES

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 countggi@nal library service to
the planning area is provided through tha CenteCommunity Library,
located at1411 East Lockwood Creek Road, La Center tlaed
Ridgefield Community Library, located at 210 North Main Avenue,
Ridgefield

PORT ORDGEFIELD
TKS SYyiANBGe 2F (GKS &adzoml NSF Frifta gAGKAY (GKS
boundaries. The portQ @rimary purpose is tbring quality jobs,
economic diversity and prosperity its district. The thtrict covers
approximately 57 square milesd is gverned bythree publicly elected
port commissioners elected toyear terms. Theassessed property
valuewithin the district totaledapproximately $1.2 billiom 2008 with
aproperty tax levyrate of 16¢per $1,000 of assessed property value
(e.g.,$32 onproperty assessed at $200,000).

OTHERUTIUTIES

HECTRICITY
Electricity is pruided by Clark Public Utilities.

NATURAIGAS
Natural gas is provided by Northwest Natural Gas.

HAZARDOUBPELINENATURAIGAS

Williams Northwest Pipeline operates a lardiameter 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 pipelinkes dormantandis considered obsolete.
Although the probability of a ¢astrophic 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.

TELEOMMUNICATIONS

Telecommunicatiomnfrastructure comes in three physidarms:
telephone lines, cable lines, and telecommunications (wireless) towers.

3-11
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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 (WiFi or wireless internet) although there is commercial 3G
access available to subscribefEgure X dispigs 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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