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1. HYBRID MEETING DETAILS
  

 22-000200 In Person or Join Virtual Zoom Meeting
Please click the link below to join the webinar:
https://us02web.zoom.us/j/82827537231
US: +1 253 215 8782  or +1 346 248 7799  or +1 408 638 0968  or +1 669 900 6833
Webinar ID: 828 2753 7231 

   

2. CALL TO ORDER
  

3. APPROVAL OF MINUTES
  

 22-000202 Minutes of the December 14, 2022 Regular Meeting 
   

4. AUDIENCE PARTICIPATION OF CORRESPONDENCE
  

5. DECLARATION OF EX-PARTE COMMUNICATIONS AND APPEARNESS OF FAIRNESS
  

6. PUBLIC HEARINGS
  

 22-000192 ABA 2022-2 A Special Property Use Permit request to repurpose an existing garage at 
1629 10th Ave to be used as a distribution center, shower, and laundry for those in 
need, in the R-4 residential zone by The Salvation Army.

Recommended Action: Motion to adopt the findings and recommendation of the Staff 
Report and grant a Special Property Use for the Salvation Army at 1629 10th Ave. 

   

 22-000201 ABA 2022-1 Variance request for 35 Alexia Court to reduce the required front yard 
setback from 25 feet to 20 feet due to the steep slope of the lot.

Recommended Action: Motion to adopt the findings and recommendations of the Staff 
Report and grant a variance for 35 Alexia Court. 

   

7. OTHER BUSINESS
  

8. ADJOURNMENT
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Written Communication received prior to Appeal Board Meeting, December 14, 2021. 

ABA 2021-9 

In Opposition: 

 26 Alexia Ct, Steve and Janet Devlin email 

 47 Alexia Ct, Steven & Carol Rife email 

 34 Alexia Ct, Dennis Perry email 

 12 Alexia Ct, Darren Joy email with matching letter 
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ABA-2022-2 1 Salvation Army SPU

STAFF REPORT
to the

LONGVIEW APPEAL BOARD OF ADJUSTMENT

PRESENTED BY: Adam Trimble, Planning Manager

HEARING DATE: April 12th, 2022 

APPLICATION NO.: ABA-2022-2

APPLICANT: Collins Architectural Group

PROPERTY OWNER: Longview Salvation Army, Major Phil Smith, Administrator

REQUEST: Special Property Use Permit in accordance with LMC §19.22.020 for 
an expansion of an existing religious assembly use in the R-4 
Residential District to repurpose an existing garage for a distribution 
center, shower, and laundry for individuals in need.

LOCATION: House/garage building: 1629 10th Ave (Parcel Number: 01837). 
Main Salvation Army Church: 1639 10th (Parcel Number 01838).

ASSOCIATED
CASES: N/A

ZONING DISTRICT: R-4 Residential District

BACKGROUND AND PROPOSAL

The Salvation Army has applied for a Special Property Use Permit (SPU) for the repurposing of 
a church owned garage building currently used for van parking. The  proposed use for the 
existing garage is as a food and clothing distribution center, a single shower room and changing 
area, and laundry room for individuals in need. The distribution center is proposed to be used as 
a “self-select” food pantry. Access will be through a man-door on the side of the building facing 
the Salvation Army church. Further explanation of the use is described in Exhibit A which 
contains the Application for SPU and an additional letter from the applicant which details the 
proposed operations.
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ABA-2022-2 2 Salvation Army SPU

The property is in the R-4 Residential District, which allows religious assembly as a Special 
Property Use. The Salvation Army Church property at 1639 10th Ave currently has a 10,547 sq. 
ft. assembly building and a 40 stall parking lot on an adjacent 12,000 sq. ft. lot. The church also 
owns 1629 10th Ave with a 960 sq. ft. residential building and the existing 1,575 sq. ft. detached 
garage which was built with a Special Property use in 2013. Exhibit B contains pictures of the 
garage building and alley and an aerial photo. 
  
The owner of the property is Salvation Army. This property is located within NW ¼ of the NW
¼ of section 34, Township 8N Range 2W of the Willamette Meridian, in Cowlitz County.

Neighboring land uses include:
North – Multi-family apartment building and single family home. 
South – Multi-family apartment building and single family residences 
East – Single family residences and multi-family housing.
West – Multi-family apartments and Salvation Army parking lot.

The Comprehensive Plan classification for the property is High Density Residential.

In accordance with LMC §19.12.090(1), written notice of the public hearing for the Special 
Property Use Permit petition was mailed to the applicant and to the owners of all properties 
adjacent to or abutting this proposal on March 30, 2022 [Exhibit C].

The property was posted in two locations on March 30, 2022 with a notice of public hearing 
announcing the proposed land use application. Legal notice of the public hearing appeared in 
the Longview Daily News on Sunday, April 3, 2022 and Sunday April 10, 2022.

SEPA DETERMINATION

An environmental checklist for the Special Property Use Permit application was not required.

CRITICAL AREA ORDINANCE REQUIREMENTS

There are no identified Critical Areas on this parcel. Therefore, a Critical Area Permit is not 
required.

APPLICABLE CODE SECTIONS

Section 19.18.010(5) of the Longview Municipal Code (LMC) requires the land use proposed to 
receive approval via a public hearing process, and the issuance of a Special Property Use Permit 
by the Appeal Board of Adjustment. The specific code citations are listed below.

For Residential Zoning Districts described in 19.20 of the Longview Municipal Code, table
19.20.020 includes uses that are permitted (“P”), not allowed, or allowed through a special 
property use permit (“SPU”):

Table 19.20.020-1 Permitted Uses in Residential Districts 
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ABA-2022-2 3 Salvation Army SPU

Use Zoning District
R-1 R-2 R-3 R-4 TNR

Religious and secular assembly uses SPU SPU SPU SPU SPU

LMC § 19.12.050 Power of Board – Special Property Use
1. Recognizing that there are certain uses of property that may or may not be detrimental 

to the public health, safety, morals and general welfare, depending upon the facts in 
each particular case, a limited power to issue special permits for such uses is vested, 
by special mention in this title, in the board.

2. The board shall have an exercise original jurisdiction in receiving, granting or 
denying all applications for such special property uses as are provided for in this 
title and shall have the power to place in such permits, conditions or limitations in 
its judgment required to secure adequate protection to the zone or locality in which 
such use is to be permitted. No special permit shall be issued by the board until after 
public hearing, as hereinafter provided, and until after the building official has found 
that all other provisions of this code, with which compliance is required, have been 
fulfilled.

3. No such Special Property Use Permit shall be granted by the board unless it finds:
(a) That the use for which such permit is sought will not be injurious to the 
neighborhood or otherwise detrimental to the public health, safety, morals and general 
welfare;
(b) In making such determination the board shall be guided by the following 
considerations and standards:

(i) That the use will not be detrimental to the character and use of adjoining 
buildings and those in the vicinity,

(ii) That the use will not create a hazard in the immediate area either for 
pedestrian or vehicular traffic,

(iii) That adequate ingress and egress will be available for fire and other 
vehicular emergency equipment,

(iv) That adequate off-street parking will be provided to prevent congestion of 
public streets [LMC 19.12.050].
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ABA-2022-2 4 Salvation Army SPU

LMC §19.12.120 Special Property Use Permits – Time Limitation
Whenever the board by its decision authorizes the issuance of a permit for a special 
property use, if such building permit and/or occupancy permit is not obtained by the 
applicant within six months from the date of the board’s decision, the board’s decision shall 
cease to be effective.

STAFF ANALYSIS

In reviewing LMC §19.12.050, which contains the criteria that shall guide the Board during their 
review of this petition, staff finds the following:

(i) That the use will not be detrimental to the character and use of adjoining buildings and 
those in the vicinity.
The change in use of the garage building from church parking and storage, to storage, 
distribution center and small scale shower and laundry facility, should result in very little 
change for the buildings in the vicinity. The property is located next to the Salvation 
Army church which has served people in need since its founding. The Salvation Army 
proposes in their application to move an existing food box distribution program, operated 
3 days a week for 2 hrs. (between 2-4 pm) from the church, into their garage building 
located adjacent to the church. Access to the garage can be made through a man-door 
located on the church side of the building, allowing people to remain on church property 
while receiving services. 

The proposed hygiene center in the garage building will consist of 1 shower, 1 bathroom 
and 1 washer/dryer. The application states these services will only be accessible by 
appointment. Staff finds that the size and scale of these improvements will be self-
limiting and may only accommodate a very limited number of persons in a day, limiting 
potential impacts regardless of days/hours of operation. 

(ii) That the use will not create a hazard in the immediate area either for pedestrian or 
vehicular traffic.
The location of the man-door access into the garage building should ensure any 
queuing for services occurs only on church property and does not need to make use 
of the alley or sidewalks. The proposal will not result in any changes to the street or 
alley and based on the application.

(iii)That adequate ingress and egress will be available for fire and other vehicular 
emergency equipment.
The existing building has alley access and the site is 100 feet from 10th Avenue and 200 
feet from New York Street. [Exhibit B]

(iv) That adequate off-street parking will be provided to prevent congestion of public streets.
The proposal may result in loss of covered parking for the Salvation Army inside the 
garage. A concrete parking area adjacent to the proposed building will be retained. Staff 
finds that the Church still has over 46 parking spaces available for on its three adjoining 
properties. 
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ABA-2022-2 5 Salvation Army SPU

LMC §19.12.050 also requires the Board to adopt the following finding if granting the Special 
Property Use Permit:

(a) That the use for which such permit is sought will not be injurious to the neighborhood or 
otherwise detrimental to the public health, safety, morals and general welfare.

Staff finds that the church contributes positively to the public health, safety, morals and 
general welfare by serving those in need in with food, clothing, hygiene services and its 
religious mission. The application notes that 40-50 individuals a day access a lunch meal 
service at the main church and that their services are managed with little to no negative impact 
on neighbors or nearby businesses. The applicant notes that police are called when needed 
and that bad actors are dealt with.  As described above, the proposal should allow all those 
being served to remain on church property without a need to line up in the alley.  It is unlikely 
that impacts of noise, odor or traffic will be generated by this proposal. 

Based on review of the application and attachments, and any testimony that may be presented at the 
public hearing, the Appeal Board of Adjustment shall adopt a finding that approval of this Special 
Property Use Permit will not be detrimental to the public health, safety, morals and general 
welfare.

STAFF DISCUSSION

The City’s Building Official, Fire Marshal, and Public Works Department have had the 
opportunity to review the Special Property Use application 1629 & 1639 10th Avenue. The 
applicant is a design firm qualified to work on a commercial building proposal. The 
adopted building and fire codes are in place to ensure the project can be built and used 
safely. The Fire Marshal has confirmed the garage building was built to a commercial 
building standard. 

Longview Police provided that about 1-2 calls per month are received for the location, 
which includes hang-ups and alarm responses. Police have had several complaints 
regarding abandoned vehicles parked near Salvation Army.  A concern would be if the 
requested changes result in even more people arriving in the area creating congestion and 
more abandoned RV’s getting left on the block. Staff notes that the application states the 
project is intended to serve the needs of same population of people the Salvation Army is 
currently serving as opposed to creating capacity for additional people. Abandoned RV’s 
are frequently left on street near ‘un-policed’ properties such as parking lots, undeveloped 
property or lots with no buildings fronting on them. 

As of this writing, staff has received no comments regarding this proposal as a result of the 
notice of public hearing that was mailed to all adjoining or adjacent property owners, posted 
notice, or legal ads published in the newspaper.

STAFF FINDINGS

1. The use for which such permit is sought will not be injurious to the neighborhood or 
otherwise detrimental to the public health, safety, morals and general welfare.

Page 15 of 60



ABA-2022-2 6 Salvation Army SPU

2. The R-4 Residential District permits the proposed use subject to a granting of a Special 
Property Use Permit by the Longview Appeal Board of Adjustment.

3. The proposed expansion of the Special Property Use as proposed, meets the criteria found in 
LMC §19.12.050.

RECOMMENDATION

Staff recommends that the Appeal Board of Adjustment grant a Special Property Use Permit for 
the Salvation Army change-of-use project to convert a garage building for storage and social 
services; a religious assembly use in the R-4 Residential District, located at 1629 10th Ave.

EXHIBITS

A. Special Property Use Permit application and applicant’s description.
B. Photos and aerial imagery of the site.
C. Notice of Public Hearing (property owner notification).

Staff Report Date: April 7, 2022
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NOTICE OF PUBLIC HEARING
Longview Appeal Board of Adjustment
April 12, 2022 starting at 4:30 P.M.

Case No: ABA-2022-2

Applicant: The Salvation Army

Location: 1629 & 1639 10th Ave (Parcel Numbers: 01837 & 01838), described as 
Longview 14, Blk 55, Lot 4 & Lot 1,2,3

Request: A Special Property Use Permit to repurpose an existing garage to be used as 
a distribution center, shower, and laundry for those in need, for use in the 
R-4 residential zone. The Salvation Army’s accessory building to the church 
would be used for the execution of these practices.

Why You Are Receiving This Notice:  You own real property located adjacent to or abutting the 
property affected by the Special Property Use request. The Longview Municipal Code requires all 
property owners owning real property located adjacent to or abutting a land use proposal subject 
to a public hearing to be notified of the proposal and of the hearing date, place, and time. Contact: 
Adam Trimble, Planning Manager 360-442-5092

Copies of the Special Property Use application are available for review at the City of Longview 
Community Development Department located at 1525 Broadway Street, between the hours of 
7:00 a.m. to 6:00 p.m., Monday through Thursday, except holidays.

Comments:  If you would like to provide comments in writing on this proposal, please submit 
them no later than 4:00 p.m. Tuesday, April 12, 2022 to the City of Longview Community 
Development Department, PO Box 128, Longview, WA  98632, ATTN: Adam Trimble, 
Planning Manager. For electronic submissions, provide your comments along with full name, 
address and contact information to adamt@mylongview.com     RE: ABA-2022-2

Public Hearing:  You are invited to attend the Appeal Board of Adjustment public hearing 
scheduled for 4:30 p.m. on Tuesday, April 12, 2022. You may provide comments either for or 
against this petition at this meeting.  The public hearing will be held in the Longview City 
Council Chambers, located on the 2nd floor of City Hall at 1525 Broadway Street, Longview, 
Washington. 

Attachment: Vicinity Map
Date Mailed: March 30, 2022
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Adam Trimble

From: Betsy Porter <betsy.porter@gmail.com>

Sent: Tuesday, April 12, 2022 1:10 PM

To: Adam Trimble; Betsy Porter

Subject: ABA-2022-2

Dear Mr. Trimble,  
I'm writing to provide written comments opposing Special Property Use application #ABA-2022-2. Since 2016, 
my husband and I have been part owners in Triangle Gardens, a low-income, multi-family rental property with 
24 apartments located at 1620-1630 11th Ave in Longview. The Salvation Army is proposing an expansion of 
services at their property located directly behind our apartments, at 1629-1639 10th Ave. But even at current 
service levels, the Salvation Army is already having a real, negative impact on our tenants and our business. We 
anticipate that an expansion of services would only make the situation worse, and so we oppose it.  
 
The free meals the Salvation Army provides have already attracted homeless people to live in the immediate 
vicinity of our buildings. There are RVs parked long-term on 11th Ave in front of our apartments, and people 
sleeping, urinating and defecating in the alley behind our buildings. Our residents have to drive into this alley in 
order to access their garages. Our apartments are organized around courtyards that have locking gates, but 
homeless people are still finding ways to get in. This is all unsightly and unsanitary and potentially dangerous, 
especially since some of the homeless people appear to suffer from mental health issues. Our co-owner, Jason 
Ericson, goes frequently to Triangle Gardens to do upgrades and turnovers and maintenance. Recently, he saw a 
homeless man moving or removing the rocks we have installed at the base of the downspouts for water 
drainage. On another recent occasion, there was a man walking up and down the alley, ranting and yelling. This 
kind of activity is constant, and it's understandably frightening to our residents. One tenant, a woman, has 
already moved out as a result, and several others have reported feeling threatened.  
 
It also imposes added costs on us, the owners. We have had additional issues with homeless people, again likely 
attracted by the services at Salvation Army, going through our trash cans and also taking water from our spigots 
in the alley. Sometimes, they were leaving the spigots turned on, so we had to install locks on the faucets.  
 
We have contacted the Salvation Army about all these issues in the past, but we aren't aware of any efforts they 
have made to remedy them, and there isn't much else we can do. We contacted Longview police, hoping they 
could remove the vehicles that are illegally parked long-term around our buildings. Normally, those vehicles 
would be towed, but area tow yards are full, so they continue to sit on 11th Ave, with impact to our residents. I 
should mention that our rents are low, and Triangle Gardens houses primarily low-income tenants - exactly the 
population that needs safe, affordable housing during this housing crisis.  
 
The Salvation Army's new proposal will almost certainly worsen the current situation. To believe otherwise 
would be naive. Because they intend to close the parking lot where their homeless clientele has been parking, 
we anticipate an increase in the size of the encampment around Triangle Gardens. The new showers and laundry 
will surely draw more homeless activity and disruption to the area. As a result, we believe more of our tenants 
will move out. I understand that  the Salvation Army proposes to serve only their existing clients with this 
expansion of services. However, it's difficult to believe it will stop there. News of the showers and laundry will 
surely spread, since everything a homeless person needs would now be available at this one location.  
 
We request that this proposal be denied, for the sake of our low-income tenants and our investment in 
Longview.  
 
Thank you for your consideration. Best Regards,  
Elizabeth (Betsy) Porter 
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14617 SE Rivercrest Dr 
Vancouver, WA 98683 
betsy.porter@gmail.com 
503-459-2744 
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STAFF REPORT
to the

LONGVIEW APPEAL BOARD OF ADJUSTMENT

PRESENTED BY: Adam Trimble, Planning Manager 

HEARING DATE: April 12, 2022

APPLICATION NO.: ABA 2022-1

APPLICANT: Homesite Development Corp. LLC

PROPERTY OWNER: Overlook Piculell LLC

REQUEST: Variance request to reduce the required front yard setback from 25 
feet to 20 feet due to the steep slope of the lot.

LOCATION: 35 Alexia Court (parcel 103660809), 1 lot on the South side of 
Alexia Court.

ASSOCIATED
CASES: None.

ZONING DISTRICT: R-2 Planned Unit Development (PUD), Residential District

BACKGROUND AND PROPOSAL
In a recent application, ABA 2021-9, the City of Longview, with the agreement of the property 
owner, requested a variance from the front setback requirement for 9 lots on the south side of 
Alexia Court due to the presence of a slope. The Appeals Board found the application improper 
for several reasons and found that the application did not meet the requirements for granting a 
variance and denied it. Now the owner of one lot on the south side of Alexia Court, lot 9, 
addressed 35 Alexia Court, has applied for a variance to reduce the required front yard setback 
from 25 feet to 20 feet due to the steep slope of the lot: [Exhibit A: Variance Application and 
accompanying Geotechnical Consultation].  The owner has provided a Geotechnical 
Consultation stamped by a geotechnical engineer supporting the request for a variance. The 
consultation letter details the conditions of the site which warrant relief by a variance. The expert 
evaluation notes “The steeper sloping lots of the subdivision are located on the south side of 
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Alexia Ct, with Lot 9 being one of the steeper sloping lots.”1 Available elevation data for the site 
shows a 40 foot elevation difference between the reservoir access road below the lots and the 
curb at the front of the lots. When properties on the south side of Alexia Court were improved, 
the hillside was regraded to create flat areas at the front of each lot and a downhill slope through 
the middle and rear: [Exhibit B: aerial photos, elevations and photos]. The property at 35 Alexia 
Court is 108.91 feet long by 70 feet wide: [Exhibit C Village at Overlook PUD subdivision plat]. 

The subdivision was created in the early 2000’s but home construction did not start until 2016 on 
lots. Currently there are 9 homes on the 20 lots. A foundation was started for 35 Alexia Court but 
an error in the applicant’s site plan resulted in the foundation being excavated and poured 4 feet 
inside the 25’ front yard setback. City inspectors caught the discrepancy after the first inspection 
of the form work for the foundation was passed and the foundation poured. In making 
application for a variance, the applicant notes “allowing a foundation to be built within 5 feet of 
the front setback would allow for a more stable foundation.” The applicant’s Geotechnical 
Consultation states:

“Based on our understanding of the pre-construction site grading, it is our opinion 
that a variance allowing a reduction in the front yard setback would benefit the site 
in at least two ways: 1) by allowing the back, lower home foundations to be embedded 
into native soils more easily with less steps in the foundation, resulting in a more 
stable foundation and less cuts, and b) allowing more of the front, upper foundations 
to be founded on the already-prepared level surface. If granted, the variance could 
allow for a significant reduction in excavation and concrete costs, thus resulting in a 
more affordable home. Additionally, this variance would also result in a more stable 
home foundation, with a greater setback for the face of the foundations from the 
adjacent slopes at the back of the home.”2

The applicant details that “The slope is the most extreme at this section of the hillside, 
between each cul-de-sac of Alexia Court. No other homes have been built along this steep 
slope yet.” … “The extra 5 feet would allow the majority of the home to be built on the flat 
front part of this lot as well.” The applicant provides further justification for the variance 
request in the application which is Exhibit A. 

Neighboring land uses include: 
North – Single family homes
South – City of Longview main water reservoirs.
East – six undeveloped lots and an existing home on the Alexia Ct. cul-de-sac.
West – Two undeveloped lots on Alexia Ct. 

The Comprehensive Plan classification for the property is Medium Density Residential.

In accordance with LMC §19.12.090(1), written notice of the public hearing for the Variance 
request was mailed to the applicant and to the owners of all properties adjacent to or abutting this 
proposal on Wednesday March 30, 2022 [Exhibit D].

1 North, T. J. (2022, March 29). Geotechnical Consultation The Village at Overlook PUD - Lot 9 35 Alexia Court, 
Longview, Washington 98632. True North Project # 21-0346-4
2 North
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Postings and legal notices are not required for Variance requests however legal notice of this 
application and public hearing appeared in the Longview Daily News on Sunday, April 3, 2022 
and Sunday April 10, 2022. 

SEPA DETERMINATION

A State Environmental Policy Act checklist is not required.

CRITICAL AREA ORDINANCE REQUIREMENTS
There are no mapped critical areas on the property however any slope 40 percent or steeper with 
a vertical relief of 10 or more feet is defined as a landslide hazard. A submitted Geotechnical 
Consultation finds that the lot, “prior to home construction consisted of an approximate 40-foot 
relatively level bench facing Alexia Ct, followed by an approximate 2H (horizontal):1V 
(vertical) slope beyond to the southern boundary of the site.”3 The lot is approximately 108 feet 
deep with the 2:1 slope observed by the geotechnical engineer occurring across the south 68 feet 
of the property. A critical area permit is not required as the expert evaluation did not observe a 
vertical relief in the slope requiring such.  

APPLICABLE CODE SECTIONS

Section 19.20.030 provides Density and dimensional standards for the R-2 Residential Zone.
Table 19.20.030-1 provides the density and dimensional standards for each zone. No building, 
structure or use shall hereafter be erected, constructed or established on a lot that does not meet 
the requirements for lots as contained in this chapter and for the district in which said lot is 
located, except for nonconforming lots of record as defined in Chapter 19.09 LMC.

Standard
 R-2 

Minimum lot size 
(square feet)

6,000; 

Minimum lot 
frontage/width (feet)

50

Maximum density (units 
per acre)

30 units

Front yard setback 
(feet)

25

Front yard setback 
(alley-loading)3

15

Rear yard setback4 
(feet)

10 

Side yard setback5 
(feet)

5 

3 North
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Standard
 R-2 

Side yard (street) 
setback – corner lot, 
street flanking (feet)

15

LMC 19.12.140 Variance permits – Authority to issue.

The board may authorize the granting of variances from the zoning ordinance of the city, by the 
building official, where compliance therewith is impractical or impossible. No application for a 
variance shall be granted unless the board finds:

(1) The variance will not constitute a grant of special privileges inconsistent with the limitation 
upon uses of other properties in the vicinity and zone in which the property on behalf of which 
the application was filed is located; and

(2) That such variance is necessary, because of special circumstances relating to the size, shape, 
topography, location, or surroundings of the subject property, to provide it with use rights and 
privileges permitted to other properties in the vicinity and in the zone in which the subject 
property is located; and

(3) That the granting of such variance will not be materially detrimental to the public welfare or 
injurious to the property or improvements in the vicinity and zone in which the subject property 
is situated; and

(4) The need for the variance is not the result of any action taken by the applicant. (Ord. 3122 
§ 10, 2010; Ord. 1620 § 1, 1973).

STAFF ANALYSIS

The code section cited above requires a 25’ front yard setback for the primary building from the 
property line. Porches open on three sides may extend 6’ feet into a front yard setback. 

In reviewing LMC §19.12.140, which contains the criteria that shall guide the Board during their 
review of this petition, staff finds the following:

(1) The variance will not constitute a grant of special privileges inconsistent with the limitation 
upon uses of other properties in the vicinity and zone in which the property on behalf of which 
the application was filed is located; and

The request will provide 35 Alexia Court with 5’ additional feet of relatively flat 
buildable area to construct a home. The south side of Alexia court has about 17 feet of 
right of way between the front property line and the curb while properties on the North 
side have 10 feet total due to Alexia Court being constructed off-center in the 60 foot 
right-of-way. Unfortunately for the properties on the South side, this additional ROW 
which is flat, is un-buildable, and does not count toward the setback calculation which is 
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measured from the front lot line. The slope begins at about 15’ inside the front of the lot 
and increases dramatically in the ‘buildable’ portion of the lot, beyond the 25’ front 
setback. Lots in the vicinity have reasonably sized virtually flat buildable areas located 
outside of setbacks. Of the 8 homes built across the street on Alexia Court only one has a 
partial daylight basement due to location on a slope. The other 8 homes did not require 
more than an extra foot in the foundation height to be level. While the request will result 
in a home that is 5 feet closer to the front lot line, it will still be 2 feet further back from 
the curb than lots on the North side of the street due to the unequal right of way widths on 
either side of the street. To restate: homes on the North side of Alexia Ct are 35’ from the 
curb. Homes on the South side will be 42 feet from the curb. The request for Lot 35 
would result in a home located 37 feet from the curb. 

(2) That such variance is necessary, because of special circumstances relating to the size, shape, 
topography, location, or surroundings of the subject property, to provide it with use rights and 
privileges permitted to other properties in the vicinity and in the zone in which the subject 
property is located; and

The property at 35 Alexia Court has very little flat ground outside of setbacks on which to 
construct a home. The topography limits building design choices to multi-level homes with 
daylight basements that will sit across a hillside directly above a vital city reservoir, or vertical 
construction on a smaller foot print. Garage locations are similarly limited by the slope to be 
located at the front of the lot where it is flat. The lot is wider and narrower than a typical lot in 
Longview resulting in more of the property dedicated to the front and rear yard setback areas and 
resulting in the buildable area occurring on the slope. Staff notes that foundations and retaining 
wall costs increase as the height increases. If granted, the variance will provide 5 additional feet 
of flat ground for home construction and the potential to have one less step down in the 
foundation. The applicant has provide a stamped geotechnical consultation attached with Exhibit 
A and discussed above, which concludes “If granted, the variance could allow for a significant 
reduction in excavation and concrete costs, thus resulting in a more affordable home. 
Additionally, this variance would also result in a more stable home foundation, with a greater 
setback for the face of the foundations from the adjacent slopes at the back of the home. Based 
on the information provided by Homesite Development Group, LLC, we suggest requesting a 
variance resulting in a reduction to the front yard setback of up to 5 feet.”4  
(3) That the granting of such variance will not be materially detrimental to the public welfare or 
injurious to the property or improvements in the vicinity and zone in which the subject property 
is situated; and

The request for a 5 foot reduction of the front yard setback will not be detrimental or 
injurious because of the topography and special circumstances of the lot. As noted above the 
excess right-of-way on the south side of Alexia Court will ensure that even with a reduced 
front yard setback, a home will not be closer to the curb than lots on the North side. Staff 
notes that 3 of the 5 residential districts in Longview, including a single-family zone, allow a 
20’ front yard setback. The 17 feet of right-of-way between the curb and front property lines 
on the south side of Alexia Court will result in a sidewalk that is further from the front 

4 North.
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property line than the typical 1-2 feet. This situation will help avoid the possibility of 
vehicles parked in manner where they hang over the sidewalk. 
As stated by the applicants Geotechnical Engineer, the variance will allow “the back, lower 
home foundations to be embedded into native soils more easily with less steps in the 
foundation, resulting in a more stable foundation and less cuts,” and “result in a more stable 
home foundation, with a greater setback for the face of the foundations from the adjacent 
slopes at the back of the home.” One does not need to look far for examples of poorly 
understood slope and soil conditions resulting in property damage and destruction of 
neighborhoods. The expert opinion supporting this request on the basis of it contributing to a 
more stable foundation provides reasoning that if the variance is granted it will contribute 
positively to the properties and improvements in the vicinity especially considering there are 
10 properties left to develop on the hillside.
(4) The need for the variance is not the result of any action taken by the applicant.

The 40’ elevation change between the reservoir property and what is now Alexia court existed 
prior to the subdivision development. Lot locations were originally identified in 1991 as part of a 
master plan that was later revised in 1995 and constructed in 2006. The slope is an existing 
topographical feature and constitutes a special circumstance for lot 35. The excess right-of-way 
on the South side of Alexia Court which benefits this application likewise was not the result of 
any action taken by the applicant. The applicant asks the Appeal Board to recognize that 
regardless of any work that has started on the site, a variance is necessary, because of special 
circumstances relating to the size, shape, topography, location, and surroundings of the subject 
property, to provide it with use rights and privileges permitted to other properties in the vicinity 
and in the zone in which the subject property is located. The location of the steep slope on 35 
Alexia Court creates a challenge for any foundation design and to meet the required 25’ setback, 
results in a home placed entirely on the slope.  

STAFF DISCUSSION

The City’s Building Official, Fire Marshal, and Public Works Department have had the 
opportunity to review the Variance request application 35 Alexia Court. The Public Works 
Department engineers provided the following comments:

1. No impacts to utilities or the right of way are anticipated to result from the variance if 
granted. 

2. Sidewalks have not been installed for the lots on the South side of Alexia Court. The 
subdivision design calls for 2±   feet between the edge of the public sidewalk and front 
property line. This will provide at least 22 feet between the garage wall and the public 
sidewalk and likely more due to the 7 feet of excess right of way (17 total) which will be 
split between the planting strip and back of sidewalk ROW. 

The Fire Marshal has no concerns. Stormwater has no concerns.  

As of this writing, staff has received no formal comments on the application. 
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STAFF FINDINGS
1. The application satisfies the conditions of LMC § 19.12.140, 1-4 for granting a variance 

as demonstrated in the Staff Analysis section.

RECOMMENDATION
Staff recommends that the Appeal Board of Adjustment adopt the staff analysis as findings and 
grant a variance to reduce the front yard setback from 25’ to 20’ for 35 Alexia Court.

EXHIBITS

A. Variance application and Geotechnical Consultation.
B. Photos and aerial imagery of the site.
C. Exhibit D Village at Overlook PUD subdivision plat.
D. Notice of Public Hearing (property owner notification).
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 Overlook Piculell LLC

 Same as applicant

 Same as applicant
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202 E Evergreen Blvd, Suite B, Vancouver, WA 98660  -  360-558-0005  -  www.tnorthgeo.com 

   

March 29, 2022 
 
Homesite Development Group, LLC 
1906 Belmont Loop 
Woodland, WA 98674 
 
Attn: Mr. Steve Seward 
 
Subject: Geotechnical Consultation 
 The Village at Overlook PUD - Lot 9 
 35 Alexia Court, Longview, Washington 98632 
  True North Project # 21-0346-4 
 
Dear Mr. Seward: 
 
At your request, True North Geotechnical Services (True North) is providing you with this report 
summarizing our geotechnical consultation services for the proposed new single-family home to 
be located at City of Longview Parcel No. 103660807 in Longview, Washington (site). The 
purpose of our geotechnical consultation is to provide an opinion regarding the location of the 
proposed home foundations with respect to the lot boundaries for the purposes of requesting a 
variance to the required front yard setback. 
 
SITE CONDITIONS 
Lot 9 of the The Village at Overlook PUD is located on the south side of Alexia Ct, a short, two 
ended cul-de-sac, which is accessed off City View Blvd by way of Gibbs Lane. Alexia Ct is 
generally the topographic high of the PUD, with all of the lots of the 20-lot subdivision descending 
down away from the street, generally either to the north or the south. The steeper sloping lots of 
the subdivision are located on the south side of Alexia Ct, with Lot 9 being one of the steeper 
sloping lots. The prior to home construction consisted of an approximate 40-foot relatively level 
bench facing Alexia Ct, followed by an approximate 2H(horizontal):1V(vertical) slope beyond to 
the southern boundary of the site. 
 
CONCLUSIONS 
Based on our understanding of the pre-construction site grading, it is our opinion that a variance 
allowing a reduction in the front yard setback would benefit the site in at least two ways: 1) by 
allowing the back, lower home foundations to be embedded into native soils more easily with less 
steps in the foundation, resulting in a more stable foundation and less cuts, and b) allowing more 
of the front, upper foundations to be founded on the already-prepared level surface. If granted, 
the variance could allow for a significant reduction in excavation and concrete costs, thus resulting 
in a more affordable home. Additionally, this variance would also result in a more stable home 
foundation, with a greater setback for the face of the  foundations from the adjacent slopes at the 
back of the home. Based on the information provided by Homesite Development Group, LLC, we 
suggest requesting a variance resulting in a reduction to the front yard setback of up to 5 feet. 
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True North Geotechnical Services 
 

 

Homesite Development Group, LLC – The Village at Overlook – Lot 9  March 29, 2022 
Project # 21-0346-4  page 2 of 3 

CLOSING 
We have prepared this report for use by the owner/developer and other members of the design and 
construction team for the proposed residence at The Village at Overlook Lot 9. The opinions and 
recommendations contained within this report are not intended to be, nor should they be, construed 
as a warranty of subsurface conditions, but are forwarded to assist in the planning and design 
process. 
 
The conclusions and recommendations contained in this report are based on our understanding of 
the currently proposed project, as derived from written and verbal information supplied to us by you. 
When the design has been finalized, we recommend that we review the design and specifications 
to see that our recommendations have been interpreted and implemented as intended. If design 
changes are made, we request that we be retained to review our conclusions and recommendations 
and to provide a written modification or verification.  
 
The scope of our services does not include services related to construction safety precautions, and 
our recommendations are not intended to direct the contractor’s methods, techniques, sequences, 
or procedures, except as specifically described in our report for consideration in design. 
 
Within the limitations of scope, schedule, and budget, our services have been executed in 
accordance with the generally accepted practices in this area at the time this report was prepared. 
No warranty or other conditions, express or implied, should be understood. 
 
CLOSING  
We appreciate the opportunity to be of service to you. If you have any questions, or if we can be of 
further assistance to you, please contact us at (360) 558-0005. 
 
Respectfully Submitted, 
 
 
 
 
 
 
 
 
 
   
Timothy J. North, P.E. 
Principle Engineer  
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LUCAS JOHN G/ANN M 

42 ALEXIA CT 

LONGVIEW, WA 98632 

 

 

 

NOTICE OF PUBLIC HEARING 

Longview Appeal Board of Adjustment 

4:30 P.M. Tuesday, April 12, 2022 for a ‘hybrid’ in-person or virtual meeting.  

Join Zoom Meeting using this link or the info below: 
https://us02web.zoom.us/j/82827537231  

Or dial in for audio: +1 (253) 215 8782   Webinar ID: 828 2753 7231 

 

Case No: ABA 2022-1 

 

Applicant: Homesite Development Group, LLC 

 

Addresses: 35 Alexia Court 

 

Location: 1 lot on the South side of Alexia Court. 

 

Request: Variance request to reduce the required front yard setback for 1 lot from 25 feet to 

20 feet due to the steep slope of the lot. 

 

Why You Are Receiving This Notice:  You own real property located adjacent to or abutting 

the property requesting a variance. The Longview Municipal Code requires all property owners 

owning real property located adjacent to or abutting a land use proposal subject to a public 

hearing to be notified of the proposal and of the hearing date, place, and time. Contact: Adam 

Trimble, Planning Manager 360-442-5092 

 

Copies of the associated documents will be available for review online at mylongview.com under 

‘Agendas & Minutes’.   

 

Comments:  If you would like to provide comments in writing on this proposal, please submit 

them no later than 4:00 p.m. Tuesday, April 12, 2022 to the City of Longview Community 

Development Department, PO Box 128, Longview, WA  98632, ATTN: Adam Trimble, 

Planning Manager. For electronic comments, provide your comments along with full name, 

address and contact information to adam t@mylongview.com     RE: ABA 2022-2 
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Public Hearing:  You are invited to attend the Appeal Board of Adjustment public hearing 

scheduled for 4:30 P.M. Tuesday, April 12, 2022 either in-person at Longview City Hall Council 

Chambers, 1525 Broadway Street, OR on the virtual meeting platform Zoom (online or phone-

in). Please contact the City Clerk’s Office at 360-442-5041 with any accessibility requests. 

Attachment: Aerial photo with notation.  

 
 

What the Longview municipal code allows: 

19.12.140 Variance permits – Authority to issue. 

The [Appeal Board of Adjustment] may authorize the granting of variances from the zoning ordinance of the city, by 

the building official, where compliance therewith is impractical or impossible. No application for a variance shall be 

granted unless the board finds: 

(1) The variance will not constitute a grant of special privileges inconsistent with the limitation upon uses of other 

properties in the vicinity and zone in which the property on behalf of which the application was filed is located; and 

(2) That such variance is necessary, because of special circumstances relating to the size, shape, topography, 

location, or surroundings of the subject property, to provide it with use rights and privileges permitted to other 

properties in the vicinity and in the zone in which the subject property is located; and 

(3) That the granting of such variance will not be materially detrimental to the public welfare or injurious to the 

property or improvements in the vicinity and zone in which the subject property is situated; and 

(4) The need for the variance is not the result of any action taken by the applicant. (Ord. 3122 § 10, 2010; Ord. 1620 

§ 1, 1973). 
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Adam Trimble

From: Dennis Perry <dennisnp52@gmail.com>
Sent: Friday, April 08, 2022 7:01 PM
To: Adam Trimble
Cc: rwcarns@comcast.net; janetl.devlin@gmail.com; kd-joy@hotmail.com; amlucas64@gmail.com; GMail; 

srife14004@aol.com; wilcar2@comcast.net
Subject: RE ABA 2022-1 - Front Yard Setback Variance at 35 Alexia Court

 
I am writing in opposition to the request to reduce the front yard setback for the lot at 35 Alexia Court.  I am 
the owner of and reside at the home at 34 Alexia Court.  I do not believe that the request meets the criteria 
required for granting a variance.  Specifically:   
  
First, the variance would grant a special privilege inconsistent with the limitation upon uses of other 
properties.  The builders and owners of all other properties, nine in total, upon which homes have been 
constructed on Alexia Court have complied with the required 25’ set back.  So, if granted this variance 
constitutes a special privilege for 35 Alexia Court.   
  
Second special circumstances relating to the size, shape, topography, location or surroundings do not 
justify this variance.  While it is true that a substantial portion of the lot at 35 Alexia is sloped.  Other than 
cost or convenience, there are no restrictions that would prevent building on this lot including on the sloped 
portion of the lot.  In fact, the concrete work completed so far on this lot would support a home that would 
be mostly on the sloped portion of the lot.  (See photos in the application packet.)  There is no technical 
data that indicates that building on the lot would be unsafe or would jeopardize the integrity of the city 
utilities located below it.  A geotechnical consultant has provided advice regarding this request, but that 
advice does not indicate that building on the slope is unsafe.   
  
Third, the granting of this variance will be detrimental to other property owners in this neighborhood.  The 
neighborhood encompassing Alexia Court and adjacent streets is a well planned and executed residential 
environment with consistent adherence to standards with respect to both regulation and appearance.  The 
granting of this variance will affect the integrity and visual aesthetics of this neighborhood, and will have a 
negative impact on the value of other properties in the area.   
  
Finally, it appears that this variance is being requested as the result of action taken by the applicant or 
parties working on behalf of the applicant.  The applicant is the owner of the affected property.  A builder, 
working with the approval of the applicant constructed a home foundation that does not comply with the 
required front yard setback.  This variance has been requested to work around that problem.   
  
It was not until after concrete was poured and then discovered to be out of compliance with the setback, 
that a variance was requested, once in December of 2021 and now again in April of 2022.  Up until this set 
of requests, no action to mitigate the problem of slope on this building site has been taken.  There was no 
action taken when the development was planned.  No action was taken when a permit was requested to 
build on this lot.  It was only after an error was revealed that action to correct a problem was taken.  The 
direct line from the construction error to this request is clear. 
  
Again, as a property owner on Alexia Court, I do not support the variance from the required front yard 
setback for the lot at 35 Alexia Court.   
  
Thank you for the opportunity to comment.     
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Dennis Perry 
dennisnp52@gmail.com 
360 430 5391 
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Adam Trimble

From: Steven Rife <srife14004@yahoo.com>

Sent: Monday, April 11, 2022 8:01 PM

To: Adam Trimble

Subject: 35 Alexia Ct

To:  The Longview Appeal Board of Adjustment 

From Steven and Carol Rife, 47 Alexia Ct, Longview, WA, 360-998-2678 

Re:  Variance request for 35 Alexia Ct 

  

We are writing again with continued concerns about the variance request.  And again, we ask that 
you reject this request.  There are multiple questions concerning the Staff Analysis for 35 Alexia Ct: 

  

         The Staff analysis says that the “homes on the North side of Alexia Ct. are 35 ft from the 
curb.”  We know a number of neighbors have done independent measurements of the setbacks for 
the homes on the North side of Alexia Ct. all measuring 39 feet from the curb.  So based on a 25 foot 
setback the property line would be 14 feet from the curb. 

  

         The Staff Analysis says “Homes on the South side will be 42 feet from the curb.”  The foundation 
is currently poured 34 feet from the curb, will this be 8 feet closer to the curb than the correct location 
for the other homes on the South side of the street? 

  

         The Staff Analysis says, “the request for Lot 35 (the address is 35 Alexia Ct which is Lot 8) would 
result in a home 37 feet from the curb.”  The foundation is currently poured 34 feet from the curb.  Is 
the assumption correct that the property line on the South side is still 14 feet from the curb so a 25 
foot setback would result in a home 39 feet from the curb or is the property line at a different distance 
from the curb?  Since the foundation is poured 34 feet from the curb is it 5 feet closer to the curb than 
it should be? 

  

         The Staff Discussion says “This will provide at least 22 feet between the garage wall and the 
public sidewalk and likely more due to the 7 feet of excess right of way (17 total) which will be split 
between the planting strip and back of sidewalk ROW.”  On the North side of Alexia Ct. there is 9 feet 
from the curb to the house side of the sidewalk which would be 5 feet between the sidewalk and the 
property line.  So, at 35 Alexia Ct. (34 ft -9 ft=25 ft) there is 25 ft to be divided between the setback 
and the property line.  I do not understand where is the additional space from the front property line to 
the sidewalk? 
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         The Staff Analysis says, “That such variance is necessary, because of special circumstances 
relating to size, shape topography locations……”   This subdivision was created in the early 2000’s 
and home construction started in 2016.  There has been no significant change to the topography in 
that time and all the other homes on the street were able to meet the requirements.  The developer 
should have been prepared for the difficult, sloping site. 

  

         The Staff Analysis says, “The need for the variance is not the result of any action taken by the 
applicant.”  This variance would not be necessary if the applicant had not already poured the 
foundation incorrectly.  This is a case of “asking forgiveness instead of permission”. 

  

  

Thank you for your consideration, 

  

Steve and Carol Rife 

 

 

 

Virus-free. www.avg.com  
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