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The City Hall is accessible for persons with disabilities. Special equipment to assist the 
hearing impaired is also available. Please contact the City Executive Offices at 360.442.5004 
48 hours in advance if you require special accommodations to attend the meeting. 
 
 
Please click the link below to join the webinar: 
https://us02web.zoom.us/j/82348037864 
Webinar ID: 823 4803 7864  
Telephone Options (dial any of the following numbers): 
 1-253-215-8782                                1-346-248-7799                        1-408-638-0968 
1-669-900-6833                                1-301-715-8592                        1-312-626-6799 
1-646-876-9923 
  
International numbers available: https://us02web.zoom.us/u/kBm9OU6w1 
 
 
1.  ROLL CALL 
    
2.  APPROVAL OF MINUTES 
    
  23-001861 PC Minutes of December 6, 2023 
      
3.  AUDIENCE PARTICIPATION OR CORRESPONDENCE 
    
4.  DECLARATION OF EX-PARTE COMMUNICATIONS AND APPEARNESS OF FAIRNESS 
    
5.  PUBLIC HEARINGS 
    
  23-001863 PC 2023-14 5024 Ocean Beach Hwy Rezone 

Recommended Action: Motion to approve staff's recommendation and forward a 
reccomendation of approval to city council 

      
  23-001864 PC 2023-17 Totem-Ocean Beach Hwy Rezone 

Recommended Action: Motion to approve staff's recommendation and forward a 
reccomendation of approval to city council  

      
6.  NON-PUBLIC HEARING ITEMS 
    
  23-001862 Pc 2023-8 1145 33rd ave preliminary plat application 

Recommended Action: hold a public hearing february 7th for consideration of approval 
and recommendation to city council 

      
7.  OTHER BUSINESS 
    
8.  PLANNER'S REPORT 
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9.  ADJOURNMENT 
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The City Hall is accessible for persons with disabilities. Special equipment to assist the 
hearing impaired is also available. Please contact the City Executive Offices at 
360.442.5004 48 hours in advance if you require special accommodations to attend the 
meeting. 
 
 
 
1.  ROLL CALL 

  

Chairman Collins called the meeting to order at 7:00 p.m. 
 
 Present: Member Craig Collins, Member Jeff Rauth, Member Ramona Leber, Member Joanna Lee 
 Absent: Member Stacy Dalgarno, Member Trey Davis 
Resigned: Member Kalei LaFave 
  
 Staff Present: Sam Barham, City Engineer; Mac Kosar, Planner; Lisa Vertrees, Administrative Assistant 

    
2.  APPROVAL OF MINUTES 
   
    
  23-001783 PC Minutes of November 1, 2023  
    A motion was made by Member Ramona Leber, seconded by Member Jeff Rauth, to to approve the 

regular meeting minutes of November 1, 2023. The motion passed unanimously.  
      
3.  AUDIENCE PARTICIPATION OR CORRESPONDENCE 
  None at this time. 
    
4.  DECLARATION OF EX-PARTE COMMUNICATIONS AND APPEARNESS OF FAIRNESS 
  Read into the record.  
    
5.  PUBLIC HEARINGS 
   
    
  23-001730 PC 2023-4 AFFORDABLE HOUSING STRAGIES - SHARED DRIVEWAYS ORDINANCE 

XXXX 
RECOMMENDED ACTION: MOTION TO APPROVE THE ORDINANCE LANGUAGE AND 
RECOMMEND APPROVAL OF THE ORDINANCE TO LONGVIEW CITY COUNCIL. 
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    Mr. Kosar reviewed the staff report. 
Table 19 was handed out as an addition to the agenda packet. 
Chairman Collins opened the public hearing. Hearing no speakers, Chairman Collins closed the public 
hearing. 
It was suggested to change the "yes" in the Over 150' column/Fire lane signage required, to an asterisk. 
Mr. Barham suggested assigning addresses at the main road. Mr. Kosar explained Community 
Development works closely with the Fire Marshal on assigning addresses. 
 
A motion was made by Member Ramona Leber, seconded by Member Joanna Lee, to approve the 
language on shared driveways, with aforementioned edit, and recommend approval to City Council. The 
motion passed unanimously.  
  

      
6.  NON-PUBLIC HEARING ITEMS 
   
    
  23-001732 PC 2023-14 5024 OCEAN BEACH HWY COMPREHENSIVE ZONING MAP AMENDMENT & 

FUTURE ANNEXATION 
RECOMMENDED ACTION: HOLD A PUBLIC HEARING JANUARY 3RD, 2024, FOR 
CONSIDERATION OF THE ITEM 
 
 

    Mr. Kosar briefly reviewed the item and requested to set a public hearing.  
 
A motion was made by Member Jeff Rauth, seconded by Member Ramona Leber, to hold a public 
hearing January 3, 2024 for consideration of 5024 Ocean Beach Hwy Comprehensive Zoning map 
amendment and future annexation. The motion passed unanimously.  

      
  23-001751 PC 2023-17 4240 OCEAN BEACH HWY COMPREHENSIVE PLAN MAP AMENDMENT - 

REZONE 
RECOMMENDED ACTION: HOLD A PUBLIC HEARING JANUARY 3RD, 2024, FOR 
CONSIDERATION OF THE ITEM  

    Mr. Kosar briefly reviewed the item and requested to set a public hearing. 
 
A motion was made by Member Ramona Leber, seconded by Member Jeff Rauth, to hold a 
public hearing January 3, 2024 for consideration of 4240 Ocean Beach Hwy Comprehensive 
Plan map rezone amendment. The motion passed unanimously.  

      
7.  OTHER BUSINESS 
  None at this time.  
    
8.  PLANNER'S REPORT 
   
    
  23-001733 

• Divert Integrated Food Waste Facility Civil Plan Review Near Complete 
• Kelso Blue Thistle Vila Affordable Housing Project Environmental Review 

Completed by City of Longview 
• Sunrise Village Affordable Housing Project Environmental Review Completed by 

City of Longview 
• Mt. Solo Place phase 3B & 4 final plats recorded 
• Ordinances for 636 California Way code amendment and 5824 Ocean Beach Hwy 

Rezone were approved by the City Council. 
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• Received revised submittals for a 17 lot single family subdivision off 33rd Ave 

     
      
9.  ADJOURNMENT 

  

The next regular Planning Commission meeting is scheduled for January 3, 2024.  
 
With no further business to discuss, Chairman Collins adjourned the meeting at 7:21 pm. 
 
___________________________________ 
Lisa Vertrees, Recorder 
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     PC 2023-14 5024 Ocean Beach Hwy Single Parcel Rezone 1 

TO: Longview Planning Commission

FROM: McAllister Kosar, Planner 

HEARING
DATE: January 3rd, 2024

TYPE OF
DECISION: Quasi-judicial (Planning Commission Recommendation, City Council 

Approval)

APPLICANT: Carter May, WD3 Construction

PROPOSAL: Comprehensive Plan Amendment of one 3.44 acre lot, to change the 
property from Medium Density Residential in the comprehensive 
plan to Low Density Residential, with a rezone to the current 
planning zoning of R-2 Residential to R-1. The zoning district of R-1 
is the only Residential District permitting Manufactured Home 
Parks, which is what the property owner seeks to develop. Changes 
shown in the attached map [Exhibit B & C].

ADDRESS: 5024 Ocean Beach Hwy, WL2408006.

BACKGROUND 
The applicant, Carter May of WD3 Construction has applied for a site-specific rezone to 
the comprehensive plan map of their single parcel to go from medium density residential 
to high density residential. The R-2 zone permits Duplexes, Triplexes, Fourplexes, 
Multifamily, Townhouse (single-family attached dwelling) and Accessory Dwelling 
Units among other residential permissions in LMC 19.20.020 ‘Uses’ whereas the R-1 
zone is the only residential zoning district permitting Manufactured Home Parks, which 
the applicant seeks to develop with the zoning change. 

The applicant states in the submitted rezone application as the reason for the Zone 
Change Classification being requested “development of this parcel into a manufactured 
home park would address the regional and community affordable housing shortage in an 
efficient way”. 

                         Staff Report
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     PC 2023-14 5024 Ocean Beach Hwy Single Parcel Rezone 2 

The application is attached as Exhibit A and maps showing the existing site and vicinity 
are attached as Exhibit B. A map showing the proposed zoning is attached as Exhibit C. 

Ownership
DPR Enterprises WA LLC

Existing Land Uses
Single-Family Residence

Adjacent Land Uses
East: Single-family residences, vacant land
South: Ocean Beach Hwy, Single-family residences
West: Single-family residences
North: Longview Church of Christ, Single-family residences

Comprehensive Plan
The 2019 Longview Comprehensive Plan currently classifies the parcel as Medium 
Density Residential.  The Comprehensive Plan classifications for the adjoining properties 
are also Medium Density. Just south of the parcel across Ocean Beach Hwy are districts 
zoned Medium and High Density Residential.

Current Zoning
The subject property is not currently within City of Longview limits and is undergoing 
Annexation Proceedings concurrently with the Comprehensive Plan Map Amendment. 
All adjoining properties within City Limits are R-2 Residential District. 

The purpose statement for the Residential Districts (all) is given below (LMC 19.20.010):
“It is the city’s intent that residential neighborhoods and uses be developed and preserved 
against intrusions by incongruous land uses. These zone classifications are established, in 
order to permit a variety of housing and population densities with minimum conflict. 
Protection is provided against hazards, objectionable influences, traffic and building 
congestion, undue strain on municipal services, and lack of light, air and privacy. Certain 
essential and compatible public service facilities and institutions are permitted in these 
districts.

There are five primary residential zoning districts established for the city, including two 
lower density designations (R-1, TNR), one medium density designation (R-2) and two 
high density zones (R-3, R-4). More limited (secondary) residential development is 
allowed in some commercial zone designations as provided for in other chapters. This 
chapter provides standards for residential land use and development and is based on the 
following principles:

(1) Promote the orderly expansion and improvement of neighborhoods;

(2) Make efficient use of land and public services and implement the Longview 
comprehensive plan;
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     PC 2023-14 5024 Ocean Beach Hwy Single Parcel Rezone 3 

(3) Designate land for the range of housing types and densities needed by the community, 
including owner-occupied and rental housing;

(4) Provide flexible lot standards that encourage compatibility between land uses, 
efficiency in site design, and environmental compatibility;

(5) Provide for compatible building and site design at an appropriate neighborhood scale; 
provide standards that are in character with the landforms and architecture existing in the 
community;

(6) Apply the minimum amount of regulation necessary to ensure compatibility with 
existing residences, schools, parks, transportation facilities, and neighborhood services. 
Reduce reliance on the automobile for neighborhood travel and provide options for 
walking, bicycling, and transit use; and

(7) Provide direct and convenient access to schools, parks and neighborhood services. 
(Ord. 3122 § 14, 2010)”.

Availability of Utilities
Sanitary sewer, water and fire protection are available to the subject property.  Any future 
development will require compliance with the City of Longview Storm Water regulations 
for retention/detention and water quality. The site includes area of a former public alley 
that was vacated and sold by City Council approval in the past. Public utilities remain 
largely at Ocean Beach Hwy. 

SEPA Determination
An Environmental Checklist for the proposed Comprehensive Plan Map and Zoning Map 
revisions was reviewed pursuant to the State Environmental Policy Act and a 
determination of non-significance was issued on December 6th, 2023.  [E 2023-21 SEPA 
checklist]

The comment period for the SEPA checklist ended on December 20, 2023.  SEPA 
documents are attached as Exhibit D. The site was also posted with notice for Public 
Comment. 

Traffic
The traffic analysis has not been completed as any development will be made if the zone 
change is approved. At that time the applicant will provide a traffic analysis and an 
additional environmental review will be completed for the proposal to redevelop the site. 

Critical Areas
Geologic Hazards: No mapping indicators
Shoreline Designation: NA
Floodplains: Zone X – areas protected by levees from 100-year flood
Wetlands: No mapping indicators
Steep Slopes: No mapping indicators
Unstable Soils: No mapping indicators
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     PC 2023-14 5024 Ocean Beach Hwy Single Parcel Rezone 4 

Gradient of Soils on-site: 0-1%

Additional Information
Pursuant to Chapter 19.81.060 of the Longview Municipal Code, legal notice was 
published in the Longview Daily News on December 14, 2023, and December 30, 2023. 

Citizen Correspondence
None as of the date of this report unless brought by Staff.

COMPREHENSIVE PLAN POLICIES AND INTENT STATEMENTS
The relevant Comprehensive Plan goal and policy and map intent statements are given 
below.

Goal LU-A Establish an enduring vision of land development that encourages an 
orderly, efficient, and beneficial balance between business, residential, and other land 
uses.
Policy LU-A.1.1 Provide a variety of residential zoning districts at different densities to 
meet the needs of all economic segments of Longview’s population.
Policy LU-A.1.5   Facilitate redevelopment of existing developed land when appropriate.  
Encourage infill development on vacant or underdeveloped land within the City. 

Policy LU-A.2.2    Identify complementary zoning when considering amendments to the 
future land-use map, and process changes to both maps simultaneously so that zoning 
remains consistent with the identified future land use.  Assure that any site- or area-
specific requests for rezones conform to the future land-use map.

Policy LU-A.2.3   Enable discrete amendments initiated outside of the periodic review 
and update, whether by the City or a private individual, to proceed on a standalone basis 
using the established amendment process. 

Policy LU-E.4.6    New multi-family land use classifications should be applied as 
follows:

a. located in or abutting areas already containing multi-family uses; or 
b. in or next to Central Business, Regional or Community Commercial Districts or 

more intensive institutions;
c. located in areas offering unique amenities such as in Downtown or along the 

Cowlitz and Columbia River waterfronts; or
d. along arterials where access consolidation and transit are available.
e. In all cases, existing or planned transportation capacity should be adequate to 

accommodate projected travel demand according to City standards.

Policy HO-A.1.4      Promote efficient use of land and infrastructure by encouraging infill 
development in neighborhoods and redevelopment activities.

Intent Statements
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     PC 2023-14 5024 Ocean Beach Hwy Single Parcel Rezone 5 

The Comprehensive Plan Map Intent Statement for the Low Density Residential 
classification is given below.

Low Density Residential: 
The low-density residential classification designates areas intended primarily 
for single-family dwellings. Manufactured housing parks designed according 
to firm standards for screening, buffering, parking, recreational area, 
distance between units, and other matters may be appropriate when deemed 
compatible with adjacent property by the City or County planning 
commissions and local legislative bodies. Home occupations may be 
acceptable. The recommended density is up to six dwelling units per gross 
acre.

19.81.090 Approval criteria for site-specific rezones.

In its review of an application for rezoning, the city shall consider subsections (1) 
through (5) of this section. No single factor is controlling; instead, each must be weighed 
in relation to the other standards. The city shall not consider any representations made by 
the petitioner that if the change is granted the rezoned property will be used for only one 
of the possible range of uses permitted in the requested zoning designation. Rather, the 
city shall consider whether the entire range of permitted uses in the requested designation 
is more appropriate than the range of uses in the existing designation.

(1) The proposal is in accordance with the adopted city of Longview comprehensive plan, 
any relevant sub-area plans, and the purpose section of the proposed zoning district.

Staff comments: The City has experienced a housing crisis in recent years due to 
increased demand for rental housing and increasing rents. Increasing the supply of 
housing, particularly rental housing was supported by the City Council in 2018 and 2019 
when direction was given to the Planning Commission to reduce barriers to new 
construction by removing certain design requirements, open space requirements and 
reducing parking requirements for new multifamily. 

Comprehensive Plan Objective LU-E.4.1 reads “identify single-family dwellings as the 
principal use in the City’s established low-density residential district. Allow for 
secondary uses that are compatible with a single-family character”. A manufactured 
home park would be more dense than a single-family subdivision but still fall in line with 
the character of the neighborhood, and the zoning of those near the property, while 
providing additional housing where only one single-family home currently exists. 

(2) The proposal must bear a substantial relationship to the public health, safety, morals, 
or general welfare, or protect and preserve historical and cultural places and areas. The 
rezone may be justified, however, if a substantial public need or purpose exists, and this 
is so even if the private owner(s) of the land will also benefit.

Staff comments: Staff finds that the proposal has a substantial relationship to the general 
welfare by addressing an urgent need for new housing amid a housing affordability 
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crunch. The Runstad Center for Real Estate Research at University of Washington1 
reports Cowlitz County had an apartment vacancy rate of .70% (9 units) in fall of 2019, 
fourth lowest of all counties. There is a substantial public need for additional housing 
which has the potential to increase supply and reduce upward pressure on rents for 
existing housing regardless of whether new housing is considered or intended to be 
‘affordable’. 

 (3) The property and affected area is presently provided with adequate public facilities, 
services, and transportation networks to support the zoning designation, or such facilities, 
services and transportation networks can be adequately provided in an efficient and 
timely manner (or are planned to be provided within six years).

Staff comments:  The subject property is within an area fully served with public facilities 
and transportation networks.

(4) The proposal shall not have a substantial adverse impact upon neighboring lands. Lots 
shall not be rezoned in a way that is substantially inconsistent with the uses of the 
surrounding area, whether more or less restrictive.

Staff comments:  The proposal is located adjacent to Ocean Beach hwy which features 
other developed lots, both residential and commercial. By allowing for a manufactured 
home park, a future development would improve the property line with landscaping, and 
improve the overall property, tying into the how Ocean Beach Hwy is largely developed 
already. 

(5) Whether conditions in the area for which comprehensive plan change/zoning 
amendment is requested have changed or are changing to such a degree that it is in the 
public interest to encourage a change in land use for the area.

Staff comments: Staff finds that housing is currently a much higher demand than 
neighborhood scale retail or services and it is in the public interest to encourage a 
change in land use for the area. 

STAFF DISCUSSION
The land use proposal if approved, will place the property in the R-1 Residential zone and 
allow uses permitted in the R-1 zone. The applicant has chosen to share the overarching 
proposal of a manufactured home park which assists with evaluation of the potential 
impacts of the land-use application, but the applicant is not bound to the specific 
redevelopment proposal shown in the application. If the changes are approved, the City 
will conduct another environmental review when a formal application to redevelop the 
site is made. 

1 WASHINGTON STATE APARTMENT MARKET REPORT – Fall 2019. (2019, October). 
Retrieved from http://realestate.washington.edu/wp-
content/uploads/2019/12/2019FallApartmentMarketReport.pdf
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     PC 2023-14 5024 Ocean Beach Hwy Single Parcel Rezone 7 

STAFF FINDINGS
Staff has examined the merits of the petition to amend the City of Longview 
Comprehensive Plan Future Land Use Map and the Zoning Map for the subject property, 
and has made the following findings:

1. The proposal is consistent with the 2019 Longview Compressive plan Goals, 
Policies and Objectives. 

2. Public facilities and transportation options are readily available at the subject 
property.

3. The engineering department has reviewed the application and has determined that 
the proposal will not result in any critical impacts to the adjacent roadway system.

4. It is in the public interest to encourage a change in land use for the area as there is 
a substantial public need for housing in Longview. 

STAFF RECOMMENDATION
Staff recommends that the Planning Commission forward a recommendation of approval 
to the City Council for the proposed Comprehensive Plan Future Land Use Map and 
Zoning Map amendments concurrently with review of the annexation.

EXHIBITS
A. Application
B. Map showing proposed Comprehensive Plan map amendment
C. Map showing proposed zoning map amendment
D. SEPA documents.
E. Legal Notice

Staff Report completion date: December 14th, 2023
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          December 6, 2023 

 

To:  Washington State E.C.Y., Environmental Review Section 

Cowlitz Indian Tribe Cultural Resources 

Cowlitz County PUD – Right of Way 

Department of Archaeology & Historic Preservation,  

WSDOT 

Department of Fish and Wildlife SEPA Desk 

Department of Natural Resources SEPA Center 

U.S. Army Core of Engineers 

Consolidated Diking Improvement District No. 1 

Willapa Hills Audubon Society 

Clint Matthews, Cascade Natural Gas 

CenturyLink 

Comcast 

Longview Fire Marshal 

Longview Commercial Building Inspector/Building Official 

From: Ann Rivers, Director of Community Development 

Subject: SEPA Environmental Checklist Review – Application #E 2023-21 

 

Project: E 2023-21– Comprehensive Plan Amendment of one 3.44 acre lot, to change the 

property from Medium Density Residential in the comprehensive plan to Low 

Density Residential, with a rezone to the current planning zoning of R-2 Residential 

to R-1. The zoning district of R-1 is the only Residential District permitting 

Manufactured Home Parks, which is what the property owner seeks to develop.  

The applicant has submitted an Environmental Checklist for review under WAC 197-11, the SEPA Rules. 

The site is zoned R-2 Residential District.  The Comprehensive Plan classification is Medium Density 

Residential. Adjacent uses include vacant land and single-family homes to the east, a church and single -

family homes to north, power lines and single-family homes to the west and a single parcel with a single-

family home to the south.  

The SEPA Responsible Official has determined that this proposal will not likely have an adverse impact 

on the environment and has issued a DNS on this application.  Please review the attached SEPA 

documents and provide your written comments to me no later than 6:00 p.m. December 20, 2023. 

 

If you have any questions or need additional information, please contact McAllister Kosar, Planner, at 

(360) 442-5083 or me at (360) 442-5080. 

 

Thank you. 

 

 

 

 

 
Attachments: SEPA Checklist, Site Plans. 
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DETERMINATION OF NON-SIGNIFICANCE 

SEPA RULES - WAC 197-11-970  

Description of Proposal: 2023-21– Comprehensive Plan Amendment of one 3.44 acre lot, to 

change the property from Medium Density Residential in the 

comprehensive plan to Low Density Residential, with a rezone to the 

current planning zoning of R-2 Residential to R-1. The zoning 

district of R-1 is the only Residential District permitting 

Manufactured Home Parks, which is what the property owner seeks 

to develop.R-2 Residential District.   

Proponents: Carter May, WD3 Construction 

WD3 Construction 

1119 11th ave  

Longview, WA 98632 

Phone: 360-562-7275 

Location of Proposal, Including Street Address, if any:  5024 Ocean Beach Hwy, Longview WA 

Parcel WL2408006.  

 

Lead Agency: City of Longview, Washington 

 

 

 

 

The lead agency for this proposal has determined that it does not have a probable significant adverse 

impact on the environment.  An Environmental Impact Statement (EIS) is not required under RCW 

43.21C.030(2)(c).  This decision was made after a review of a completed environmental checklist and 

other information on file with the lead agency.  This information is available to the public on request. 

 The comment period for this DNS ends at 6:00 on December 20, 2023. 

Responsible Official: Ann Rivers  

Position/Title: Community Development Director  

Department: Community Development  

Address: PO Box 128, Longview, WA 98632  

Contact Person: McAllister Kosar, Planner  

Phone: (360) 442-5083  

Date: December 6, 2023            Signature: ______________________________ 
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     PC 2023-17 6 Totem Ln four-Parcel Rezone 1 

TO: Longview Planning Commission

FROM: McAllister Kosar, Planner 

HEARING
DATE: January 3rd, 2024

TYPE OF
DECISION: Quasi-judicial (Planning Commission Recommendation, City Council 

Approval)

APPLICANT: Totem Ln LLC  

PROPOSAL: Rezone request and comprehensive plan amendment application for 
4 parcels, approximately 9.54 acres of land. Under the proposal, the 
Comprehensive Plan classification will change from Low Density 
Residential to High Density Residential and the current zoning will 
change from R-1 Residential District to R-3 Residential District. As 
shown in the attached map [Exhibit B & C].

ADDRESS: 4240 Ocean Beach Hwy, 4230 Ocean Beach Hwy, 6 Totem Ln, Parcel(s) 
1056602, 02970, 0297001, 02971. 

BACKGROUND 
The owner, Totem Ln LLC has applied for a site-specific comprehensive plan 
amendment and rezone of their four-parcel property to go from low density residential to 
high density residential. The R-3 zone permits Duplexes, Triplexes, Fourplexes, 
Multifamily, Townhouse (single-family attached dwelling) and Accessory Dwelling 
Units among other residential permissions in LMC 19.20.020 ‘Uses’. 

The applicant states in the submitted rezone application as the reason for the Zone 
Change Classification being requested “To possibly build more in the near future” 
whereas the property currently has 19 units. 

The application is attached as Exhibit A and maps showing the existing site and vicinity 
are attached as Exhibit B. Maps showing the existing and proposed zoning and future 
land use map classifications are attached as Exhibit C. 

                         Staff Report
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     PC 2023-17 6 Totem Ln four-Parcel Rezone 2 

Ownership
Totem Ln LLC

Existing Land Uses
Single-Family Residence

Adjacent Land Uses
East: Single-family residences, Storage
South: Ocean Beach Hwy
West: CDID #1 Slough, Manufactured Home Park
North: CDID #1 Slough, Single-Family Residence

Comprehensive Plan
The 2019 Longview Comprehensive Plan currently classifies the parcels as Low Density 
Residential.  The Comprehensive Plan classifications for the adjoining properties are also 
Low Density Residential, as well as High Density Residential and Community 
Commercial. Just south of the parcel across Ocean Beach Hwy are districts zoned High 
Density Residential.

Current Zoning
The subject property is zoned R-1 Residential District. 

The purpose statement for the Residential Districts (all) is given below (LMC 19.20.010):
“It is the city’s intent that residential neighborhoods and uses be developed and preserved 
against intrusions by incongruous land uses. These zone classifications are established, in 
order to permit a variety of housing and population densities with minimum conflict. 
Protection is provided against hazards, objectionable influences, traffic and building 
congestion, undue strain on municipal services, and lack of light, air and privacy. Certain 
essential and compatible public service facilities and institutions are permitted in these 
districts.

There are five primary residential zoning districts established for the city, including two 
lower density designations (R-1, TNR), one medium density designation (R-2) and two 
high density zones (R-3, R-4). More limited (secondary) residential development is 
allowed in some commercial zone designations as provided for in other chapters. This 
chapter provides standards for residential land use and development and is based on the 
following principles:

(1) Promote the orderly expansion and improvement of neighborhoods;

(2) Make efficient use of land and public services and implement the Longview 
comprehensive plan;

(3) Designate land for the range of housing types and densities needed by the community, 
including owner-occupied and rental housing;
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(4) Provide flexible lot standards that encourage compatibility between land uses, 
efficiency in site design, and environmental compatibility;

(5) Provide for compatible building and site design at an appropriate neighborhood scale; 
provide standards that are in character with the landforms and architecture existing in the 
community;

(6) Apply the minimum amount of regulation necessary to ensure compatibility with 
existing residences, schools, parks, transportation facilities, and neighborhood services. 
Reduce reliance on the automobile for neighborhood travel and provide options for 
walking, bicycling, and transit use; and

(7) Provide direct and convenient access to schools, parks and neighborhood services. 
(Ord. 3122 § 14, 2010)”.

Availability of Utilities
Sanitary sewer, water and fire protection are available to the subject property.  Any future 
development will require compliance with the City of Longview Storm Water regulations 
for retention/detention and water quality. Public utilities remain largely at Ocean Beach 
Hwy. 

SEPA Determination
An Environmental Checklist for the proposed Comprehensive Plan Map and Zoning Map 
revisions was reviewed pursuant to the State Environmental Policy Act and a 
determination of non-significance was issued on December 4, 2023.  [E 2023-22 SEPA 
checklist]

The comment period for the SEPA checklist ended on December 14, 2023.  SEPA 
documents are attached as Exhibit D.

Traffic
The traffic analysis has not been completed as any development will be made if the zone 
change is approved. At that time the applicant will provide a traffic analysis and an 
additional environmental review will be completed for the proposal to redevelop the site. 

Critical Areas
Geologic Hazards: No mapping indicators
Shoreline Designation: NA
Floodplains: Zone X – areas protected by levees from 100-year flood
Wetlands: No mapping indicators
Steep Slopes: No mapping indicators
Unstable Soils: No mapping indicators
Gradient of Soils on-site: 0-1%

Additional Information
Pursuant to Chapter 19.81 of the Longview Municipal Code, legal notice was published 
in the Longview Daily News on December 14, 2023, and December 30, 2023. Notice of 
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the land-use application and public hearing was posted on the property on December 12, 
2023

Citizen Correspondence
None as of the date of this report unless brought by Staff.

COMPREHENSIVE PLAN POLICIES AND INTENT STATEMENTS
The relevant Comprehensive Plan goal and policy and map intent statements are given 
below.

Goal LU-A Establish an enduring vision of land development that encourages an 
orderly, efficient, and beneficial balance between business, residential, and other land 
uses.
Policy LU-A.1.1 Provide a variety of residential zoning districts at different densities to 
meet the needs of all economic segments of Longview’s population.
Policy LU-A.1.5   Facilitate redevelopment of existing developed land when appropriate.  
Encourage infill development on vacant or underdeveloped land within the City. 

Policy LU-A.2.2    Identify complementary zoning when considering amendments to the 
future land-use map, and process changes to both maps simultaneously so that zoning 
remains consistent with the identified future land use.  Assure that any site- or area-
specific requests for rezones conform to the future land-use map.

Policy LU-A.2.3   Enable discrete amendments initiated outside of the periodic review 
and update, whether by the City or a private individual, to proceed on a standalone basis 
using the established amendment process. 

Policy LU-E.4.6    New multi-family land use classifications should be applied as 
follows:

a. located in or abutting areas already containing multi-family uses; or 
b. in or next to Central Business, Regional or Community Commercial Districts or 

more intensive institutions;
c. located in areas offering unique amenities such as in Downtown or along the 

Cowlitz and Columbia River waterfronts; or
d. along arterials where access consolidation and transit are available.
e. In all cases, existing or planned transportation capacity should be adequate to 

accommodate projected travel demand according to City standards.

Policy HO-A.1.4      Promote efficient use of land and infrastructure by encouraging infill 
development in neighborhoods and redevelopment activities.

Intent Statements
The Comprehensive Plan Map Intent Statement for the High Density Residential 
classification is given below.
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High Density Residential
This classification provides primarily for multi-family dwellings of more than 
four units.  Multi-family development adjacent to lower density residential 
uses should incorporate elements in the site design and building design to 
soften its impact and to result in a compatible transition.  Multi-family 
development should incorporate provisions for transit service and 
pedestrian and bicycle access.  Manufactured housing parks designed 
according to firm standards for screening, buffering, parking, recreational 
areas, distance between units, and other matters may be appropriate when 
deemed compatible with adjacent property by the City or County planning 
commissions and local legislative bodies.  Some home occupations may be 
acceptable including some professional offices.  The recommended density 
is up to 25 dwelling units per gross acre.

19.81.090 Approval criteria for site-specific rezones.

In its review of an application for rezoning, the city shall consider subsections (1) 
through (5) of this section. No single factor is controlling; instead, each must be weighed 
in relation to the other standards. The city shall not consider any representations made by 
the petitioner that if the change is granted the rezoned property will be used for only one 
of the possible range of uses permitted in the requested zoning designation. Rather, the 
city shall consider whether the entire range of permitted uses in the requested designation 
is more appropriate than the range of uses in the existing designation.

(1) The proposal is in accordance with the adopted city of Longview comprehensive plan, 
any relevant sub-area plans, and the purpose section of the proposed zoning district.

Staff comments: The City has experienced a housing crisis in recent years due to 
increased demand for rental housing and increasing rents. Increasing the supply of 
housing, particularly rental housing was supported by the City Council in 2018 and 2019 
when direction was given to the Planning Commission to reduce barriers to new 
construction by removing certain design requirements, open space requirements and 
reducing parking requirements for new multifamily. 

The Comprehensive Plan policy LU-E.4.6 provides criteria for when to consider new 
high density residential classifications. The site satisfies criteria A, located in or abutting 
areas already containing multi-family uses, B in or next or Central Business, Regional or 
Community Commercial Districts or more intensive institutions, D being located along 
Ocean Beach Hwy which is under federal classification and has access consolidation and 
transit available; and criteria E, “In all cases, existing or planned transportation 
capacity should be adequate to accommodate projected travel demand according to City 
standards” according to staff assessment.

(2) The proposal must bear a substantial relationship to the public health, safety, morals, 
or general welfare, or protect and preserve historical and cultural places and areas. The 
rezone may be justified, however, if a substantial public need or purpose exists, and this 
is so even if the private owner(s) of the land will also benefit.
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Staff comments: Staff finds that the proposal has a substantial relationship to the general 
welfare by addressing an urgent need for new housing amid a housing affordability 
crunch. The Runstad Center for Real Estate Research at University of Washington1 
reports Cowlitz County had an apartment vacancy rate of .70% (9 units) in fall of 2019, 
fourth lowest of all counties. There is a substantial public need for additional housing 
which has the potential to increase supply and reduce upward pressure on rents for 
existing housing regardless of whether new housing is considered or intended to be 
‘affordable’. 

 (3) The property and affected area is presently provided with adequate public facilities, 
services, and transportation networks to support the zoning designation, or such facilities, 
services and transportation networks can be adequately provided in an efficient and 
timely manner (or are planned to be provided within six years).

Staff comments:  The subject property is within an area fully served with public facilities 
and transportation networks.

(4) The proposal shall not have a substantial adverse impact upon neighboring lands. Lots 
shall not be rezoned in a way that is substantially inconsistent with the uses of the 
surrounding area, whether more or less restrictive.

Staff comments:  The proposal is located adjacent to Ocean Beach hwy which features 
other developed lots, both residential and commercial. By allowing for more dense 
development, a future development would improve the property line with landscaping, 
and improve the overall property, tying into the how Ocean Beach Hwy is largely 
developed already as such. 

(5) Whether conditions in the area for which comprehensive plan change/zoning 
amendment is requested have changed or are changing to such a degree that it is in the 
public interest to encourage a change in land use for the area.

Staff comments: Staff finds that housing is currently a much higher demand than 
neighborhood scale retail or services and it is in the public interest to encourage a 
change in land use for the area to a higher density permission/zoning. 

STAFF DISCUSSION
The land use proposal if approved, will place the property in the R-3 Residential zone and 
allow uses permitted in the R-3 zone. The applicant has chosen to share the overarching 
proposal of additional housing production which assists with evaluation of the potential 
impacts of the land-use application, but the applicant is not bound to the specific 
redevelopment proposal described. If the changes are approved, the City will conduct 
another environmental review when a formal application to redevelop the site is made. 

1 WASHINGTON STATE APARTMENT MARKET REPORT – Fall 2019. (2019, October). 
Retrieved from http://realestate.washington.edu/wp-
content/uploads/2019/12/2019FallApartmentMarketReport.pdf
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STAFF FINDINGS
Staff has examined the merits of the petition to amend the City of Longview 
Comprehensive Plan Future Land Use Map and the Zoning Map for the subject property, 
and has made the following findings:

1. The proposal is consistent with the 2019 Longview Compressive plan Goals, 
Policies and Objectives. 

2. Public facilities and transportation options are readily available at the subject 
property.

3. The engineering department has reviewed the application and has determined that 
the proposal will not result in any critical impacts to the adjacent roadway system.

4. It is in the public interest to encourage a change in land use for the area as there is 
a substantial public need for housing in Longview. 

STAFF RECOMMENDATION
Staff recommends that the Planning Commission forward a recommendation of approval 
to the City Council for the proposed Comprehensive Plan Future Land Use Map and 
Zoning Map amendments.

EXHIBITS
A. Application
B. Map showing proposed Comprehensive Plan map amendment
C. Map showing proposed zoning map amendment
D. SEPA documents.
E. Legal Notice

Staff Report Date: January 3rd, 2024
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December 4, 2023           

 December 4, 2023 

 

To:  Washington State E.C.Y., Environmental Review Section 

Cowlitz Indian Tribe Cultural Resources 

Cowlitz County PUD – Right of Way 

Department of Archaeology & Historic Preservation,  

WSDOT 

Department of Fish and Wildlife SEPA Desk 

Department of Natural Resources SEPA Center 

U.S. Army Core of Engineers 

Consolidated Diking Improvement District No. 1 

Willapa Hills Audubon Society 

Clint Matthews, Cascade Natural Gas 

CenturyLink 

Comcast 

Longview Fire Marshal 

Longview Commercial Building Inspector/Building Official 

From: Ann Rivers, Director of Community Development 

Subject: SEPA Environmental Checklist Review – Application #E 2023-22 

 

Project: E 2023-22– The applicant proposes to amend the comprehensive plan zoning of low 

density to high density, with current plan zoning changing from R-1 to R-3. The 

applicant seeks the ability to further develop the parcels and infill beyond that 

allowed in the R-1 Residential Zoning district.  

The applicant has submitted an Environmental Checklist for review under WAC 197-11, the SEPA Rules. 

The site is zoned R-1 Residential District.  The Comprehensive Plan classification is Low Density 

Residential. Adjacent uses include single family homes and storage to the east, CDID ROW to north, and 

residential development to the west and Ocean Beach Hwy directly south.  

The SEPA Responsible Official has determined that this proposal will not likely have an adverse impact 

on the environment and has issued a DNS on this application.  Please review the attached SEPA 

documents and provide your written comments to me no later than 6:00 p.m. December 14, 2023. 

 

If you have any questions or need additional information, please contact McAllister Kosar, Planner, at 

(360) 442-5083 or me at (360) 442-5080. 

 

Thank you. 

 
Attachments: SEPA Checklist, Site Plans. 

 

DETERMINATION OF NON-SIGNIFICANCE 

SEPA RULES - WAC 197-11-970  
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Description of Proposal: 2023-22– The applicant proposes to amend the comprehensive plan 

zoning of low density to high density, with current plan zoning 

changing from R-1 to R-3. The applicant seeks the ability to further 

develop the parcels and infill beyond that allowed in the R-1 

Residential Zoning district.R-1 Residential District.   

Proponents: Carmen Mihai-Lazar, Community Development Department 

Totem Ln LLC 

2938 Madona Dr  

Longview, WA 98632 

Phone: 360-560-5368 

Location of Proposal, Including Street Address, if any: 4240 Ocean Beach Hwy, 4230 Ocean Beach 

Hwy, 6 Toem Ln, Parcel 1056602 02970, 0297001, 02971, 1056602 City of Longview city limits.  

 

Lead Agency: City of Longview, Washington 

 

 

 

 

 

The lead agency for this proposal has determined that it does not have a probable significant adverse 

impact on the environment.  An Environmental Impact Statement (EIS) is not required under RCW 

43.21C.030(2)(c).  This decision was made after a review of a completed environmental checklist and 

other information on file with the lead agency.  This information is available to the public on request. 

 The comment period for this DNS ends at 6:00 on December 14, 2023. 

Responsible Official: Ann Rivers  

Position/Title: Community Development Director  

Department: Community Development  

Address: PO Box 128, Longview, WA 98632  

Contact Person: McAllister Kosar, Planner  

Phone: (360) 442-5083  

Date: November 30, 2023            Signature: ______________________________ 
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LOT 1

6200 SQ FT

0.14 ACRES

LOT 2

6000 SQ FT

0.14 ACRES

LOT 3

6000 SQ FT

0.14 ACRES

LOT 4

6000 SQ FT

0.14 ACRES

LOT 5

6000 SQ FT

0.14 ACRES

LOT 6

9474 SQ FT

0.22 ACRES

LOT 7

6075 SQ FT

0.14 ACRES

LOT 8
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0.17 ACRES

LOT 9
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0.14 ACRES

LOT 10
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0.14 ACRES

LOT 11
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33rd AVE SFR PRELIMINARY PLAT

1145 33rd AVE, LONGVIEW, WA 98632

0

SCALE: 1" = 30'

30 60

PROJECT INFO

LEGAL DESCRIPTION

OWNER:

WHEATLEY LESLIE A

1145 33RD AVE

LONGVIEW, WA 98632

REF RECORD OF SURVEY NEXT SHEET

PARCEL NUMBER

09108, 09109, 09111, 09277

VERTICAL DATUM

VICINITY MAP

NTS

PROJECT

LOCATION

LEGEND

NAVD88

CODE REVIEW

ZONING: R-1

MIN LOT SIZE: 6,000 SF

MIN LOT WIDTH: 50'

MAX DENSITY: 6 (SFR) UNITS PER ACRE

TOTAL AREA: 3.83 AC

MAX NUMBER OF UNITS ALLOWED: 23 SFR

NUMBER OF UNITS PROPOSED: 17 SFR

FRONT YARD SETBACK: 25'

SIDE YARD SETBACK: 5' (15' @ CORNER LOT)

BACK YARD SETBACK: 15'

MAX BUILDING HEIGHT: 35'

MAX IMP COVERAGE: 65%
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ROW TO BE

DEDICATED

TO CITY

ROW TO BE
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TOTAL HALF

STREET ROW

WIDTH AFTER

DEDICATION

HORIZONTAL DATUM

WASHINGTON SOUTH ZONE FROM RTK

MEASUREMENTS USING EMLID RECEIVER WITH

CORRECTIONS FROM CROK3 FROM THE WSRN.

15' CDID DRAINAGE

EASEMENT

5' DRY UTILITY

EASEMENT (TYP)

VACATE EX

EASEMENT

VACATE EX

EASEMENT
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