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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 
    
  24-00974 PC Minutes of September 4, 2024 
      
  24-00975 PC Minutes of September 25, 2024 
      
  24-00976 PC Minutes of October 2, 2024 
      
3.  AUDIENCE PARTICIPATION OF CORRESPONDENCE 
    
4.  DECLARATION OF EX-PARTE COMMUNICATIONS AND APPEARANCE OF FAIRNESS 
    
5.  PUBLIC HEARINGS 
    
  24-001008 PC 2024-3 2262 46th Ave. Rezone 
      
6.  NON-PUBLIC HEARING ITEMS 
    
  24-001009 Highlands Interim Zoning Regulations 
      
  24-001010 Fishers Lane Workshop 
      
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 Trey Davis, Member Jeff Rauth, Member Ramona Leber, 
Member Joanna Lee, Member Amy Norquist, Member Alison Moss 
Absent:  
  
Staff Present: Ken Hash, Interim Community Development Director; Nick Little, Community Development 
Director; Irene Rutikanga, Planner; Sam Barham, City Engineer; Lisa Vertrees, Administrative Assistant 

    
2.  APPROVAL OF MINUTES 

  A motion was made by Member Ramona Leber, seconded by Member Amy Norquist, to approve the 
Minutes of May 1, 2024.  The motion carried unanimously.  

    
  24-00686 Minutes of May 1, 2024  
     
      
3.  AUDIENCE PARTICIPATION OR CORRESPONDENCE 
  None at this time. 
    
4.  DECLARATION OF EX-PARTE COMMUNICATIONS AND APPEARANCE OF FAIRNESS 
  Waived 
    
5.  PUBLIC HEARINGS 
  None at this time.  
    
6.  NON-PUBLIC HEARING ITEMS 
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  24-00687 Interim Zoning Regulation 

• Recommended Action: Hold a public hearing September 25, 2024 to consider 
zoning changes. 

    Mr. Hash reviewed the staff report.  
According to Mr. Hash, the effective date of the new ordinance from City Council, with a 60-day window, 
ends on September 30, 2024. Therefore, the Planning Commission needs to set a public hearing prior to 
that date to consider a moratorium, recommend zone changes, etc.  
Member Ramona Leber is concerned with the ability to get more information in a tight timeline, and the 
parking code.  
Developers are waiting for a decision.  
 
A motion was made by Member Ramona Leber, seconded by Member Amy Norquist, to set a public 
hearing on the topic of the interim zoning regulation for Wednesday, September 25, 2024 at 7 p.m. The 
motion passed unanimously.  
 
  

      
  24-00688 101 Fishers Lane Rezone Discussion 

• Recommended Action: None required. Staff to bring research, findings and lead 
a discussion of possible zoning changes for 101 Fishers Lane, parcel numbers 
10397, 10401, and 10613. 

    Mr. Hash reviewed the staff report.  
Staff is looking for direction in order to bring back relevant information to the Planning Commission.  
All current community forum suggestions fall within current zoning.  
Member Alison Moss would like a discussion on traffic, and mentioned a new zone or modification of the 
GC zone.  
Member Trey Davis suggested commercial uses are in decline. 
Member Amy Norquist would consider public access and enjoyment of the Cowlitz River. 
Citizen Mike Wallin asked the Planning Commission to consider the Riverfront zone.  
Discussion also included deed restrictions, a single zone, limiting the number of commercial uses, 
design standards.  
 

      
  24-00689 2262 46th Avenue Zoning Change 

• Recommended Action: Hold a public hearing October 2, 2024 to consider zoning 
changes. 

    Mr. Hash reviewed the staff report.  
 
A motion was made by Member Ramona Leber, seconded by Member Alison Moss, to set a public 
hearing for October 2, 2024 to consider the 2262 46th Ave rezone from R1 to R2.  
The motion passed unanimously.  
 
  

      
  24-00690 The Vale at Overlook 

Consider a request for a 2-year extension of the preliminary plat approval. 

• Recommended Action: Review the extension request. If approved by the 
Planning Commission, then forward to City Council for consideration at its 
September 12, 2024 meeting. 
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    Mr. Hash reviewed the staff report.  
The Vale at Overlook 5-year plat is expiring. There has been zero construction to date. A 2-year 
extension is being requested.  
 
A motion was made by Member Alison Moss, seconded by Member Jeff Rauth, to recommend approval 
of a 2-year extension of preliminary plat for the Vale at Overlook, Phases I and II to City Council, 
stipulating construction plans need to be approved and a Public Improvement Permit obtained by 
December 31, 2024. 
 
The motion passed unanimously.  

      
7.  OTHER BUSINESS 

  
Brief review of past topics including cryptocurrency mining and data centers, Comprehensive Plan update, etc.  
New staff will be looking into that.  
 
Introductions from Nick Little, the new Community Development Director and Irene Rutikanga, the new Planner.  

    
8.  PLANNER'S REPORT 
  PW: Busy on the streets with bike lanes, etc.   
    
9.  ADJOURNMENT 

  

The upcoming Special Planning Commission meeting is scheduled for September 25, 2024 at 7 p.m. 
The next regular Planning Commission meeting is October 2, 2024.  
 
With no further business to discuss, Chairman Collins adjourned the meeting at 8:07 p.m. 
 
____________________________ 
Lisa Vertrees, Recorder 
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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 

  

Vice-Chair Leber called the meeting to order at 7:00 p.m. 
 
Present: Member Jeff Rauth, Member Ramona Leber, Member Joanna Lee, Member Alison Moss 
Absent: Chairman Collins, Member Trey Davis, Member Amy Norquist 
  
Staff Present: Nick Little, Community Development Director; Irene Rutikanga, Planner; Sam Barham, City 
Engineer; Lisa Vertrees, Administrative Assistant 

    
2.  APPROVAL OF MINUTES 
   
    
  24-00918 Approval to be at the next regular meeting.  
     
      
3.  AUDIENCE PARTICIPATION OR CORRESPONDENCE 
  None at this time. 
    
4.  DECLARATION OF EX-PARTE COMMUNICATIONS AND APPEARANCE OF FAIRNESS 
  Waived 
    
5.  PUBLIC HEARINGS 
  None at this time.  
    
6.  NON-PUBLIC HEARING ITEMS 
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  24-00919 Workshop discussing Ordinance 3541 Interim Zoning Regulations for the Highlands 
Area  

    Mr. Little provided a PowerPoint presentation for the workshop. 
The areas in the Highlands zoned R4 are the areas under the interim zoning regulations.  
Findings resulting in the interim regulations are based on reported impacts from the additional density of 
multi-family housing 4-plexes. City Council enacted the interim zoning regulations as a stop-gap to halt 
further multi-family housing projects, instructing the Planning Commission to work on the issue.  
 
Vice-Chair Leber invited public comment. The following citizens spoke: 
 
Robert Tracy - developer 
Mr. Tracy built 4 of the multi-family units. He referenced current boarded-up single family dwellings and 
the cost-effectiveness of rebuilding single family vs. multi-family units. He feels there have been no 
issues, including potential parking issues. He would like to continue to build multi-family units as the city 
needs housing.  
Desiree - tenant 
Feels the 4-plexes benefit the community.  
Elizabeth Solomon - tenant 
She moved from Portland and felt the area  was being revitalized. Parking is no worse than anywhere 
else. 
Sarah Lane - tenant 
After being denied for other housing, Donnie got her in a unit in about a week. It's a community, her kids 
have friends.  
Trent Cassidy - tenant 
A letter of referral from previous landlord allowed Donnie to get his family in a unit quickly. No parking 
issues.  
Sahara Cassidy - tenant 
Feels this is a good time to learn from any mistakes. Maybe just 2 units to allow more parking/yard 
space. A little more screening of potential tenants - it's a lot of people in one space. Maybe more space 
between units. 20th Ave. is parking on only one side.  
Bob Brunell - developer 
Has a 4-plex on 15th Ave. Has plans for a 4-plex on 23rd. Only so many lots available in the Highlands. 
Cost effectiveness.  
Donnie - owner/developer 
Previously discussed infrastructure with Ken Hash. Feels it makes sense to reinstate the R4 zoning 
code. Sees no parking issues. Questioned timeline of interim regulations going in to effect and the 
current situation continuing into November and possibly longer.  
Ralph Alexander - tenant 
Without Donnie we'd have nothing. Let them keep building.  
 
No other speakers came forward.  
 
The Planning Commission continued discussion. 
Mr. Barham mentioned the infrastructure is sufficient and a parking study was done in that area recently. 
The Planning Commission requested a copy of the study.  
Items discussed: 
*Parking code 
*Fact finding 
*Making 20th Ave a one-way street to allow parking on both sides 
*Fire/Police input 
*Abandoned vehicles 
*Enforcement 
*Public safety concerns 
 
The Planning Commission explained no mulit-family construction can take place during the interim 
regulations.  
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7.  OTHER BUSINESS 
  None at this time. 
    
8.  PLANNER'S REPORT 
  Deferred to next regular meeting.  
    
9.  ADJOURNMENT 

  

The next regular Planning Commission meeting is scheduled for Wednesday, October 2, 2024 7 p.m. 
 
With no further business to discuss, Vice-Chair Leber adjourned the meeting at 8:23 p.m. 
 
 
_________________________________ 
Lisa Vertrees, Recorder 
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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 

  

Vice-Chair Leber called the meeting to order at 7:05 p.m. 
 
Present: Member Trey Davis, Member Jeff Rauth, Member Ramona Leber 

Excused:  Member Joanna Lee, Member Alison Moss 

Absent: Member Amy Norquist 
  
Staff Present: Nick Little, Community Development Director; Irene Rutikanga, Planner; Sam Barham, City 
Engineer: Lisa Vertrees, Administrative Assistant 

    
2.  APPROVAL OF MINUTES 
  Due to lack of quorum, approval of minutes is deferred to the next regular Planning Commission meeting.  
    
  24-00925 PC Minutes September 4, 2024  
     
      
  24-00928 PC Minutes September 25, 2024 Workshop  
     
      
3.  AUDIENCE PARTICIPATION OF CORRESPONDENCE 
  None at this time.  
    
4.  DECLARATION OF EX-PARTE COMMUNICATIONS AND APPEARANCE OF FAIRNESS 
  Deferred. 
    
5.  PUBLIC HEARINGS 
  Due to lack of quorum, the scheduled Public Hearing for 2024-3 Comprehensive Plan and Zoning Amendments for 

2262 46th Ave. will be rescheduled to the next regular Planning Commission meeting.  
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  24-00926 PC 2024-3 Comprehensive Plan and Zoning Amendment for 2262 46th Ave.   
     
      
6.  NON-PUBLIC HEARING ITEMS 
  Due to lack of quorum, public hearings were not scheduled for these matters.  
    
  24-00927 24-00389   Data Centers Minimum Standards Ordinance 

                  Recommended Action: Schedule a Public Hearing for November 6, 2024 to 
consider forwarding language to City Council and take public feedback. 
 
24-00390   Cryptocurrency Mining Ordinance 
                   Recommended Action: Schedule a Public Hearing for November 6, 2024 to 
consider forwarding language to City Council and take public feedback. 

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

  

Mr. Rutikanga reported: 
* A pre-app meeting was held for a tap house with a food truck lot.  
* Staff is researching Department of Commerce grants for updating the Comprehensive Plan. Application is due 
October 18th. Critical Areas Ordinance will most likely be the biggest update. The update needs to be done by June 
2026. 
Vice-Chair Leber mentioned previous collaboration with CWCOG for updating the Comp. Plan. She also mentioned 
the State has updated the mobile vendor code. Mr. Little said coincidentally Community Development is currently 
taking a look at our existing code and planning updates. He has had 4-5 food truck discussions recently. Application 
materials, the process, etc.is being revamped.  
 
Mr. Barham reported: 
* Washington Way striping is wrapping up. 
* Nichols Blvd. and Olympia Way marking and striping will occur in the next two weeks.  
* Construction of 8 ADA ramps on 38th Ave. will begin in 2-3 weeks.  
* The ceiling repair project at Mint Valley Racquet club is out to bid.  
* Speed humps on Alabama (to 30th Ave.) and 2 on Michigan St. will go out to ad soon.  
  

    
9.  ADJOURNMENT 

  

The next regular Planning Commission meeting is scheduled for November 6, 2024 at 7 p.m. 
 
With no further business to discuss, the meeting adjourned at 7:21 p.m. 
 
 
________________________________ 
Lisa Vertrees, Recorder 
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TO:  Longview Planning Commission 

 

FROM: Irene Rutikanga, Planner  

 

HEARING 

DATE:  November 4th  , 2024 

 

TYPE OF 

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

Approval) 

APPLICANT: Michael Wallin 

PROPOSAL: Rezone request and comprehensive plan amendment application for 

1 parcel, approximately 1.46 acres of land. Under the proposal, the 

Comprehensive Plan classification will change from Low Density 

Residential to Medium Density Residential and the zoning will 

change from R-1 Residential District to R-2 Residential District. As 

shown in the attached map [Exhibit B & C]. 

ADDRESS:   2262 46th Ave. Parcel No 02951. 

 

BACKGROUND  

The applicant, Michael Wallin has applied for a site-specific comprehensive plan 

amendment and rezone of their single parcel to change the Comprehensive Plan 

designation from low density residential to medium density residential; and the zoning 

designation from R-1 to R-2.  The R-2 zone permits Duplexes, Triplexes, Fourplexes, 

Multifamily, Townhouses (single-family attached dwelling) and Accessory Dwelling 

Units among other residential permissions in LMC 19.20.020 ‘Uses’.  

 

The property is about 1.46 Acres (63,597sf) and mostly flat raw land. The site is bounded 

by Lower Columbia CAP’s Single Family Residential, Windermere street subdivision to 

the North, 46th Ave to the west , CDID cut off Slough/Coal Creek Slough to the East, and 

Single Family residential homes ,and an auto related storage facility to the South.  

 

The applicant states in the submitted rezone application that the R-2 zoning district would 

allow the applicant's preferred development vision, which is a mix of one-level accessible 

 
                         Staff Report  
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detached single-family homes and attached single family (duplexes/possibly condos) 

housing with garages, as well as a neighborhood park area, playground, dog park, and 

garden space. 

 

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.  

 

Ownership 

SOLO 401 K PLAN TRUST 

 

Existing Land Uses 

Undeveloped land  

 

Adjacent Land Uses 

East: CDID cut off slough 

South: Single Family Residences, Auto related storage  

West: 46th Ave, Single Family Residence  

North: Single-Family Residence 

 

Comprehensive Plan 

The 2019 Longview Comprehensive Plan currently classifies the parcel as Low Density 

Residential. The Comprehensive Plan classifications for the adjoining properties is also 

Low Density Residential. South of the parcel across Ocean Beach Hwy are 

unincorporated properties classified in the comprehensive plan as Community 

Commercial. 

 

Current Zoning 

The subject property and all adjoining properties are 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; 
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(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; 

(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.  

 

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 July 24, 2024.  [E 2023-14 SEPA 

checklist] 

 

The comment period for the SEPA checklist ended on July 23, 2024.  SEPA documents 

are attached as Exhibit D. 

 

Traffic 

Public works reviewed the project and decided a traffic analysis is not required at this 

time. Traffic analysis and additional environmental review may be required depending on 

future development proposal. 

 

Critical Areas and Shorelines 
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Geologic Hazards:   None 

Shoreline Designation:  NA 

Floodplains:   Zone X – areas protected by levees from 100-year flood 

Wetlands:   None Identified 

Critical Aquifer Recharge Areas; None 

Habitat Areas: None               None 

 

Additional Information 

Pursuant to Chapter 19.81 of the Longview Municipal Code, legal notice was published 

in the Longview Daily News on October 24, 2024. Notice of the public hearing was 

posted on the property on October 23, 2024.   

 

Citizen Correspondence 

On 10/23, the planning department received a call from a resident that lives adjacent to 

subject rezone property inquiring about the type of project to be developed once the site 

is rezone to R-2 and, what side of the property the project will be developed on. Any 

additional public comments received will be relayed to the Planning Commission in 

advance of the hearing. 

 

COMPREHENSIVE PLAN POLICIES AND DISCUSSION 

The relevant Comprehensive Plan goals and policies and map intent statements are given 

below. 

 

Goal LU-B Ensure that the location and design of new development is appropriate in  

type, density, and location considering existing land-use patterns, capacity.  

of public facilities, natural characteristics of the land, and community 

preferences.  

 

Staff comment: The proposed rezone from R-1 district to R-2 district will result in the 

creation of new zoning district that allows for more density than allowed for the 

adjoining R-1 zoned uses, however the site to be rezoned has adequate public facilities 

while also still allowing residential uses permitted in the R-1 district. 

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. 

Staff comments: The proposed rezone will create an R-2 residential zone that allows for a 

variety of residential uses at different densities, such as duplexes, Triplexes, Fourplexes 

and other multifamily dwellings intended to address housing needs for all economic 

segments of Longview population. 

Policy LU-A.1.5   Facilitate redevelopment of existing developed land when appropriate 

and encourage infill development on vacant or underdeveloped land.  

 

Staff comments: The proposed rezone will allow for infill development of an existing 

undeveloped property that is in a developed area near existing resources and 

infrastructure. 
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Policy HO-A.1.4   Promote efficient use of land and infrastructure by encouraging infill 

development in neighborhoods and redevelopment activities. 

 

Staff comments: The prosed rezone will allow for infill development of an undeveloped 

site that contains infrastructure necessary for development activities and promotes 

efficient of land use through the greater densities allowed in the R-2 zoning district. 

 

Intent Statements 

The Comprehensive Plan Map Intent Statement for the Medium Density Residential 

classification is given below. 

 

Medium Density Residential 

This classification provides for a mixture of housing unit types, including 

single-, two-, three-, and four-family dwellings; townhouses; or clusters 

thereof. The classification is also intended to apply to planned unit 

developments having a mixture of housing unit types and limited commercial 

land uses. Development should incorporate safe, attractive, and continuous 

connections and walkways for travel and access by foot at a human scale as 

an integral part of its overall layout and design. Development adjacent to 

lower density 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. Home occupations may be 

acceptable. The recommended density is up to 18 dwelling units per gross 

acre. 

 

Finding/Discussion: The proposed rezone and comprehensive plan amendment will 

result in the creation of an R-2 zoning district, under the Medium Density Residential 

Comprehensive Plan classification which allows for a mix of housing types at 

different densities.  The rezone will allow for infill development of the subject 

undeveloped property that is presently provide with adequate public infrastructure.  

 

While the rezone does allow for greater densities than the surrounding area zoning 

designation, the change to the zoning and Comprehensive Plan maps is supported by 

the above-mentioned policies, and will address key land use issues identify in the 

Comprehensive Plan such as increasing the amount and variety of housing options 

in the city, and allowing for infill development in areas served with adequate 

infrastructure.  
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ZONING CRITERIA AND DISCUSSION 

Longview Municipal Code section 19.81.090 provides criteria for the City’s review 

of site-specific rezone applications: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 of Longview’s comprehensive plan emphasizes promoting a 

range of housing options to meet the community’s diverse needs, while ensuring orderly 

growth and maintaining neighborhood character. The proposed rezone from low-density 

residential (R-1) to medium-density residential (R-2) supports several goals in the 

comprehensive plan, including: 

• Housing Diversity: The shift to an R-2 zoning district allows for a broader range 

of housing types, including duplexes, triplexes, fourplexes, and townhomes. This 

increase in housing variety aligns with the plan’s goal to offer affordable, 

accessible housing options for residents of different incomes, ages, and abilities. 

• Increased Density in Strategic Areas: The rezone would increase residential 

density while remaining within a medium-density range, which supports the city's 

objectives to manage growth efficiently and promote more compact development 

patterns.  

• Sustainable and Walkable Communities: The city comprehensive plan 
emphasizes creating livable, walkable neighborhoods with access to green space 

and recreational opportunities, enhancing overall quality of life. R-2 medium 

density zoned districts are directed to incorporate safe, attractive, and continuous 

connections and walkways for travel. The proposed rezone from R-1 to R-2 would 

allow for developments that enhance the overall quality of life through attractive 

and continuous walkable connections. 

The purpose of the R-2 medium-density residential district, as outlined in Longview 

comprehensive plan is to: 

• Provide for a variety of housing types, including single-family detached, duplexes, 

triplexes, fourplexes, and multifamily units. 

• Accommodate moderate-density residential development in a way that ensures 

compatibility with surrounding land uses. 
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• Encourage efficient use of land while maintaining desirable living environments 

with access to necessary infrastructure and services. 

The proposed rezone will create a zoning district that permits a broader range of 

housing option that is needed in the city of Longview. As indicated in the city 

comprehensive plan, rent in the county has seen a twenty percent increase since 2007 

but incomes have only increased by five percent. With the surge in rent increases, it is 

imperative to create more diverse and affordable housing options to combat the 

rising rent increase. The rezone to R-2 district would allow for those various housing 

options, such as duplexes, triplexes, fourplexes and townhomes that address housing 

affordability.  

(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: The R-2 zone permits a range of housing types including duplexes, 

triplexes and townhomes and accessory dwelling units, which promotes housing variety 

and affordability. This can help address housing needs in the city of Longview and 

support general welfare by providing diverse housing opportunities for different income 

levels and family sizes. 

Additionally, the R-2 zone encourages development to incorporated safe, attractive and 

continuous connections and walkways for travel access by foot at human, which directly 

supports public health by encouraging outdoor recreation, physical activity, and social 

interactions. 

 (3) The property and affected area are 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 subject property and adjoining properties are currently zoned R-1 

which allows for low density development typically limited to detached single family 

homes. The applicant is proposing to rezone the property to R-2 Medium density 

residential, which would allow for a broader range of housing types with greater density. 

The R-1 district allows for a maximum of 6 units per acre, while the R-2 district allows 

for maximum of 30 units per acre. With a property of approximately 1.46 acres, the R-1 

district would yield a maximum of about 9 units total. In comparison, the R-2 district 

would yield a maximum of 44 units total based on the property size.  An increase in 

density typically leads to greater traffic generated and intensity of uses that would be not 
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accustomed to by the surrounding properties.  Much of the traffic generated by future 

development of this parcel would likely be accessing Ocean Beach Highway just offsite to 

the South rather than through the surrounding neighborhood to the North. 

(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: The housing market and need for different types of housing has 

drastically changed since the time the area was first zoned. Need for housing in 

Longview grows yearly, especially diverse housing options and this rezone would address 

that need. Therefore, it is in the public interest to encourage a change in land use for the 

area as there is substantial need for housing in Longview. 

 

STAFF FINDINGS 

The proposed rezone is consistent with goals and polices of the city of Longview’s 

comprehensive plan, particularly in fostering housing diversity, promoting efficient land 

use, providing community amenities, and ensuring accessible and inclusive development. 

It is crucial to recognize the housing market has changed from the initial time the area 

was originally zoned. The need for diverse affordable housing options is much greater 

than any other time and the proposed rezone would address that need. The proposed 

rezone will create a zoning district that permits a broader and more diverse range of 

housing option.  As indicated in the city comprehensive plan from 2019, rent in the 

county has seen a twenty percent increase since 2007 but incomes have only increased by 

five percent. With the surge in rent increases, it is imperative to create more diverse and 

affordable housing options to combat the rising rent increase. The rezone to R-2 district 

would allow for those various housing options, such as duplexes, triplexes, fourplexes 

and townhomes that address housing affordability.  

Furthermore, while the rezone will result in the creation of a zone that allows for higher 

density than much of the surrounding area, it nonetheless remains a residential use, albeit 

at a higher density.  The R-1 zone allows for a maximum of six units per acre, while R-2 

allows for maximum of 30 units per acre, which can increase the use of public 

infrastructure.  City staff has indicated that the existing facilities are adequate to handle 

the increased density and use.  Both the R-1 and R-2 zones are designated by the 

comprehensive plan to allow for residential uses, so the primary change will be in terms 

of density.    

 

 

The City’s findings are as follows: 

 

1. The proposed Comprehensive Plan amendment would change the classification of 

the property from Low-Density Residential to Medium-Density Residential. 

2. The proposed zoning amendment would change the designation of the property 

from R-1 to R-2. 

3. The proposed zoning change substantially meets the review criteria outlined in 

LMC 19.81.090.  
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4. The proposal substantially meets the 2019 Longview Comprehensive plan Goals, 

Policies and Objectives, and addresses key housing issues identify in the 

comprehensive plan.   

 

5. Any future development on the property will be reviewed and required to comply 

with all requirements of the R-2 zoning district designation, LMC chapter 

applicable development standards, building, fire, stormwater, engineering and 

environmental codes at the time of development. 

6. The proposed rezone will allow for a mixture of housing types that provide a 

variety of affordable housing options. 

7. The property is presently served by adequate public facilities, services, and 

transportation networks to support the R-2 zoning designation. 

8. The primary change in use is related to density; both zoning designations are 

restricted to residential uses as outlined in LMC 19.20.030. 

9. The housing market and need for affordable housing options has increased across 

the City. 

10. The proposed zoning and Comprehensive Plan changes serve the public interest 

by providing options for diverse affordable housing.  

 

STAFF RECOMMENDATION 

Staff recommends APPROVAL of the Wallin 401K Solo Trust Comprehensive plan 

and Zoning Amendment, case No. PC2024-3, based on the findings and conclusion 

made as part of this staff report. 

 
 
 
 
 
EXHIBITS 

A. Application 

B. Map showing existing site 

C. Map showing proposed zoning and comprehensive plan map amendment 

D. SEPA documents. 

E. Public Comment letter 

 

 
 

 

 

 

 

 

 

 

 

 

 

Staff Report Date: October 29 th, 2024 
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Public comment letter 

On 10/23, the planning department received a call from a resident that lives adjacent to subject rezone 

property inquiring about the type of project to be developed once the site is rezone to R-2 and, what 

side of the property the project will be developed on 

 

Page 60 of 82



Page 61 of 82



Page 62 of 82



DISCUSSION POINT 1: What elements from the roundtable are most important to 

the City? 

A community roundtable was held in January to elicit public comment regarding the future development 

of the property.   

The top 5 results: 

• Mixed use (multi-family/commercial) 

• Upscale restaurant and commercial 

center 

• Condominium complex 

• Youth sports complex 

• Hotel 

Other suggestions included: 

• Office Space    

• Distribution Center   

• Micro-Brewery 

• Community Garden   

• Aquatic Center   

• Storage 

• Fast Food/ Coffee   

• Dog Park    

• Event Center 

 

Undesired uses were also expressed: 

• Unhoused camp 

• Park or outdoor activities 

• Industrial Activities 

• Tire shop 

• Quick lube shop 

• Equipment or truck storage 

• Marijuana facilities 

 

The focus of the round table was on specific uses rather than a higher level (e.g. zoning) approach to 

future uses, which requires additional analysis to relate these desired uses to their respective zoning 

designations.  Presuming that no deed restriction will be placed on the property, then it must be 

recognized that after the property has new ownership, the future development of the property is only 

controlled by the City’s land use designations, permitting requirements, and development standards.   

Therefore, we would need to look at these desired uses more generally in the context of the City’s 

various land use designations.  This also requires us to recognize that there are a host of other potential 

land uses that would be allowed under whatever zoning designation is applied, which may lead to 

conflicts between desired and undesired uses.  For example, the zoning designation that allowed for a 

hotel, also allows for a variety of unhoused, support, or transitional shelters. 
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DISCUSSION POINT 2:  To what degree does the City desire to “control” future use 

of the property, and what impact would that have on value of the property and 

future development? 

Zoning is a general application of a set of allowed uses, setbacks, and other development standards.  

Deed restrictions can be a tool to specifically regulate activities above and beyond the general zoning 

approach.   

When considering zoning we must look at the potential for ANY allowed use in the table for that 

particular designation.  Once the City loses control of the property (i.e. sells it), then the city has limited 

control over the future use of the property outside the zoning designation and associated development 

standards and provisions of LMC. 

Deed restrictions placed on the property are in perpetuity and are enforced by the entity that placed 

them (i.e. the City).  They can only be removed by that entity as well, or through other court action that 

would render them discriminatory, unconstitutional, or otherwise legally deficient. 

Zoning Designations 

• Pros: 

o Simpler to apply and regulate in the future.  

o Basic application of zoning controls is a tried-and-true approach to regulating land use, 

and leverages the established zoning use table. 

o Allows for more flexibility for future buyers, within the bounds set by the zoning 

designation. 

o Minimizes potential conflicts between allowed land uses and development standards. 

 

• Cons: 

o Does not provide for exact control of future uses; broader range of allowed uses. 

o Due to broad nature of zoning, no guarantee that future development will be related to 

the public’s preferred uses 

Deed Restrictions 

• Pros: 

o Allows more complete control of the property in perpetuity, even after City no longer 

holds title. 

o Can be more precise regarding future uses, within the bounds set by state law. 

 

• Cons: 

o Can reduce the market value of the property. 

o Can reduce the potential buyer pool. 

o Can be complicated and difficult to administer and may need to be revisited several 

times 

o Can be difficult to amend and/or remove. 

o May take additional time and cost working through legal review to establish. 
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STAFF RECOMMENDATION  

While deed restrictions may allow for more control over future developments, they can also significantly 

limit the marketability and value of the parcel if only a small amount of uses are “allowed.”  As time goes 

on, it may be necessary to revisit the deed restrictions several times, depending on how the property 

develops…or doesn’t.  Ongoing regulation of the property can also be problematic, particularly when the 

restriction are not readily apparent to staff going forward. 

Staff recommends applying the zoning designation that most appropriately reflects the future desired 

uses on the property. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Page 65 of 82



Discussion Point 3: Commercial Districts  

Most desired uses from the community roundtable fall into one of the commercial districts.  However, 

several of the commercial districts are either place-restricted, encourage high-intensity development, or 

allow for very large range of uses, including several of those that include the undesired uses.   

Place-restricted refers to those districts designed for specific places in the city, and don’t appear in the 

City outside these areas.  Specifically, this includes Downtown Commercial (Commerce and surrounding 

streets) and the Central Business District (Washington Way, Triangle, edges of downtown).  These two 

designations have goals, uses, and standards that are specific to their placement in the City and generally 

do not fit outside those areas. 

The remaining potential commercial designations include: 

• Neighborhood Commercial: The neighborhood commercial (NC) district purpose is to 

accommodate relatively small, compact areas located throughout the city that provide goods 

and services for the immediate neighborhood. These areas provide goods and services sought 

routinely and regularly, generally more on the basis of convenient location than price. 

 

• General Commercial: The general commercial (GC) district is intended to provide activity centers 

that serve the day-to-day needs of the community as well as the surrounding neighborhoods 

and residential areas but that are less intense than regional commercial areas. 

 

• Office Commercial: The overall intent of the office/commercial (O/C) district is to accommodate 

commercial and personal service establishments of a citywide or regional nature. 

 

• Regional Commercial is characterized by development that typically contains a mixture of high 

intensity uses – regional shopping, offices, professional services, and entertainment facilities.   

The underlying problem with the commercial zoning districts is that despite most of the allowed uses 

include those that were considered preferred, several of the undesired uses enumerated in the 

community roundtable are explicitly allowed as well: 

• Recreational marijuana is an allowed use in Regional Commercial, General Commercial, and 

Office Commercial. 

• Emergency shelters, and emergency housing are allowed uses in General Commercial and Office 

Commercial. 

• Transitional housing is allowed in all Commercial districts. 

• Vehicle service is allowed in General Commercial and Office Commercial. 

Staff Recommendation 

If the Planning Commission desires to apply a commercial zoning designation, then Neighborhood 

Commercial most closely matches the community desires.  It allows for some mixed use, a range of 

smaller neighborhood-serving commercial uses, and is a designation intended to be within or adjacent 

to residential areas.  It also appears to have the least conflicts between the desired and undesired uses 

from the community roundtable. 
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Discussion Point 4: Residential Districts 

The residential zoning designations 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).  

There are very limited opportunities for land uses that are not residential in nature.  Exceptions do exist; 

for example, R-4 allows for office buildings, day cares of 13+ children, nursing homes, and medical clinics.   

Also, transitional housing and permanent supportive housing are allowed uses in all residential zoning 

districts. Other limited uses are allowed as well, but must pursue approval through the special use 

process: 

• Schools 

• Religious or secular assembly 

• Cemeteries, funeral homes 

• Public safety facility 

 

 

Page 67 of 82



Staff Recommendation 

If a residential designation is the City’s desired path, then it largely becomes a matter of density.  The 

residential areas around the property are in the city limits of Kelso, and designated as “Residential Mixed 

Density,” which most closely resembles the Longview designations of R-2, R-3, and R-4.  Any of these 

designations would possibly allow for townhome and/or condominium developments, a preferred use 

from the community roundtable. 
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Discussion Point 5: Industrial Districts  

The City’s industrial districts accommodate a range of industrial and commercial uses across three 

districts.  The overall intent of these designations is to provide for a high-quality environment for 

businesses and employees, while providing for land use compatibility. 

The nature of industrial districts generally makes them inappropriate to locate immediately adjacent to 

residential uses.  The current designation as Commercial/Industrial appears to have been placed on the 

property to facilitate the ongoing operation of the former water facility.   

 

Staff Recommendation 

Due to the wide range of uses allowed in the industrial districts that are generally not compatible with 

the surrounding residential area, staff does not recommend application of any of the three industrial 

districts to these parcel(s). 
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