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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 
    
  25-00423 Planning Commission meeting minutes of April 2, 2025 
      
3.  AUDIENCE PARTICIPATION OR CORRESPONDENCE 
    
4.  DECLARATION OF EX-PARTE COMMUNICATIONS AND APPEARANCE OF FAIRNESS 
    
5.  PUBLIC HEARINGS 
    
  25-00424 PC 2025-1 3009 Columbia Heights Rezone  
      
  25-00425 4511 Ocean Beach Hwy Comp Plan Admendment and Zoning Designation 
      
6.  NON-PUBLIC HEARING ITEMS 
    
7.  OTHER BUSINESS 
    
8.  PLANNER'S REPORT 
    
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 

  

Vice-Chair Leber called the meeting to order at 7:00 p.m. 
 
Present: Member Trey Davis, Member Jeff Rauth, Member Ramona Leber, Member Randy Knox, 
Member Jerry Stinger, Member Alison Moss 
Excused: Chairman Craig Collins 
  
Staff Present: Nick Little, Community Development Director; Irene Rutikanga, Planner; Lisa Vertrees, 
Administrative Assistant 

    
2.  APPROVAL OF MINUTES 
   
    
  25-00322 PC Minutes of March 5, 2025  
    A motion was made by Member Trey Davis, seconded by Member Jeff Rauth, to approve the minutes of 

March 5, 2025. The motion passed unanimously. 
  

      
3.  AUDIENCE PARTICIPATION OR CORRESPONDENCE 
  None at this time.  
    
4.  PUBLIC HEARINGS 
   
    
  25-00323 LMC Chapter 19.25 Multi-Unit Overlay Zone  
    Mr. Little reviewed the presentation. He provided updated zoning maps to the Commission members.  

The overlay zone can address a variety of issues and allow use modifications.  
 
Vice-Chair Leber opened the public hearing. 
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Hearing no speakers, Vice-Chair Leber closed the public hearing.  
 
Vice-Chair Leber and Member Alison Moss suggested changing the wording in one line of the alley 
maintenance section to read: "If required, alley maintenance or upgrades shall extend from across the 
frontage of the proposed parking spaces to the nearest public right-of-way, as determined by the City 
Engineer". 
 
A motion was made by Member Alison Moss, seconded by Member Trey Davis to recommend approval 
of the new Chapter 19.25 to the Longview Municipal Code, with the amendment under alley 
maintenance. The motion passed unanimously.  
 
A motion was made by Member Trey Davis, seconded by Member Jerry Stinger to recommend approval 
of the amendment to the Comprehensive Plan map for portion of the Highlands Neighborhood to change 
from high density residential to medium density residential. The motion passed unanimously.  
 
A motion was made by Member Trey Davis, seconded by Member Randy Knox to recommend approval 
of the amendment to the Zoning map for portions of the Highlands Neighborhood to be designated  
R-1 with the MUZO over said areas. The motion passed unanimously.  
 
 
 
 
  

      
  25-00324 LMC Chapter 19.67 Short Subdivision and LMC Chapter 19.80 Subdivision Ordinance 

Updates  
    Mr. Little presented the staff report.  

The scope of changes includes: 

• Raising the maximum number of lots from 4 to 9 
• Clarify requirements/timing 
• Shared driveways 
• Signature block for CED Director 
• Update terminology 
• Consistency across LMC 

 
Vice-Chair Leber opened the public hearing.  
Hearing no speakers, Vice-Chair Leber closed the public hearing.  
 
A motion was made by Member Alison Moss, seconded by Member Jeff Rauth, to recommend approval 
to City Council of the proposed amendments to LMC 19.67 and LMC 19.80. The motion passed 
unanimously.   

      
5.  NON-PUBLIC HEARING ITEMS 
   
    
  25-00325 4511 Ocean Beach Hwy annexation comprehensive plan amendment  
    Mr. Rutikanga gave the workshop presentation.  

The proposed annexation area is seeking a Comprehensive Plan amendment to High Density 
Residential from Community Commercial. 
It takes 10% of the property owners to initiate the annexation process, with 60% of the total land 
valuation of the area to approve it. One street-facing parcel is not included in the annexation by choice.  
 
A motion was made by Member Alison Moss, seconded by Member Trey Davis to set a public hearing 
on the 4511 Ocean Beach Hwy comprehensive plan amendment for the regular Planning Commission 
meeting scheduled for May 7, 2025. The motion passed unanimously.  
 
Due to a Daily News error, Planning Commission needs to reset the public hearing for the 
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previously approved 3009 Columbia Heights rezone.  
A motion was made by Member Trey Davis, seconded by Member Jerry Stinger to set a public hearing 
for PC 2025-1 3009 Columbia Heights rezone for the regular Planning Commission meeting scheduled 
for May 7, 2025. The motion passed unanimously.  
  

      
6.  PLANNER'S REPORT 

  

* 3505 Oak St - proposed 72 unit mobile home park 
* Master Fee schedule amendments may have to go to public hearing with City Council again due to the Daily News 
error.  
* JH Kelly working on permitting for their 3rd Avenue expansion 
* Overlook - wanting to proceed in phases and are amending the plans to show that. Moving forward.   

    
7.  OTHER BUSINESS 
  Vice-Chair Leber provided an update on HB5206. 
    
8.  ADJOURNMENT 

  

The next regular Planning Commission meeting is scheduled for May 7, 2025.  
 
With no further business to discuss, Vice-Chair Leber adjourned the meeting at 8:17 p.m. 
 
 
_____________________________ 
Lisa Vertrees, Recorder 
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Staff Report Date:  February 24, 2025 

 

Property Owner:  Darren Crookshanks 

 

Applicant:   Darren Crookshanks 

 

Project Summary: The Applicant proposes to rezone two parcels at 3009 Columbia 

Heights Road to R-1 Low Density Residential, and amend the 

comprehensive plan designation from to Low Density 

Residential. 

 

Location:  3009 Columbia Heights Rd. Parcel No 05360850 and 05360852  

 

Acreage: ~.33 acres 

 

Current Zoning: Neighborhood Commercial (NC) 

 

Current Comp. Plan: Neighborhood Commercial/Convenience 

 

Existing Land Use: Single Family dwelling, vacant 

 

Surrounding Land Use:               North:  Residential 

 South:  Residential 

 East:  Columbia Heights Rd, residential 

 West:  Residential 

 

Staff Recommendation: Approval of the proposed zoning and comprehensive plan 

amendments 

 

Exhibits: Exhibit A:  Application materials 

 Exhibit B:  Existing zoning/comprehensive plan 

designations 

 Exhibit C:  Proposed zoning/comprehensive plan 

designations 

 Exhibit D:  Public Notice/SEPA Comment(s)  

 
                         Staff Report  
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BACKGROUND  

The applicant Darren Crookshanks has applied for a site-specific comprehensive plan 

amendment and rezone of their parcels at 3009 Columbia Heights Rd to change the 

Comprehensive Plan designation from Neighborhood/Convenience Commercial to Low 

Density Residential (R-1), and the zoning designation from Neighborhood Commercial 

(NC) to R-1.   

 

One parcel is currently developed with an existing single-family home and the other 

parcel is undeveloped and approximately 7,440 square feet in size.  The parcels front 

directly on Columbia Heights Road, and are a portion of a small triangular area zoned 

Neighborhood Commercial within a larger residentially zoned area.  

 

 

PUBLIC NOTICE/SEPA DETERMINATION 

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

in the Longview Daily News on February 19th, 2025. Notice of the public hearing was 

posted on the property on February 19th, 2025.  No comments have been received so far 

as part of the public noticing. 

 

 

An Environmental Checklist for the proposed Comprehensive Plan Map and Zoning Map 

revisions was reviewed pursuant to the State Environmental Policy Act and a threshold 

determination of non-significance (DNS) was issued on February 10th, 2024.  [E 2025-3 

SEPA checklist] 

 

The comment period for the SEPA checklist ended on February 24th, 2025.  SEPA 

documents are attached as Exhibit D. 

 

 

Comprehensive Plan 

The 2019 Longview Comprehensive Plan currently classifies the parcel as Neighborhood 

Convenience Commercial. The Comprehensive Plan classification for the adjoining 

properties is Low Density Residential.  This classification is intended for compact 

commercial areas that provide goods and services to the nearby area, generally more on 

the basis of convenience than price.  Typical examples would include convenience stores, 

gas stations, and other small retail establishments. 

 

Current Zoning 

The subject property is zoned Neighborhood Commercial, as are the adjacent two 

properties.  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. Only the southernmost of the four properties 

currently zoned NC contain commercial development.   
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Availability of  Services 

The subject property is served by Columbia Heights Road, a large, well developed City 

roadway.  Sanitary sewer, potable water, and police and fire protection are available to 

the subject property.       

 

 

Traffic 

 A traffic analysis is not required at this time. Due to the size of the amendment area, it is 

unlikely that a future development under the proposed R-1 designation would require 

future analysis.  Regardless, the City would retain the ability to request a traffic analysis 

should it be warranted.  

 

Critical Areas and Shorelines 

Geologic Hazards:   None 

Shoreline Designation:  N/A 

Floodplains:   None 

Wetlands:   None  

Critical Aquifer:  No 

Habitat Areas:               None 

 

 

 

COMPREHENSIVE PLAN POLICIES AND DISCUSSION 

.   The applicant is seeking to go to a Low-Density Residential designation to be 

concurrent with the proposed zoning and use of the subject properties.  The intent of the 

Low Density Residential designation is described below: 

“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. “ 

 

The relevant Comprehensive Plan goals and policies 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 rezone would change the comprehensive plan designation from 

Neighborhood/Convenience Commercial to Low Density Residential. All the surrounding 

properties in the neighborhood are zoned R-1 and are developed with single family 

residences. The proposed rezone to R-1 would allow for similar developments allowed in 
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the R-1 district that is compatible with existing land-use patterns and public facilities of 

the neighborhood. 

 

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 from Neighborhood Commercial to R-1 Low 

Density Residential supports the Comprehensive Plan’s objective to provide residential 

zoning districts that meet the housing needs of Longview's population. The R-1 zoning 

allows for detached single-family homes and Accessory Dwelling Units consistent with 

the surrounding neighborhood. 

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 property is currently zoned for Neighborhood Commercial which 

does not allow for Residential Development.   The subject property currently has a 

residence on it, and there are no plans to redevelop the property into a commercial use.  

The proposed amendment area includes a vacant lot that could be developed in the 

future, however due to its size and proximity to the surrounding residences it is unlikely 

that any future development would be commercial in nature.  The proposed rezone would 

allow for future redevelopment and improvement of the existing single family dwelling 

and promote development of the vacant lot in a manner that is compatible with rest of the 

neighborhood. 

 

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

create an R-1 zoning district under the Low-Density Residential Comprehensive Plan 

classification, which allows for single-family residences and Accessory Dwelling 

Units. The proposed rezone parcels are part of a small triangle area that is only 

zoned Neighborhood commercial in an area wholly zoned for R-1.  It is unlikely that 

the properties in this rezoned request could be developed in a commercial nature due 

to their size and existing structures. The proposed rezone will result in consistent 

zoning with the surrounding area and facilitate future development/redevelopment 

that is compatible with the rest of the neighborhood. 

  

 

ZONING CRITERIA AND DISCUSSION 

The applicant is seeking to designate the property as R-1 (low-density residential).  The 

intent of this zone is provide for the development of single family dwellings and 

accessory uses. 

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

site-specific rezone applications. 

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 
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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 

Neighborhood Commercial (NC) to Low-Density Residential (R-1) will change the 

properties involved to a zoning district that allows for future development/redevelopment 

of single-family homes consistent with the surrounding area.. 

(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 proposed rezone will result in the designation of the parcels as R-1 

Residential District which allows for development of single-family homes that aid in the 

supply for housing in the city of Longview thus supporting the general welfare of the 

public. Rezoning from Neighborhood Commercial to R-1 will ensure the character, safety 

and general welfare of the neighborhood is not altered. 

(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 parcels are in a developed area served with city sewer and 

beacon hill water.  

(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 rezone parcels are zoned Neighborhood Commercial (NC), 

and adjoining properties are all zoned Low-Density Residential (R-1). The neighborhood 

commercial zone allows small convenience commercial uses intended to serve residential 

areas but does not permit residential uses. Rezoning the parcels to R-1 will create 

consistency with the rest of the neighborhood's surrounding uses. 

(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. 
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Staff Comments: The properties in the amendment have been developed or are being used 

for residential uses, which is likely to continue for the foreseeable future.  Given the lack 

of demand for neighborhood commercial uses in this area and the surrounding 

residential context, the rezone serves the public interest by encouraging appropriate 

residential development that aligns with community needs and is consistent with the 

character of the neighborhood.  

 

STAFF FINDINGS 

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

comprehensive plan particularly in fostering development that is compatible with the 

existing neighborhood's land-use patterns, public facilities, and community preferences. 

The proposes rezone bears a substantial to the public welfare by redesignating the subject 

properties to a zoning designation that allows for the development of single-family homes 

and Accessory Dwelling Units (ADUs), which contribute to the city’s housing supply. 

The existing parcels are also likely undersized to be effectively utilized for commercial 

development.   

The subject parcels are located within an area fully developed neighborhood served by 

city sewer and Beacon Hill water services. Existing infrastructure can support future uses 

allowed in the R-1 residential zoning district without the need for significant upgrades, 

ensuring efficient and timely service provision.  

Rezoning the parcels to R-1 will not result in any substantial adverse impacts on 

neighboring lands. Rather, it will create consistency with the surrounding low-density 

residential development, ensuring that future uses are compatible with the existing 

neighborhood fabric. 

 

The City’s findings are as follows: 

 

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

the property from Neighborhood Convenience Commercial to Low-Density 

Residential. 

 

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

property from Neighborhood Commercial (NC) to R-1. 

 

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

19.81.090.  

 

4. The properties, in their current configuration and with the existing development 

are unlikely to be developed/redeveloped to a commercial use in the foreseeable 

future. 

 

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

by providing options for development compatible with the existing neighborhood 

character.  
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STAFF RECOMMENDATION 

Staff recommends APPROVAL of the Darren Crookshanks Comprehensive plan 

and Zoning Amendment, case No. PC2025-1, based on the findings and conclusions 

contained in the staff report. 

 
 
 
 
 

 

 
 

 

 

 

 

 

 

 

 

 

 

Staff Report Date: October 29 th, 2024 
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3009 Columbia Heights Road 
Comprehensive Plan and Zoning 
Amendment Hearing

3009 Columbia Heights Road, Longview, WA 98632
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Proposal

Applicant: Darren 
Crookshanks

Rezone request and comprehensive plan 
amendment application for 2 parcels at 3009 
Columbia Heights Road. 

Change comprehensive plan classification from 
Neighborhood Commercial/Convenience (NC) 
to Low Density Residential (R-1).

Change zoning from NC to R-1.
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Project Location

One parcel developed with a SFR and adjacent  parcel is undeveloped 
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Existing Zoning 

• 6 parcels within the Triangle area of Neighborhood 
Commercial 

• 1 parcel with a commercial use ( Hillcrest store)
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Existing zoning/proposed zoning change
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NC and R-1 allowed uses

• Key Differences:

• NC allows for small commercial  uses that provide goods and services for the 
neighborhood. Only allows for residential uses as part of commercial development.

• R-1 allows for primarily single family residential and Accessory dwelling units.
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Public Notice/SEPA Determination .

• Legal notice published in TDN Feb 19th and notice of public hearing posted on site Feb 
19th.

• An environmental checklist was reviewed, and a Determination of non-significance was 
issued on Feb 10th.
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Public Comments

• No comments received so far.
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Utilities & Traffic

• The site is within an area fully served with adequate public facilities. 

•  Traffic analysis not required at this time and unlikely to be required for future 
development.
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Applicable 
Comprehensive 
Plan Goals and 
Policies

(1) 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. 

(2) 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.

(3) Policy LU-A.1.5: Facilitate redevelopment of 
existing developed land when appropriate.  
Encourage infill development on vacant or 
underdeveloped land within the City.
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19.81.090 
Approval 

criteria for 
site-specific 

rezone

• (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 Comment

• The City of Longview's comprehensive plan supports 
diverse housing options while maintaining neighborhood 
character. Rezoning from Neighborhood Commercial (NC) 
to Low-Density Residential (R-1) aligns with this goal, 
allowing future development of single-family homes 
consistent with the surrounding area.
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(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 rezone to R-1 will enable future development of single-family home, supporting 
Longview’s housing needs while preserving the neighborhood character.
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(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 parcels are in a developed area served with city 
sewer and beacon hill water. 
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(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 rezone properties are zoned Neighborhood Commercial. 

• Rezone to R-1 will result in consistency with adjoining 
properties/neighborhood. 
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(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 Comment

• The subject properties have been in the same condition for 
the more than 20 years.

• Lack of commercial development of undeveloped parcel 
and neighborhood, the rezone serves public interest to 
encourage zoning change.
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Staff Findings

Rezone is consistent with 
the goals and policies of 

the city of Longview 
comprehensive plan.

Rezone bears a substantial 
relationship to the public 

welfare as it will result in a 
zoning designation that 

allows for housing 
development. 

Rezone will not result in 
any adverse impact on 

neighboring lands rather 
will create zoning 
consistency with 
neighborhood. 
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Staff 
Recommendation

• Staff recommends APPROVAL of the 
Darren Crookshanks Comprehensive plan 
and Zoning Amendment, case No. PC2025-
1, based on the findings and conclusions 
contained in the staff report. 
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  NOTICE OF DETERMINATION OF NON-SIGNIFICANCE UNDER SEPA 
14 DAY PUBLIC COMMENT PERIOD 

  
 

NOTICE IS HEREBY GIVEN As lead agency under the State Environmental Policy Act 

(SEPA), the City of Longview Community Development Department has issued a 

Determination of Non-significance (DNS) per the State Environmental Policy Act 

Rules (Chapter 197-11 WAC) for the following proposal on February 10th , 2025.  

 Application #:   E 2025-3 

 Applicant:  Darren Crookshanks 

  Proposal:  The applicant Darren Crookshanks has submitted a 

SEPA checklist for a rezone proposal to rezone two parcel at 3009 

Columbia Heights Rd from Neighborhood Commercial to R-1 

residential District. 

 

Address: 3009 Columbia Heights Rd, Longview WA, Parcel Number (05360850) 

(05360852), Longview, WA. 

Copies of the notice, environmental checklist, and other application materials supporting this 

determination are online at the website below, and on file with the Community Development 

Department, and are available for public review between the hours of 7:00 a.m. to 6:00 p.m., 

Monday through Thursday, except holidays. The public has a right to submit written comments 

concerning the proposal’s environmental impacts. Written comments need to be submitted 

no later than 6:00 p.m. February 24, 2025. 

 

For Information on this Proposal Contact: 

 

Phone:      City of Longview Planning Division: 360.442.5202. 

In Person:   City Hall Community Development Department 

    1525 Broadway, Longview, WA 98632 

Online:  https://www.mylongview.com/688/SEPA  

Email:  irener@ci.longview.wa.us 

Notice filed by:  Irene Rutikanga, Planner      
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P.O. Box 128 
Longview, WA 98632-7080 
www.mylongview.com 

 
Comprehensive Plan Amendment and Zoning Designation Staff Report 

4511 Ocean Beach Highway  

 
Staff Report Date:  April 30th, 2025 
 
Property Owner:  Corinthian Order Partners LLC 
 
Applicant:   Alex Munzel 
 
Project Summary: Zoning designation and comprehensive plan amendment 

associated with 4511 Ocean Beach Highway annexation proposal 
of eleven parcels from county limits to the city of Longview. 

 
Annexation Location:  4511 Ocean Beach highway  
 
Current Zoning: N/A, all properties are currently zoned with Cowlitz County Zoning 

designation. 
 
Comprehensive Plan: Community Commercial, High Density Residential and Traditional   

Neighborhood Residential. 
 
Existing Land Use: Multi-family residential, single family residential  
 
Surrounding Land Use:           Multi-family and single-family residential and commercial  
 
Staff Recommendation: Approval of the comprehensive plan amendment for the two 

parcels at 4511 Ocean Beach Highway, 2128 46th Ave and zoning 
designation of High Density Residential and Traditional 
Neighborhood for the remaining parcels.  

 
 

 

A. PROJECT DESCRIPTION 

The applicant/property owner of 4511 Ocean Beach Highway has initiated an annexation of 
eleven parcels from Cowlitz County to the City of Longview. Upon being annexed into the City, 
each property will be assigned a zoning designation based on the City’s Comprehensive Plan 
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and current use of the properties.  Currently the properties subject to annexation already have 
a Comprehensive Plan designation under the 2019 Plan. As part of the annexation process, the 
applicant is requesting a comprehensive plan amendment for two parcels: 4511 Ocean Beach 
(parcel 03128) and 2128 46th Avenue (parcel 03130). 

The subject parcels located at 4511 Ocean Beach Highway and 2128 46th Avenue are currently 
developed with multifamily residential apartments and hold a comprehensive plan designation 
of Community Commercial. The applicant is proposing to amend the comprehensive plan 
designation of these two parcels to "High-Density Residential" as part of the annexation into 
the City of Longview to support the assignment of a R-4 residential zoning designation and 
match existing use of the properties. The remaining properties in the annexation area will 
retain their current comprehensive plan designation and will be zoned accordingly.  The current 
and proposed Comprehensive Plan designations for the parcels involved in the annexation are 
shown below: 

Current and proposed Comprehensive Plan Designations (parcels requesting a change are 
highlighted): 

Parcels     Current CP Designation Proposed CP Designation 

03128, 03130 Community Commercial High Density Residential 

03132001, 03132002, 03132, 
03133 

High Density Residential High Density Residential 

03135, 03136, 031360300, 
031360200, 031360100 

Traditional Neighborhood 
Residential 

Traditional Neighborhood 
Residential 

 

The proposed zoning designation for each of the parcels is identified in the table below: 

Parcels       Proposed Zoning Designation 

03130, 03128, 03132, 03132001, 03132002, 
03133 

R-4, Multi-family Residential 

03135, 03136, 031360300, 031360200, 
031360100 

TNR, Traditional Neighborhood Residential 

 

 

B. SEPA AND PUBLIC NOTICE  

SEPA was conducted and noticed as part of the initial annexation submittal and a 
Determination of Non-Significance was issued on December 12th, 2023.  The comment period 
ended on December 26th, 2023. 

C.  COMPREHENSIVE PLAN POLICIES AND DISCUSSION 
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Most of the properties in the annexation area will be retaining their current Comprehensive 
Plan designation, however two parcels will be requesting a change from their current 
designation of Community Commercial to High Density Residential.  The following discussion 
focuses on these two parcels and the requested change. 
 
The relevant comprehensive plan goals and policies are given below: 
 
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 population” 
 
Staff Comment: The proposed comprehensive plan amendment from Community Commercial 

to High Density Residential will translate to a high-density residential zoning 
district (R-4). The R-4 zoning district seeks to accommodate a variety of housing 
types, including multi-family dwellings and other higher-density residential 
developments in order to meet the needs of all economic segments of Longview 
population.  The properties are currently fully developed with multi-family 
dwellings and are unlikely to be redeveloped into a commercial use anytime in 
the future.  The proposed amendment supports this policy by aligning the 
Comprehensive Plan with the built environment and maintaining higher-density 
residential development in appropriate areas.  

 
Policy LU-E.2.1: “Consider a zoning district that allows for higher development densities  
than currently exist but seeks a balance with maintaining housing affordability.” 
 
Staff Comment: The proposed comprehensive plan amendment from Community Commercial 

to High Density Residential will translate to a high-density residential zoning 
district (R-4). The two parcels proposed for comprehensive plan amendment 
are already developed with multifamily apartment buildings. The High-Density 
Residential zoning district resulting from the comprehensive plan amendment 
supports this existing use and allows for potential expansion and/or upgrading 
of the existing high-density residential development.  High Density residential 
and the subsequent R-4 zoning designation typically offers more affordable 
housing options compared to the present Community Commercial designation. 
This supports the intent of Policy LU-E.2.1 by promoting increased residential 
density while maintaining housing affordability. 

 

D.  ZONING CRITERIA AND DISCUSSION 

The majority of the parcels involved in the annexation will be assigned a zoning designation 
derived from their current Comprehensive Plan Designation (parcels 03135, 03136, 031360300, 
031360200, 031360100, 03132, 03132001, 03132002, and 03133).  The remaining two parcels 
(03130, 03128) will be assigned a zoning designation based on the proposed Comprehensive 
Plan designation as discussed above. 
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While the zoning designation is not considered a site-specific rezone, some of the approval 
criteria for site specific rezones found in LMC 19.81.090 offer useful guidance in determining an 
appropriate zoning designation. 

Criteria 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 comment: The proposed zoning designations align with the City of Longview’s 
Comprehensive Plan and ensure consistency between Comprehensive Plan and 
the Zoning map.  Additionally, the proposed zoning designations also ensures 
that each development is matched with the appropriate zoning district 
consistent with the intent and purpose outlined in the applicable zoning district.  

Criteria 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”. 
 
Staff comment: The proposed zoning designations bears a substantial relationship to the public 

health, safety, and general welfare by aligning zoning with the existing on site 
residential developments, which supports orderly growth and ensures zoning 
consistency for the area.  

 
Criteria 3: “The proposal shall not have a substantial adverse impact upon neighboring lands”. 
 
Staff comment: The proposed zoning designations will not have a substantial adverse impact 

upon neighboring lands. No changes to the physical development or use of the 
properties are proposed, therefore eliminating any potential impacts. 

 
Criteria 4: “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.” 
 
Staff Comment: The properties are served by both public water and sewer and are on developed 

City roadways and/or a State Highway.  Future expansion or redevelopment of 
either site may require frontage upgrades, depending on the scope of the 
upgrade(s) and/or redevelopment. 

 
E.  STAFF FINDINGS 
 

1. The proposed comprehensive plan amendment for the parcels at 4511 Ocean Beach 
Highway and 2128 46th Avenue aligns with Policy LU-A.1.1 and LU-E.2.1 of the City of 
Longview Comprehensive Plan by supporting a range of housing densities and promoting 
housing affordability.  
 

2. The two subject parcels at 4511 Ocean Beach Highway and 2128 46th Avenue are 
developed with multifamily residential buildings. The proposed amendment to High-
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Density Residential better reflects the existing on-site use compared to the current 
Community Commercial designation. 
 

3. The proposed zoning designations support the public health, safety, and general welfare 
by ensuring that zoning and land use designations are consistent with existing 
development, therefore facilitating orderly growth. 
 

4. The proposed zoning designations align with the existing development. No changes are 
proposed to the existing physical development, and the proposed zoning designations will 
not have a substantial adverse impact on neighboring lands and maintains compatibility 
with surrounding uses. 
 

5. The proposed zoning designations aligns each development with the appropriate zoning 
consistent with the intent and purpose sections specified in the zoning district. 
 

F.  STAFF RECOMMENDATION  
 
Staff recommends approval of the Comprehensive Plan map amendment changing parcels 
03128 and 03130 from Community Commercial to High Density Residential, subject to the 
analysis and findings in the staff report dated April 30th , 2025 
 
Staff Recommends the assignment of the zoning designation R-4, High Density Residential to 
parcels 03128, 03130, 03132, 03132001, 03132002, 03133; and the assignment of the zoning 
designation Traditional Neighborhood Residential to parcels 03135, 03136, 031360300, 
031360200, 031360100; subject to the analysis and findings in the staff report dated April 30th, 
2025 
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