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1.  HYBRID MEETING DETAILS 
    
  25-00941 Please click the link to join the webinar:  https://us02web.zoom.us/j/81922908550 

Webinar ID: 819 2290 8550  
Or Telephone:     (253) 205 0468; or   (253) 215 8782; or  (346) 248 7799 

      
2.  CALL TO ORDER 
    
3.  ROLL CALL 
    
4.  APPROVAL OF MINUTES 
    
  25-00942 MINUTES FROM SEPTEMBER 9, 2025. 
      
5.  AUDIENCE PARTICIPATION OR CORRESPONDENCE 
    
6.  DECLARATION OF EX-PARTE COMMUNICATIONS AND APPEARANCE OF FAIRNESS 
    
7.  PUBLIC HEARINGS 
    
  25-00943 ABA 2025-10 VARIANCE REQUEST IN ACCORDANCE WITH LMC 19.12.140 & LMC 

19.58.030 FOR INDUSTRIAL ZONING DISTRICT DEVELOPMENT STANDARDS AT 1055 
TENNANT WAY 
 
RECOMMENDED ACTION: 
MOTION TO GRANT APPROVAL FOR VARIANCE REQUEST APPLICATION ABA 2025-10 
BY STEVEN LEMMONS BASED ON THE FINDINGS AND CONCLUSIONS AND SUBJECT 
TO THE CONDITIONS IN THE STAFF REPORT DATED OCTOBER 6TH, 2025 

      
8.  OTHER BUSINESS 
    
  25-00944 NOVEMBER MEETING - CURRENTLY THERE IS NO BUSINESS TO BRING FORWARD, 

BUT ALTERNATIVE DATE OPTIONS:   

• WEDNESDAY, NOVEMBER 12TH AT 4:30 PM 
• TUESDAY, NOVEMBER 18TH AT 4:30 PM 

 
RECOMMENDED ACTION: 
SELECT AN ALTERNATIVE DATE  

      
9.  ADJOURNMENT 
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1.  HYBRID MEETING DETAILS 
   
    
  25-00784 Please click the link to join the webinar:  https://us02web.zoom.us/j/81922908550 

Webinar ID: 819 2290 8550  
Or Telephone:     (253) 205 0468; or   (253) 215 8782; or  (346) 248 7799  

     
      
2.  CALL TO ORDER 
  The meeting was called to order at 4:32 pm. 
    
3.  ROLL CALL 

  
In attendance:  Mark Backstrom, Chair; Roger Peters, Vice Chair; Dan Petersen; Steven Dahl; Christopher Ortiz 
Staff: Nick Little, Community Development Director; Irene Rutikanga, Planner; James Goodman, Sr. Asst. City 
Attorney; Sam Barham, City Engineer; Nancy Vandehey, Admin Assistant 

    
4.  APPROVAL OF MINUTES 
   
    
  25-00785 MINUTES FROM AUGUST 12, 2025.  
    The minutes were approved as presented.  This passed unanimously. 
      
5.  AUDIENCE PARTICIPATION OF CORRESPONDENCE 
   
    
6.  DECLARATION OF EX-PARTE COMMUNICATIONS AND APPEARANCE OF FAIRNESS 
  Irene Rutikanga read the declaration and there were no objections. 
    
7.  UNFINISHED BUSINESS 

  
Nick Little provided a brief presentation of ADU standards, findings, and timing for the board. 
There was a discussion about on and off street parking requirement discrepancies in the LMCs for Special Use and 
ADU standards. 
Nick Little anticipates more robust findings in future staff reports. 

    
  25-00788 ABA 2025-8 SPECIAL PROPERTY USE PERMIT (SPU) IN ACCORDANCE WITH LMC 

19.12.050 & LMC 19.22.025 FOR DETACHED ACCESSORY DWELLING UNIT (ADU) AT 
3296 NEBRASKA ST 
 
RECOMMENDED ACTION:  
MOTION TO GRANT APPROVAL FOR SPECIAL PROPERTY USE APPLICATION ABA 
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2025-8 BY JOSHUA WENZEK BASED ON THE FINDINGS AND CONCLUSIONS AND 
SUBJECT TO THE CONDITIONS IN THE STAFF REPORT DATED AUGUST  4TH , 2025.  

    Roger Peters made a motion to pull the denial motion (from the August 12th meeting) back onto 
the table and Steve Dahl seconded.  This passed unanimously. 
 
There was a discussion about a fencing requirement and on street parking.  Nick Little confirmed that a 
fence requirement is at the board's discretion and would be on a case by case scenario.   
There was a call for question on the motion to deny the application. This failed unanimously. 
 
Steve Dahl made a motion to grant approval of SPU application ABA 2025-8 by Joshua Wenzek 
based on the findings and conclusion and subject to the conditions in the staff report dated 
August 4, 2025, and adding a 6' site obscuring fence from the front of the house to the existing 
fence on the east side proper line of the property.  Christopher Ortiz seconded.  This passed 
unanimously. 
 
A recess was called to address technology issues at 5:13 pm.  Mr Olden asked to provide 
comments.  The board discussed this with James Goodman before asking Mr Olden to wait until the 
recess ended. 
Recess ended at 5:24 pm and Chairman Backstrom addressed the issue of the no comment period on 
the above motion and the board agreed to hear comments. 
 
Mr Wenzek stated that he and Mr Olden had come to an agreement to share the cost of an 8' fence 
where the existing fence is established but not adding one between the houses.   
Mr Olden agreed with Mr Wenzek that they would prefer an 8' fence where the existing fence is but 
without a fence between the houses. 
Mr Wenzek also stated that the unit would not be a rental unit.  Nick Little advised the applicant to come 
and speak with Community Development on a plan to move forward. 

      
8.  PUBLIC HEARINGS 
   
    
  25-00787 ABA 2025-9 SPECIAL PROPERTY USE PERMIT (SPU) IN ACCORDANCE WITH LMC 

19.12.050 & LMC 19.22.025 FOR DETACHED ACCESSORY DWELLING UNIT (ADU) AT 
237 CURTIS DR 
 
RECOMMENDED ACTION: 
MOTION TO GRANT APPROVAL FOR SPECIAL PROPERTY USE APPLICATION ABA 
2025-9 BY JOSHUA WRIGHT BASED ON THE FINDINGS AND CONCLUSIONS AND 
SUBJECT TO THE CONDITIONS IN THE STAFF REPORT DATED SEPTEMBER 1ST, 2025.  

    Irene Rutikanga shared a presentation sharing a brief project overview.  There was a question on Curtis 
Drive addressing.  
The public hearing was opened.  Josh Wright spoke in favor of the application. The public hearing was 
closed. 
 
Steve Dahl made a motion to grant approval for the Special Property Use application ABA 2025-9 
by Joshua Wright based on the findings and conclusions and subject to the conditions in the 
staff report dated September 1, 2025.  Dan Petersen seconded.  This passed unanimously.  

      
9.  OTHER BUSINESS 
   
    
10.  ADJOURNMENT 
  The meeting was adjourned at 5:41 pm.   
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STAFF REPORT 

to the 

LONGVIEW APPEAL BOARD OF ADJUSTMENT 

PRESENTED BY: Irene Rutikanga 

HEARING DATE: October 14th, 2025 

APPLICATION NO.: ABA 2025-10  

APPLICANT: Steve Lemmons 

 

PROPERTY OWNER: Steve Lemmons 

REQUEST: Request for a variance in accordance with LMC 19.12.140 & LMC 

19.58.030. Applicant is requesting a variance from the required 

side and rear setbacks. 

LOCATION: 1055 Tennant Way, City of Longview, WA 98632 

ASSOCIATED 

CASES:   None. 

 

ZONING DISTRICT: Mixed Use Commercial Industrial (C/I) 

BACKGROUND AND PROPOSAL 

 

The applicant proposed a short subdivision application to subdivide an existing developed lot on 

1055 Tennant Way into two separate lots. The lot is developed with two different buildings 

utilized for two different uses. One of the buildings is operated as a car wash and gas station and 

the other building is used as an office and storage building. The applicant proposed to subdivide 

the property and place the buildings on separate lots. As part of the subdivision process, each 

newly created lot is required to meet the site zoning district development standards. The subject 

site is zoned as Mixed Use Commercial Industrial (C/I) and requires a 10-foot rear and side 

setback. The applicant proposes to subdivide the property with a three-foot side setback for Lot 

1(car wash & gas station) and three-foot for Lot 2 (office/storage building). 
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Neighboring land uses include:  

North – Commercial. 

South – Industrial.   

East –Commercial.   

West – Residential.  

 

The Comprehensive Plan classification for the property is Industrial  

In accordance with LMC §19.12.090(1), written notice of the public hearing for the Variance 

request was mailed to the applicant and to the owners of all properties adjacent to or abutting this 

proposal on Wednesday September  30th, 2025 [Exhibit B]. 

Postings and legal notices are not required for Variance requests. 

 

SEPA DETERMINATION 

 

A State Environmental Policy Act checklist was not required. 

CRITICAL AREA ORDINANCE REQUIREMENTS 

There are no mapped critical areas on the property. 

APPLICABLE CODE SECTIONS 

 

LMC 19.58.030 Dimensional Standards 

 

(1) No building, structure or use shall hereafter be erected, constructed or established on a lot 

that does not meet the requirements for lots as contained in this chapter and for the district in 

which said lot is located, except for nonconforming lots of record as defined in Chapter 19.09 

LMC. 

 

LMC 19.12.140 Variance permits – Authority to issue. 

The board may authorize the granting of variances from the zoning ordinance of the city, by the 

building official, where compliance therewith is impractical or impossible. No application for a 

variance shall be granted unless the board finds: 

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

upon uses of other properties in the vicinity and zone in which the property on behalf of which 

the application was filed is located; and 

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

topography, location, or surroundings of the subject property, to provide it with use rights and 

privileges permitted to other properties in the vicinity and in the zone in which the subject 

property is located; and 
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(3) That the granting of such variance will not be materially detrimental to the public welfare or 

injurious to the property or improvements in the vicinity and zone in which the subject property 

is situated; and 

(4) The need for the variance is not the result of any action taken by the applicant. (Ord. 3122 

§ 10, 2010; Ord. 1620 § 1, 1973). 

 

STAFF ANALYSIS 

In reviewing LMC §19.12.140, which contains the criteria that shall guide the Board during their 

review of this petition, staff finds the following: 

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

upon uses of other properties in the vicinity and zone in which the property on behalf of which 

the application was filed is located; and 

The proposed variance does not a grant special privileges inconsistent with the limitation 

upon uses of other properties in the vicinity and zone. The existing buildings were legally 

constructed in 1994 under the development standards in effect at that time. No new 

construction or change of use is proposed. The variance request is only limited to 

allowing the property to be subdivided so that each existing building can be placed on its 

own lot. This is consistent with the rights and privileges that are available to other 

properties in the Mixed Use Commercial Industrial (C/I) district and does not grant a 

special privilege. 

Additionally, based on the site location in the mixed commercial industrial (C/I) zoning 

district, there are other developments that were developed in accordance with previous 

adopted code. Some of those developments are currently operating under previous 

standards and the proposed variance would extend the same privileges to the applicant 

properties as those other development. 

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

topography, location, or surroundings of the subject property, to provide it with use rights and 

privileges permitted to other properties in the vicinity and in the zone in which the subject 

property is located; and 

The variance is necessary due to special circumstance as the site is already developed 

with buildings developed to previous zoning code standards. The two buildings were 

constructed in 1994 under the development standards in place at that time, which required 

only a 3-foot setback for side and rear setbacks. The property was developed with the 

intent that it could eventually be subdivided, and the buildings were placed with that in 

mind. Since that time, the zoning code has been amended to require 10-foot side and rear 

setbacks. This change creates a special circumstance where buildings that were legally 

built and have existed in their current condition for more than 30 years no longer meet 

current standards. 
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As noted above, the buildings were constructed in accordance with previous zoning code 

standards with the intention to be further subdivided. Without the variance, the applicant 

would not be able to subdivide the property so that each building is on its own lot, and 

therefore denying the applicant rights and privileges permitted to other properties in the 

vicinity. 

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

injurious to the property or improvements in the vicinity and zone in which the subject property 

is situated; and 

Granting the requested variance will not be materially detrimental to the public welfare 

nor injurious to surrounding properties or improvements within the vicinity or the Mixed 

Use Commercial Industrial (C/I) zoning district. The buildings have been in place for 

more than 31 years under the same conditions with no known adverse impacts.  

Additionally, the subdivision associated with the variance request does not involve new 

construction or addition to the existing buildings but simply allows the property to be 

subdivided so that each existing building is on its own lot. Since the buildings were 

originally built to meet the code standards in effect at the time, and because they have 

operated without issue since then, allowing the reduced setbacks will not be materially 

detrimental to the public welfare 

Moreover, any potential impacts associated with the reduced setbacks can be 

appropriately addressed through the attached condition of approval requiring fire resistive 

construction for exterior walls not meeting current setbacks requirements. This condition 

ensures that fire safety and public welfare concerns are mitigated in a manner that does 

not currently exist and maintains consistency with building code. 

 (4) The need for the variance is not the result of any action taken by the applicant. 

The existing buildings on the site were originally reviewed and approved in 1994, with 

the clear intent that the property could eventually be subdivided. At the time of approval, 

the zoning code required only a 3-foot setback for both side and rear setbacks, and the 

buildings were constructed in full compliance with those standards. 

The current standards now require a 10-foot side and rear setback, which creates a 

conflict for the applicant as the existing structures cannot reasonably be modified to meet 

a standard that did not exist when they were built. Therefore, the need for the variance is 

only due because the zoning code standards have changed since the time of original 

development not because of any actions taken by the applicant.  

STAFF FINDINGS 

 

1. Approval of the variance does not grant a special privilege. The request does not propose 

a new use or expanded development but simply allows subdivision, so each existing 

building is on its own lot, a right consistent with other developed properties in the 

vicinity. 

2. The variance is necessary due to a special circumstance created by an existing site legally  

developed to previous zoning standards. The two buildings were legally constructed in 
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1994 under the 3-foot setback standards then in effect, but current code requires 10-foot 

setbacks. Without the variance, the property could not be subdivided so that each 

building is on its own lot. 

3. Granting the variance will not be detrimental to the public welfare or surrounding 

properties as the existing buildings have been in place for over 30 years without known 

adverse impacts.  The request involves no new construction, only a subdivision so each 

building may be placed on its own lot. 

4. The attached condition of approval for additional fire wall construction ensures 

mitigation for potential impacts for the proximity of the structures, increasing the level of 

fire safety for the area. 

5. The need for the variance is not due to any action taken by the applicant. 

 

CONDITON OF APPROVAL 

 

1. The applicant shall ensure that the placement of the new property line between the two 

existing buildings complies with International Building Code (IBC) Section 705 and 

Table 705.5. Exterior walls shall meet all fire-resistive construction requirements 

applicable to buildings adjacent to a property line. At least 1-hour fire resistance rating of 

the car wash building's east wall (on proposed Lot 1) is required, and at least 1-hour fire 

resistance rating of the existing building's west wall (on proposed Lot 2) is required. Up 

to a 2-hour rating may be required depending on the occupancy classification in this 

existing building. 

RECOMMENDATION 

Motion to grant approval for Variance request ABA2025-10 by Steve Lemmons based on the 

findings and conclusions and subject to the conditions in the staff report dated October 6th , 2025 

EXHIBITS 

A. Variance application. 

B. Notice to Neighbors.  

C. Site Plan 

D. Aerial Image 

 

Staff Report Date: October 6, 2025. 
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      September 30, 2025 

 

NOTICE OF PUBLIC HEARING 

Longview Appeal Board of Adjustment 

4:30 P.M. Tuesday, October 14th, 2025, for a ‘hybrid’ in-person or virtual meeting. 
Join Zoom Meeting 

https://us02web.zoom.us/j/81922908550 

Or phone in for audio only: (253) 215 8782 or (408) 638 0968 

Webinar ID: 819 2290 8550  

 

Case No: ABA 2025-10 

 

Applicant: Steve Lemmons 

 

Location:       1055 Tennant, Longview, WA 98632 

 

Request: Request for a variance in accordance with LMC 19.12.140 & LMC 

19.58.030. Applicant is requesting a variance from the minimum 

required 10 feet side setback and 10 feet rear setback in the Mixed Use 

Commercial industrial (MU C/I) zoning district and proposing 3 feet 

for both side and rear setback. 

 

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

abutting the property affected by the Special Property Use request. The Longview 

Municipal Code requires all property owners owning real property located adjacent to or 

abutting a land use proposal subject to a public hearing to be notified of the proposal and of 

the hearing date, place, and time. Contact: Irene Rutikanga, Planner 360-442-5083 

 

Copies of the associated documents are available for review online at mylongview.com 

under ‘Agendas & Minutes’ one week in advance of the Public Hearing.   

 

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

submit them no later than 4:00 p.m. Tuesday, October 14th, 2025, to the City of 

Longview Community Development Department, PO Box 128, Longview, WA  98632, 

ATTN: Irene Rutikanga, Planner. For electronic comments, provide your comments 

along with full name, address, and contact information to irener@ci.longview.wa.us    RE: 

ABA 2025-10 

 

Public Hearing:  You are invited to attend the Appeal Board of Adjustment public hearing 

scheduled for 4:30 P.M. Tuesday, October 14th, 2025, either in-person at Longview City 

Hall Council Chambers, 1525 Broadway Street, OR on the virtual meeting platform Zoom 

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

 

Location: 1055 Tennant Way  

 

 
 

Notice filed by:  

Irene Rutikanga, Planner  

Community Development Department, City of Longview 
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Disclaimer: The City of Longview does not guarantee the accuracy, timeliness, adequacy, completeness or usefulness of any information. The City of Longview provides this information on an "as-is" basis without warranty of any kind.
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