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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 
    
  26-00281 PC minutes of January 7, 2026 
      
3.  AUDIENCE PARTICIPATION OR CORRESPONDENCE 
    
4.  DECLARATION OF EX-PARTE COMMUNICATIONS AND APPEARANCE OF FAIRNESS 
    
5.  PUBLIC HEARINGS 
    
6.  NON-PUBLIC HEARING ITEMS 
    
  26-00282 Comprehensive Plan update 

*Natural resources 
*Historic preservation 
 
 
 

      
  26-00284 Critical Areas 

*Presentation 
      
  26-00283 Three Rivers Driving School Workshop 

*Special Property Use 
      
7.  OTHER BUSINESS 
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8.  DIRECTOR'S REPORT 
    
9.  PLANNER'S REPORT 
    
10.  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 
   
    
2.  APPROVAL OF MINUTES 
   
    
  26-001161 PC Minutes of December 3, 2025  
    A motion was made by Member Spencer Boudreau, seconded by Member Jeff Rauth to approve the 

regular meeting minutes of December 3, 2025. The motion passed unanimously.   
      
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 
   
    
  26-001162 Comprehensive Plan Updates 

     Chapter 2 - Land Use 
     Chapter 3 - Housing 
     Chapter 4 - Economic Development  

    Open houses/public information meetings are scheduled for January 14th and 20th to discuss the 
Comprehensive Plan and gather public input.  
 
Chapter 2 - Land use 
Mr Rutikanga gave a presentation, discussing land consumption, land use needs. Potential updates 
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include ensuring comprehensive plan and zoning consistency, re-examining accomplished/outdated 
goals and objectives, policies and information from public outreach. 
Member Ramona Leber mentioned Neighborhood connectivity. Member Alison Moss is pleased with 
moving away from cul-de-sacs and streets that don't connect. Mr. Rutikanga pointed out the 46th/48th 
Ave. PUD adds connection.  
Brad Whittaker - Vice-President of Lower Columbia Real Estate Association spoke: 
* Resources are available - he provided a list 
* Housing stock 
* Land use objectives need to be looked at 
* He does not agree with LU.C.6 6.1 landscaping requirement, or LU.C 10.07 - open spaces 
* Realtors can access more information in the NWMLS vs. the public access 
* Housing acceleration - things that will allow more middle uses 
 
Mr. Little said we're working on infill and trying to streamline the ADU process. ADU will likely be on the 
update. 
 
Chapter 3 - Housing 
Kenny Robinson, CED discussed the chapter.  
Existing conditions/trends, consumer choices, present data, supply and affordability. Do we want to 
encourage more development of single bedroom or studio units? "Encouraging" could be density 
bonuses. 
Mr. Boudreau would like to see something come back for other areas, such as allowing residential in 
commercial areas, downtown, etc.  
Mr. Little said there has been interest in cottage housing, but no projects. Some have turned into housing 
developments instead. Member Alison Moss is interested to know why applicants changed their project.  
There was some discussion of downtown being vacant. Mr. Little explained it is not easy to renovate the 
older buildings - Fire Dept. Connections are a real challenge.  
Member Jerry Stinger said the vibrancy of downtown is a draw. 
 
Chapter 4 - Economic Development 
Mr. Little presented information. He discussed the Growth Management Act, industrial development, 
tourism, infrastructure, small business support, etc. However, this chapter is more backward-looking and 
will likely be the most re-worked.  Future drafts should include strengths, opportunities, challenges, 
emerging trends, updated employers, and be forward-looking. Key questions to address: 
*Who are our key stakeholders? 
*What makes us special? 
*How should we measure success? 
 
Member Alison Moss feels the chapter should be set aside and started fresh and include the key 
stakeholder input and h ave a strategy to address our weaknesses. Member Jerry Stinger said 
recreational opportunities make us special, and Chairman Collins added our history makes us special. 
Member Randy Knox said we need to "sell" our town, while Member Ramona Leber said we need to 
have things to keep people here rather than families going to Vancouver, etc. for weekend recreation.  
 
 
 
  

      
7.  OTHER BUSINESS 

  

Chairman Collins opened the floor for nominations for Chairman and Vice-Chair.  
Member Alison Moss nominated Chairman Collins for Chairman. Member Jeff Rauth seconded. The nomination and 
appointment was approved.  
Member Alison Moss nominated Vice-Chair Ramona Leber as Vice-Chair and Member Spencer Boudreau nominated 
himself. . Member Randy Knox seconded both. Member Ramon Leber was appointed to continue as Vice-Chair by a 
4-2 vote.  

    
8.  DIRECTOR'S REPORT 
  No further discussions.  
    
9.  PLANNER'S REPORT 
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*46th/48th Avenue PUD construction plans have been submitted.  
*33rd Ave cottage/manufactured home proposal - have not heard from applicant 
*Member Ramona Leber asked about Overlook PUD. Mr. Little said they are looking for funding.  
 
Public Works  
*Working on 2025 review 
*LCC waterline - connect to Mark Morris HS in a couple weeks.  

    
10.  ADJOURNMENT 

  

The next regular Planning Commission meeting is scheduled for February 4, 2026.  
With no further business to discuss, Chairman Collins adjourned the meeting at 8:19 p.m. 
 
______________________________ 
Lisa Vertrees, Recorder  
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       P.O. Box 128 

Longview, WA 98632-7080 

www.mylongview.com  

 

Memorandum 
 

 

TO: Longview Planning Commission 

 

FROM: Irene Rutikanga, Planner 

 

DATE:              March 25th , 2026 

 

SUBJECT: Special Property Use (SPU) application- Three Rivers Driving School  

 

 

The Community Development Department has received a Special Property Use (SPU) application from 

Three Rivers Driving School proposing to establish a driving school at 1338 Commerce Ave. The property 

is zoned Downtown Commerce (D-C), and driving schools are permitted in this district through an SPU 

pursuant to LMC 19.44.020. Special property use in the D-C district are approved by the city council via a 

public hearing. 

 

Additionally, as outlined in LMC2.03.060 prior to city council’s holding the public hearing on the 

application, the planning commission shall forward a recommendation to the city council. Per the 

appearance of fairness doctrine, planning commission members shall not receive any testimony or 

recommendations except from city staff.  

 

Project Overview: 

• Hours of Operation: Office drop-in hours will be 12:00 pm to 5:00 pm on weekdays, with 

weekend visits by appointment.  

• Student Driving Sessions: Conducted from 3:00 pm to 8:00 pm in one-hour sessions using two 

vehicles, with staggered parent drop-off and pick-up at the top of each hour.  

• Classes: Held from 6:00 pm to 8:00 pm in both virtual and limited in-person formats. In-person 

attendance will be capped at 20 students, with demand expected to be primarily virtual.  

• Signage: No new exterior signage is proposed beyond inclusion on the building’s existing 

directory.  

• Parking: The site includes a private parking lot with designated client and employee spaces, 

including two permits for school vehicles. Evening operations coincide with off-peak hours, 

ensuring adequate parking availability for parents and students.  

• Driving Program: Each student will complete six driving sessions. Vehicles are equipped with 

dual controls and additional mirrors for instructor visibility, and most driving routes quickly 

move students out of the downtown area. 

Page 6 of 14



 

Thank you,  

 

Irene Rutikanga 
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Three Rivers Driving School overview 

 

Our hours of operation will have office hours for drop in from 12:00pm to 5:00pm. We will be open 
by appointment on weekends.  

We will have student drives beginning at 3:00pm and ending at 8:00pm. Drives last 1 hour. We have 
2 cars so there will be 2 parents waiting for kids and 2 parents dropping off kids at the top of the 
hour.  

 

Our classes will be held from 6:00pm to 8:00pm. We will offer both in person and virtual class. Our 
Classroom will be capped at 20 kids at most. We have done research and have found that most 
parents want virtual classes. However 1 in 20 parents want in person. We will offer it but don’t 
foresee many kids doing it. 

 

We won’t be adding any new signs. There is an existing sign for the whole office building that has 
the names of the businesses. The property owner will add our name to the sign in one of the unused 
spaces. 

 

The building that we are leasing from has private parking lot in the back. It has 6 rows of parking 
spaces. 2 rows are reserved for clients of the building. 2 other rows are reserved for Employee 
parking and by permit only. We have 2 permits which will cover our 2 school cars that we will drive 
to and from the office. They won’t be parked there overnight. Our classes will also be outside of 
“business hours” for the rest of the offices in our building so the parking lot should be open for 
parents dropping off and picking up kids.  

 

We will be doing drives for new drivers. Our cars are equipped with the second brake for the 
instructor to stop when necessary. We have also equipped them with a second rearview and side 
mirrors for the instructor to be able to see 360 degrees around the car at all times.  

 

We have designated routes for each drive that the students will take. The students will do 6 drives 
total. 5 of the drives will take the students immediately out of the downtown area.  

Our main focus is to add to Washington Target zero Driver program and to bring safe drivers to the 
road. We plan to use our knowledge of instruction to the youth of today learning how to drive and 
drive safe and smart from the beginning.  

Our owner was at UPS as an On-Road Manager, where he trained new drivers for over 15 years in 
safe practices. He has gone to several safety and coaching classes throughout his time at ups. He 
has gone through over 100 hours in training to be certified by the Washington DOL as well. 
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