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WOODLAND PLANNING COMMISSION MEETING 
MINUTES 

 
Planning Commission Regular Meeting – 7:00 PM 

 
Thursday, September 19, 2013 

 
Woodland City Council Chambers 

100 Davidson Avenue, Woodland, Washington 
 

CALL TO ORDER –7:01:03 PM  
 
PRESENT: Commissioner Debra Deans 
 Commissioner Tel Jensen 
 Commissioner David Simpson 
 Commissioner Sharon Watt 
 
ABSENT: Commissioner Mike Amirenini 
 
STAFF: Clerk III Shannon Rychel 
 Community Development Planner Amanda Smeller 
 Public Works Director Bart Stepp 
 
APPROVAL OF MINUTES 
 
July 18, 2013 Meeting Minutes (held over from last meeting) Commissioner Deans moved, 
seconded by Commissioner Jensen, to approve. Motion passed unanimously.  
 
August 15, 2013 Meeting Minutes Commissioner Watts moved, seconded by Commissioner 
Jensen, to approve. Motion passed unanimously. 
 
PUBLIC HEARING 
 

 Comprehensive Plan Map Changes/Rezone Requests 
 Liberty Evans (LU #213-916) 

o Staff report, Amanda Smeller- Rezone 3.4 acres of industrial to highway 
commercial. Proposal made last year and was denied. We have had several 
letters both for and against rezone. Response is that is against the 
Comprehensive Plan.  

o Commissioner Watts- Presented with rezone last year. Liberty Evans seems to 
be different from analysis that Amanda had. Bart stated that the City and Liberty 
Evans looked at the acreage from different angles so the reports had different 
findings.     

o Public Comment:  
o  Sandy Larson- 7:08:21 PM previously had rezone issue when she was 

on planning commission. In the end the planning commission rezoned to light 
industrial. Pleased that there are so many light industrial businesses in that area. 
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The value as light industrial is huge. Please strongly consider keeping it light 
industrial.  

o  Darlene Johnson 7:12:49 PM it was a struggle to get it rezoned from 
agriculture to light industrial and once it got rezoned it has brought great 
economic wealth to the community. Across the freeway there is plenty of land 
available for commercial use. Use the land that is available for commercial 
purpose. Industrial based jobs have been good to Woodland. The light industrial 
land is ideal for industrial with the railroad right there.  

o  Sandy Larson- as part of the planning commission they were looking 20 
years ahead. She suggests the current Planning Commission do the same.  

o  Mark Fleischauer-Liberty Evans- Purchased prop in 2010. Carving out a 
small piece of commercial land will help spur business in the Walmart area. With 
the new high school coming in there will be need for fast food restaurants, 
hotels, retail, etc. Commercial land will also blend in well with surrounding 
commercial businesses and the high school. Only asking to rezone 3.4 acres.  

o  Skip Urling- The light and industrial and commercial do mix. Employees 
for light industrial would benefit from having availability of commercial easily 
accessible on their lunch breaks and after work.  School funding would also 
benefit from commercial businesses in that area.  

o  Darlene Johnson- The more industry we have the less citizens have to 
pay in taxes for school. You are going to get better paying jobs from industrial 
businesses than commercial businesses.  

o Close public comment 7:38:32 PM  
 
Commissioner Watt moved, seconded by Commissioner Deans, to deny recommendation to 
council. Motion passed unanimously.  

 
 Schurman Trial Run Trust (LU #213-914) 

o Staff Report, Amanda Smeller- 1.23 acre property on Lewis River Road. Property 
is considered 2 parcels since it’s bisected by Lewis River Road. Seeking to rezone 
eastern portion of the property from High Density Residential to Commercial.  

o 7:46:24 PM Open to Public Comment 
o Sandy Larson- If the zone has not been changed how did it get to be anything 

but an office space? That corner is dangerous for any type of commercial 
activity. The added extra traffic in that spot is really dangerous. Traffic has 
continued to get heavier. Does not think it’s a good idea.  

o Becky Schurman- They separated the property in Woodland a couple years 
ago. Kei told her they could not have 5 continuous pieces of property, therefore 
he made them combine 2 pieces of property that had different zoning. He picked 
the zoning for the combined property. They are only trying to rezone it back to 
what it originally was zoned. They are trying to sell the property.  

o Aaron Wheaton- This impact on this corner is going to be huge. You have to 
look at the sports complex traffic that will be added to this as well.  

o Janice Schurman- This property was always one piece of property. Historically 
has been commercial use. Asking for the zoning to be consistent with the use of 
the property.  

o Close public comment 7:55:07 PM  
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Commissioner Watt moved, seconded by Commissioner Jensen, to recommend approval to City 
Council for rezone. Motion passed unanimously.  
 

 City of Woodland (LU #213-922) 
o Staff report-7:57:54 PM 5 city owned properties to rezone to Public/Quasi-

Public/Institutional property. Currently residential and light industrial. The 
properties include property on Scott Hill Rd and E. Scott Ave. There is no 
proposal for park at this time. If we left the park property High Residential then 
it would make the park a conditional use property. The main access would be 
through Scott Hill Road and the second would be through Meriwether. The 
intention is the land that the city owns will be used for a park.  

o Public Comment 8:03:52 PM  
o  Erin Wheaton- opposes rezone because of traffic increase past 

residence. Requests that all parking be kept on the complex, all improvements 
should be made by private funds.  

o  Sandy Larson- Rotary rep. In 2010 rotary wanted to do something for 
Woodland. There was supposed to be a park on the East side which never 
happened. The City bought the land but did not have the money to develop it. 
Rotary brought the plans forward for the park. There is no place for local kids to 
play. Residents are leaving the area to do sports. The tournaments would be on 
occasion but the use of the park will always be there. The park will be less of an 
impact on Meriwether. 8:16:36 PM  

o  Karen Uno- Think it’s a great vision and appreciates it. Noticed that the 
turn lane has been great but how backed up it was during construction. There is 
a lot of traffic. Is there a place that they can do this that has a less impact on 
traffic?  

o  Darlene Johnson 8:20:37 PM – Support of zone change. When the city 
purchased that land it has become a desirable spot for a park. All the traffic and 
parking will be handled when the time comes. The park will be self contained.  

o  Kurt Snead- House below complex. For the park. Traffic flow is a 
concern.  Just need to make good decision on road access.  

o  Allen Schwindt- For sports complex. Impact on neighborhood regarding 
parking, vandalism, traffic.  

o  Joy Snead- In favor for park and road. Park would be a large asset to 
woodland. Park would bring in tourism and give kids something to do. They also 
have a self sustaining plan that will not be a burden on the city budget. We need 
to move forward with zone change to make this happen.  

o  Richard Brown 8:35:48 PM – The area is beautiful and the hill is a 
special area. Would like, as we move forward, to be considerate of the beautiful 
surroundings. There will be significant amounts of people at the complex.  

o  Karen Uno- Also brings up the noise level. 8:40:54 PM  
Close public Comment8:43:31 PM  

 
Commissioner Deans moved, seconded by Commissioner Jensen, to send approval for rezone to 
City Council. Motion passed unanimously.  

 

 Comprehensive Plan Text Change- requesting to allow auto oriented uses in central 
business district.  
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o Auto-Oriented Uses within the C-1 District 
o No Public Comment 

 
Commissioner Jensen moved, seconded by Commissioner Deans, to reject comprehensive plan 
text change. Motion passed unanimously. 

 
UPDATES/WORKSHOP 
Items to be moved to next meeting.  

 Non-Conforming Uses Draft Ordinance 
 Shoreline Master Program Status Update 
 Status on Planning Commission’s 2013 work items 

 
ADJOURN: 9:01 pm 
 
Commissioner Watt moved, seconded by Commissioner Jensen, to adjourn. Motion passed 
unanimously.  
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Woodland Planning Commission – Staff Report 
Comprehensive Plan Amendment and Concurrent Rezone 

 

Project Name:  Liberty Evans Comprehensive Plan Amendment and Rezone  

Land Use Application No.: #213-916/CPMC/ZMC/SEPA 

Applicant: Mark Fleischauer, Liberty Evans LLC 

Property Owner: Liberty Evans LLC 

Location:  A vacant, unaddressed property located on the east side of 
Schurman Way just south of Dike Access Road. The 3.4 acres 
proposed to be rezoned make up the northern portion of the 
parcel. The subject site is in the southwest ¼ of Section 12, 
Township 5 North, Range 1 West, Willamette Meridian, Cowlitz 
County, Washington. 

Parcel ID No.: 507870101 

Parcel Size:  3.4 acres of the 26.9 acre site are proposed to be reclassified 
on the comprehensive plan map and rezoned. 

Existing Comprehensive Plan 
Map Designation: 

Light Industrial 

Existing Zoning Designation: Light Industrial (I-1) 

Application Submitted: July 1, 2013 

Notice of Application:  July 26, 2013 

SEPA Threshold Determination: DNS issued September 12, 2012  

Comment Period Ended: September 26, 2012 

SEPA Appeal Period Ended: October 10, 2012 

60-day Dept. of Commerce 
Notice Issued:  

August 6, 2013 

Planning Commission Public 
Hearing: 

August 15, 2013 

 
I. DESCRIPTION OF PROPOSAL 

 
The applicant proposes to amend the Comprehensive Plan Map to change the designation of a 
3.4-acre portion on the northern side of the 26.9-acre subject property from Light Industrial to 
Highway Commercial. Concurrent with this proposal is a request to rezone the same portion of 
the property from Light Industrial (I-1) to Highway Commercial (C-2). 
 
This is the second time Liberty Evans has applied to rezone this same portion of property. In 
2012, application was made to rezone the 3.4-acre portion of the 26.9-acre parcel from Light 
Industrial to Highway Commercial. That proposal was denied. The rezone proposal has not 
changed since the 2012 request, nor has the Comprehensive Plan. At the time of the 2012 
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application, the applicant had indicated that they were willing to undergo the land division 
process if Council moves towards an affirmative motion on the Comprehensive Plan Map 
Amendment and Rezone. Liberty Evans does not want to incur the expense or potential 
constraints of creating a new lot without substantial comfort that the City Council will support 
this proposal. While MRSC has indicated that zoning designations need not follow property lines, 
land division should occur prior to final approval of the rezone.  
 
No specific commercial use is proposed at this time. However, possible uses include highway 
commercial oriented uses such as a convenience store and gas station, restaurants, and/or 
other retail outlets. The site is accessible via Schurman Way. 
  

Table 1 
Subject Property Site Characteristics 

 

Surrounding Land 
Uses 

North:  City right of way, Dike Access Road and a vacant commercial 
lot 
South:  Undeveloped industrial land 
West:   Schurman Way and developed industrial properties and a 
vacant commercial property  
East:    Undeveloped industrial land and Burlington Northern Rail 
tracks 

Surrounding 
Zoning 

North:  Highway Commercial (C-2) 
South:  Light Industrial (I-1) 
West:    Light Industrial (I-1) and Highway Commercial (C-2) 
East:     Light Industrial (I-1) and Highway Commercial (C-2) 

Site Topography & 
Critical Areas 

The site is generally flat and was preloaded with fill approximately 15 
years ago in preparation for a development project that was never 
built. National Wetland Inventory mapping and aerial imagery 
suggests that the eastern portion of the area proposed to be rezoned 
may contain a wetland or wetland buffer.  
A Wetland Delineation Report, submitted by the applicant in July 
2013, showed two small non-jurisdictional wetlands on the property 
itself and none in the area to be rezoned. The Wetland Report 
indicated both wetlands to be a Category IV, but as they are non-
jurisdictional no buffer is required. These wetlands exist just outside 
of the area previously filled. The report did not appear to include any 
potential wetlands offsite, which show on the National Wetland 
Inventory mapping to the east of the parcel. These wetlands will not 
affect the rezone proposal; however at the time of future 
development, the applicant may be required to produce additional 
information on any critical areas on or adjacent to the site and to 
receive all permit approvals before site work can begin.  
Wetlands are known to exist at the south property line, 
approximately 1,350 feet from the area proposed to be rezoned and 
open water is visible in aerial photographs approximately 1,110 feet 
southeast of the area to be rezoned.  
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Table 1 
Subject Property Site Characteristics 

 

Street 
Classification 

Schurman Way is a Collector. 
Dike Access Road is a Minor Arterial. 

Water City Service is available within Schurman Way. 

Sanitary Sewer City Service is available within Schurman Way. 

 
II. PROCEDURAL REQUIREMENTS 

 
All procedural requirements of RCW 36.70A, RCW 36.70B, and the Woodland Municipal Code 
(WMC) have been met. 
  
III. REVIEW AUTHORITY 
 
Per WMC 19.08.030, the City Council shall approve or deny the applications for Comprehensive 
Plan Map Amendments and Rezone applications based on the recommendations made by the 
City Planning Commission. The Planning Commission shall hold an open record public hearing, 
and its recommendations shall be based on the recommendations made by the City 
Development Review Committee (DRC).  
 
The Comprehensive Plan and WMC 17.84.040 require that the Planning Commission consider 
the Approval Criteria (Comprehensive Plan, Page 1-45 and 1-46) and other factors including 
provisions in the State Growth Management Act (GMA) and Comprehensive Plan, other plans of 
the City, the standards in the WMC, ordinances and other City codes, and other factors 
necessary to protect the public health, safety, convenience, and general welfare. Action must 
be based on written findings and conclusions. 
 
Per the Comprehensive Plan (Page 1-45), the Comprehensive Plan shall be amended no more 
frequently than once per calendar year. According to WAC 365-196-640, all amendment 
proposals shall be considered concurrently (in a package) by the Planning Commission and City 
Council so that their cumulative effects can be ascertained. The Liberty Evans application is one 
of four other applications being considered during 2013.  
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Figure 1. Vicinity map showing the subject area proposed to be rezoned from Light 
Industrial (I-1) to Highway Commercial (C-2).  

 
IV. APPROVAL CRITERIA AND DRC’S RESPONSE 
 
Proposed amendments shall be reviewed using the following criteria outlined in the 
Comprehensive Plan, Page 1-45 and 1-46. 
 
1. The proposal is consistent with the provisions of the Growth Management Act 

(GMA) and will not result in Comprehensive Plan or regulation conflicts. 
 

The applicant submitted a narrative describing how the request is consistent with the 
GMA and the Woodland Comprehensive Plan (See Exhibit 1).   
 
The proposed amendment has been processed in accordance with the GMA, 
Comprehensive Plan, and Woodland Municipal Code. Provided that any approved 
Comprehensive Plan Amendment is followed (concurrently) by a Zoning Map 
Amendment that is consistent with the new Comprehensive Plan Map designation, plan 
or regulation conflicts will not exist. 

 
2. The proposal will change the development or use potential of a site or area 

without creating significant adverse impacts on existing sensitive land uses, 
businesses, or residents. 

 
The DRC finds the proposal will likely have no significant adverse impact on sensitive 
land uses but that significant adverse impacts on existing commercial businesses and 
commercial property owners are possible.  
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National Wetland Inventory mapping and aerial imagery suggests that the eastern 
portion of the area proposed to be rezoned may contain a wetland or wetland buffer. A 
Wetland Delineation Report, submitted by the applicant in July 2013, showed two small 
non-jurisdictional wetlands on the property itself and none in the area to be rezoned. 
These wetlands were considered non-jurisdictional as they were believed to be created 
by the placement of the preload on the property in the mid-1990s. The Wetland Report 
classified both wetlands Category IV, but as they are non-jurisdictional no buffer is 
required. The buffer is based on the intensity of the land use. These wetlands exist just 
outside of the area previously filled. The report did not appear to include any potential 
wetlands offsite, which show on the National Wetland Inventory mapping to the east of 
the parcel. These wetlands will not affect the rezone proposal; however, at the time of 
future development, the applicant may be required to produce additional information on 
any critical areas on or adjacent to the site and to receive all permit approvals before 
site work can begin. This includes the Army Corps of Engineers confirmation that the 
wetlands are indeed non-jurisdictional. Whether or not the subject area is rezoned, the 
presence of critical areas could impact the site design of future projects. Wetlands are 
known to exist at the south property line, approximately 1,350 feet from the area 
proposed to be rezoned and open water is visible in aerial photographs approximately 
1,110 feet southeast of the area to be rezoned. 
 
The City received three letters in support to the rezone and two letters against the 
rezone. Some of the benefits of the rezone addressed in the letters include: 

 Tax base growth, 
 Increased employment  
 Land values 
 Availability of commercial services 

 
 Some of the disadvantages as addressed in the letters include: 

 Loss of industrial zoned land 
 Loss of industry employment 
 Inability to retain and attract businesses 

 
The applicant’s narrative states that no specific commercial use is proposed at this time 
but that uses contemplated include convenience store/gas station, restaurants, and 
other specialty retail outlets. Woodland has undeveloped highway commercial (C-2) land 
and vacant C-2 storefronts, some in the immediate vicinity of this proposed rezone. If 
the proposal is approved, the subject site would compete with these undeveloped and 
vacant properties. The 2012 Industrial and Highway Commercial Land Use Inventory 
shows there are 134 acres of undeveloped Highway Commercial (C-2) property in the 
City of Woodland. In addition, Woodland’s Central Business District (C-1) has a number 
of vacant storefronts and vacant lots where restaurants and retail outlet stores would be 
outright permitted uses.  
 
Certain Highway Commercial uses compete with the Central Business District 
(Woodland’s historic downtown) the redevelopment of which is supported by the 
Woodland Comprehensive Plan in Economic Development Policies 4 and 6 (page 1-56 
and 1-57) and Commercial Land Use/Central Business District Policy 2 (page 1-57). 
These policies are listed below: 
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“The city recognizes it should foster downtown redevelopment for the reasons of 
tourism enhancement and economic development generally, protection of 
existing public investments, protection and expansion of the tax base, the 
overcoming of obstacles to privately initiated investments in downtown, 
maintenance of community identity and appearance, and because only the city 
can marshal certain financial resources and public improvements” (Economic 
Development Policy 4).  
 
“The city recognizes that its appropriate role in downtown redevelopment is to 
take actions that will facilitate and attract private investment and help overcome 
private sector obstacles and risks characteristic in downtown renewal” (Economic 
Development Policy 6). 
 
“Encourage more professional offices and local services to locate within the 
Downtown Business District” (Commercial Land Use/Central Business District 
Policies 2). 

 
The 2002 Woodland Urban Growth Management Program1 (WUGMP) recommended 
that 39.6 acres of land currently designated Light Industrial be re-designated 
Commercial and that 71 acres of land outside of city limits be annexed and brought into 
the city under a commercial designation. In total, these recommendations would have 
resulted in 111 acres of new commercial land. Significant progress has been made 
towards reaching these goals. The 71 acres identified for annexation were located north 
of Scott Avenue and between Old Pacific Highway and Green Mountain Road. Since the 
plan was adopted, this land has been brought into City limits and all but 10 acres of it 
has a commercial designation. Additionally, approximately 29 acres of light industrial 
land has been re-designated as commercial. Page 1-23 of the 2005 Comprehensive Plan 
states “The city will not require any additional commercial lands. The downtown will 
grow by infill and the conversion of fringe areas. The city already has ample supply of 
vacant commercially designated land that is very visible from Interstate 5” (page 1-23).   
 
The applicant submitted a memorandum analyzing the economic need for commercial 
property in Woodland. 

 
3. The proposed amendment can be accommodated by all applicable services 

and facilities, including transportation. 
 

City services including water and sanitary sewer are available at the subject site and at 
the time of development, new construction will be required to connect to these services.   
 
A memorandum addressing traffic impacts dated June 12, 2012 was submitted by the 
applicant. If the proposal is approved, the change is expected to result in 2,694 
additional vehicle trips per week including 185 additional peak PM trips per week. Under 
2025 conditions with the proposed rezone, the Dike Access/I-5 southbound ramp is 
expected to operate at a LOS “F” (Note: 2025 conditions with current zoning are also 

                                                 
1 The WUGMP was adopted May 20, 2002 by the City of Woodland (Resolution No. 458). 
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expected to result in LOS F at this intersection). The memo states than an eastbound 
right-turn slip lane at the intersection would improve the LOS to LOS C. In addition, Dike 
Access Road/Schurman Way is expected to degrade to LOS “E” with the proposed 
change versus a LOS “D” under current zoning. The memo states that the most 
appropriate improvement at Dike Access Road/Schurman Way would include the 
addition of a northbound right-turn slip lane, which would improve the LOS to “B”.  
 
WSDOT submitted comments during the review for this rezone in 2012 stating that the 
Traffic Analysis memo submitted indicates that roadway improvements may be required 
to mitigate the impacts of development but that one of the improvements anticipated, 
the eastbound right turn slip lane at the Dike Road/I-5 southbound off-ramp 
intersection, may be difficult to build because of site constraints. No comments were 
received from WSDOT for this rezone as of the date of this staff report. 
 
One concern is ensuring transportation concurrency. The GMA requires that 
transportation improvements or strategies to accommodate development impacts need 
to be made concurrently with land development. The preliminary traffic analysis shows 
that improvements will be necessary. In 2013, the City adopted Transportation Impact 
Fees which the future development of this project will be assessed depending on the 
proposed use. 

 
4. The proposal will help implement the goals, objectives and policies of the 

Woodland Comprehensive Plan.  
 

Goal E, Page 1-47 – “Ensure that incompatible land uses are separated, thus 
enhancing the security, value and stability of land uses and improvements, and 
providing for the general health, safety and welfare of the community.” 
 
Staff Response – Satisfied: The DRC finds that the proposal complies with the goal. 
Zoning is designed to prevent land use conflicts before they occur by separating 
incompatible uses. There is no inherent conflict with light industrial and highway 
commercial uses and, in fact, there are a number of areas within the city where the two 
zones converge.  Highway commercial uses include fast-food restaurants, gas stations, 
car and truck dealerships, shopping centers, and many other auto-dependent or land-
consumptive commercial uses. Normally the impacts of light industrial operations do not 
create nuisances for neighboring highway commercial users.  

 
Goal H, Page 1-47, Bullet 6 - “Using the advantage of freeway visibility to establish 
the city as a traveler/tourist service center.” 

 
Staff Response – Satisfied: The DRC finds that the proposal is generally consistent with 
this goal. Similar comprehensive map amendments and rezones have created a 
commercial node west of the Exit 22 I-5 Interchange. These businesses take advantage 
of freeway visibility and recent public infrastructure improvements. With no specific 
development planned, it is difficult to predict the degree to which any future commercial 
development at the site will make Woodland more of a traveler/tourist service center.  
However, the potential for commercial uses to draw travelers is greater than the 
potential for industrial businesses to do the same.  
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Policy 6 for Commercial Land Uses/Central Business District, Page 1-57 - 
“Areas classified for commercial use on the Land Use Plan Map should be utilized before 
other areas are reclassified for commercial use. A market factor may be appropriate to 
ensure sufficient land and price stability.” 

 
Staff Response – Not Satisfied: The DRC finds that the proposal is inconsistent with this 
goal. The City completed an Industrial and Highway Commercial Lands Inventory in 
October 2012. The City’s land use inventory identified 133.6 acres of undeveloped 
Highway Commercial (C-2) land. Approximately half of this undeveloped commercial 
land may be somewhat restricted by the presence of critical areas. While the average lot 
size is relatively small, many vacant parcels are contiguous and could be combined to 
accommodate larger developments. Large commercial development sites exist at the 
Woodland Commerce Site south of the CC Street Bridge, in the Belmont Loop area, and 
east of Atlantic Avenue.  

 
Using a 20% market factor and an infrastructure allowance of 15%, the WUGMP 
concluded that Woodland would need an additional 80 acres of commercial land by 2020 
(p. 22). The Committee working on the plan recommended reclassifying 39.6 acres of 
light industrial land within city limits and annexing in 71 acres of commercial land 
between Old Pacific Highway and Green Mountain Road.  

 
Policy 2 for Industrial Land Use, Page 1-57 - “Preserve prime industrial sites and 
reserve suitable land for future industrial expansion prior to need.” 
 
Staff Response – Not Satisfied: The DRC finds that the proposal is inconsistent with this 
goal. While Woodland has a large stock of undeveloped industrial land, only 272 acres or 
36% are adjacent to services, i.e. adequate municipal water, sewer and roads. The 
Comprehensive Plan states “Of primary interest to businesses are industrially designated 
lands west of the freeway. This area is attractive because it is next to I-5 and the 
railroad. Large parcels of vacant industrially zoned land are still available at reasonable 
prices. The land is flat with few environmental constraints for development. Plus, there 
are few conflicting land uses nearby” (pages 1-23 and 1-24).  
 
While Woodland has much more industrially zoned land than is anticipated to be needed 
to accommodate growth until 2020, much of this land is not adequately served by 
municipal water, sewer, and roads. The 2002 WUGMP estimated that Woodland would 
need between 320 and 349 acres of industrially designated land to accommodate 
growth until 2020 (page 21). This range included the following assumptions: 1.8% of 
industrial land may be used by non-industrial uses, a 40% market factor, and that 10% 
of industrial property in city limits would be used for infrastructure and/or environmental 
restrictions. Currently, 1,161 acres of land within City Limits have an industrial zoning 
designation, more than three times the amount identified as being needed in the 
WUGMP. A large increase of industrially zoned properties entered the city’s inventory 
when Ordinance 1187 was adopted on October 18, 2010 bringing an additional 462 
acres of industrially zoned land into the city. However, as shown on the 2012 Land 
Inventory Map, only about half of all industrially zoned property is serviced by municipal 
water, sewer and roads and much of this land is already developed.   
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Policy 4 for Industrial Land Use, Page 1-58 - “Heavy to moderate industrial 
activities should not locate adjacent to school properties, commercial and residential 
areas. They should locate near railroads and/or major arterials adjacent to large land 
areas suitable for heavy industrial development.” 
 
Staff Response – Satisfied: The DRC finds that the proposal complies with the policy. If 
approved, the change would result in highway commercial uses abutting light industrial 
uses. Staff sees no conflict between the proposal and the policy.  
 
Policy 6 for Industrial Land Use, Page 1-58 - “Vacant sites classified for industrial 
use by the Land Use Plan Map should not be encroached upon by incompatible non-
industrial uses. Agriculture and open space are appropriate interim uses.” 
 
Staff Response – Satisfied: The DRC finds that the proposal complies with the policy. If 
the proposed comprehensive map amendment and rezone are approved through 
ordinance, no conflict would arise with this policy.  

 
5. If the proposal could have substantial impacts beyond the city limits, it has 

been sent as appropriate to Clark and/or Cowlitz counties for review and 
comment.  

 
Staff Response - Satisfied: If approved, the proposal could result in some additional 
vehicle trips on Cowlitz County roads. The County was notified of the 2012 rezone 
request (Notice of Application & Public Hearing), and also of the 2013 rezone request 
(Notice of Application & Public Hearing), as well as once during the issuance of the SEPA 
Determination of Non-significance (September 12, 2012). No comments from the County 
were received at any time.  

   
V. CONCLUSION AND STAFF RECOMMENDATION 

 
Nothing has changed from the 2012 rezone request for this property to this current request. It 
is the same portion of property that the applicant is seeking to rezone. Nothing has changed in 
the Comprehensive Plan since that time either. Therefore, the same policies this proposal did 
not satisfy in 2012 continue to not be satisfied with the current rezone request. Woodland’s 
2005 Comprehensive Plan was adopted before the commercial node west of Exit 22 developed 
and the next update to the plan is not due until 2016. Recent land use decisions have 
supported the development of this node and as businesses like Wal-Mart, Les Schwab, and 
O’Reillys open, the area becomes more attractive for commercial development. It is easy to 
imagine a much longer commercial strip west of I-5 along Dike Access Road. However, because 
changes have occurred between comprehensive plan updates, the city’s vision and long range 
plan for northwest Woodland have not been formulated. The City has existing vacant and 
undeveloped commercial properties that lose out when new areas with better access and 
improved transportation infrastructure are opened up to commercial use. As part of the 2016 
Comprehensive Planning process, Woodland may decide that some of these areas should be 
reclassified and that northwest Woodland should be allowed to grow as a commercial corridor. 
Recent land use decisions seem to support this path. On the other hand, Woodland may decide 
that existing commercial areas should be the focus of new development, infill, and 
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redevelopment. The DRC recommends against the rezone because the proposal 
conflicts with some provisions of the Woodland Comprehensive Plan. The DRC 
recognizes that the future development of northwest Woodland will play an 
important role in our city’s future and the vision for the area should be explored as 
part of the 2016 Comprehensive Plan Update process.   
 
EXHIBITS 

 
1. Applicant’s Narrative 
2. Comment Letters 
3. Land Use Inventory Maps and Categories 
4. Traffic Analysis Memo 
5. Economic Needs Analysis 
6. Notice of Application and Public Hearing 
7. SEPA Determination of Non-Significance 

















 

-------- Original Message --------  

Subject:  Notice of Application- Liberty Evans 

Date:  Fri, 09 Aug 2013 09:15:54 -0700 

From:  Judy <jg@topperfloats.com> 

Reply-To:  jg@topperfloats.com  

To:  smellera@ci.woodland.wa.us  

  

M./ Smeller: 

  

Topper Industries Inc., Duchess ***, Inc , and we, D.T. Lester and 

Judy Grant continue to oppose the application(s) from Liberty Evans, 

LLC to change Light Industrial to Commercial. This appears to be 

the same land involved and same issues included in the denied 

application from 2012. Knowing what specific commercial use is 

proposed seems to be vital for consideration, rather that "give us 

a rezone and we can decide", (i.e.) NO SPECIFIC COMMERCIAL 

USE IS PROPOSED AT THIS TIME. 

  

This would be yet, another change to the City's Comprehensive Plan 

and again, will destroy more industrial land if approved. 

  

A Comprehensive Plan is supposed to be a process that determines 

goals and aspirations for community development. Generally, it is 

considered to be strategic planning or visioning to determine a wide 

range of issues affecting a city for the viable future. 

  

If every application for a deviation in the comprehensive plan is allowed 

and approved, why have a comprehensive plan at all? Why not just allow 

everybody to build whatever they might choose, wherever they want? 

  

We found after burning down in Battle Ground that industrial land is rare 

and precious. We were forced to move fast if we were to keep working. 

Loosing more industrial land to commercial (and high density residential) 

seems to be loosing sight and focus of what industrial land is designed to 

do. It is to allow industries to work, providing living wage jobs to  

people in 

the community and a stable, continuing tax base for the city. 

  

Industrial use, commercial use, and residential use are not comfortable 

or good neighbors. Everybody in each area is harmed with a mix. Fences 

can not solve the major problems. 

  

The city has done a great deal of work for the current comprehensive 

plan to protect each area of use. However, the city's plan is failing at 

every application with continued approvals of non conforming use. 

  

Soon, Woodland will have no industrial use and all industries will be 

forced to move: just so they can continue to work. This is the issue 

Topper and Duchess is facing now with the High Density Housing 

project to be built next door. 

  

We appreciate the city's consideration: do not further erode industries' 

ability to work by approving commercial use in a designated industrial zone. 

mailto:jg@topperfloats.com
mailto:jg@topperfloats.com
mailto:smellera@ci.woodland.wa.us


  

Thank you, 

  

TOPPER INDUSTRIES, INC. 

  

DUCHESS ***, INC. 

  

D.T. Lester 

  

Judy Grant 

  

 



 
From: Darlene Johnson [mailto:darlene@gowoot.net]  
Sent: Friday, August 09, 2013 12:28 PM 

To: Darlene Johnson 

Subject: FW: Notice of Application- Liberty Evans 

 
Please read, as it might give you a hint of how many Industrial businesses feel the City of Woodland 
treats them.  Jim and I feel this way.  This treatment harms Woodland’s ability to attract and retain 
businesses. 
  
Dar 
PS Also read her protest to the zone application. 
  

 
From: Judy [mailto:jg@topperfloats.com]  

Sent: Friday, August 09, 2013 9:31 AM 
To: darlene@gowoot.net 

Subject: Fwd: Notice of Application- Liberty Evans 
  

M./ Darlene.. 

 

I am slow but I didn't forget. 

 

I don't know how we keep getting stomped. 

The way the city is run makes no sense to  

me. 

 I keep being sure that something is very "off"! 

 

I think getting rid of the industries is simply killing  

the golden goose. 

Do they really think that low income housing and 

commercial will pay the taxes to keep the city 

running and not bankrupt it.  

Detroit is such a fine example of lost industries 

= go bankrupt.  

It is an estimated failure of $18- 20 BILLION! 

It seems such a simple concept. 

I must be missing something. 

 

Thanks for keeping me knowledgeable. 

Did not even get notice of application. 

I am sure the city wishes that 

I would just go away: me, too. 

 

I would be pleased & glad to do dinner  

any time we can get together. 

David is in California Monday/ Tuesday. 

delivering another set of floating toilets. 

We just work..have to make time for some fun. 

mailto:darlene@gowoot.net
mailto:jg@topperfloats.com
mailto:darlene@gowoot.net


 

I do appreciate you. 

You do good. 

 

Judy 

 

 

-------- Original Message --------  

Subject:  Notice of Application- Liberty Evans 

Date:  Fri, 09 Aug 2013 09:15:54 -0700 

From:  Judy <jg@topperfloats.com> 

Reply-To:  jg@topperfloats.com  

To:  smellera@ci.woodland.wa.us  

  

M./ Smeller: 

  

Topper Industries Inc., Duchess ***, Inc , and we, D.T. Lester and 

Judy Grant continue to oppose the application(s) from Liberty Evans, 

LLC to change Light Industrial to Commercial. This appears to be 

the same land involved and same issues included in the denied 

application from 2012. Knowing what specific commercial use is 

proposed seems to be vital for consideration, rather that "give us 

a rezone and we can decide", (i.e.) NO SPECIFIC COMMERCIAL 

USE IS PROPOSED AT THIS TIME. 

  

This would be yet, another change to the City's Comprehensive Plan 

and again, will destroy more industrial land if approved. 

  

A Comprehensive Plan is supposed to be a process that determines 

goals and aspirations for community development. Generally, it is 

considered to be strategic planning or visioning to determine a wide 

range of issues affecting a city for the viable future. 

  

If every application for a deviation in the comprehensive plan is allowed 

and approved, why have a comprehensive plan at all? Why not just allow 

everybody to build whatever they might choose, wherever they want? 

  

We found after burning down in Battle Ground that industrial land is rare 

and precious. We were forced to move fast if we were to keep working. 

Loosing more industrial land to commercial (and high density residential) 

seems to be loosing sight and focus of what industrial land is designed to 

do. It is to allow industries to work, providing living wage jobs to  

people in 

the community and a stable, continuing tax base for the city. 

  

Industrial use, commercial use, and residential use are not comfortable 

or good neighbors. Everybody in each area is harmed with a mix. Fences 

can not solve the major problems. 

  

The city has done a great deal of work for the current comprehensive 

plan to protect each area of use. However, the city's plan is failing at 

every application with continued approvals of non conforming use. 

  

mailto:jg@topperfloats.com
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Soon, Woodland will have no industrial use and all industries will be 

forced to move: just so they can continue to work. This is the issue 

Topper and Duchess is facing now with the High Density Housing 

project to be built next door. 

  

We appreciate the city's consideration: do not further erode industries' 

ability to work by approving commercial use in a designated industrial zone. 

  

Thank you, 

  

TOPPER INDUSTRIES, INC. 

  

DUCHESS ***, INC. 

  

D.T. Lester 

  

Judy Grant 

  

 



  

August 8, 2013 

Attention:  Amanda Smeller, Community Development Planner, City of Woodland 

203 Davidson Avenue 

Woodland, WA  98674 

Sent via Email to smellera@ci.woodland.wa.us 

 

To Whom It May Concern: 

I am Vice President of Operations at USNR on Schurman Way in Woodland.  I have worked at USNR for 27 

years and our business was the first business in the Schurman Way area, with our first shop being built on our 

site in 1982.  In fact, Schurman Way is named for our company founder Clyde Schurman.  We employ over 

200 people at our Schurman Way facility. 

Our facility is directly across Schurman Way from the property that is involved in the upcoming public hearing 

for a rezone request.  It is my understanding that the rezone request is aimed at rezoning a small section of 

the property that is closest to the freeway ramps from light industrial to commercial.  I understand that as a 

result of the proposed rezone, the property owner has proposed that the property would be developed to 

include many typical businesses that would be adjacent to freeway access such as a gas station, convenience 

mart, and restaurant.  It is my understanding that the remaining portion of the large property would remain 

as light industrial and would be developed as such in the near future. 

I would like to go on record that I am supportive of the rezoning of the small parcel closest to the freeway as 

commercial.  I submit the following arguments in support: 

1. Property close to freeway ramps is valuable commercial real estate.  In fact, it is what people 

generally want and expect where there is freeway access. 

2. Rezoning the property could lead to the remaining large property finally being developed.  This 

property has been an eyesore for almost 20 years now and I think finally building something on the 

property is what we all want – more industrial business in Woodland. 

3. Ridgefield has a very similar situation with their main freeway ramps having commercial businesses 

close to the ramps, and then quickly transitioning to industrial.  This seems to work fine for them. 

4. On a personal note, I would welcome the idea of a gas station, convenience mart, and restaurant on 

this side of town.  I think my 200 employees would agree. 

I do have some concerns about increased traffic caused by a rezone, but I am confident that with the right 

amount of engineering and planning it can be managed.  Maybe this is a good enough reason to re-widen 

Schurman Way back to the way it was before someone decided it should be narrowed? 

Respectfully submitted, 

 

Dale Brown 

Vice President





2012 Land Use Inventory Categorization 
 

USE  DESIGNATION 
I  Industrial Developed
UI  Industrial Undeveloped 
UIX  Industrial Undeveloped Environmental 

Constraints Suspected 
PDI  Partially Developed Industrial (30% or less 

building or use coverage) 
IRES  Residential Use – Industrial Designation 
C  Commercial Developed  
UC  Commercial Undeveloped  
UCX  Commercial Undeveloped Environmental 

Constraints Suspected 
CRES  Residential Use – Commercial Designation 
X  Public Facility or Infrastructure 

 

I – (Industrial Developed) Parcels are developed (more than 30% building or use coverage) or are in the 
process of developing (i.e. Mac Chain). Land was considered “Industrial Developed” in cases where less 
than 30% building or use coverage when the remaining site appeared environmentally constrained such 
that further development is unlikely.  

UI – (Industrial Undeveloped) Undeveloped industrial property that is primarily vacant or used for 
agriculture and/or residential purposes. Small properties, two acres or less in residential use were 
categorized as IRES or “Residential Use – Industrial Designation”.   

PDI – (Partially Developed Industrial) Industrial structures or uses cover 30% or less of the property and 
further development appears possible.  

UIX – (Industrial Undeveloped Environmental Constraints Suspected) Industrial lands where 
development may be constrained to some degree by the presence of environmentally sensitive features. 
Information from the National Wetlands Inventory and aerial imagery were used to identify these 
parcels. Parcels that appeared only slightly impacted by a critical area or critical area buffer were not 
included in this designation (i.e. the Schnitzer/Liberty Evans LLC property).  

IRES – (Residential Use – Industrial Designation) Industrially zoned property under 2 acres in size with a 
single family residence. Single family residences are allowed to continue and even expand under the 
current code. While larger lots are likely to transition to industrial uses, these smaller lots may remain 
residential.   

C – (Commercial Developed) Parcels developed with commercial structures and/or uses 

UC – (Commercial Undeveloped) Parcels with no existing commercial use.  

UIC – (Undeveloped Commercial Environmental Constraints Suspected) Commercial lands where 
development may be constrained to some degree by the presence of environmentally sensitive features. 
Information from the National Wetlands Inventory and aerial imagery were used to identify these 



2012 Land Use Inventory Categorization 
 

parcels. Parcels that appeared only slightly impacted by a critical area or critical area buffer were not 
included in this designation. 

CRES – (Residential Use ‐ Commercial Designation) Commercially designated properties with non‐
commercial residential uses. 

X – (Public Facility or Infrastructure) Designation includes uses such as PUD facilities, the future police 
station site, and the Community Service Center.    
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property and lines are not to be construed as being accurate.
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ORDINANCE NO. 1283 
 
AN ORDINANCE OF THE CITY OF WOODLAND, WASHINGTON, AMENDING THE 
WOODLAND COMPREHENSIVE PLAN MAP BY APPROVING A COMPREHENSIVE 
PLAN MAP AMENDMENT AS MORE SPECIFICALLY SET FORTH HEREIN. 
 
WHEREAS, the City of Woodland received Land Use Application #213-921 from Mark 
Fleischauer, Liberty Evans LLC (applicant) on July 1, 2013 to amend the Woodland 
Comprehensive Plan Map and Zoning Map in accordance with the annual amendment 
cycle requirements set forth in the Woodland Comprehensive Plan; 
 
WHEREAS, the subject property is a vacant, unaddressed property located east of 
Schurman Way just south of Dike Access Road. The 3.4 acres proposed to be 
reclassified on the Comprehensive Plan Map makes up the northern portion of the 
parcel. The site has been given Cowlitz County Tax Parcel No. 507870101 and is legally 
described in Exhibit “A” attached hereto; 
 
WHEREAS, the request is to reclassify the subject property’s Comprehensive Plan Map 
designation from Light Industrial to Commercial; 
 
WHEREAS, the Notice of Application (NOA) was issued July 26, 2013, and the SEPA 
Determination of Non-Significance (DNS) was previously issued on September 12, 2012 
when this request was submitted in 2012; 
 
WHEREAS, the Appeal Period for the SEPA DNS ended on October 10, 2012; 
 
WHEREAS, the City of Woodland notified the Washington Department of Commerce on 
August 6, 2013 of the aforementioned land use application; 
 
WHEREAS, the Woodland Planning Commission conducted a duly advertised public 
hearing on September 19, 2012 concerning the above land use application, and 
forwarded its recommendations to the City Council for final action;  
 
WHEREAS, any amendment of or revision to development regulations must be 
consistent with the Comprehensive Plan in accordance with RCW 36.70A.130 (1) (d); 
 
WHEREAS, at a properly noticed public meeting, the City Council approved the 
applicant’s request to amend the comprehensive plan map classification from Light 
Industrial to Commercial for the subject property legally described in Exhibit “A.” 
 
 
 
 
 
 
 
 
 



NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF WOODLAND, STATE 
OF WASHINGTON, DOES ORDAIN AS FOLLOWS: 
 
Section 1. Approval.  The City of Woodland Comprehensive Plan Map is hereby 
amended so that the northern portion of the subject property known as Cowlitz County 
Tax Parcel No. 507870101, and legally described in the Exhibit “A” attached hereto and 
approximately 3.4 acres in size, has a Comprehensive Plan Map designation of 
Commercial.  
 
Section 2.  Savings. The ordinance, or portions of the ordinance, which are 
amended by this ordinance shall remain in full force and effect until the effective date of 
this ordinance. 
 
Section 3.     Severability. If any section sentence, clause or phase of this ordinance 
is ruled invalid by a court of competent jurisdiction, the remaining portion of this 
ordinance shall remain valid and in full force and effect. 
 
 
Section 4. Effective Date.  This ordinance shall become effective five (5) days 
after its publication in the media or paper of record as required by law. 
 
 

ADOPTED this ____ day of October, 2013. 
 
 
     CITY OF WOODLAND, WASHINGTON 
      

Approved: 
 
      
     ________________________________ 
     Grover Laseke, Mayor 
 
 
Attest: 
 
_______________________________________ 
Mari E. Ripp, Clerk / Treasurer 
 
 
Approved as to form: 
 
 
_____________________________ 
William Eling, City Attorney 
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