
WOODLAND PLANNING COMMISSION AGENDA 
 

Planning Commission Regular Meeting – 7:00 PM 
 

SPECIAL DAY: JULY 24, 2014 
 

Woodland NEW City Council Chambers 
200 E Scott Avenue, Woodland, Washington 

 
CALL TO ORDER – 7:00 PM 
 
APPROVAL OF MINUTES 
 

 June 19, 2014 meeting minutes 
 March 20, 2014 meeting minutes (held over) 

 
PUBLIC HEARING 
 

 Variance expiration (LU #213-929) – To establish an expiration timeframe for approved 
variances.  
 

 Hearing Examiner review of City applications (LU #214-906) – To have all City initiated 
applications go before the Hearing Examiner for approval.   

 

 Accessory structures (LU #214-905) – To amend the size allowance for accessory 
structures in the residential zones.  

 

 Condominiums (LU #214-917) – To repeal the condominium code in its entirety. 
 

 Public Works (LU #214-918) – Various amendments to the existing code. 
o Engineering Standards (Title 14) 
o Streets & Sidewalks (Title 12) 
o Water & Sewage (Title 13) 

 
 Addressing (LU #214-921) – To codify a property addressing process. 

 
 Signs (LU #212-920) – Various amendments to the existing sign code. 

 
WORKSHOP 
 

 Woodland Action Center – Similar Use Determination 
o Staff Report 
o Application 

 
 Non-Conformities 

o Staff Report 
o Draft Code 
 



 Comprehensive Plan Update – Population Projection 
o Staff Report 

 
UPDATE 
 

 Project status - Report 
 

ADJOURN 
 
cc:  Post (City Hall Annex, Library, Post Office, City Hall) 
 City of Woodland website 
 Planning Commission (5) 
 City Council (7) 
 Mayor 
 Department Heads 



 

 

WOODLAND PLANNING COMMISSION MINUTES 
 

Planning Commission Regular Meeting – 7:00 PM 
June 19, 2014 

 
Woodland NEW City Council Chambers 

200 E Scott Avenue, Woodland, Washington 
 

CALL TO ORDER –7:01:32 PM  
 
PRESENT: Commissioner Deborah Deans 
 Commissioner Tel Jensen 
 Commissioner David Simpson. 
 
ABSENT: Commissioner Mike Amirenini 
 Commissioner Sharon Watt. 
 
STAFF: Clerk III Shannon Rychel 
 Community Development Planner Amanda Smeller 
 Public Works Director Bart Stepp 
  
 
 
APPROVAL OF MINUTES 
 

 March 20, 2014 meeting minutes (held over), held over again due to lack of attendance.  
 

 May 15, 2014 meeting minutes  
Commissioner Deans moved, seconded by Commissioner Jensen, to approve minutes of 
May 15, 2014. 
 

 
PUBLIC HEARING 
 
 Gateway Rezone (LU #213-933): To rezone fourteen properties from Central Business 

District (C-1) to Highway Commercial (C-2). 
 Open public comment 7:03:20 PM  

o Bruce Hulett- In support of rezone, it will help economic growth downtown.  
o Beno Dobbe- In support of rezone, it will help community and enhance 

downtown area.  
o Gary Hurn- In support of rezone, it will help downtown. 
o Frank Bright- In support of rezone but would like to see the downtown stay “old 

charm”. 
o Erica Rodman- In support of rezone. Would like to bring the high density 

residential area to a mixed use zone (C-2). 
 Close public testimony7:08:53 PM  

 



 

 

Commissioner Deans moved, seconded by Commissioner Jensen, to approve rezone and send it 
to City Council. 

 
 
WORKSHOP 
 

 Sign Ordinance 
o Staff Report given by Amanda. Mary Parsons made code suggestions and is 

labeled in green in the packet. 
o  We will need to add “Billboard” definition to code. We will use Ridgefield’s 

“Billboard” definition. 
 
Commissioner Deans moved, seconded by Commissioner Jensen, to move this to City Council.  

 
 WMC 12.30 – Street Addressing: Adding new code language for addressing of parcels. 

o Bart- Staff Report. City does not have system for street numbering. This is an 
attempt to set up something in the code for new addresses.  

Commissioner Jensen moved, seconded by Commissioner Deans, to keep this issue moving.  
 

DISCUSSION 
 

 Comprehensive Plan Amendments – proposed docket 
o Staff Report given by Amanda  

 
 Population Projection – Comp Plan 

o Presentation/Discussion 
 
UPDATE 
 

 Project status - Report 
 

ADJOURN  
Commissioner Deans moved, seconded by Commissioner Jensen, to adjourn at 9:17PM. 
 
___________________________________________  ____________________ 
Shannon Rychel, Building and Planning Clerk   Date 

 
These minutes are not a verbatim record of the proceedings. 

 
cc:  Post (City Hall Annex, Library, Post Office, City Hall) 
 City of Woodland website 
 Planning Commission (5) 
 City Council (7) 
 Mayor 
 Department Heads 
 



 

WOODLAND PLANNING COMMISSION MINUTES 
 

Planning Commission Regular Meeting – 7:00 PM 
 

Thursday, March 20, 2014 
 

City Council Chambers 
200 E Scott Avenue, Woodland, Washington 

 
CALL TO ORDER 
The meeting was called to order at 7:04PM.  
 
PRESENT: Commissioner David Simpson 
 Commissioner Murali Amirenini  
 Commissioner Sharon Watt 
 
ABSENT: Commissioner Tel Jensen 
 Commissioner Deborah Deans 
STAFF:  
 Public Works Director Bart Stepp 
 Community Development Planner Amanda Smeller 
 Clerk Jessica Myers 
  
 
 
APPROVAL OF January 16, 2014 Minutes 
Minutes could not be approved without three Commissioners from January’s meeting present. 
 
WORKSHOP 

 Sign Ordinance 
Amanda gave a refresher on sign-murals and frontage to catch Commissioner 
Murali up to speed. Commissioner Simpson likes the notes in gray, gives the 
board some topics to think about. Commissioner Amirenini questioned section K. 
Smeller explained that it has been discussed before and it sounds funny, but it is 
right. Smeller will look at it again to possibly change it. Commissioner Simpson 
wants to know are murals exempt. Smeller and Stepp expressed that for window 
and painted signs it is a $75.00 fee. Smeller also added that once you identify 
the business in the painting you need a permit for a sign. Commissioner would 
like to see the fee for a mural lower than that. Commissioner Watt would like to 
see a definition added to the code that states clearly what a mural is.  
Commissioner Simpson would like to not add the City of Zilla’s language on Real 
Estate signs on ‘higher signs.’ Commissioners agreed that signs pertaining only to 
the sale or rent of property can be on the sign. Commissioner Amirenini added 
that it is an eye sore to have multiple advertising on one sign. Commissioners 
would like the input from Mary Parsons-Code Enforcement. They want her 
opinion on the sign code. Commissioner Simpson stated that she is the one 
dealing with it, so he wants to just help make it easier on her. Smeller said she 
will supply Parsons with a copy of the drafted sign code. 



 

 
DISCUSSION 

 Joint Planning Commission/City Council Goals 2014 
 

 Gateway Rezone 
Smeller gave a Staff Report of the Gateway Rezone Process. She has heard back 
from 3 of the property owners. The 3 property owners we heard from own a 
majority of the land in the Gateway Rezone. Commissioner Simpson wants to 
make sure we don’t need to have ok by owner. Rezoning from a C1 to a C2, will 
make the bank property conforming. Commissioner Simpson would like to see 
the Park and Ride rezoned to a PQPI as well as the pool. He states this is for 
housekeeping purposes. Stepp suggested an open house for the Gateway 
Rezone. Stepp also asked about if the Commissioners wanted to pick out any 
pieces of property or all them all to the rezone. Commissioner Simpson stated he 
liked it the way it was. Idea for an open house was to have a booth at Planter’s 
Day. Commissioner Simpson would like everyone to read a section a month for 
the Comprehensive Plan. 
 

 Project update 
Smeller’s report was-American paper appeal is set for March 25, 2014. The city is 
taking a side with American Paper. They would like the requirement removed on for 
the Robinson road frontage update. The county wants them to make frontage 
improvements, which would include streetlights and sidewalks. Also, there is no 
application for a Winco and Smeller thinks the application for Taco Bell will be 
coming soon. 

 
ADJOURNMENT 8:34 PM 
A motion to adjourn the meeting was made by Commissioner Watt, seconded by Commissioner 
Amirenini, and unanimously approved at 8:34 PM. Next meeting will be April 24, 2014. 
Commissioner Deans and Jensen should be back. 
 
 
___________________________________________  ____________________ 
Jessica Myers, Administrative Clerk      Date 

 
These minutes are not a verbatim record of the proceedings. 



Staff Report: Woodland Action Center SUD  
 
Date: July 15, 2014 
To: Planning Commission 
From: Amanda Smeller, Community Development Planner 
Re: Woodland Action Center Similar Use Determination  
 
 
The Woodland Action Center (formerly Woodland Community Service Center) is seeking to expand the 
services they offer. In October 2005, the City approved a contract rezone for the center, located at 
736 Davidson Avenue. Under this contract, allowable uses include life-skill classes and workshops, 
Farmers Market style events, community and rummage sales not more than six (6) days per year, 
operation of a food and clothing bank, and senior services. The entire contract rezone is attached and 
outlines all allowable uses and the terms of agreement.  
 
The Center would like to include a thrift shop, open to center clients and the public, offering clothing, 
household goods and other secondhand items on a retail basis. The thrift store would operate year-
round and up to 6 days per week (Monday through Saturday). Revenue would support the Center’s 
food bank and other operations and the store would provide job skill experience to clients. 
 
It was determined the best course of action would be for the Center to apply for a Similar Use 
Determination for the Planning Commission to decide if these expanded uses are acceptable, based 
on the current zoning of the property, the current land use, and the concomitant (contract rezone) 
agreement.  
 
This is currently set for public hearing and decision for the August 2014 Planning Commission 
meeting. 





























Staff Report: Non-Conformities  
 
Date: July 17, 2014 
To: Planning Commission 
From: Amanda Smeller, Community Development Planner 
Re: Non-Conformities Draft  
 
 
The City Attorney, Bill Eling, has provided comments and additions to the Non-Conformities draft we 
have been reviewing. The Commission has not had this topic before them in several months. 
 
Among the changes Mr. Eling are the addition of some definitions and an expanded purpose section. 
He also included a new section that will deal with the recognition of a legal non-conforming use, 
structure, or lot. This may change the language we currently have (but weren’t necessarily sure about 
yet) regarding the Hearing Examiner recognizing or reinstating non-conformities.  



Chapter 17.60: Non-Conforming Uses, Structures, and Lots 
 
17.60.010 Purpose 
17.60.020 Definitions 
17.60.030 Abatement 
17.60.040 Completion of Structure 
17.60.050 Non-Conforming Uses 
17.60.060 Non-Conforming Structures 
17.60.070 Non-Conforming Lots 
17.60.080 Single-family dwellings 
17.60.090 Inquiries Concerning Non-Conforming Status 
 
17.60.010 – Purpose 
The purpose of this chapter is to provide for those circumstances, uses, and lots that are 
inconsistent with the regulations of this title, but which enjoy rights based on their previous 
legal existence. The intent of this chapter is to permit legal non-conforming developments, lots, 
structures, and uses to continue until they are removed but not to encourage their 
perpetuation.  
The purpose of this Chapter is to establish regulations applicable to non-conforming lots, uses 
and structures. These regulations distinguish legally established non-conforming lots, uses and 
structures from illegal non-conforming lots, uses and structures. The intent of this Chapter is to 
discourage the expansion, enlargement or intensification of legal non-conforming uses and to 
establish a procedure to recognize legal non-conforming lots, uses and structures (provided 
they are not expanded, enlarged, intensified, removed or abandoned). The intent is not to 
discourage owners from performing routine maintenance or making improvements to a 
structure or a lot. Furthermore, with respect to illegal non-conforming lots, uses and structures, 
the intent of this Chapter is to prohibit and abate illegal non-conforming lots, uses and 
structures. 
 
17.60.020 – Definitions 
(1) "Non-conforming lot" means a lot that, at the time of its establishment, met the minimum 
lot size requirements for the zone in which it is located but which, because of subsequent 
changes to the minimum lot size applicable to that zone, no longer complies with requirements.  
(2) "Non-conforming structure" means structure that complied with zoning and development 
regulations at the time it was built but which, because of subsequent changes to the zoning 
and/or development regulations, no longer fully complies with those regulations in regards to 
height, setbacks, lot coverage, size, or area.  
(3) "Non-conforming use" means a use of property that was allowed at the time the use was 
established but which, because of changes in zoning regulation, is no longer permitted.  

 Expansion/Enlargement – Any increase in dimension, size, area, volume, or height, any 
increase in the area of use, any placement of a structure or part thereof where none 
existed before, any addition of a site feature such as a deck, patio, fence, driveway, 
parking, or swimming pool or any move of operations to a new location on the property.  

 Intensification – Any improvement that would allow the land to be more intensely 
developed, or any increase in intensity of use based on a review of the original nature, 
function or purpose of the non-conforming use, the hours of operations, traffic, parking, 
noise, exterior storage, signs, exterior lighting, types of operations, types of goods or 
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services offered, odors, area of operation, number of employees, and other factors 
deemed relevant by the City.  

 Improvement – Making the non-conforming use better, more efficient, or more 
aesthetically pleasing, including any change that does not replicate what pre-existed, 
but does not include an expansion, enlargement, or intensification.  

  Pre-Existing – That which existed prior to the adoption of the ordinance codified in this 
title.  

(4) "Lot of record" means (a) an undeveloped lot, tract or parcel of land shown on an officially 
recorded short plat or subdivision or (b) a parcel of land officially recorded or registered as a 
unit of property with the County Auditor, Assessor or Treasurer and described by platted lot 
number or by metes and bounds and lawfully established for conveyancing purposes on the 
date of recording of the instrument that first references the lot. Use of the term "lot of record" 
does not mean that the lot was created in conformity with the legal regulatory requirements for 
subdivision of property in accordance with Chapter 58.17 RCW. 
(5) "Expansion," "enlargement," or "intensification" means any increase in a dimension, size, 
area, volume, or height, any increase in the area of use, any placement of a structure or part 
thereof where none existed before, any addition of a site feature such a deck, patio, fence, 
driveway or parking area, any improvement that would allow the land to be more intensely 
developed, any move of operations to a new location on the property, or any increase in 
intensity of use based on a review of the original and historical nature, function or purpose of 
the non-conforming use, the hours of operation, traffic, parking, noise, exterior storage, signs, 
exterior lighting, types of operations, types of goods or services offered, odors, noise, area of 
operation, number of employees, and other factors deemed relevant by the City. 
(6) "Intensification of use, non-residential" includes, in addition to the description in WMC 
17.60.020(5), any change or expansion of a non-residential use that results in both a greater 
than 10% increase in parking need or the Director of Public Works determines there is a 
material likelihood the use will have a negative impact regarding traffic generation, noise, 
smoke, glare, odors, hazardous materials, water use, and/or sewage generation, shall be an 
"intensification of use" for the purposes of this Chapter. 
(7) "Intensification of use, residential" includes, in addition to the description in WMC 
17.60.020(5), any change to a residence use which will result in an increase in the number of 
bedrooms is an "intensification of use" for the purposes of this Chapter. 
(8) "Pre-Existing" means that which existed prior to the adoption of the ordinance codified in 
this title. 
(9) "Alteration of nonconforming structures" means any change or rearrangement in the 
supporting members of existing buildings, such as bearing walls, columns, beams, girders, or 
interior partitions, as well as any changes in doors, windows, means of egress or ingress or any 
enlargement to or diminution of a building or structure, horizontially or vertically, or the moving 
of a building from one location to another. This definition excludes normal repair and 
maintenance, such as painting or roof replacement, but includes more substantial changes. 
 
 
 
17.60.030 – Abatement of illegal use, structure or development Abatement of Illegal 
Non-Conforming Use, Structure or Lot. 
Any use, structure, lot or other site improvement not established in compliance with use, lot 
size, and development standards in effect at the time of establishment shall be deemed illegal 
and shall be discontinued or terminated and subject to removal. 



The City may take such action as it deems necessary to abate or to enjoin any illegal non-
conforming use, structure, lot or other site improvement when the owner or the owner's agent, 
successor, tenant, occupant or assignee fails to discontinue such use or fails to remove such 
non-conforming structure after written notice from the City. Such notice shall be sent to the 
owner at the address shown in the current online records of the County Treasurer and 
Assessor. 
 
 
17.60.040 – Completion of Structure 
Nothing contained in this title shall require any change in the plans, construction, alteration, or 
designated use of a structure for which a building permit has been legally issued and 
construction commenced prior to the adoption of the ordinance codified in this title and 
subsequent amendments thereto. 
 
17.60.050 – Non-Conforming Uses 

A. A non-conforming use may not increase in intensity or be made more non-conforming 
without special permission byfrom the Hearing Examiner throughset forth in a 
Conditional Use Permit  obtained as per  _______ Chapter 17.72.  

B. A structure containing a non-conforming use may be enlarged or extended only by 
special permission of the Hearing Examiner through a Conditional Use Permit as per 
_____________ Chapter 17.72. The extension of a non-conforming use to a portion 
ofwithin a structure existing on the date this ordinance was amended whichthat was 
built for the non-conforming use at the time of the passage of the ordinance codified in 
this title is not considered an extension of a non-conforming use. For example, if a 
building was constructed for the non-conforming use, but the use did not fill the entire 
building, expanding the use into the empty portion of the building does not constitute 
the extension of the non-conforming use.    

C. No non-conforming use shall be moved in whole or in part to any other portion of the lot 
or zoning district in which it is located. If moved, it must be to a district in which the use 
is permitted.  

D. If any non-conforming use ceases for any reason for a period of six months, any 
subsequent use shall conform to the regulations specified by this title for the district in 
which such use is located.  

E. The Hearing Examiner may recognize a legal non-conforming use and/or may authorize 
reinstatement of a non-conforming use. The procedure for recognizing and/or 
reinstatement shall be the same as for Conditional Use Permits as outlined in Chapter 
17.72 and conditions may be imposed as part ofif reinstatement is allowed. 

F. A non-conforming use cannot be changed to another kind of non-conforming use., but 
The non-conforming use must remain is limited to either retaining the prior specific non-
conforming use legally established or changed to a use permitted in the zoning district. 
If a non-conforming use is changed to a conforming use, itthe use cannot be changed 
back to the prior non-conforming use, unless as permitted by the Hearing Examiner.  

G. If a structure containing a non-conforming use is destroyed by any cause to an extent 
exceeding fifty percent of the cost of replacement of the structure, using new materials, 
a future use of the property shall conform to the provisions of this title. See Section 
17.60.080 for single-family dwelling exemptions.  

 
17.60.060 – Non-Conforming Structures 
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A. A non-conforming structure may be continued and maintained in reasonable repair and 
safe condition, provided that the structure is not enlarged, extended, or increased 
without special permission byfrom the Hearing Examiner through a Conditional Use 
Permit as per Chapter 17.72. A non-conforming structure may not be made more non-
conforming.  

B. A non-conforming structure may not be moved in whole or part to any other portion of 
the lot of zoning district in which it is located, unless to the move brings the structure 
into conformance.  

C. A non-conforming structure may be utilizedused for by a use which is permitted in the 
zoning district in whichwhere the structure is located. In order to accommodate a 
permitted use, the structure may be repaired, modified, or altered, internally and 
externally; provided such repairs and modifications (1) do not increase the non-
conformance of the structure and (2) that such repairs and modifications satisfy they 
meet the International Building Code standards.  

D. In addition, a non-conforming structure as described in Section C above may be 
modified or altered in such a manner that it conforms to the standards of the district, 
this title, and the International Building Code.  

E. If a non-conforming structure is destroyed by any cause to an extent exceeding fifty 
percent of the cost of replacement of the structure, using new materials, a future 
structure of the property shall conform to the provisions of this title. See ________ 
Section 17.60.080 for single-family exemptions.  

F. A non-conforming structure that is made conforming will not be allowed to become non-
conforming again, without following the Variance process outlined in  ________ Chapter 
17.81.  

 
17.60.070 – Non-conforming Lots 
Any permitted use may be established on an undersized lot that cannot satisfy lot size or width 
requirements of this Title, provided that: 

A. All other applicable zoning development standards, such as building setback 
requirements and lot coverage requirements, are met or a variance has been granted; 

B. The lot was legally created and satisfied the lot size and width requirements applicable 
at the time of creation;  

C. No unsafe condition is created by permitting development on the non-conforming lot; 
and 

D. The lot was not created as a “special tract” to protect critical areas, provide open space, 
or as a public or private access tract.  

 
17.60.080 – Single-Family Dwellings 

A. Single-family dwellings, including manufactured homes, existing in the C-1, C-2, C-3, I-
1, or I-2 districts at the time of passage of the ordinance codified in this title shall be 
allowed to remain, and any addition or improvements thereto shall meet the standards 
of the LDR-6 zoning district. 

B. In any zone, a single-family dwelling destroyed by any cause to any extent, shall be 
allowed to be improved or reconstructed, provided the setback standards of the LDR-6 
district are maintained or provided that the original footprint of the destroyed dwelling is 
maintained.  

 
17.06.090 - Inquiries Concerning Non-Conforming Status 
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An owner or agent claiming a legal non-conforming use, structure or lot may petition the City to 
formally recognize the legal non-conforming use, structure or lot. Initial City reveiiew will be a 
Type ___________ review and is the sole method to obtain recognition. This review shall be 
subject to the requirements of WMC ___________. The owner/agent has the burden of 
showing legal non-conforming status. Non-Conforming status is established by documentary 
evidence and by narrative statements. 
 
An owner/agent shall provide documentary evidence to establish the following: 
 
 1. Date the use was established or lot was created; date structure was completed; 
 2. Initial use at time of establishment, creation or completion; 
 3. Chronological list of subsequent uses; 
 4. Any advertisement for sale of the property; any advertisement for lease of the 
property; 
 5. Proof of business operation if a business use is claimed. Proof of business operation 
includes but is not limited to state and local business licenses, state business and occupation 
tax returns, state sales tax returns;   
 6. If multi-family use is claimed, proof of use as a multi-family unit during the prior 24 
months and proof of compliance with RCW ________ and WAC ___________; 
 7. Certificate of occupancy; 
 8. If the property has been leased, a copy of the leases. 
 
The owner/agent may provide narrative statements to establish facts for which there is 
insufficient documentary evidence. Narrative statements shall be provided in affidavit or 
certificate form. 
 
Official written recognition by City officials or the planning staff of legal non-conforming shall be 
given greater weight than informal oral statements by City officials or the planning staff. Oral 
statements which identify the date and time of the oral statement, the persons present, the 
question asked will be given greater weight than general statements lacking such details. There 
is a rebuttable presumption that a business was not operated on the property and the business 
use was abandoned unless the documentary proof described in Subsection 5 is provided. 
"Leasing" property is not a separate independent business use for purposes of this Chapter but 
is considered a form of title. 
 
After Type ____ review, the City shall issue a written decision either recognizing the legal non-
conforming use or finding that a legal non-conforming use has not been established. The 
owner/agent shall have 20 days to appeal the decision to the Hearing Examiner. The Hearing 
Examiner shall review the decision based on the materials submitted by the owner/agent at the 
Type ____ review and on any supplementary material provided by the City. The petitioner shall 
pay a filing fee in an amount set by City Council Resolution. The Petitioner shall reimburse the 
City for 50% of the Hearing Examiner expense for this or any other review, application or 
petition under this Chapter. 
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Staff Report: Comprehensive Plan Update – Population Projection  
 
Date: July 15, 2014 
To: Planning Commission 
From: Amanda Smeller, Community Development Planner 
Re: Comprehensive Plan Update – selecting a population projection  
 
 
Last month the City’s consultant, Elizabeth Decker, who is assisting with the Comprehensive Plan 
Update, gave a presentation regarding population projections. There was discussion as to which 
population projection that Commission would like to select; however, a firm selection needs to be 
made that can be brought to City Council. 
 
The population projection selected is what the 2016 update will work towards. In other words, we 
need to ensure that the City will have enough land within the Urban Growth Area, enough services, 
enough infrastructure, etc. to serve the expected population in the next 20 years.  
 
During the June meeting, the Commission was leaning towards projection #3, which predicts the 
City’s growth as a percentage of the County’s growth rate. Attached is the original presentation given. 
 
Just this week, Ms. Decker had a conversation with the Official of Financial Management about 
population projections. OFM believes that Woodland’s projection may be more like northern Clark 
County cities, like Ridgefield, Battle Ground, and La Center, rather than Cowlitz County. The northern 
Clark County cities’ average annual growth rate for the next 20 years is 3.8%, very close to 
Woodland’s adopted 3.5%. OFM believes Woodland will grow faster than the rest of Cowlitz County, 
so the slowing growth trend the rest of the County experiences may not apply the same way here. 
Ms. Decker is comfortable supporting the 3.5% annual growth rate, which would be projection #1 
(see the revised presentation attached) which is a greater growth rate than projection #3. 
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Woodland 2016 Comprehensive Plan Update: 
Population Projections 

 

Demographic Trends 

Past data for Woodland and Cowlitz County show several trends: 

• Population for both the city and county have increased, with relatively steady growth aside from 

a slow‐down in the 1980s tied to shrinking timber harvests. 

• Woodland’s population as a percentage of the overall County population has increased. 

Table 1: Historic Population Data for Cowlitz County and Woodland (Census data) 

  1960  1970  1980  1990  2000  2010 

Cowlitz County  57,801  68,616  79,548  82,119  92,948  102,410 

Annual growth during 
previous 10‐year 
period  ‐‐  1.7%  1.5%  0.3%  1.2%  1.0% 

Woodland  1,336  1,622  2,415  2,500  3,780  5,509 

Annual growth during 
previous 10‐year 
period  ‐‐  2.0%  4.1%  0.3%  4.2%  3.8% 

Woodland population 
as percentage of 
County population  2.31%  2.36%  3.04%  3.04%  4.07%  5.38% 

 

Figures 1 & 2: Historic Population Data 
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County Projections 

The Washington State Office of Financial Management prepares population forecasts at the County 

level.  County officials are required by GMA statutes to select a population projection between the high 

and low ranges provided by OFM.  In GMA counties, there is an allocation process to assign the 

projected increase to the various jurisdictions within the county.  In the absence of a Cowlitz County 

allocation process or any City‐specific projections, the County projections can be a starting point for city 

projections.  The medium‐range County projections show continued but slowing growth over the next 

20 years. 

Table 2: Projected Cowlitz County Population (OFM projections) 

  2015  2020 2025 2030 2035  2040

Cowlitz County  105,130  108,588 111,706 114,158 115,798  116,897

Annual growth 
over previous 5‐

year period  0.53%  0.65% 0.57% 0.44% 0.29%  0.19%

 

Given that the majority of the city is within Cowlitz County, Clark County population projections were 

not analyzed.  Clark County did complete an allocation process and anticipates a total population of 339 

in the Clark portion of Woodland by 2035, an increase from the 88 current residents.  This increase of 

252 new residents can be accommodated in any of the city population models discussed below and was 

not calculated separately. 

City Projections 

There are several methodological options for projecting City population over the next 20 years based on 

the Cowlitz County projections and historic city and County data.   

• Projection 1: Consistent annual growth at 3.5% annual growth rate, as adopted in the 2005 

Woodland Comprehensive Plan based on previous demographic work.  Similar growth rates 

were observed from 1990 to 2010, though future population trends may not be reflected in this 

rate. 

• Projection 2: Continued annual growth at historical average rates, 2.87% per year.  This 

projection is based solely on previous population growth from 1960 to 2010 and does not factor 

in any changing demographics or other local trends.  This model captures the overall trend of 

increasing population. 

• Projection 3: Continued increase of the City’s population as a percentage of the County’s 

population.  This projection is based on the OFM County projections, and a straight‐line 

projection of the city’s relative share of the County’s population based on historical growth of 

the city relative to the County between 1960 and 2010.  This model reflects the overall trend of 

the City’s growth as a percentage of the County’s population. 

• Projection 4: Continued annual growth, with annual growth rates pegged to relative changes in 

projected annual County growth rates.  This model starts with the existing city population, and 
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forecasts based on annual growth rates that gradually decrease from the current 3.8% for the 

past 10‐year period to 0.9% annual growth rate, relative to the projected decrease in the County 

annual growth rate from 1.0% to 0.2% over the same period.  This projection captures the 

overall slowing in growth across the County anticipated by the OFM. 

• Average: The average of all four projections is included to capture all trends, which were 

weighted equally. 

Table 3: Woodland Population Projections 

  2015  2020 2025 2030 2035  2040

Projection 1  6,543  7,771 9,229 10,962 13,019  15,463

Projection 2  6,346  7,311 8,422 9,702 11,176  12,875

Projection 3  6,153  6,914 7,738 8,603 9,494  10,427

Projection 4  6,082  6,872 7,646 8,298 8,761  9,081

Average  6,281  7,217 8,259 9,391 10,613  11,961

 

Figure 3: Woodland Population Projections 

 

 

Selection of Preferred Projection 

There are several considerations for the City before selecting one of the population projections, or 

further modifying any of the projections.  We recommend considering: 

• OFM: GMA standards prioritize consideration of OFM data, and a projection based on OFM data 
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are available.  Additionally, we recommend a discussion with OFM to try to tease apart the 

reasons they project a slowing of growth in the second half of the planning period, and any 

trends they see differentiating the County and the City. 

• Planning Implications: The population projection will impact the capital facilities plans for 

utilities, transportation and park, as well as the land supply needed to house the projected 

population.  The more accurate the projection, the better the City can meet its future growth 

needs in a cost‐effective manner. 

We will work with City staff to refine these projections before taking a recommendation to the Planning 

Commission. 

 

Prepared by: 
E2 Land Use Planning Services, LLC 

e.eisemann@e2landuse.com 
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Woodland 2016 Comprehensive Plan Update: 
Population Projections 
Amended July 16, 2017 

Demographic Trends 

Past data for Woodland and Cowlitz County show several trends: 

• Population for both the city and county have increased, with relatively steady growth aside from 

a slow‐down in the 1980s tied to shrinking timber harvests. 

• Woodland’s population as a percentage of the overall County population has increased. 

Table 1: Historic Population Data for Cowlitz County and Woodland (Census data) 

  1960  1970  1980  1990  2000  2010 

Cowlitz County  57,801  68,616  79,548  82,119  92,948  102,410 

Annual growth during 
previous 10‐year 
period  ‐‐  1.7%  1.5%  0.3%  1.2%  1.0% 

Woodland  1,336  1,622  2,415  2,500  3,780  5,509 

Annual growth during 
previous 10‐year 
period  ‐‐  2.0%  4.1%  0.3%  4.2%  3.8% 

Woodland population 
as percentage of 
County population  2.31%  2.36%  3.04%  3.04%  4.07%  5.38% 

 

Figures 1 & 2: Historic Population Data 
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County Projections 

The Washington State Office of Financial Management (OFM) prepares population forecasts at the 

County level.  County officials are required by GMA statutes to select a population projection between 

the high and low ranges provided by OFM.  In GMA counties, there is an allocation process to assign the 

projected increase to the various jurisdictions within the county.  In the absence of a Cowlitz County 

allocation process or any City‐specific projections, the County projections can be a starting point for city 

projections.  The OFM medium‐range projections for Cowlitz County show continued but slowing growth 

over the next 20 years, decreasing from 0.53% in 2015 to 0.19% by 2040.  (Table 2.) OFM demographer 

Yi Zhao explained on June 16, 2014 that overall County growth will slow due to slower development in 

rural county areas and relatively stable populations in Kelso and Longview, in part because the rising 

cohorts of millennials and baby boomers have shown strong preferences for urban locations.  Ms. Zhao 

expects Woodland to grow faster than the rest of Cowlitz County over the 20‐year planning period. 

Table 2: Projected Cowlitz County Population (OFM projections) 

  2015  2020 2025 2030 2035  2040

Cowlitz County  105,130  108,588 111,706 114,158 115,798  116,897

Annual growth 
over previous 5‐

year period  0.53%  0.65% 0.57% 0.44% 0.29%  0.19%

 

Given that the majority of Woodland is within Cowlitz County, the Clark County population projections 

and allocation process does not heavily influence Woodland’s population projections, however, Clark 

County trends may be applicable to Woodland.  Ms. Zhao suggested that Clark County growth trends, 

particularly the growth rates in northern Clark County cities, may be more predictive of future 

Woodland growth because of the city’s proximity to Clark County, and the impacts of residential growth 

and jobs growth in Clark County driving demand for commercial services and additional residential 

growth in Woodland.  Some of Woodland’s new commercial growth at I‐5, for example, is attributable to 

demand from north Clark County residents.  Similarly, some of Woodland’s residential growth can be 

tied to the City’s relative affordability vis‐à‐vis Clark County cities and proximity to Clark County and 

Portland metro area jobs.  Clark County has adopted a 1.12% annual growth rate for the next 20‐year 

planning period, which is more than double the rate for Cowlitz County over the same period.  Looking 

specifically at the cities in the northern Clark County—Ridgefield, Battle Ground, and La Center—the 

projected annual growth rate is 3.83%, very similar to Woodland’s adopted rate of 3.5% annual growth. 

Clark County did complete an allocation process and anticipates a total population of 339 in the Clark 

portion of Woodland by 2035, an increase from the 88 current residents.  This increase of 252 new 

residents can be accommodated in any of the city population models discussed below and was not 

calculated separately. 
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Woodland Projections 

There are several methodological options for projecting Woodland population over the next 20 years 

based on the Cowlitz County projections and historic City and County data.   

• Projection 1: Consistent annual growth at 3.5% annual growth rate, as adopted in the 2005 

Woodland Comprehensive Plan based on previous demographic work.  Similar growth rates 

were observed from 1990 to 2010, and the rate closely matches the projected growth for the 

northern Clark County cities of Ridgefield, Battle Ground, and La Center, which OFM 

demographers suggested will have similar growth patterns to Woodland. 

• Projection 2: Continued annual growth at historical average rates, 2.87% per year.  This 

projection is based solely on previous population growth from 1960 to 2010 and does not factor 

in any changing demographics or other local trends.  This model captures the overall trend of 

increasing population. 

• Projection 3: Continued increase of the City’s population as a percentage of Cowlitz County’s 

population.  This projection is based on the OFM County projections, and a straight‐line 

projection of the City’s relative share of the County’s population based on historical growth of 

the city relative to the County between 1960 and 2010.  This model reflects the overall trend of 

the City’s growth as a percentage of the County’s population. 

• Projection 4: Continued annual growth, with annual growth rates pegged to relative changes in 

projected annual Cowlitz County growth rates.  This model starts with the existing City 

population, and forecasts based on annual growth rates that reflect the Cowlitz County 

forecasted growth.  The annual growth rate gradually decreases from the current 3.8% for the 

past 10‐year period to 0.9% annual growth rate, relative to the projected decrease in the County 

annual growth rate from 1.0% to 0.2% over the same period.  This projection captures the 

overall slowing in growth across Cowlitz County anticipated by the OFM. 

• Average: The average of all four projections is included to capture all trends, which were 

weighted equally. 

Table 3: Woodland Population Projections 

  2015  2020 2025 2030 2035  2040

Projection 1  6,543  7,771 9,229 10,962 13,019  15,463

Projection 2  6,346  7,311 8,422 9,702 11,176  12,875

Projection 3  6,153  6,914 7,738 8,603 9,494  10,427

Projection 4  6,082  6,872 7,646 8,298 8,761  9,081

Average  6,281  7,217 8,259 9,391 10,613  11,961
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Figure 3: Woodland Population Projections 

 

 

Selection of Preferred Projection 

There are several considerations for the City before selecting one of the population projections, or 

further modifying any of the projections.  We recommend considering: 

• OFM: GMA standards prioritize consideration of OFM data, and a projection based on OFM data 

would likely be a more solid base for planning assumptions unless other reliable data sources 

are available.  In addition to the Cowlitz County data, Clark County data may be also be relevant.  

Ms. Zhao with OFM reported that Woodland will likely be the fastest growing city in Cowlitz 

County, so city growth rates above the County growth rates would be appropriate.   

• Infrastructure Planning Implications: The population projection will impact the capital facilities 

plans for utilities, transportation and parks.  The more accurate the projection, the better the 

City can meet its future growth needs in a cost‐effective manner.  For public works, Bart Stepp 

reported that the City has made considerable investments in the water and wastewater 

treatment plants, and there is capacity for any of the population forecasts.  For transportation, 

Mr. Stepp explained that additional growth will likely tax the existing transportation 

infrastructure, but improvements would need to be grant‐funded under any growth scenario.  

• Urban Growth Area: A larger 2035 population would need to be accommodated through either 

Urban Growth Area (UGA) expansion or increased density within the existing UGA.  Based on the 

previous 10 years’ growth, it is likely (though not yet verified) that the current UGA does not 

have enough land to accommodate the next 20 years worth of growth at current densities, 

especially if the City adopts a higher growth forecast.  UGA expansion could trigger additional 
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SEPA review, which could add significant time and expense to the comprehensive plan approval 

process.  The City should also consider its future vision, its desired size and opportunities for 

boundary expansion to accommodate future growth.   

 

 

Prepared by: 
Elizabeth Decker 

edecker@jetplanning.net 

 



Building & Planning Project Update 
(As of July 17, 2014) 

 
 Taco Bell Site Plan Review: Taco Bell was able to submit a complete application which 

includes a Site Plan Review and SEPA for the new building, as well as a Variance for 
additional signage. The Notice of Application/Public Hearing was issued on July 10, 
2014. The public hearing is scheduled for 10:00 AM on Friday, August 1st in Council 
Chambers.   
 

 Lilac Place Apartments: The Building Department issued the Certificate of Occupancy on 
July 3, 2014. Tenants have already moved in to the space.   
 

 New Woodland High School: Footings continue to be poured for the stadium. Structural 
steel continues, as do the mechanical, plumbing, electrical and roofing.  
 

 Chaudry Convenience Store: The City received an application for Site Plan Review and 
SEPA for a new convenience store, gas station and fast food restaurant on the corner of 
Belmont Loop and Old Pacific Highway. The packet is currently under review to ensure 
completeness.   
 

 Dunlap Slope Grading: Mr. Dunlap submitted an application to grade the bank slope of 
Horseshoe Lake on his property for safety reasons. The packet includes a Shoreline 
Substantial Development Permit, a Shoreline Conditional Use Permit, Site Plan Review, 
SEPA, and a Critical Areas Permit for this work. The public hearing before the Hearing 
Examiner is scheduled for 10:00 AM on Tuesday, August 26 in Council Chambers.   
 

 Chilton Logging: Chilton had applied for a wash rack and storage building for their 
current operation on Down River Drive. They received their final land use approval and 
their building permit was issued the second week of July.  
 

 Gateway Rezone: The first reading passed through Council on July 7. The final reading is 
scheduled for the July 21st Council meeting.  
 

 Shoreline Management Program Update: The Consultant will be delivering the draft to 
the City on July 25. Staff will review and the consultant will make changes prior to the 
Planning Commission reviews in August, September and October. The draft will be 
reviewed by the Commission prior to being transmitted to the Department of Ecology 
later in the year.  
 

 Comprehensive Plan Update: Council adopted the PPP by resolution on June 16. We are 
working on the population forecasts.   

 
 
 


