
WOODLAND PLANNING COMMISSION AGENDA 
 

Planning Commission Regular Meeting – 7:00 PM 
 

THURSDAY, SEPTEMBER 17, 2015 
 

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

 
 

CALL TO ORDER – 7:00 PM 
 
APPROVAL OF MINUTES 
 

 August 20, 2015 meeting minutes 
 
PUBLIC HEARING 
 

 Meriwether PURD Plat Extension Request (LU #215-921) 
 
WORKSHOP/DISCUSSION 

 
 Comprehensive Plan Update  

o Staff Report 
o Vision Statement 
o Layout 

 
 Comp Plan Map Amendment Requests 

o Jeff Leuthold proposal – staff report 
o Tsugawa Nursery – staff report 

 
 Impact Fee Law 

o Staff Report 
o MRSC article 
o Existing impact fee ordinance 

 
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 
 

THURSDAY, AUGUST 20, 2015 
 

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

 
 

CALL TO ORDER – 7:03 PM 
 
Roll Call. 
Present: David Simpson, Tel Jensen, Sharon Watt, Deborah Deans, Amanda Smeller 
(Not voting), Kasey Smith (Not voting). 
Absent: Bart Stepp. 
 
APPROVAL OF MINUTES 
 

 July 16, 2015 meeting minutes  
 
Motion: Agenda Approval, Moved by Paula Bosel, Seconded by Tel Jensen. 

o Motion passed unanimously. 
 
PUBLIC HEARING 
 

 Sign Code Update – Christmas Tree Farm sign language (LU #215-920) 
o Update given by Amanda Smeller on language change for Christmas tree signs.  

 Opened for Public Comment 7:06pm 
 No Public Comment, closed at 7:07 

 
Motion: Send to City Council for review and approval, Moved by Sharon Watt, 
Seconded by Tel Jensen. 

o Motion passed unanimously. 
  
WORKSHOP/DISCUSSION 

 
 Floodplain Management Ordinance Update  

o Staff Report given by Amanda Smeller.   
o New FEMA maps are now available. 
o Draft Code - According to FEMA, our current code only needed minor changes to 

remain in compliance.  Commission will hold a public hearing for updated code at 
the September meeting. 

 
 Meriwether PURD Plat Extension Request 

o Staff Report given by Amanda Smeller.   
o Holt Distressed Property Fund is the applicant requesting to complete the 

Meriwether PURD in phases, Department Review Committee voted and approved 



 

 

the requested phasing.  Planning Commission needs to review the extension 
request and make a recommendation to City Council for approval or denial of the 
extension.   

o Commission requested larger maps to do a full review at the next meeting. 
 
UPDATE 
 

 Project status – Report given by Amanda Smeller 
 

ADJOURN – 8:11pm 
 
Motion: Adjourn, Moved by Sharon Watt, Seconded by Tel Jensen. 

o Motion passed unanimously. 
  
 
 



Staff Report: Meriwether PURD Extension 
 
Date: August 13, 2015 
To: Planning Commission 
From: Amanda Smeller, Community Development Planner 
Re: Meriwether PURD Preliminary Plat Extension Request  

 
Olson Engineering, on behalf of Holt Distressed Property Fund as applicant and property owner, 
has applied for a phasing and extension request for Meriwether PURD (LU #205-921) and a 
phasing request for Meriwether Hilltop Phase 1 (LU #206-917). The Development Review 
Committee (DRC) reviews and decides on phasing requests, as per WMC 16.14.030(B). The 
DRC is currently reviewing the requests and will vote during the August 19, 2015 meeting. 
 
Per WMC 16.08.290(B), preliminary plat extension requests go before the Planning Commission 
for review and recommendation to the City Council who makes the final decision. While the 
WMC specifies a three year extension period for preliminary plat approval, RCW 58.17.140 
specifies a period of ten years for preliminary plat approval of plats granted before December 
31, 2007.  
 
Meriwether PURD, located adjacent to Meriwether Subdivision, Phase 1, and along Insel Road, 
has preliminary plat approval through July 7, 2016. WMC 16.08.290 allows for a one year 
extension provided the request I submitted at least thirty days prior to the expiration date. The 
applicant submitted the request on July 15, 2015, almost a year before the expiration date, so 
this requirement is met. If approved, the Meriwether PURD will have a new expiration date of 
July 7, 2017, with no opportunity for further extension. 
 
WMC 16.08.290(B) requires the extension request address the following: 
 

1. Reasons for request: The PURD was originally approved in July 2006, when there was a 
higher demand for vacant properties. The PURD was part of a larger development, 
adjacent to Meriwether Subdivision, Phase 1 and Phase 2, and Meriwether Hilltop 
Subdivision. At this time, Meriwether Subdivision, Phase 1, is nearing complete build-out 
and construction is going to begin on Meriwether Subdivision Phase 2 by the end of the 
year. Three of the 20 lots of the PURD front on Flintlock Street, which will be developed 
as part of Meriwether Phase 2. The applicant is requesting to phase the PURD, to 
include 3 lots (lots 104, 105 and 123) to become phase 1 and be developed along with 
Meriwether Subdivision Phase 2. Phase 2 of the PURD will encompass the remaining 17 
lots and will be developed by the end of 2016.  
 

2. Progress for installing improvements: The PURD is currently undeveloped, but the site 
has been graded and there is an offsite storm system currently in place to serve the 
development. The applicant is requesting to phase the PURD, so Phase 1 would include 
three lots that front Flintlock Street which would be developed at the time Meriwether 
Subdivision Phase 2 is developed, which is occurring by the end of 2015.  The narrative 
indicates that each phase will provide the necessary infrastructure to support the lots 
within the phase including street frontages, sanitary service, water service, dry utilities, 
and storm water facilities. Phase 2 would be completed and recorded by the end of 
2016. 



 

3. Schedule for completing the final plat: Proposed Phase 1 of the PURD will be completed 
with the Meriwether Subdivision Phase 2 by the end of 2015. According to the narrative, 
given the current market projections, the developer proposes to develop the remainder 
of the PURD (Phase 2) in the summer of 2016 and by the end of 2016.  

 
The original preliminary plat, the Hearing Examiner Final Order, the proposed phasing map, 
and the narrative are attached. Also attached is the staff report to the DRC regarding the 
phasing requests of both Meriwether PURD and Meriwether Hilltop.  

 
 



 
Date: August 4, 2015 
To: Development Review Committee 
From: Amanda Smeller, Community Development Planner 
Re: Meriwether PURD phasing and extension request and Meriwether Hilltop Phase 1 phasing 
request. 
 
 
Olson Engineering, on behalf of Holt Distressed Property Fund as applicant and property owner, 
has applied for a phasing and extension request for Meriwether PURD and a phasing request for 
Meriwether Hilltop Phase 1.  
 
Meriwether Hilltop Phase 1 – phasing request: 
 
Phasing requests are staff level decisions (DRC) and as per WMC 16.14.030(B) – Modifying an 
Existing Subdivision Plan/Plat to Allow Phasing (see attached code section). Olson is proposing 
to split Phase 1 into two phases, Phase 1A which would account for 6 lots, and Phase 1B which 
would account for 13 lots. Meriwether Hilltop Phase 2 and Phase 3 are no longer proposed as 
this is the property where the future Scott Hill Park will be constructed. See attached map 
showing proposed phases 1A and 1B. Olson indicates that Phase 1A would be completed this 
year and recorded by the end of 2015 to be in conjunction with the construction of Meriwether 
Phase 2 which is adjacent to Hilltop Phase 1A and 1B. Hilltop Phase 1A will utilize the roadways 
that are being constructed for Meriwether Phase 2. Hilltop Phase 1B will be completed in 2016 
or 2017 depending on market conditions. Each phase will provide the necessary infrastructure 
to support the lots within the phase including street frontages, sanitary sewer service, water 
service, dry utilities and storm water facilities.  
 
As per WMC 16.14.030(B), there are submittal requirements for a request for phasing. Olson 
Engineering provided the minimum necessary, but with conditions of approval (should the 
phasing request be approved), the submitted documents can meet the requirements of the 
code, which include:  
 

1. The phasing plan includes all land identified in the legal notice for the public hearing in 
which the initial preliminary approval was granted, including any land areas where off-
site improvements are constructed.  

 
Staff Response: The plan submitted for Meriwether Hilltop Phase 1A and 1B does not 
show all the previous land identified in the legal notice, because Meriwether Hilltop 
Phase 2 and Phase 3 are no longer being proposed and will not be constructed. No off-
site improvements were proposed as part of this plat.  
 

2. The map attached to the proposed phasing plan includes a specific time schedule 
showing the sequence of the build-out of the phased development. 

 

 
 

Building & Planning Department 
 

P.O. Box 9, 230 Davidson Avenue 
Woodland, WA 98674 

www.ci.woodland.wa.us  
Building: (360) 225-7299 / Planning: (360) 225-1048 / Fax: (360) 225-7336 



 
Staff Response: The plan submitted shows the proposed phasing and which lots will be 
constructed in each phase. The narrative included with the phasing plan map indicates 
that Phase 1A will be constructed in conjunction with Meriwether Phase 2 and will be 
completed by the end of 2015. The narrative further indicates that Phase 1B will be 
constructed in 2016 or 2017, depending on market demand. Meriwether Hilltop expires 
April 16, 2017. This will be the same expiration date for the phased plan if it is approved 
by the DRC. The property owner/applicant could request an additional one year 
extension if they file the request by March 18, 2017 and meet the requirements of the 
code at that time.  
 

3. The master plan satisfies the specifications for master plans set forth in Section 
16.18.030 (attached). 

 
Staff Response: The map submitted does not conform to the requirements of 16.18.030, 
but can with conditions of approval if the proposal is approved.  

 
Also attached are the original conditions of approval and the approved preliminary plat for 
Meriwether Hilltop Subdivision. All conditions of approval will apply to each phase and each 
phase will be treated individually of the next.  
 
Meriwether PURD – phasing request: 
 
Meriwether PURD is a 20 lot Planned Unit Residential Development that has a preliminary plat 
expiration date of July 7, 2016. Olson is requesting an extension of the preliminary plat 
approval as well as requesting phasing for this development. Requests for extension will go 
through the Planning Commission and be decided upon by the City Council. Phasing requests 
are to be made by the DRC, as outlined previously. Olson Engineering proposes to convert the 
approved PURD into two phases. Phase 1 will contain three lots, and Phase 2 will contain the 
remaining 17 lots.  
 
The developer proposes to complete Meriwether Phase 2 by the end of 2015, which includes 
Flintlock Street. The northern end of the PURD (proposed Phase 1), fronts on Flintlock Street. It 
is proposed to complete the services and lot frontages along lots 105, 106, and 124 of the 
PURD. Based on current market projections, the developer proposes to develop the remainder 
of the PURD, proposed Phase 2, in the summer of 2016. Phase 1 is proposed to be recorded by 
the end of 2015, and proposed Phase 2 would be recorded by the end of 2016. Each phase will 
provide the necessary infrastructure to support the lots within the phase including street 
frontages, sanitary sewer service, water service, dry utilities and storm water facilities.  
 
As per WMC 16.14.030(B), there are submittal requirements for a request for phasing. Olson 
Engineering provided the minimum necessary, but with conditions of approval (should the 
phasing request be approved), the submitted documents can meet the requirements of the 
code, which include:  
 

1. The phasing plan includes all land identified in the legal notice for the public hearing in 
which the initial preliminary approval was granted, including any land areas where off-
site improvements are constructed.  



 
Staff Response: The plan submitted for Meriwether PURD phasing request does show all 
of the land of the preliminarily approved PURD. It does not show the offsite 
improvements for the storm system which are located in Meriwether Phase 1.   
 

2. The map attached to the proposed phasing plan includes a specific time schedule 
showing the sequence of the build-out of the phased development. 

 
Staff Response: The plan submitted shows the proposed phasing and which lots will be 
constructed in each phase. The narrative included with the phasing plan map indicates 
that Phase 1 will be constructed in conjunction with Meriwether Phase 2 and will be 
completed by the end of 2015. The narrative further indicates that Phase 2 will be 
constructed in 2016, and there is a request in for extension of preliminary plat approval 
which expires in July of 2016.  
 

3. The master plan satisfies the specifications for master plans set forth in Section 
16.18.030 (attached). 

 
Staff Response: The map submitted does not conform to the requirements of 16.18.030, 
but can with conditions of approval if the proposal is approved.  

 





















Staff Report: Comprehensive Plan Update – layout & vision statement 
 
Date: September 10, 2015 
To: Planning Commission 
From: Amanda Smeller, Community Development Planner 
Re: Comprehensive Plan Update – Proposed layout and Vision statement 

 
Attached for your review is a proposed layout (a mock-up) for the Comprehensive Plan update. 
It is laid out side to side, as it front-to-back. Text on the first page is intentional gibberish. 
When the plan prints, there will be an edge all the way around but the photos will bleed into 
the binding. Proposed is a top banner to introduce the first page of each chapter. Many photos 
should be used for interest. The City currently has a great deal of photos taken at various times 
of the year, at events, in parks (etc.) that can be used, and more can be taken for the update 
document. The Woodland logo is used as an icon to add to the end of each chapter, for graphic 
interest.  
 
Also attached is a proposed vision statement. This statement was taken from the community 
survey results as well as the executive summary for the strategic plan that Council recently 
adopted.   
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SEC T I O N  T I T LE 
SEC T I O N  SUB T I T LE  

Headline

Int, sinctet asperio. Litio. Mi, sequiae con prae consedi reped min corepudis simusame non nonsequo volum 
utatet at volorereiur sin conseriae volore que prem ad ma quo beate parum autatem laborerspita cum 
delicieniti te volo blabore auda del minus sae volor magnimi, offic temolor epudias expedip suntiam, ut unt 
lignihit eturepu daecae plitaecto consedicia qui dolo ide modigenes ad mos dipsus es accumqui ut quam 
rem qui te liquis magnim am nemodis enihilicit hicia quibusdae nonsequaecum rernatur, nonsed et velecae 
dolorro consectia quo tem eat int qui aut quuntotae. Cum sit aut omnimus ipist quam, optius, siminctatet ad 
que cus sit, omnis ex evelendit omnihillit ad quo et unt, omniat ulluptatur?

Ximil iuntum del modis volupta tiundamet 
et optae quia quoditati utat evellig 
enemodis et ant, iuribus accum deni 
comniae vendis sed ullaccus molupid 
uciendantiam dis sit omnihicid ellabo. 
Ut odis nuscim ium latae voluptatus 
solorempel magnatiis aped maionem 
incipsuntia volores quis doluptas 
acepelique vel ernam fuga. Cae laut 
exerspe dipicia nos et eatioria nimusam 
rerum es dolorem rehenem poreperum 
descien tionsecti as utem el et exeris sa 
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inctio torepe aut quo quodit que ellendis volenihillab in nus cus dolupta sitiusae corrum expersp eruptatium 
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evelibe rentia dolecae ped 
ut as eaquo ipsapie nimoles 
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cullecu ptatia id quid erumet que voluptaeri alic totatemped quam et maximag nimolorundit rem. Alit ut 
reratur ad experum landitet ommoditatius et quasi doluptas sum que omnihil latiostest reiunto riandaectate 
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doluptate volo venis molorenest, sum ilique est officiae pre ped ut aribusa perupta tintiundi nonsequae 
cullici toriaest minvelibus, ides sitia elignit maio. Ut quia verupiciissi blabor rernam fuga. Ut abo. Ut reium 
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escimpor alicabor as et aliquia que volo maxim quameturion rempe a aut explis quid molorent ima dolupta 
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V1 Policies

Int, sinctet asperio. Litio. Mi, sequiae con prae consedi reped min corepudis simusame non nonsequo volum 
utatet at volorereiur sin conseriae volore que prem ad ma quo beate parum autatem laborerspita cum 
delicieniti te volo blabore auda del minus sae volor magnimi, offic temolor epudias expedip suntiam, ut unt 
lignihit eturepu daecae plitaecto consedicia qui dolo ide modigenes ad mos dipsus es accumqui ut quam 
rem qui te liquis magnim am nemodis enihilicit hicia quibusdae nonsequaecum rernatur, nonsed et velecae 
dolorro consectia quo tem eat int qui aut quuntotae. Cum sit aut omnimus ipist quam, optius, siminctatet ad 
que cus sit, omnis ex evelendit omnihillit ad quo et unt, omniat ulluptatur?

autvoluptam vollend iscitatum vellabo. Ut et dicae. Nemquis deliqui delesti nctature cus doluptaquam et, 
ex est fugia

 ❚ Bulleted Items

 ❚ Bulleted Items

 ❚ Bulleted Items

 ❚ Bulleted Items

 − Secondary bullets

 − Secondary bullets

Table Head 
Table head – 2nd line

Table section changes

CH 1 Table body Table body Table body

Table bold text:  Woodland is a small, relatively affordable, full-service community enhanced by proximity to regional outdoor and 
metropolitan resources.

CH 2 Table body Table body Table body

Goal

CH 1 Table body Table body Table body

Policies

CH 1 Table body Table body Table body

CH 1 Table body Table body Table body

The City of Woodland will expand infrastructure to 
serve planned development and maintain level of 
service for current and future residents.
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WO O D L AND  COMPR EHENSI V E  GROW T H 
PL AN  2016 –  2035
CUR R EN T  COMPR EHENSI V E  PL AN  PO L I CIE S:  R EO RG ANIZED  V1  

CH 1 Introduction & Vision (V)

Vision (Based on community survey)

Principles: Woodland is a small, relatively affordable, full-service community enhanced by proximity to 
regional outdoor and metropolitan resources.

V 1 Maintain small-town community identity based around livable neighborhoods and quality schools 
while accommodating moderate growth.

V 2 Prioritize future expansion of industrial and commercial economic opportunities to attract family-
wage jobs in the community and commercial services for residents.

V 3 Expand infrastructure to serve planned development and maintain level of service for current and 
future residents.

V 4 Cultivate environmental assets like Horseshoe Lake and the Lewis River for both recreational use in 
the form of parks and trails, and environmental protection.

Public Involvement/City Government Operations

Goal

V 2 The city government will continue to ensure that citizens have full opportunity to be heard and to 
participate in city governmental affairs.

Policies

V 2.1 Public Participation. The City shall develop and implement a process to ensure public participation 
in the comprehensive planning process, including annual updates, emergency amendments, and 
periodic update process.

V 2.2 The city will coordinate with those agencies providing social services in the city. The city 
recognizes that changes in the population will affect these services and will require the planning 
of appropriate services. The agents managing each of these facilities (local government, education, 
churches, emergency services, and the library) need to work with the city to incorporate their 
future plans.

V 2.3 The City of Woodland should use local resources whenever possible to encourage local 
involvement in community actions and to enhance community pride. This should include 
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WOODLAND 	COMPREHENSIVE 	PLAN 	

** 	

1. 	INTRODUCTION 	 	
1.1. 	WOODLAND 	GUIDING 	PRINCIPALS 	 	

The Woodland Comprehensive Plan (The Plan) is intended to guide future land use growth and 
development over the next twenty years, through 2035.  The Plan is based on several foundational 
layers: 

1. The statutory goals and regulations relating to the Washington Growth Management Act (GMA), 
RCW 36.70A, et seq.; 

2. A long‐term vision of how our citizens want Woodland to function and to look as it grows over 
the next twenty years; 

3. A framework of local goals and policies to guide future growth and development;  
4. A projection of anticipated growth during the planning period; and 
5. An inventory of current public services and facilities and a projection of what changes to such 

services and facilities might be needed to meet the future growth of the city.  

1.2. 	WOODLAND 	COMMUNITY 	VISION 	

Woodland has a profound commitment to community values, prudent planning, and careful execution 

that preserves resources and maintains the integrity of family neighborhoods. Woodland is a community 

rich in history and proud of its rural heritage. Its vision reflects its history and deep commitment to the 

preservation of those attributes that have made it a successful place to live and work. 

Woodland will experience continued population growth, greater diversity, higher citizen expectations, 

and increased demand for essential public services. These challenges will be met through the innovative 

use of technology, internal process improvement, creative programs, and careful planning. The city will 

seek new and broader strategic partnerships, invest more in economic development, and establish 

integrated services that ensure safe, balanced, wholesome, and harmonious neighborhoods. 

Over the next twenty years Woodland will grow to a population of 9,274 resident. A moderate growth 

rate of 2.3% annually will allow Woodland to remain a small city where local and regional services are 

readily accessible.  

Woodland Welcomes 

Woodland is a safe, diverse and welcoming community for current and new residents, business, and 

tourists. Its small‐town atmosphere and prime location relative to larger metropolitan areas and 

recreation areas make it an attractive destination. While we value and respect our heritage, we are 

committed to adapting to changes in the regional economy, responding to the rapid regional growth 

pressures, and responsibly managing our local natural and historic resources.   
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Woodland is Diverse 

Woodland is committed to serve all of its citizens and has facilitated the development of more diverse 

housing opportunities than any nearby city. The city will continue its commitment to provide housing 

opportunities for a wide variety of personal and family needs at various income levels. The city will 

maintain and create well planned, integrated, and affordable housing that while preserving Woodland’s 

close‐knit community and commitment to families and harmonious neighborhoods. 

Woodland Grows 

Woodland has a rich agricultural and resource heritage and a burgeoning industrial Port, both of which 

can provide cornerstones for Woodland’s economic future. Because of our location along the Interstate 

5 corridor and access to rail and river transportation, Woodland is, and will continue to be, a commercial 

service center for southern Cowlitz County and northern Clark County. Woodland will develop and 

maintain a magnetic, highly active and vibrant business community that generates consistent, stable and 

sustainable economic growth and local jobs. 

Woodland Engages 

Woodland residents are highly engaged in community events and festivals, and the city aims to increase 

engagement in city government. The city believes public participation is essential to good government 

and is committed to open and transparent governance and will actively reach out to its citizens to 

participate in the public processes.   

Woodland Coordinates 

The city will dedicate additional effort to developing local and regional partnerships and strategic 

alliances that helps facilitate coordination and land use consistency among jurisdictions and agencies.  

Woodland Moves 

The city will improve and expand its transportation and pedestrian infrastructure. Interstate 5 is a boon 

and a barrier to mobility. The Scott Avenue reconnection and sidewalks from downtown to the 

Intermediate School will improve mobility. Improved bicycle and pedestrian connections will facilitate 

cross‐town movement.  

Woodland Serves   

Woodland’s school system is an asset that will draw families to the community. Residents enjoy the 

city’s parks, trails and other recreational opportunities. Residents value and fund police, fire and 

emergency response services. Proficient government agencies maintain existing city assets and 

coordinate future development.  
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Woodland Protects and Manages 

Woodland values its natural setting, defined by its relationship with places like Horseshoe Lake, the 

Lewis River, and Mt St Helens.  Future development will be managed to minimize impacts to the City’s 

natural amenities.  Parks and trails provide public access to these natural amenities and ensure they are 

available to future generation. 
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Woodland Planning Commission – Staff Report 
Comprehensive Plan Amendment and Concurrent Rezone 

Jeff Leuthold 
 

Project Name:  Comprehensive Plan Amendment and Rezone Request – Jeff 
Leuthold 

Land Use Application No.: #215-911.CMA.ZMA.SEPA 

Applicant: Jeff Leuthold 

Property Owner: Pioneer Church LLC / Jeff Leuthold 

Parcel ID Nos.: 50116, 50117, 50118 

Location:  Parcel 50116 is addressed as 713 Goerig in Woodland, 
Washington. Parcel 50117 is addressed as 717 Goerig in 
Woodland, Washington. Parcel 50118 is addressed as 733 Goerig 
in Woodland, Washington. All parcels are located in Township 5 
North, Range 1 West, Section 24, Willamette Meridian.  

Parcel Size:  50116 – 4196 square feet; 50117 – 4663 square feet; 50118 – 
4664 square feet 

Existing Comprehensive Plan 
Map Designation: 

High Density Residential 

Existing Zoning Designation: High Density Residential 

Application Submitted: May 1, 2015 

 
I. DESCRIPTION OF PROPOSAL 

 
Jeff Leuthold requests an amendment to the Comprehensive Plan Map to change the 
designation of three subject properties from High Density Residential to Commercial. 
Concurrent with the proposal is a request to rezone the parcels to Central Business District (C-
1).  
 
Two of the three parcels are currently occupied by a single family residence on each, and the 
third parcel is vacant. Mr. Leuthold is interested in a mixed use development, encompassing a 
commercial use on the bottom floor and apartment/living space on upper floors. This is 
allowable in the Central Business District (C-1). These properties abut parcels that are already 
zoned Central Business District. 
  

 

 
 

Building & Planning Department 
 

P.O. Box 9, 230 Davidson Avenue 
Woodland, WA 98674 

www.ci.woodland.wa.us  
(360) 225-1048 / FAX # (360) 225-7336 

http://www.ci.woodland.wa.us/


 

 

 

Jeff Leuthold - Comprehensive Plan Map Amendment & Rezone 
Staff Report to Planning Commission 

Page 2 of 7 

Table 1 
Subject Property Site Characteristics 

Parcels: 50116, 50117, 50118 
 

Surrounding Land 
Uses & Zoning 

North: Developed residential properties, zoned High Density 
Residential. 
South: Developed commercial properties, zoned Central Business 
District. 
West: Developed residential properties, zoned High Density 
Residential. 
East: Developed commercial properties, zoned Highway Commercial. 

Site Topography & 
Critical Areas 

The site is relatively flat and is located in FEMA floodplain B. There 
are no critical areas located within 250’ of the subject properties.  

Street 
Classification 

Goerig – Minor Arterial 
Robbins – Local Access 

Water Available within Goerig 

Sanitary Sewer Available within Goerig 

 
 

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. 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. City Council suspended annual amendments for the 
years 2015 and 2016 due to the periodic Comprehensive Plan Update. This proposal will go 
along with the periodic update and be adopted in June 2016 should the Planning Commission 
choose to move forward and the City Council passes an ordinance making the change.   
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The highlighted parcels are those under consideration for amendment. The two lower 
parcels contain a single family residence each, and the upper parcel is vacant. 
 
 
 

 
                     Parcel 50116, 713 Goerig (Street view – Google maps) 
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Parcels 50117, and 50118, 717 and 733 Goerig (Street view – Google maps) 

 

 
Existing zoning for subject properties and surrounding properties.  

 
 

IV. APPLICABLE COMPREHENSIVE PLAN APPROVAL CRITERIA 
 
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. 
 

Parcels 50116 and 50117 contain a single family residence on each lot, which are both 
currently lived in. A single family residence on each lot is allowable in the High Density 
Residential zone. A single family residence is not allowed in the Central Business District. 
The exception is if a single family residence was existing at the time of passage of the 
ordinance codified in Title 17. In this case, these homes are conforming uses on 
residential properties. Changing the zone to Central Business District with these homes 
currently being used and in existence would cause the City to create non-conforming 
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uses, which cannot be done. Therefore, the structures could not be used residentially at 
the time of designation change, or the amendment cannot be approved. Mr. Leuthold is, 
separately, proposing to remove the homes and create a mixed use development, with 
commercial on the bottom floor and residential use on the upper floors. This is allowable 
in the Central Business District, but not in the High Density Residential zone. 
 
As an aside, the comprehensive plan designation request is accompanied by a rezone 
request. Provided both the comprehensive plan designation and zoning designation 
change requests are approved, there will be no conflicts. Once the Planning Commission 
chooses to move forward, staff will initiate a Notice of Application/Public Hearing and 
ensure all provisions in the Growth Management Act are met. 

 
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 proposed change will not cause any significant adverse impacts on sensitive land 
uses. There are no environmental features within 250’ of the subject properties. Two of 
the three parcels are currently developed with single family residences. New 
development would require land use review and approval so any adverse impacts from a 
new development would be evaluated at that time. The simple act of amending the 
designation from residential to commercial does not cause any adverse impact on the 
environment. 
 
The two homes are currently occupied. In order to amend the comprehensive plan 
designation and zoning designation, the structures cannot be used residentially, as that 
would create a non-conformity, which cannot be done. The structures would need to be 
vacated, and either remain vacant or be used commercially at the time of amendment. 
If they are vacated and the amendment is approved, they will no longer be able to be 
used solely as residential space. This will displace the current residents of these homes, 
which is an adverse impact.  
 
There would be no impact on businesses. Mr. Leuthold separately proposes a mixed use 
development that would include commercial ventures on the bottom floor. 
 

 The public will have the opportunity to review this request and make comment.  
 
3. The proposed amendment can be accommodated by all applicable services 

and facilities, including transportation. 
 

Two of the three parcels are currently developed with a single family residence on each. 
All properties are served by Goerig, a minor arterial. Water and sewer is available to all 
lots. When the new development is proposed, a land use review will be conducted and 
all required improvements or infrastructure as necessary will be made conditions of 
approval.  
 

4. The proposal will help implement the goals, objectives and policies of the 
Woodland Comprehensive Plan.  
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Goal A3 – Land Use, Page 1-47: “Neighborhood Conservation: Achieve a well-
balanced and well-organized combination of open space, commercial, industrial, 
recreation, and public uses served by a convenient and efficient transportation network 
while protecting the fabric and character of residential neighborhoods.” 
 
The overall proposal is consistent with this goal. By changing the comprehensive plan 
and zoning designations to Central Business District, this will expand the downtown 
commercially zoned areas, and allow for residential use as well as businesses in this 
area.  
 
Goal H5 – Land Use, Page 1-47: “Working in partnership with downtown businesses, 
property owners, and community interest groups to maintain and enhance the 
downtown area as a retail trade, service, professional office, financial office, 
governmental office, and cultural center of the City.”  

 
The overall proposal is consistent with this goal. Mr. Leuthold would like to create a 
mixed use development which would offer housing and businesses in the downtown 
business core. This can only be done if these properties are rezoned to Central Business 
District.  
 
Policy 6, Economic Development, Page 1-57 – “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.” 

 
In 2014, City Council adopted a zoning change for the gateway area, which these 
properties are located. The properties that were rezoned from Central Business District 
to Highway Commercial to allow for drive-through businesses and other expanded 
businesses to locate in this area. Mr. Leuthold’s properties had the potential to be a part 
of the gateway rezone, but Council confined it to properties on the eastern side of 
Goerig from the park and ride to Horseshoe Lake Park. Mr. Leuthold’s properties were 
not included in this rezone. These properties abut Central Business District zoned parcels 
across Robbins, which are already developed.  
 
By rezoning these parcels to Central Business District, it further gives the downtown an 
opportunity for commercial expansion and downtown redevelopment and renewal. Mr. 
Leuthold proposes, separately, to create a mixed use development, which includes 
commercial space on the first floor and residential use on the upper floors. This type of 
mixed use can only be done in the Central Business District.  

 
Policy 2, Commercial Land Use/Central Business District, Page 1-57: 
“Encourage more professional offices and local services to locate within the Downtown 
Business District.” 
 
By rezoning these parcels to Central Business District, it further gives the downtown an 
opportunity for commercial expansion and downtown redevelopment and renewal. Mr. 
Leuthold proposes, separately, to create a mixed use development, which includes 
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commercial space on the first floor and residential use on the upper floors. This type of 
mixed use can only be done in the Central Business District.  
 
Policy 6, Commercial Land Use/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.” 

 
 There are a few vacant Central Business District zoned properties in the area. There are 

also vacant Highway Commercial zoned properties in the area. By rezoning these parcels 
to Central Business District, this policy is not met.  

 
V. CONCLUSION  

 
As two of the three parcels currently have occupied single family homes, the City would be 
unable to approve this request, as that would create non-conformities. The homes would need 
to be vacated, and they could not be used solely residentially anymore. The City could not 
approve this zone change unless and until the homes were vacated and the properties no 
longer used residentially. Further, while the proposed zone change and separate proposed 
mixed use development meet the majority of the Comprehensive Plan goals and policies, policy 
6, above, is not met in that there is vacant commercial properties already available. The policy 
calls for existing commercially zoned land to be used before new land is rezoned commercial.  
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Woodland Planning Commission – Staff Report 
Comprehensive Plan Amendment and Concurrent Rezone 

Tsugawa Nursery 
 

Project Name:  Comprehensive Plan Amendment and Rezone Request – Tsugawa 
Nursery 

Land Use Application No.: #215-904.CMA.ZMA.SEPA 

Applicant: Brian Tsugawa 

Property Owner: Mable K Tsugawa Trust 
George Tsugawa, Trustee 

Parcel ID Nos.: 50604, 50605, 50607, 5062601, 5060501 

Location:  Parcels 50604 and 50605 are addressed as 410 E Scott Avenue in 
Woodland, Washington. Parcel 5060601 is addressed as 402 E 
Scott Avenue in Woodland, Washington. Parcels 50607 and 
5062601 are unaddressed parcels in Woodland, Washington. All 
parcels are located in Township 5 North, Range 1 West, Section 
13, Willamette Meridian.  

Parcel Size:  50607 - .33 acres; 50605 - .45 acres; 50604 - .85 acres; 5060501 
- .88 acres; 5062601 - .59 acres 

Existing Comprehensive Plan 
Map Designation: 

Light Industrial 

Existing Zoning Designation: Light Industrial 

Application Submitted: February 5, 2015 

 
I. DESCRIPTION OF PROPOSAL 

 
Brian Tsugawa requests an amendment to the Comprehensive Plan Map to change the 
designation of five subject properties owned by the Mable K Tsugawa Trust. All properties 
currently have a designation of Low Density Residential. Mr. Tsugawa proposes to amend the 
Comprehensive Plan Map for the parcels to be designated Highway Commercial. Concurrent 
with the proposal is a request to rezone the parcels to Highway Commercial.  

 
Tsugawas Nursery is located on the subject properties. All five properties are currently zoned 
Light Industrial.   
 
  

 

 
 

Building & Planning Department 
 

P.O. Box 9, 230 Davidson Avenue 
Woodland, WA 98674 

www.ci.woodland.wa.us  
(360) 225-1048 / FAX # (360) 225-7336 

http://www.ci.woodland.wa.us/


 

 

 

Tsugawa Nursery - Comprehensive Plan Map Amendment & Rezone 
Staff Report to Planning Commission 

Page 2 of 6 

Table 1 
Subject Property Site Characteristics 

Parcels: 50604, 50605, 50607, 5062601, and 5060501 
 

Surrounding Land 
Uses & Zoning 

North: Developed light industrial properties, zoned Light Industrial. 
South: Developed residential properties, zoned Low Density 
Residential and Tsugawa’s Nursery parking lot, zoned Highway 
Commercial. 
West: Interstate 5. 
East: Developed industrial properties, zoned Light Industrial. 

Site Topography & 
Critical Areas 

The site is relatively flat and is located in FEMA floodplain B. There 
are no critical areas located within 250’ of the subject properties.  

Street 
Classification 

East Scott Avenue – Collector 

Water Available within East Scott Avenue 

Sanitary Sewer Available within East Scott Avenue 

 
 

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. 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. City Council suspended annual amendments for the 
years 2015 and 2016 due to the periodic Comprehensive Plan Update. This proposal will go 
along with the periodic update and be adopted in June 2016 should the Planning Commission 
choose to move forward and the City Council passes an ordinance making the change.   
 

 



 

 

 

Tsugawa Nursery - Comprehensive Plan Map Amendment & Rezone 
Staff Report to Planning Commission 

Page 3 of 6 

 
The highlighted parcels encompass the Tsugawa Nursery and are the five parcels under 
consideration for amendment. The parking lot to the south is also owned by Tsugawa 
and is currently zoned Highway Commercial.  
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Street View (Google maps) of the property and use. 
 
 
 
 

 
Existing zoning of subject properties and surrounding properties.  
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IV. APPLICABLE COMPREHENSIVE PLAN APPROVAL CRITERIA 
 
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 comprehensive plan designation request is accompanied by a rezone request. 
Provided both the comprehensive plan designation and zoning designation change 
requests are approved, there will be no conflicts. Once the Planning Commission 
chooses to move forward, staff will initiate a Notice of Application/Public Hearing and 
ensure all provisions in the Growth Management Act are met. 

 
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. 

 
This comprehensive plan designation amendment and accompanying rezone request will 
change the development or use potential of the site as the nursery also exists on all five 
parcels and no changes to the use are proposed. The request is merely changing the 
comprehensive plan designation and zoning designation to better match the use of the 
property, which is a nursery and retail outlet, outright allowed in the Highway 
Commercial zone. Further, the parking lot belonging to the nursery located across East 
Scott Avenue is currently zoned Highway Commercial, so these properties would match. 
This will also help to accurately assess land type availability and needs. There will be no 
negative impacts on either businesses or residents with this change.  

 
 The public will have the opportunity to review this request and make comment.  
 
3. The proposed amendment can be accommodated by all applicable services 

and facilities, including transportation. 
 

The parcels are already developed as the Tsugawa Nursery. No changes or additions are 
proposed at this time.  
 
The zoning is simply being updated to reflect the use of the property and to accurately 
assess land type availability and needs. No changes or additional work is being proposed 
at this time. 
 

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

 
Goal E, Land Use, 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.” 
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The proposal is consistent with this goal. Zoning is designed to prevent land use 
conflicts before they occur by separating incompatible uses. The site currently houses 
the Tsugawa Nursery. The zoning is simply being updated to reflect the use of the 
property and to accurately assess land type availability and needs. No changes or 
additional work is being proposed at this time. 

    
Policy 6 – Commercial Land Use/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. 

 
The site already contains Tsugawa Nursery which is a commercial venture, offering yard, 
garden, plant supplies, as well as containing greenhouses and a nursery. It is more 
fitting that these properties be zoned Highway Commercial. While the goal clearly states 
vacant commercial land should be used before new commercial land is created, the use 
is already in existence and no changes or additions are proposed. It would not be 
reasonable to the nursery to move to a property already zoned commercial.  
 
The zoning is simply being updated to reflect the use of the property and to accurately 
assess land type availability and needs.  

  
V. CONCLUSION  

 
Given the current use of these five parcels, it is sensible to zone them Highway Commercial. 
While nurseries and greenhouses are outright allowed in the Light Industrial zone, Tsugawa 
Nursery also has a retail element, offering yard and garden supplies as well as plants, so 
designating these properties Highway Commercial, also to match the parking lot across the 
street, it correct.   
 
The proposed rezone is consistent with the goals and policies of the Woodland Comprehensive 
Plan. It meets the criteria outlined above for a Comprehensive Plan Map Amendment and 
concurrent Rezone.  
 









Staff Report: Impact Fee Law 
 
Date: September 10, 2015 
To: Planning Commission 
From: Amanda Smeller, Community Development Planner 
Re: Impact fee law changes 

 
Engrossed Senate Bill has caused changes to the collection of impact fees for new single-family 
detached and attached residential construction. The legislature requires counties, cities and 
towns to adopt a deferral system for the collection of these impact fees. This new law will take 
effect on September 1, 2016. The City passed an ordinance in 2013 regarding deferral of 
impact fees, but the program ended on December 31, 2013 and there were no applicants who 
took advantage of the deferral allowance.  
 
Attached for your review is the MRSC article that details the changes to the law and what 
jurisdictions must do to ensure compliance with the new legislation. Also attached is the City’s 
ordinance. We need to review our ordinance and make changes as needed.  

















 
Building & Planning Project Update (highlights) 

(As of September 10, 2015 – supplement to DRC notes) 
 
 

 Comprehensive Plan Update: 
o This month, the Planning Commission will discuss a draft vision and document 

layout.  
o At the next council meeting, the City Council will review the Goals, Policies, and 

Objectives that the Planning Commission previously reviewed and updated.  
 

 Shoreline Master Program Update: 
o The 30 day public comment period runs from September 1, 2015 through 

October 1, 2015.  
 

 On September 3, 2015, staff held a pre-application conference with Charles Wright 
regarding a greenhouse/marijuana grow operation at 931 Caples.   
 

 The Carl’s Jr final land use approval and subsequent building permit review is pending 
Department of Ecology documentation regarding the removal of the underground 
storage tanks. 
 

 The Notice of Decision approving the Portco two lot short plat was issued on September 
8, 2015.  
 

 A Notice of Decision was issued on September 4, 2015 approving the phasing request 
for the Meriwether PURD.  
 

 A Notice of Decision was issued on September 4, 2015 approving the phasing request 
for the Meriwether Hilltop Phase 1.  




