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CITY OF WOODLAND, WA 

CITY COUNCIL FINDINGS OF FACT 
 
 

Project Title: Gaston Comprehensive Plan Map Amendment1 
Land Use Application No.: 208-908/CMPC/ZMC/SEPA 

 
 

Applicant: John Gaston 
Property Owner: John Gaston 
Location:  East of Old Pacific Highway, west of Green Mountain 

Road, and south of Forest View Road. 
Section 12, T5N, R1W, W.M.   

Parcel ID No.: 508630100 
Parcel Size:  Approximately 10.04 Acres 
Existing Comp. Plan Map Designation: Commercial 
Existing Zoning Map Designation: Highway Commercial (C-2) 
  
Application Submitted: May 20, 2008 
Notice of Complete Application:  June 5, 2008 
Notice of Application:  June 6, 2008 
SEPA Threshold Determination: DNS issued on June 6, 2008 
60-day CTED Notice Sent: June 6, 2008 
Comment Period Ended: June 25, 2008 
SEPA Appeal Period Ended: July 1, 2008 
60 days from CTED Notice: August 5, 2008 
Notice of Public Hearing: September 24, 2008 
Staff Report Prepared: September  26, 2008 
Planning Commission Public Hearing: October 8, 2008 
Planning Commission Public Meeting: November 12, 2008 
Planning Commission Report Prepared: November 26, 2008 
City Council Public Meeting:  January 20, 2008 
  
City Council’s Decision:  Approved the proposed Comp. Plan Map Amendment, 

from Commercial to High Density Residential. 
 
 
 

                                                 
1 The City Council has taken a separate action on the rezone portion of the application, and a separate City Council 
Findings of Fact have been prepared for the concurrent rezone request. 
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I.  PROCEDURAL REQUIREMENTS 
 
All procedural requirements of RCW 36.70A, RCW 36.70B, and Woodland Municipal Code 
(WMC) have been met. 
  
II. REVIEW AUTHORITY 
 
Per WMC 19.08.030, the City Council shall approve or deny the applications for Comprehensive 
Plan Map Amendments 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. 
 
III. DESCRIPTION OF PROPOSAL 
 
The applicant proposes to amend the Comprehensive Plan to reclassify approximately 10.04 
acres. The subject property is located east of Old Pacific Road, west of Green Mountain Road, 
and south of Forest View Road. See Exhibit 1. 
 
The existing Comprehensive Plan designation is Commercial. The proposed Comprehensive 
Plan designation is High Density Residential. The existing zoning is Highway Commercial (C-
2). The applicant also concurrently proposed to change the zoning designation to Medium 
Density Residential (MDR). Site details appear below: 
 
Surrounding Land Uses North: Vacant 

South: Lewis River Little League 
West: Vacant, Commercial/Warehouse 
East: Rural Residential 

Surrounding Zoning North: Highway Commercial (C-2) 
South: Highway Commercial (C-2) 
West: Highway Commercial (C-2) 
East: Unzoned (Cowlitz County) 

Site Topography & Known Known Critical Areas include geologically 
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Critical Areas hazardous areas (e.g., slopes in excess of 30%), a 
fish-bearing stream (Burris Creek), and possible 
wetlands and 100-year floodplain. 

Soils Stella silt loam with 15-30% slopes (~75%), 
Godfrey silt loam with 0-3% slopes (~25%). 

Street Classification Green Mountain Road: Minor Arterial 
Water City Service not available at this time. 
Sanitary Sewer City Service not available at this time. 
 
 
IV. APPROVAL CRITERIA AND CITY COUNCIL’S RESPONSES 
 
Proposed amendments shall be reviewed using the following criteria outlined in the 
Comprehensive Plan, Page 1-45 and 1-46 (City Council’s responses in italics): 
 
1. The proposal is consistent with the provisions of the Growth Management Act 

(GMA) and will not result in Comprehensive Plan or regulation conflicts; and 
 
City Council’s Response: Satisfied.  The proposal is consistent with the GMA. The 2005 
Comprehensive Plan designates the subject property as Commercial. This area would need to be 
closely analyzed as part of the 2012 Comprehensive Plan Update particularly in terms of amount 
and location of Industrial, Commercial, and Residential land allocated to this area.   
 
The High Density Residential uses are in general less intense than Commercial uses in various 
respects, the proposed High Density Residential Comprehensive Plan designation (with the 
proposed Medium Density Residential zoning designation) would not create conflicts with the 
Comprehensive Plan.  
 
The proposed amendment has been processed in accordance with the GMA, Comprehensive 
Plan, and Woodland Municipal Code (WMC). Provided that any approved Comprehensive Plan 
Amendment is followed (concurrently) by a Zoning Map Amendment that is consistent with the 
new Comprehensive Plan Map designation, plan or regulation conflicts will not exist. 
 
2. The proposal will change the development or use potential of a site or area without 

creating significant adverse impacts on existing sensitive land uses, businesses, or 
residents; and 

 
City Council’s Response: Satisfied.  Given the proposal would most likely reduce the intensity of 
future uses of the site, there would be very few existing businesses or residents within the 
immediate proximity of the subject site that would be adversely affected by the proposal. With 
regard to sensitive land uses, the site is encumbered by several Critical Areas including Burris 
Creek (Fish and Wildlife Habitat Conservation Area) and steep slopes (with some slopes in 
excess of 30%) with Hydric Soil. There may also be wetland(s) and floodplain associated with 
Burris Creek. 
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In the 06/23/2008 letter submitted by Washington Department of Fish and Wildlife (WSF&W), it 
states as follows:  
 
 “…the site may contain functioning wetlands and or “sponge effect” that absorbs water  
 during the wetter months and releases the water throughout much of the year including  
 some of the drier months.” See Exhibit 10. 
  
The City’s Critical Areas and Floodplain Ordinances address regulations for Critical Areas 
including buffers for streams and wetlands, geotechnical review for steep slopes, stormwater 
retention and treatment, and floodplain management. The future developments, whether it 
consist of Medium Density Residential (as proposed) or Commercial (current designation) uses, 
must adhere to the City’s Critical Areas and Floodplain regulations and other State and Federal 
requirements.  
 
3. The proposed amendment can be accommodated by all applicable services and 

facilities, including transportation; and 
 
City Council’s Response: Satisfied. If developed, the proposal would increase the number of 
residential units. An increase in the number of residential units may introduce more students into 
the Woodland community. It is possible that when developed, new residents could bring more 
students into the Woodland School District than the District can physically accommodate with 
current facilities. School impact fees and similar actions could provide some of the funds 
necessary to expand local school facilities and mitigate the impact. 
  
The City services including water and sanitary sewer can be made available to the subject 
property. See Exhibits 6 & 7. At the time of development application, conformance to the City’s 
water and sanitary sewer service standards will be ensured.     
 
With respect to transportation implications, the applicant submitted a Trip Generation Report 
prepared by Lancaster Engineering (report dated: June 4, 2008). See Exhibit 3. The report 
states as follows: 
 
 “… full development of the site with Highway Commercial uses would generate more  
 trips than development of the site with single-family houses (in terms of PM Peak Hour  
 Trips and Daily Trips). Changing the zoning from the existing C-2 to the proposed  
 Medium Density Residential (MDR) is likely to result in less trip generation and less  
 traffic.”   
 
The report demonstrates that the proposal would not have potential to generate more vehicle 
trips with the single-family houses than with Highway Commercial developments. This analysis 
alone is not sufficient justification to warrant a reclassification because it does not address the 
development scenario with multi-family houses.  
 
Green Mountain Road is classified as a Minor Arterial in the Comprehensive Plan, and the 
intersection of Green Mountain Road and Old Pacific Highway operates at a 2004 Level of 
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Service “B” per the Comprehensive Plan. Additional transportation-related review would take 
place when a specific development application is under review.  
 
4. The proposal will help implement the goals, objectives and policies of the Woodland 

Comprehensive Plan; and 
 
In order to evaluate compliance with this criterion, an analysis of applicable goals, objectives 
and policies of the Comprehensive Plan is needed. Applicable goals and policies are listed 
below, followed by City Council’s responses: 
 
Land Use Element 
 
Goal E:  Ensure that incompatible land uses are separated, thus enhancing the security, value and 
stability of land uses and improvement, and providing for the general health, safety, and welfare 
of the community. 
 
City Council’s Response: Satisfied.  Given the Comprehensive Plan and Zoning Map 
designations in the surrounding areas of subject property, the proposed High Density 
Residential (with the proposed Medium Density Residential zoning designation) would help 
achieve an appropriate separation of incompatible uses and a gradual transition in land use 
intensity from the Commercial designation in the City limit to the existing rural residential uses 
in the County. See Exhibit 1.     
 
Goal H, Bullet #4:  Developing and securing Woodland's position as the commercial center 
serving southern Cowlitz County and the recreation trade of the upper Lewis River and Mount 
Saint Helens area. 
 
City Council’s Response: Satisfied.  Per the Land Use Inventory prepared by Staff, as of the end 
of year 2008 the City had shortage of approximately 6.8 acres of Commercial land and 
approximately 27.6 acres of Residential land to meet the projected 2025 land use demands. With 
the approval of the Chumbley Land Use Application #208-906, a change of the subject property 
to a Residential classification has no negative or material impact on Woodland’s inventory of 
Commercial acreage. The loss of Commercial land here is offset by the addition of Commercial 
acreage with approval of the Chumbley application. In addition, the topography of the subject 
property impacts the feasibility of Commercial development and for practical purposes the entire 
parcel cannot be fully utilized for Commercial development. In other words, while the entire 
parcel is 10.04 acres, net acres removed are materially fewer. See Exhibit 14.  
 
The subject property may not be able to develop as Commercial facility due to the topography, 
environmental constraints, and road layout/connectivity. The City Council believes this 
particular site should not be classified as Commercial to further this goal. This area would need 
to be closely analyzed as part of the 2012 Comprehensive Plan Update particularly in terms of 
amount and location of Industrial, Commercial, and Residential land allocated to this area.   
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There are primarily four Commercial areas in the City of Woodland. The downtown area has 
been the traditional commerce center for the City. The east side Commercial area (the area of 
SR-503 and Atlantic Avenue) has surpassed the downtown area as the center of Commerce for 
the City. A strip along Pacific Avenue has developed Commercially. Another Commercial area is 
adjacent to and southeast of the Dike Access Road/I-5 Interchange between I-5 and Old Pacific 
Highway.  

 
Additional discussion regarding Commercial land needs occurs below.   
 
Environmental Protection Element 
 
Policy #7:  The City will ensure compatibility of land use with topography, geology, soil 
suitability, surface water, ground water, frequently flooded areas, wetlands, climate, scenic and 
cultural resources, and vegetation and wildlife. 
 
City Council’s Response: Satisfied.  A Commercial designation for the subject property may not 
be compatible with the terrain and environmental constraints found on the site. The subject site 
contains Critical Areas including steep slopes, Burris Creek (Fish and Wildlife Habitat 
Conservation Area), possible wetlands, and 100-year floodplain associated with the creek. 
Residential development at a Medium Density would be more compatible for the subject site, 
compared to High Density Residential or Commercial uses. A residential classification would 
also help achieve an appropriate transition between the Commercial designation in the City 
Limit and adjacent Low Density Residential uses to the north and east.  
 
The advantage that a Residential classification has over a Commercial classification is related 
to size and scale. A large Commercial development is the most likely development scenario 
under the current land use designation. However, with the Critical Areas on the site, such a 
large Commercial comprehensive development would be unlikely. Conversely, with a Medium 
Density Residential development, smaller structures are the norm and this allows for greater 
flexibility regarding the site design including placement and layout of parking spaces. 
 
Housing Element 
 
Goal A:  The City recognizes the need for a variety of housing types and densities, and the need 
for a range of affordable housing. The City will strive to establish the conditions to encourage 
such development and explore public mechanisms to address the shortfalls of the market. 
 
City Council’s Response: Satisfied.  Per the Land Use Inventory prepared by Staff, as of the end 
of year 2008 the City had shortage of approximately 6.8 acres of Commercial land and 
approximately 27.6 acres of Residential land to meet the projected 2025 land use demands. It 
would be consistent with this Criterion to reclassify the subject property from Commercial to 
High Density Residential (with the proposed Medium Density Residential zoning designation) 
because the proposal would result in further addition in the amount of Residentially-designated 
land, which would in turn help increase a variety of housing types and densities. With this said, 
however, as noted in response to Criterion 4 Goal H, Bullet #4 above, it would not be the best 
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option to reduce acreage of Commercially-designated land, which the City is experiencing 
shortage of, to increase Residentially-designated land. See Exhibit 14.  
 
The applicant proposes reclassification of Zoning Map designation to Medium Density 
Residential (MDR). A classification of MDR allows for up to twenty-five (25) residential units 
per acre, while actual densities would be considerably less due to the topography, environment 
constraints, and infrastructure needs (roads, sanitary sewer, water, stormwater management, 
etc.). The subject property would likely have a considerable portion of the site occupied by open 
space as a result of the stream buffer and steep slopes.  
 
Typically, Medium Density Residential developments include townhomes, condominiums, and/or 
apartments. Overall, the City has minimal vacant High Density Residential land remaining and 
approval of this request would help increase housing choice within the City. 
 
Location of Housing Element 
 
Policy #2:  High Density Residential (High Density Residential Comprehensive Plan designation 
includes MDR and HDR Zoning Map designations) development is most appropriate when: (1) 
located near commercial areas, schools, employment centers, and parks and recreational 
facilities; (2) where sewer, water, storm drainage facilities, and streets are capable of a high level 
of service and access is safe and convenient; and (3) where natural limitations of the land are not 
significant. 
 
City Council’s Response: Satisfied.  The subject site is located near other Commercial areas 
and is within relatively close proximity to land owned by the Woodland School District that has 
been under consideration for a future high school. See Exhibit 1. There is no immediate park or 
recreational facility nearby, except for the Lewis River Little League ball fields. As a 
Commercially-designated site (currently) a high level of service for water, sanitary sewer, storm 
drainage and streets is planned for the site, which would support High Density Residential 
developments. Any specific development proposal would be reviewed to ensure that the required 
service level standards are achieved.  
 
The environmental constraints of the subject site are fairly significant. Not only are steep slopes 
present, but Burris Creek has a required habitat buffer associated with it and there may also be 
associated regulated wetlands and 100-year floodplain. With this said, however, the 
environmental constraints of the site may be more limiting to Commercial uses than High 
Density Residential. Commercial uses typically require significant parking and extensive 
impervious surface, whereas it may be more feasible to cluster Residential uses. Generally 
speaking, Commercial uses desire sites with minimal topographical relief, of which there are 
many within the City limits. 
 
Planning and Design for Housing Element 
 
Policy #1:  Encourage a development pattern that provides a range of densities and living 
environments. 
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City Council’s Response: Satisfied.  The applicant proposes a Comprehensive Plan Map 
classification of High Density Residential (with the proposed Medium Density Residential zoning 
designation), which is the highest-intensity Residential Comprehensive Plan designation. 
Overall, the City has very little High Density Residential designation. According to the 2005 
Comprehensive Plan (Table 1-8 on Page 1-25) multi-family land accounts for less than two (2) 
percent of developed land within the City. Although some vacant land is classified for multi-
family, the majority of it has pending development activities.  
 
The 2005 Comprehensive Plan (Page 3-14) notes that “the City believes the area currently 
designated for High Density Residential use is adequate, but does plan to revisit the issue when 
the 2002 Woodland Urban Growth Management Program(WUGMP)  is updated.” It is City 
Council’s opinion that it may be appropriate to add additional High Density Residential land to 
the City’s inventory at this time, based on the limited current supply and the relative high growth 
rates experienced by the City in recent years. Additional High Density Residential land would 
add to the City’s overall residential development pattern and encourage a wide range of 
densities and living arrangements.     
 
5. If the proposal could have substantial impacts beyond the City limits, it has been 

sent as appropriate to Clark and/or Cowlitz Counties for review and comment. 
 
City Council’s Response: Satisfied.  Proposed Comprehensive Plan and Zoning Map 
Amendment requests have been forwarded to various local and state agencies for review and 
comments. See Exhibits 8, 10, 11, 13, & 16. 
 
V. CITY COUNCIL DISCUSSION 
 
The 2002 Woodland Urban Growth Management Program (WUGMP) utilizes a “commercial 
employment method” based on the ratio of jobs to the population to project future Commercial 
land needs. To this, a 20% market factor was added and a 15% infrastructure allowance. The 
“commercial employment method” basically takes the percentage of the workforce currently in 
commercial employment and uses that figure to establish a ratio of the number of jobs per 
population (or projected population). The results of the analysis done in conjunction with the 
2002WUGMP indicated that the City was in need of 80 additional acres of Commercial land by 
the year 2020. As a result, Commercial land was added to the Comprehensive Plan Map, 
including the property owned by Mr. Gaston, one of which is the subject property. The subject 
property was annexed into the City and zoned Highway Commercial (C-2) in February of 2006 
(Ordinance #1074).   
 
The 2005 Comprehensive Plan does not include an additional Commercial land need analysis, 
but rather reiterates the findings of the 2002 WUGMP (see Comprehensive Plan pages 1-20 
through 1-23 for more information). The Comprehensive Plan notes that around one-hundred 
acres in the City are currently occupied by Commercial uses and there are approximately 150 
acres of vacant Commercial land. The Comprehensive Plan also notes that the City will “not 
require any additional Commercial lands (Page 1-23),” suggesting that the City has sufficient 
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Commercially-designated land to meet 2025 needs. However, per the Land Use Inventory 
prepared by Staff, as of the end of year 2008 the City had shortage of approximately 6.8 acres of 
Commercial land, excluding the Chumbley’s Commercial 5.9 acres that has been approved per 
Land Use Application #208-906, to meet the projected 2025 land use demands. 
 
The subject site exhibits high topographical relief (e.g., steep slopes) and is arguably better 
suited for High Density Residential uses than Commercial ones. There is no practical point in 
classifying the subject property “Commercial” if it cannot be realistically developed to 
Commercial intensities due to topographical and other Critical Area constraints.  
 
VI. CITY COUNCIL’S DECISION 
 
Based on the preceding Findings of Fact, the City Council APPROVES the proposed 
Comprehensive Plan Map Amendment concerning Land Use Application #208-908 to amend 
the Comprehensive Plan Map designation of the subject property from Commercial to High 
Density Residential.   
 
VII. EXHIBITS 
 

1. Vicinity Map 
2. 06/05/2008 Notice of Complete Application (NOC) 
3. 06/06/2008 Notice of Application (NOA) and Determination of Non-Significance (DNS) including SEPA 

Checklist, narrative, trip generation analysis, and utility capacity analysis. 
4. 08/11/2008 CTED 60-day Notice 
5. 2005 City Roadway Functional Classification Map 
6. City Water Mains Map 
7. City Sanitary Sewer Mains Map 
8. 06/11/2008 Email from Holly Williamson with Olympic Pipe Line Company 
9. 06/24/2008 Letter from Jennifer Boor 
10. 06/24/2008 Letter from Steven West with Washington State Department of Fish and Wildlife (WSF&W) 
11. 06/24/2008 Letter from Stephen H. Harvey with Cowlitz-Wahkiakum Council of Government (CWCOG) 
12. 06/25/2008 Letter from Roberta C. Anderson 
13. 06/25/2008 Letter from the Washington State Department of Ecology (WSDOE) 
14. 2008 Land Use Inventory prepared by Staff 
15. 10/06/2008 Letter from Roberta C. Anderson 
16. 10/07/2008 Letter from Ted Labbe with WSF&W 
17. Contour Map 
18. Planning Commission October 2008 Minutes 
19. Planning Commission November 2008 Minutes (Draft) 
20. 01/16/2009 Letter from James Howsley 
21. 01/20/2009 Letter from James Howsley 
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