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STAFF REPORT                            PUBLIC HEARING – DOUGLAS REZONE APPLICATION 

 

Date:   June 29, 2016 

To:   Lewis County Planning Commission 

From:   Fred Evander, Senior Long Range Planner, Lewis County  

RE:   PUBLIC HEARING – DOUGLAS REZONE APPLICATION – MSC15-0167 

Attachments:  A. Rezone Application (10 pages) 

  B. Soil Information Submitted by Applicant (9 pages) 

  C. Zoning Map for Subject Property (1 Page) 

  D. Prime Agricultural Map for Subject Property (1 Page) 

  E. Natural Resources Conservation Service Map Packet (5 Pages) 

 

 

The purpose of this staff report is to introduce a Comprehensive Plan and Rezone request for a 37.22 acre 

parcel at 536 Brown Road (Parcel Number 017984001002).  

SUMMARY OF REQUEST 

This request was submitted by Annie Douglas and Keith Mohoric and seeks two separate amendments: 

• Changing the Lewis County Comprehensive Plan – This amendment would change the Comprehensive 

Plan Future Land Use designation of the parcel from Agricultural Resource Land to Rural. 

• Changing the Zoning Map – The amendment would also change the zoning of the parcel from 

Agricultural Resource Land to Rural Development District – One Dwelling Unit per Five Acres (RDD-5). 

The applicants have argued that this change is warranted due to two primary reasons: the available land area 

is not large enough to be commercially viable due to current structures, topography and streams; and soil type 

does not allow the growing of a crop type that would be commercially viable (see Attachment B, page 6). The 

applicants also maintain that a variety of provisions within the Growth Management Act support the proposed 

Comprehensive Plan and zoning change (see the responses in Attachment A). 

CRITERIA TO EVALUATE REQUEST 

The relevant criteria to evaluate this request are provided within the Lewis County Comprehensive Plan and 

the zoning code. The policies in the Comprehensive Plan provide the general criteria for the overall designation 

of agricultural resource lands, and the criteria in the zoning code offer steps to remedy incorrect designations 

of the lands. Both of these criteria are reproduced below: 

Comprehensive Plan Criteria (for Agricultural Lands) 

Policy NR 1.3 Designate agricultural lands of long-term commercial significance as follows: 

1.   Identify lands that are primarily devoted to the commercial production of agricultural products 

enumerated in RCW 36.70A.030(2) of the Growth Management Act. 
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2.   Identify lands that are classified as having prime farmland soils as determined by the National Resource 

Conservation Service (NRCS) that occupy a significant partition of the parcel.  Prime farmland soils include 

soils classified by NRCS as “prime farmland,” Prime farmland if drained,” “prime farmland if drained and 

either protected from flooding or not frequently flooded during the growing season,” and “prime farmland 

if irrigated.”  (NRCS maintains a list of soil mapping units that meet the criteria for prime farmland. 7CFR 

657.4). 

3.  Lands with soils that are classified by NRCS as “prime farmland if drained” or “prime farmland if irrigated” 

are presumed to be drained or irrigated in the absence of evidence to the contrary; 

4.   Identify lands that have non-soil dependent agricultural uses such as poultry, Christmas tree, horticulture, 

and fish hatchery operations;  

5.    Consider the combined effects of proximity to population areas and the possibility of more intense uses of 

the land as indicated by: 

 

(a) The availability of public facilities; 

(b)  Tax status; 

(c)  The availability of public services  

(d) Relationship or proximity to urban areas; 

(e)  Predominant parcel size (20 acres is considered a suitable predominant parcel size for commercial 

agriculture); 

(f)  Land use settlement patterns and their compatibility with agricultural practices; 

(g)  Intensity of nearby land uses; 

(h)  History of land development permits issued nearby; 

(i) Land values under alternative uses; and 

(j)  Proximity of markets. 

 

Zoning Code Criteria 

17.30.600 Relief from errors in ARL designation. 

1.  Property owners who believe a parcel has been included in agricultural resource land in error may request 

redesignation of that parcel pursuant to the comprehensive plan amendment provisions of LCC 

17.165.040.  

2.  Property owners who claim a parcel was included in agricultural resource land in error due to incorrect 

mapping of prime soils, as listed in the land use element of the comprehensive plan, shall provide a written 

report by a certified soils scientist documenting the actual soils conditions on the parcel. The application 

fee for a comprehensive plan amendment set by LCC 17.165.020 shall be waived for property owners 

submitting a request for redesignation under this subsection (2). 

3.  Property owners who claim a parcel was included in agricultural resource land in error because soils on the 

parcel are classified by the National Resources Conservation Service as “prime farmland if drained” and the 

soils are not drained; or “prime farmland if drained and either protected from flooding or not frequently 

flooded during the growing season” and the soils are not drained and are not protected from flooding or 

are subject to flooding during the growing season; or “prime farmland if irrigated” and the parcel is not 

irrigated due to lack of necessary water rights shall provide a written declaration documenting the 

drainage or irrigation status of the soils on the parcel. The reclassification will be considered a 
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comprehensive plan amendment set by LCC 17.165.020 and the fee shall be waived for property 

submitting a request under this subsection (3).  

4.  Property owners who claim a parcel was included in agricultural resource land in error due to an incorrect 

assessment of the presence of a commercial, non-soil-dependent agricultural use shall provide a written 

declaration documenting the absence of such use thereby rendering the parcel no longer devoted to or 

capable of long-term commercial agriculture. The reclassification will be considered a comprehensive plan 

amendment set by LCC 17.165.020 and the fee shall be waived for property submitting a request under 

this subsection (4). [Ord. 1207 §2 (Exh. D), 2009; Ord. 1197 §2, 2007]  

RELEVANT CONDITIONS RELATED TO THE PROPERTY 

Staff note the following conditions that are relevant to the criteria for this application: 

• The block of Agricultural Resource Land and the Agricultural Comprehensive Plan designation in the 

area is 983.05 acres.  

• The soils on the property are Prather Silty Clay Loam with 0 to 5 percent slopes. This soil is considered 

“Prime Farmland” according to the National Resource Conservation Service Soil Survey.  

• The designation of the Agricultural Resource Land within the area is primarily meant to include “prime 

agricultural soils,” and was drawn primarily to capture larger parcels (i.e. over 20 acres). The size of the 

subject parcel is 37.22 acres. Within the zone in the area, seven of the 20 parcels in the zone are less 

than 20 acres.  

• The parcel is bound on three sides by Rural Density Development (1 unit per 5 acres), and the 

distinction in the zones was originally drawn as a result of the differences in the adjacent lot sizes (as 

the neighboring parcels are also “prime farmland”). Neighboring parcels range in size from 1 to 20 

acres. 

• The parcel has 36.22 acres being taxed as Open Space Farm and Agriculture (OSFA) and 1.00 acre not 

enrolled in any tax programs. The parcel has been enrolled in OSFA since 1977. 

• The lot is not served by any public water system. 

• Three structures including a single-family residence are present on the property, and two non-fish 

bearing streams are located in the area. 

ANALYSIS OF THE REZONE REQUEST 

Given the presence of “prime farmland,” the predominant parcel size in the zone, and the existing tax status of 

the land, the parcel was likely reasonably classified given the Comprehensive Plan designation criteria. As a 

result, the application should likely not be processed under the standards in LCC 17.30.600(1).  

Additionally, the applicant’s argument about the lack of long-term commercial viability for the agricultural 

operations (in itself) cannot be utilized to argue that the designation was in error. Profitability is not an 

available criterion for consideration under the Comprehensive Plan (see the Comprehensive Plan criteria 

above) and, according to a previous Lewis County decision by the Western Washington Growth Management 

Hearings Board (WWGMHB), economics are not sufficient to determine an erroneous designation of 

agricultural land. According to the WWGMHB: 

(The proponent’s) argument that his property has never produced a profitable crop does not 

demonstrate that the County was clearly erroneous in designating it ARL. Although the Lewis County 

Court did note that the GMA was not intended to trap anyone in economic failure, when it comes to 
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agricultural lands, it is the economic concerns of the agricultural industry not an individual farmer’s 

economic needs that are to be considered. (Hadaller v. Lewis County) 

Given these facts, the one approach that can be utilized by the applicant is pursuing the rezone under 

17.30.600(2) (an option that was provided to the applicant). This approach would require the demonstration 

that the designation of “Prime Farmland” was in error. While the applicant has provided soil information, 

retrieved from the National Resource Conservation Service website as part of this application (see Attachment 

B), this information unfortunately does not meet the requirement that the applicant “shall provide a written 

report by a certified soils scientist documenting the actual soils conditions on the parcel” (LCC 17.30.600(2)). 

As a result, the applicant has not provided adequate information to process the request under LCC 

17.30.600(2). 

CONCLUSION 

Based on these factors, staff recommends that the Planning Commission hold a public hearing on the 

Comprehensive Plan amendment and rezone application, and ultimately deny the application by Annie 

Douglas and Keith Mohoric to rezone Parcel 017984001002 (unless additional details are provided that would 

warrant a reconsideration of the application). Major factors that should contribute to this decision include the 

fact that: 

1. The property contains Prime Farmland soils as defined by the National Resource Conservation Service 

Soil Survey. 

2. The property contains a parcel size larger than 20 acres, the predominant parcel size deemed suitable 

for agriculture as part of the Comprehensive Plan. 

3. The bulk of the property is in Open Space Farm and Agriculture tax status, a criterion used in helping to 

determine the appropriateness of an Agricultural Resource Land designation. 

4. The parcel is not served by a public water system or other urban facility. 
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Farmland Classification

Farmland Classification— Summary by Map Unit — Lewis County Area, Washington (WA641)

Map unit symbol Map unit name Rating Acres in AOI Percent of AOI

1 Alvor silty clay loam Prime farmland if drained
and either protected
from flooding or not
frequently flooded
during the growing
season

85.6 2.0%

48 Chehalis silty clay All areas are prime
farmland

90.0 2.1%

89 Galvin silt loam, 0 to 8
percent slopes

Prime farmland if drained 48.4 1.1%

90 Galvin silt loam, 8 to 15
percent slopes

Farmland of statewide
importance

33.5 0.8%

118 Lacamas silt loam, 0 to 3
percent slopes

Prime farmland if drained 86.8 2.1%

131 Melbourne loam, 8 to 15
percent slopes

Farmland of statewide
importance

91.8 2.2%

132 Melbourne loam, 15 to 30
percent slopes

Farmland of statewide
importance

422.0 10.0%

156 Olympic silty clay loam, 8
to 15 percent slopes

Farmland of statewide
importance

15.0 0.4%

157 Olympic silty clay loam,
15 to 30 percent
slopes

Farmland of statewide
importance

47.2 1.1%

158 Olympic silty clay loam,
30 to 65 percent
slopes

Not prime farmland 99.4 2.4%

167 Prather silty clay loam, 0
to 5 percent slopes

All areas are prime
farmland

1,771.8 42.1%

168 Prather silty clay loam, 5
to 15 percent slopes

Farmland of statewide
importance

142.1 3.4%

172 Reed silty clay loam Prime farmland if drained
and either protected
from flooding or not
frequently flooded
during the growing
season

241.8 5.7%

187 Salkum silty clay loam, 0
to 5 percent slopes

All areas are prime
farmland

336.5 8.0%

188 Salkum silty clay loam, 5
to 15 percent slopes

Farmland of statewide
importance

291.2 6.9%

189 Salkum silty clay loam,
15 to 30 percent
slopes

Farmland of statewide
importance

313.5 7.4%

Farmland Classification—Lewis County Area, Washington

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey
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Farmland Classification— Summary by Map Unit — Lewis County Area, Washington (WA641)

Map unit symbol Map unit name Rating Acres in AOI Percent of AOI

190 Salkum silty clay loam,
30 to 65 percent
slopes

Not prime farmland 75.2 1.8%

193 Scamman silty clay
loam, 0 to 5 percent
slopes

Prime farmland if drained 11.5 0.3%

194 Scamman silty clay
loam, 5 to 15 percent
slopes

Farmland of statewide
importance

4.9 0.1%

W Water Not prime farmland 1.2 0.0%

Totals for Area of Interest 4,209.4 100.0%

Description

Farmland classification identifies map units as prime farmland, farmland of
statewide importance, farmland of local importance, or unique farmland. It identifies
the location and extent of the soils that are best suited to food, feed, fiber, forage,
and oilseed crops. NRCS policy and procedures on prime and unique farmlands
are published in the "Federal Register," Vol. 43, No. 21, January 31, 1978.

Rating Options

Aggregation Method:  No Aggregation Necessary

Tie-break Rule:  Lower

Farmland Classification—Lewis County Area, Washington

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey
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