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November 27, 2017 BOCC Hearing 

 
Walla Walla County Community Development Department 

310 W. Poplar Street, Suite 200, Walla Walla, WA 99362 / 509-524-2610 Main 

 
Date:  November 21, 2017 
To:  Walla Walla County Board of County Commissioners 
From: Tom Glover, Director 
 Lauren Prentice, Principal Planner 
 
RE:   Public Hearing to consider action on the 2017 Final Docket of amendments to the 

Walla Walla County Comprehensive Plan and Development Regulations.  
 
Background 
The following applications were placed on the 2017 Final Docket by the Board of County 
Commissioners on July 24, 2017, by Resolution 17-197. Please refer to Items 1, 2, and 3 in the 
notebook to review the materials submitted with these applications: 
 
1. CPA17-001/REZ17-001 Cavalli 

Site-specific application by Roberta Cavalli to change the land use designation from Agriculture 
Residential to Rural Residential 5 and rezone an 18.27-acre parcel at the intersection of Wallula 
Avenue and McKinney Road from AR-10 to RR-5 (APN 350727420010). 
 

2. ZCA16-002 Brent Knowles 
Application by Brent Knowles to amend WWCC Chapter 17.31, Development Standards – Cluster 
Developments on Resource Lands. The amendments would increase the allowed average lot size 
for residential lots in a cluster subdivision; increase the maximum allowed lot size of cluster lots; 
allow the creation of 20-acre lots in the AR-10 zone; and revise the code as it pertains to density 
transfers.  The application by Mr. Knowles contains several different amendments to Chapter 
17.31.  The Planning Commission recommended that all of the proposed amendments be denied, 
but each of them could be considered separately. 
 
Note: As presented to the Board at the workshop, on October 26 Jared Hawkins, the applicant’s 
attorney, sent a letter proposing to modify the application to withdraw the proposed reduction in 
the amount of resource land that would have to be reserved in a cluster subdivision in the AR-10 
zone.  The code currently requires 85% of land within a cluster subdivision in the AR-10 zone be 
reserved for resource uses, the original application had proposed that requirement to be reduced 
to 70%.  According to this section of the clustering code, “resource use shall include all permitted 
and conditional uses and buffer requirements in the Agriculture Residential-10 zone other than 
residential lots.”  See WWCC 17.31.060H.  The October 26 letter withdraws that part of the 
application and instead proposes to add language to this section to allow an applicant to reserve 
resource land on residential parcels within a cluster subdivision.  This modification to the 
proposal was not reviewed by the Planning Commission. 
 

3. CPA17-002/REZ17-002 J. R. Simplot Company 
Site-specific Comprehensive Plan amendment and rezone applications to add a 160-acre property 
(Parcel A) to the Attalia Industrial Urban Growth Area, change the land use and zoning 
designations from Primary Agriculture/PA-40 to Industrial Agriculture/IA-M, and remove the 
Unique Lands designation shown on Comprehensive Plan Map RL-10. This property is located 
north of the existing UGA boundary and north of Dodd Road. Secondly, the applications would 
remove a 160-acre property (Parcel B) on Dodd Road from the Attalia Urban Growth Area and 
change the land use and zoning from Industrial Agriculture/IA-M to Primary Agriculture/PA-40. 
(APN 310822110002, 310826410004). 

 



 

Staff Report:2017 Final Docket  Page 2 of 4 

November 27, 2017 BOCC Hearing 

On October 4, 2017 the Planning Commission held a public hearing for each item, and allowed input 
from the public before deliberation, and making a recommendation to be considered by the Board of 
County Commissioners. 
 
On October 31, 2017 the staff of the Community Development Department presented the Planning 
Commission’s recommendation for each of these applications in a workshop with the Board of County 
Commissioners.   
 
On November 13, 2017 the Board of County Commissioners signed Resolution No. 17-292 setting the 
date and time for a public hearing on the applications comprising the 2017 final docket. 
 
On November 16, 2017 a Notice of Public Hearing was published in the Walla Walla Union Bulletin, 
Waitsburg Times, and Tri-City Herald.  This notice was also published on the Community 
Development Department website, posted on site, and mailed as documented in the affidavit included 
as Attachment 2. 
 
Planning Commission Recommendation 
At the public hearing held by the Planning Commission on October 4th, the Commission made the 
following recommendations: 
 
1. CPA17-001/REZ17-001 Cavalli 

After hearing testimony from the applicant’s representative, Greg Flowers, and no other members of 
the public during the public hearing, the Planning Commission voted 4-3, to recommend that the 
Board of County Commissioners: 
• Deny the Roberta Cavalli Comprehensive Plan amendment and rezone applications (CPA17-002, 

REZ17-002). 
 

2. ZCA16-002 Brent Knowles 
After hearing testimony from the applicant’s representative, Jared Hawkins and two members of the 
public, one opposed and one neutral, the Planning Commission voted 5-2, to recommend that the 
Board of County Commissioners: 
• Deny the Brent Knowles zoning code text amendment application (ZCA17-002). 
 

3. CPA17-002/REZ17-002 J. R. Simplot Company 
After hearing testimony from the applicant and their representative and the Port of Walla Walla in 
favor of the proposal, and hearing oral testimony from one member of the public who was opposed 
and considering two written comment letters from members of the public who were opposed, the 
Planning Commission voted 5-1, with one member abstaining, to recommend that the Board of 
County Commissioners: 
• Approve the J.R. Simplot Company Comprehensive Plan amendment and rezone applications 

(CPA17-002, REZ17-002). 
 
Review criteria 
Review criteria for Comprehensive Plan and development regulations amendments is established 
in WWCC Chapters 14.10 and 14.15. These sections are listed in the October 4 staff reports to the 
Planning Commission, which are in the notebook. 
 
Recommended Motions 
 
1. CPA17-001/REZ17-001 Cavalli  

• “I move that the Board of County Commissioners concur with the findings of fact and 
conclusions of law of the Planning Commission in dockets CPA17-001/REZ17-001 by Cavalli, 
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and deny the application, and request the Community Development Department and 
Prosecuting Attorney prepare an ordinance for approval.” 
 
Or, 
 

• “I move that the Board of County Commissioners not agree with the findings of fact and 
conclusions of law of the Planning Commission in dockets CPA17-001/REZ17-001 by Cavalli, 
and approve the application, and request the Community Development Department and 
Prosecuting Attorney prepare an ordinance for approval, with additional findings of fact and 
conclusions of law to be reviewed by the Board.” 
 

2. ZCA16-002 Brent Knowles 
• “I move that the Board of County Commissioners concur with the findings of fact and 

conclusions of law of the Planning Commission in docket ZCA16-002 by Brent Knowles, and 
deny the application, and request the Community Development Department and Prosecuting 
Attorney prepare an ordinance for approval.” 
 
Or, 
 

• “I move that the Board of County Commissioners not agree with the findings of fact and 
conclusions of law of the Planning Commission in docket ZCA16-002 by Brent Knowles, and 
[approve/partially approve/approve with modifications] the application, and request the 
Community Development Department and Prosecuting Attorney prepare an ordinance for 
approval, with additional findings of fact and conclusions of law to be reviewed by the Board.”  
[Note:  some modifications may require an additional public hearing under the GMA] 

 
3. CPA17-002/REZ17-002 J. R. Simplot Company 

• “I move that the Board of County Commissioners concur with the findings of fact and 
conclusions of law of the Planning Commission in dockets CPA17-002/REZ17-002 by J. R. 
Simplot Company, and approve the application, and request the Community Development 
Department and Prosecuting Attorney prepare an ordinance for approval.” 

 
Or, 

 
• “I move that the Board of County Commissioners not agree with the findings of fact and 

conclusions of law of the Planning Commission in dockets CPA17-002/REZ17-002 by J. R. 
Simplot Company, and deny the application, and request the Community Development 
Department and Prosecuting Attorney prepare an ordinance for approval, with additional 
findings of fact and conclusions of law to be reviewed by the Board.” 

 
Attachments and Additional Materials 
The following attached documents were generated or received during or after the October 31 
workshop. 

1. Planning Commission Resolution No. 17-04 
2. Board of County Commissioners Resolution No. 17-292 
3. Notice of Public Hearing and affidavit of mailing, publishing, and posting 
4. Letter from Greg Flowers, representative for Roberta Cavalli, dated October 30, 2017  
5. Conceptual map presented by Jared Hawkins, representative for Brent Knowles, at the 

October 31 workshop 
6. PowerPoint slides prepared by Jared Hawkins, representative for Brent Knowles 
7. Email with five photographs submitted by Steve Morasch, attorney for Randy Buchanan 
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8. Letter (and attachments) from Michelle Green, attorney for J.R. Simplot Company, dated 
November 20, 2017  

 
Documents that were presented at past meetings are included in the notebooks.  This includes staff 
reports that were presented to the Planning Commission and the correspondence listed below.  No 
written public comments have been submitted on the Cavalli or Knowles applications. 

1. Letter from Jared Hawkins, representing applicant Brent Knowles, dated October 26, 2017 
2. Letter from Steve Morasch, representing Randy Buchanan, dated October 11, 2017 
3. Letter from William Simpson, Growth Management Services Senior Planner, dated October 9, 

2017 
4. Soil maps and table presented by J.R. Simplot Company to the Planning Commission on 

October 4, 2017 
5. Letter from Stuart Turner received on October 3, 2017 
6. Letter from Steve Morasch, representing Randy Buchanan, dated September 29, 2017 
7. Letter from Jared Hawkins, representing applicant Brent Knowles, dated September 20, 2017 
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Walla Walla County Community Development Department  

310 W. Poplar Street, Suite 200, Walla Walla, WA 99362 / 509-524-2610 Main 
 

 
 

Certificate of Notification  
 

File Number: 2017 Final Docket 
Site Address: Varied 
Type of Notice:  Notice of Public Hearing – BOCC 11/27/2017 
Review Level/Type:  Level 5 
 
 
Proof of Mailing 
I certify under penalty of perjury under the laws of the State of Washington that the content of 
the above form of notice was  

 Mailed to the property owners of record 500' adjacent to the Cavalli property (REZ17-
001, CPA17-001) and Simplot properties (CPA17-002, REZ17-002) on the following date: 
11/15/2017 (see attached lists) 

 Mailed/e-mailed to applicant(s) or representative on: 11/15/2017  

 Mailed/e-mailed to all parties of record on: 11/15/2017 

 
Lauren Prentice  
Printed Name 

_____________________________ 
Signature 

11/21/2017  
Date

 
Proof of Publishing 
I certify under penalty of perjury under the laws of the State of Washington that the content of 
the above form of notice was  

 Published in the official gazette (Union Bulletin) and Waitsburg Times and Tri-City Herald 
(papers of general circulation) on: 11/16/2017 

 Published in a paper(s) of general circulation (Waitsburg Times and Tri-City Herald) on: 
9/21/2017 

  on the CDD website on the following date: 11/21/2017 

 

Lauren Prentice  
Printed Name 

_____________________________ 
Signature 

11/21/2017  
Date

 
Proof of Posting 
I certify under penalty of perjury under the laws of the State of Washington that the content of 
the above form of notice was  

 Posted on site for Cavalli property (REZ17-001, CPA17-001) and Simplot properties 
(CPA17-002, REZ17-002) on: 11/20/2017 by Don Sims 

 
 
Lauren Prentice  
Printed Name 

_____________________________ 
Signature 

11/21/2017  
Date
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Walla Walla County Community Development Department  

310 W. Poplar Street, Suite 200, Walla Walla, WA 99362 / 509-524-2610 Main 

 NOTICE OF PUBLIC HEARING 
BOARD OF COUNTY COMMISSIONERS 

WALLA WALLA COUNTY, WA 
 

Notice is hereby given that the Board of County Commissioners will hold a public hearing  
at 10:00 AM on Monday, November 27, 2017, in Commissioners' Chambers, Walla Walla County 
Public Health and Legislative Building, 314 West Main, Walla Walla, Washington to receive public 
testimony and consider, pursuant to Walla Walla County Code Chapters 14.10 and 14.15, action or 
decision on the following proposals which are on the 2017 Final Docket of Comprehensive Plan and 
Development Regulations Amendments. 

• CPA17-001/REZ17-001 –Cavalli 
Site-specific Comprehensive Plan and Zoning Map amendment applications by Roberta 
Cavalli for an 18.27-acre parcel.  The proposal would change the land use designation from 
Agriculture Residential to Rural Residential 5 and similarly rezone the property from 
Agriculture Residential 10-acres (AR-10) to Rural Residential 5-acres (RR-5).  The subject 
property is located at the southwest corner of the intersection of Wallula Avenue and 
McKinney Road (APN 350727420010). 

• ZCA17-002 – Brent Knowles 
Application by Brent Knowles to amend WWCC Chapter 17.31, Development Standards – 
Cluster Developments on Resource Lands.  The amendments would increase the allowed 
average lot size for residential lots in a cluster subdivision; increase the maximum allowed 
lot size of cluster lots; allow for the creation of 20-acre lots in the Agriculture Residential 
10-acre (AR-10) zone, which is currently prohibited; revise the code as it pertains to density 
transfers; and make other minor amendments. 

• CPA17-002/REZ17-002 – J. R. Simplot Company 
Site-specific Comprehensive Plan amendment and rezone applications to add a 160-acre 
property (Parcel A) to the Attalia Industrial Urban Growth Area, change the land use and 
zoning designations from Primary Agriculture/PA-40 to Industrial Agriculture/IA-M, and 
remove the Unique Lands designation shown on Comprehensive Plan Map RL-10.  This 
property is located north of the existing UGA boundary and north of Dodd Road.  Secondly, 
the applications would remove a 160-acre property (Parcel B) on Dodd Road from the 
Attalia Urban Growth Area and change the land use and zoning from Industrial 
Agriculture/IA-M to Primary Agriculture/PA-40. (APN 310822110002, 310826410004) 
 

Written comments regarding these amendments may be submitted prior to and at the hearing on 
November 27.  This is the final opportunity to comment; written comments cannot be accepted 
after the public hearing is closed on November 27.  Send written comments to the following 
address: 

Board of County Commissioners 
c/o Walla Walla County Community Development Department  
310 W. Poplar Street, Suite 200; Walla Walla, WA 99362 
commdev@co.walla-walla.wa.us  

 

PUBLIC HEARING INFORMATION 
County Public Health and Legislative Building  

2nd floor - Room 213 
314 West Main Street; Walla Walla, WA 

November 27, 2017 at 10:00 AM 
 
FOR MORE INFORMATION: For more information regarding this meeting, please contact Lauren 
Prentice, Principal Planner at 509-524-2620 or commdev@co.walla-walla.wa.us.  
 
Walla Walla County complies with ADA; reasonable accommodation provided with 3 days notice. 

mailto:commdev@co.walla-walla.wa.us
mailto:commdev@co.walla-walla.wa.us
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Walla Walla County Community Development Dept. - 310 W. Poplar Street, Suite 200, Walla Walla WA 99362 - (509) 524-2610Print Date: 06/05/2017

CITY LIMITS
TAX LOTS
URBAN GROWTH AREA

LIGHT INDUSTRIAL
AGRICULTURE RESIDENTIAL 10
PRIMARY AGRICULTURE 40
R-60 SINGLE-FAMILY RESIDENTIAL
RURAL RESIDENTIAL 5

0 0.15 0.30.075 Miles

CPA17-001, REZ17-001
Roberta Cavalli

Approximate area - 18.26-acres
Number of tax lots - 1
Property owners -
  Roberta Cavalli (APN 350727420010)
Existing land use designation - Agriculture Residential
Proposed land use designation - Rural Residential 5
Existing zoning - Agriculture Residential 10
Proposed zoning - Rural Residential 5

Attachment 4



OWNER NAME IN CARE OF ADDRESS1 CITY STATE ZIPCODE
BILES ROBERT CHOOJIT NAULPETCH 1982 WALLULA AVE WALLA WALLA WA 99362
BS FARMS LLC PO BOX 686 WALLA WALLA WA 99362
CUNEO GINO R & PAMELA A 1932 WALLULA AVE WALLA WALLA WA 99362
D & M YEEND FAMILY LLC 1603 SPRING VALLEY RD WALLA WALLA WA 99362
ENRIQUEZ FERNANDO & LOURDES 580 CREEKSIDE LN WALLA WALLA WA 99362
GRASSI LEONA G BUGHI 296 MCKINNEY RD WALLA WALLA WA 99362
HEADLEY EVERETT D & JANET KENNETH LEROY HEADLEY 1223 BLALOCK DR WALLA WALLA WA 99362
MC CORMMACH TERRY L PO BOX 2888 WALLA WALLA WA 99362
MUNNS ANTHONY G PO BOX 522 CONNELL WA 99326
MURO ISAIAS J & SONIA E 2041 WALLULA AVE WALLA WALLA WA 99362
RAHN HAROLD D 530 RUSSET RD WALLA WALLA WA 99362
SCHMATT CREDIT TRUST SHARON R SCHMATT TRUSTEE 1437 WALLULA AVE WALLA WALLA WA 99362
SCHNORR GREGORY S DEWAYNE & KAREN SCHNORR LIVING T 1956 WALLULA AVE WALLA WALLA WA 99362
SHOLTIS ALBERT A 172 MC KINNEY RD WALLA WALLA WA 99362
TATARYN LONDA R 1906 WALLULA AVE WALLA WALLA WA 99362
WALL ROBERT F & KAREN 41 QUAIL VIEW LN WALLA WALLA WA 99362
WILLIAMS BRIAN & JENNY PO BOX 125 COLLEGE PLACE WA 99324
ZUGER ROBERT LEE & KATHLEEN MARIE 302 MCKINNEY RD WALLA WALLA WA 99362
FLOWERS GREG PBS 5 N. COLVILLE WALLA WALLA WA 99362
CAVALLI ROBERTA 1278 WALLULA AVE WALLA WALLA WA 99362



OWNER NAME CO ADDRESS1 CITY STATE ZIPCODE

KNOWLES, BRENT 1010B VALLEY CHAPEL RD WALLA WALLA WA 99362

HAWKINS, JARED 2225 ISAACS AVE, SUITE B WALLA WALLA WA 99362

VANDIVER, ELAINE OLD HOMESTEAD ALPACAS 5260 STATELINE RD WALLA WALLA WA 99362

FUTUREWISE STATEWIDE HEADQUARTERS 816 SECOND AVE, SUITE 200 SEATTLE WA 98104

FUTUREWISE EASTERN WA 35 W MAIN STREET SPOKANE WA 99201

NANCY BALL 213 FULTON STREET WALLA WALLA WA 99362



OWNER NAME IN CARE OF ADDRESS1 CITY STATE ZIPCODE

ART MORTGAGE BORROWER PROPCO % MARVIN F POER & CO 18818 TELLER AVE STE 277 IRVINE CA 92612

BUCHANAN RANDY W 35032 W HIGHWAY 12 BURBANK WA 99323

BUCHANAN VERNON W & ALPHA D RANDY W BUCHANAN 35032 W HIGHWAY 12 BURBANK WA 99323

BUCHANAN WAYNE V & DONNA 35032 W HIGHWAY 12 BURBANK WA 99323

CFG VENTURES LLC 341 SUNNYBANK RD PASCO WA 99301

FLAT TOP RANCH LLC 2521 FISHOOK PK RD PRESCOTT WA 99348

I B P INC C/O TYSON FOODS INC PO BOX 2020 TAX DEPT SPRINGDALE AR 72765

J R SIMPLOT COMPANY PO BOX 27 BOISE ID 83707

LILLY & LUCY LOICHINGER FARM LLC COMPARTMENT 44 SITE 16 RR 1 FORT SAINT JOHN BC V1J4M6 CANADA

SIMPLOT FEEDERS LLC PO BOX 27 BOISE ID 83707

WALLA WALLA COUNTY OF 315 W MAIN ST WALLA WALLA WA 99362

WASHINGTON STATE OF DEPT OF NATURAL RES P O BOX 47041 OLYMPIA WA 98504

WALLA WALLA PORT OF 310 A ST WALLA WALLA WA 99362

Anderson Perry & Associates, Inc. c/o Dana Kurtz PO Box 1107 La Grande OR 97850

Turner, Stuart 5903 Kilawea Drive West Richland WA 99353

Steve C. Morasch 805 Broadway Street, Suite 1000 PO Box 1086 Vancouver WA 98666
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10/31/2017

1

Cluster Developments
on Resource Lands

Chapter 17.31

Knowles Application

• Proposes Five (5) Amendments
• Purpose:

• Creates options for smaller and more diverse farming operations
• Allows for innovation in farming practices
• Make efficient use of County resource land to improve County economic base
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10/31/2017
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1. 20 Acre Lots or Larger in AR‐10 ZONE

• Section 17.31.020(F) of the Walla Walla County Code shall be 
amended as follows:

• “F. Divisions of land into twenty‐acre lots or larger in the General 
Agriculture 20 zone on lands included in the areas identified as being 
either "primary significance" or "unique land" as shown on maps of 
the county's comprehensive plan and on all lands in the Agriculture 
Residential‐10 zone shall be allowed so long as a minimum of seventy 
percent of each lot (which may include transferred density as allowed 
in Section 17.31.060(X)) is maintained and preserved for a resource 
use through a notation on the face of any recorded plat or short plat.”

1. 20 Acre Lots or Larger in AR‐10 ZONE

• Currently: You cannot divide parcels smaller than 160 acres in AR‐10 
zone without doing cluster development

• Proposal: Allow divisions 20 acres are larger
• Purpose: Diversity in farming (small 20 acre farms)
• Result:

• Does not increase density; density is still 1 development right per 10 acres
• Does allow for smaller farms:

• Innovative farming practices  (e.g., permaculture, organic farms, etc.)



10/31/2017
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2. Percentage Reserved for Resource Parcel

• Section 17.31.060(H), (O), (P), and (X) of the Walla Walla County 
Code shall be amended as follows:

• “H. With the exception of developments within the Agriculture 
Residential‐10 zone, aAt least seventy percent of the overall 
development site shall be maintained and preserved for a resource 
use through a recorded instrument approved by the director. In the 
Agriculture Residential‐10 zone, at least eighty‐five percent of the 
overall development site will be maintained and preserved for a 
resource use through a recorded instrument approved by the director. 
Resource use shall include all permitted and conditional uses and 
buffer requirements in the Agriculture Residential‐10 applicable zone 
other than adding density to residential lots.” 

2. Percentage Reserved for Resource Parcel

• Section 17.31.060(H), (O), (P), and (X) of the Walla Walla County 
Code shall be amended as follows:

• “H. With the exception of developments within the Agriculture 
Residential‐10 zone, aAt least seventy percent of the overall 
development site shall be maintained and preserved for a resource 
use through a recorded instrument approved by the director. In the 
Agriculture Residential‐10 zone, at least eighty‐five percent of the 
overall development site will be maintained and preserved for a 
resource use through a recorded instrument approved by the director. 
Resource use shall include all permitted and conditional uses and 
buffer requirements in the Agriculture Residential‐10 applicable zone 
other than adding density to residential lots.” 
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2. Percentage Reserved for Resource Parcel

• H. With the exception of developments within the Agriculture Residential‐10 
zone, at least seventy percent of the overall development site shall be maintained 
and preserved for a resource use through a recorded instrument approved by the 
director. In the Agriculture Residential‐10 zone, at least eighty‐five percent of the 
overall development site will be maintained and preserved for a resource use 
through a recorded instrument approved by the director.  In addition, a property 
owner may elect to impose conditions and restrictions (through a recorded 
instrument approved by the director) on residential parcels within a proposed 
cluster development in order to maintain and preserve a portion of such 
residential parcels for resource use.  The percentage of the overall development 
site set aside for resource use shall be calculated to include any portion of the 
residential parcels maintained and preserved for resource use.  Resource use 
shall include all permitted and conditional uses and buffer requirements in the 
Agriculture Residential‐10 zone other than residential lots.

3. Maximum Residential Parcel Size 

• O. No parcel in the cluster development, except a farm center 
parcel with existing building or a resource parcel, shall exceed three 
five acres in area.

• Purpose: 
• Allows the residential lots to be larger so they can also be used for agricultural 
use

• Diversity in farming practices
• Does not reduce the 85% reserved for agriculture
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4. Average Residential Parcel Size

• P. The average lot size of the smaller parcels shall not exceed two 
three acres in size. 

• Purpose: 
• Allows the residential lots to be larger so they can also be used for agricultural 
use

• Diversity in farming practices
• Does not reduce the 85% reserved for agriculture

5. Density Transfer

• X. Transfer of Cluster Lot Density:
• 1. Cluster lot density can be transferred from contiguous parcels in 
the same ownership where density is transferred between lands in 
the same zoning district or from lands in a lower density zoning 
district (e.g. from Primary Agriculture ‐40 to Primary Agriculture ‐40; 
from Primary Agriculture‐40 to Agricultureal ResourceResidential‐10). 
Two legal parcels separated by roads (all types) and/or railroads are 
considered to be contiguous. 
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5. Density Transfer

• Upon the division of a parcel allowed by the Code, the property 
owner may transfer from the separated parcel to the remaining parcel 
one or more developments rights for the purpose of increasing 
cluster lot density within the remaining parcel, provided that the 
separated parcel must retain at least one development right.  
Development rights, as used in this section, refers to the allowable 
number of units that can be developed within a parcel.

5. Density Transfer

• Current: Density can already be transferred between contiguous 
parcels in common ownership

• Proposal: Also allow density transfer upon division of a parcel / 
transfer to new owner

• Purpose: 
• Increase flexibility in creation of small farms
• Diversity in farming
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Conclusion

• Five (5) Amendments
• Can all be approved, or approved in part
• No need for all or nothing approach

• Results
• Conserves Resource Land (no loss of resource land)
• Encourages economic use of land
• Catalyst for more diverse farming operations
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Lauren Prentice

From: Steve C. Morasch <stevem@landerholm.com>
Sent: Thursday, November 16, 2017 12:38 PM
To: Lauren Prentice
Cc: Jacqueline S. Renny
Subject: RE: Notice of Public Hearing - Walla Walla County BOCC

 
Thanks for providing notice of the hearing.  I will be forwarding you five photographs for the record in the Simplot 
matter.  Since the photos are a large file size, I will send them individually.  If you could please acknowledge when you 
have received all five photos, I would appreciate it.  Thanks. 
  
 
Steve C. Morasch | Attorney at Law  

805 Broadway Street, Suite 1000  
P.O. Box 1086  
Vancouver, WA 98666‐1086  
T: 360‐558‐5912 | T: 503‐283‐3393 | F: 360‐558‐5913  
www.landerholm.com  

From: Lauren Prentice [mailto:lprentice@co.walla-walla.wa.us]  
Sent: Wednesday, November 15, 2017 4:50 PM 
To: Elaine Vandiver (oldhomesteadalpacas@gmail.com); Brent Knowles; Julie Hallowell; Jared Hawkins; Greg E. Flowers; 
Paul Gerola; Patrick Reay; Conrad, Vic; Hendricks, Connie; John Wells; Dana Kurtz; Michelle A. Green 
(michelleg@jdsalaw.com); Steve C. Morasch; agforensic@aol.com 
Cc: Tom Glover; Lauren Prentice 
Subject: Notice of Public Hearing - Walla Walla County BOCC 
  
See attached public notice related to applications on the County’s 2017 Final Docket; a Board of County Commissioners 
Public Hearing has been scheduled for Monday, November 27, at 10:00AM. 
  
Lauren Prentice | Principal Planner | Walla Walla County Community Development Department  
310. W. Poplar, Suite 200, Walla Walla, WA 99362 | http://www.co.walla‐walla.wa.us/departments/comdev/  web 
509‐524‐2620 direct | 509‐524‐2610 main | lprentice@co.walla‐walla.wa.us email 
  
 
‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐  
This e‐mail message (including attachments) is for the sole use of the intended recipient(s). It contains confidential,  
proprietary or legally protected information which is the property of Landerholm, P.S. or its clients.  Any unauthorized  
disclosure or use of the contents of this e‐mail is strictly prohibited. If you have received this e‐mail in error, notify the sender  
immediately and destroy all copies of the original message.  
‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐  

lprentice
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Garfield R. Jeffers - Retired
James M. Danielson
David E. Sonn

J. Patrick Aylward
Peter A. Spadoni
Robert R. Siderius, Jr.
Todd M. Kiesz

Brian C. Huber

Michael E. Vannier

Colleen M. Frei

Michelle A. Green

Kristin M. Ferrera

Clay M. Gatens

Jeffers, Danielson,

Sonn & Aylward, p.s.
Established 1946

November 20, 2017

BiyceJ. Mackay
LindseyJ. Weidenbach

Evan M. McCauley
Jordan L. Miller

H. Lee Lewis

Robin W, Hansen

Sally F. White
CaitlynJ. Evans
Rita H. Lovett

Matthew S. Hitchcock

Devon A. Gray
Laraine M.l. Burrell

2016-0112-0002

U.S. MAIL and U.S. MAIL - wwcocommissioners@co.walla-walla.wa.us

Mr. James K. Johnson

Mr. Todd L. Kimball

Mr. James L. Duncan

Board of Commissioners of Walla Walla County
P.O. Box 1506

Walla Walla, WA 99362

Re: J.R. Simplot Company Applications: CPA17-002 Application and REZl 7-
002 Application (the "Applications")

Dear Commissioners:

I represent the applicant, J.R. Simplot Company ("Simplot"), regarding the above-
referenced Applications. In simple terms, the Applications request that the zoning, land use, and
UGA designations for Parcel A and Parcel B be "swapped," resulting in no increase or decrease in
acreage designated as primary agriculture and no increase or decrease in acreage designated as
industrial and within the UGA. The removal of the "Unique Lands" designation from Parcel A is
also requested for the purpose of correcting a mapping error (and in any event, de-designation of
Parcel A is appropriate under the applicable regulations).

Simplot specifically requests that the County take the following actions:

(1) Remove the "Unique Lands" designation from Parcel A.
(2) Add a 160-acre parcel located north of the existing Attalia Industrial UGA boundary

and Dodd Road ("Parcel A") to the Attalia Industrial UGA;
(3) Remove a 160-acre parcel on Dodd Road ("Parcel B") from the Attalia Industrial

UGA;

2600 Chester Kimm Rd. • P.O. Box 1688 • Wenatchee, WA 98801

Phone: 509-662-3685 • Fax: 509-662-2452 • www.jdsalaw.com
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(4) Change the land use and zoning designations for Parcel A from PA/PA-40 to
Industrial/IA-M; and

(5) Change the land use and zoning designations for Parcel B from Industrial/IA-M to
PA/PA-40.

The Board of Commissioners should grant the Applications pursuant to the Walla
Walla County Code (the "WWCC"), the Washington Administrative Code (the "WAC"), and the
Revised Code of Washington (the "RCW").

Removal of *^Uniquc Lands" Designation from Parcel A

a. Parcel A was never intended to be designated as ''Unique Lands" and de-
designation is appropriate to correct the mapping error.

A substantial portion of Parcel A appears to be currently designated as "Unique
Lands" under Walla Walla County Comprehensive Plan Map RL-10. Under the WWCC, the
WAC, and the RCW, the County has authority and should exercise its authority to de-designate
Parcel A and remove the "Unique Lands" designation.

A land designation such as a "Unique Lands" designation need not exist in
perpetuity. WAC 365-190-040(10) emphasizes that "[l]and use planning is a dynamic process"
and a jurisdiction's procedures for designation "should provide a rational and predictable basis for
accommodating change." The RCW further recognizes that counties have a "broad range of
discretion" and will be granted deference in how they plan for growth. RCW 36.70A.3201.

WAC 365-190-040(10)(b) provides that designation amendments (including a de-
designation or designation removal) should be based on consistency with one or more specifically
listed criteria. One such criterion is "[a]n error in designation" in the first instance. WAC 365-
190-040(10)(b)(iii).

Parcel A is designated as "Unique Lands" in error and should now be de-
designated under WAC 365-190-040(10)(b)(iii). Enclosed as Exhibit A is a memo dated
November 16, 2017, from Simplot's consultants, Anderson Perry & Associates, Inc. (the
"Anderson Perry Memo"), which reviews the County's designation history and the Natural
Resource Conservation Service ("NRCS") Soil Survey and soils type information for Parcel A,
and directly responds to the public comments alleging that Parcel A contains "prime farmland" or
"unique soils." As specifically detailed in the Anderson Perry Memo, none of the soils on Parcel
A were ever identified and mapped by the County as "Unique Land" or "Unique Soils" in the
Agricultural Lands Resource Lands Technical Advisory Committee Report (the "Ag Land
Resource Report"), which was ultimately adopted by the County Planning Commission and the
Board of County Commissioners on January 22, 1992 {see Resolution 92-028). Enclosed as
Exhibit B is a copy of the Ag Land Resource Report for ease of reference, which is also contained
in the County Staff Report materials for CPAl 7-002 as Attachment 8. As detailed in the
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Anderson Perry Memo and as detailed in the Ag Land Resource Report, the only areas within the
County that were inventoried and intended to be designated as "Unique Lands" were planted in
orchard and vineyard crops. This is further confirmed in the County's Comprehensive Plan at
Section 6.3.3, which states that the County's designated Agricultural Lands of Unique
Significance include orchards and vineyards. Enclosed as Exhibit C are historical aerial
photographs from 1982, 1988, and 1991 of the area depicted as "Unique Lands" in the Ag Land
Resource Report, which reflect the adjacent areas (exclusive of Parcel A) planted in orchard and
appear to match the shape of the area ultimately designated as "Unique Lands". Parcel A was
clearly not intended to be included within the area.

Enclosed as Exhibit Z) is a spreadsheet detailing the crop history for Parcel A (as
well as for Parcel B) from 1990 to present. Parcel A was never planted in orchards or vineyards.
Parcel A never contained any "unique" crops, and never had any notable crops or yields. In fact,
as reflected in the spreadsheet, Parcel B generally has superior yields to Parcel A when the same
crops are being grown. Parcel A was never intended to be designated as "Unique Lands," and to
the extent it is currently designated as "Unique Lands," such designation was in error. Simplot
respectfully requests that Parcel A be de-designated and the "Unique Lands" designation be
removed to correct this mapping error.

b. Even if there was not a mapping error on the original designation of Parcel A as
"Unique Lands." de-designation is appropriate under the applicable criteria for
agricultural resource land designation.

Regardless of whether or not there was a mapping error, the County nonetheless
has the discretion and should exercise its discretion to de-designate Parcel A under the applicable
criteria.

Under WAC 365-190-040(10)(b), de-designations or designation amendments
should be based on consistency with one or more of the following criteria:

(i) A change in circumstances pertaining to the comprehensive plan or public
policy related to the designation criteria in WAC 365-190-050(3), 365-190-
060(2), and 365-190-070(3);

(ii) A change in circumstances to the subject property, which is beyond the
control of the landowner and is related to a designation criteria in WAC
365-190-050(3), 365-190-060(2), and 365-190-070(3);

(iii) An error in designation or failure to designate;
(iv) New information on natural resource land or critical area status related to

the designation criteria in WAC 365-190-050(3), 365-190-060(2), and 365-
190-070(3); or

(v) A change in population growth rates, or consumption rates, especially of
mineral resources.
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As set forth above, the primary reason de-designation is appropriate is to remedy
an error in the original designation. See WAC 365-190-040(10)(b)(iii).

De-designation is also appropriate under subsections (i), (ii), and (iv) above, all of
which reference the designation criteria under WAC 365-190-050(3) (agricultural resource lands),
365-190-060(2) (forest resource lands), and 365-190-070(3) (mineral resource lands). In addition
to adopting WAC Chapter 365-190, the County Comprehensive Plan states that the County's
designated Agricultural Lands of Unique Significance include orchards and vineyards. See
County Comprehensive Plan at Sections 6.3.2 and 6.3.3.

As a threshold matter. Parcel A is not currently planted and has not ever been
planted in orchard or vineyard. Parcel A does not meet the County's specifically-adopted
standards and practice for designation as "Unique Lands." Moreover, Parcel A does not currently
meet the designation standards under WAC Chapter 365-190 as adopted by the County.

Under WAC 365-190-050(3) (agricultural resource lands), Parcel A fails to meet
the third factor required: that the land has long-term commercial significance for agriculture.
WAC 365-190-050(3)(c). A primary factor in determining whether land has long-term
commercial significance for agricultural is: "The classification of prime and unique farmland soils
as mapped by the [NRCS]." WAC 365-190-050(3)(c)(i). As detailed in the Anderson Perry
Memo enclosed, the farmland classification for Parcel A shows about 40% of the soils are rated as
"Farmland of statewide importance" and the remainder are "Not prime farmland." Parcel A does
not have a classification of prime or unique farmland soils as mapped by the NRCS. This
alone is a basis for de-designation. Other factors under WAC 365-190-050(3) that render Parcel
A appropriate for de-designation include without limitation the following factors:

•  "Relationship or proximity to urban growth areas" (WAC 365-190-
050(3)(c)(v)) - Parcel A is adjacent to the UGA and appropriate for inclusion
in the UGA;

•  "The availability of public facilities" (WAC 365-190-050(3)(c)(u))- Parcel A
is adjacent to the railroad and lends itself to industrial uses;

•  "Predominant parcel size" (WAC 365-190-050(3)(c)(vi)) - Parcel A is not as
conducive to mechanized irrigation. Instead of a single center pivot, two
partial pivots are required for full coverage due to the odd shape of the
property; and

•  "Land values under alternative uses" (WAC 365-190-050(3)(c)(x)) - Parcel
A's crop history and yields are not noteworthy. Parcel A is substantially more
valuable as industrial land given its proximity to the railroad.

In addition, Parcel A is appropriate for de-designation under WAC 365-190-
050(3)(a) because it is already characterized by urban growth and suitable for industrial use based
upon its proximity to the railroad and ability to be served by a combination of existing public

4IY9921
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facilities and services, together with additional public facilities and services to be provided by
private sources. WAC 365-190-050(3)(a); WAC 365-196-310(2)(f).

Last, Parcel A is appropriate for de-designation under WAC 365-190-050(3)(b).
While the land is currently being used for agricultural production. Parcel A is less well-suited to
agricultural use than Parcel B based primarily on its "physical and geographic characteristics."
WAC 365-190-050(3)(b). Again, there is nothing significant about the crops or crop yields on
Parcel A as reflected in the enclosed crop history and yield spreadsheet. As reflected in the
spreadsheet, Parcel B generally has superior yields to Parcel A when the same crops are being
grown. The Asparagus crop was grown on Parcel A when there was a processor (Birdseye)
operating. This processor is no longer in operation. With the processor gone, asparagus is
primarily grown for the fresh market (e.g., local grocery stores, vegetable market stands, etc.) and
is very labor intensive to meet the demands of the fresh market. Simplof s farm plan attempts to
utilize mechanized equipment to the extent possible to achieve scale of production for processors
who need supply. Consequently, asparagus no longer fits in Simplot's farm plan. During the last
three years of the asparagus crop, the yields were very poor (as asparagus is very hard on the soil).
Asparagus is not a recognized "unique" crop under the Comprehensive Plan, and the County did
not ever designate land planted in asparagus as "Unique Lands," rather, as discussed above, the
County designated orchard and vineyard lands. The physical and geographic characteristics of
Parcel A are considerably less suited to agricultural use than Parcel B based on the shape of the
property and the inability to use a single pivot for irrigation.

Based on the above factors under the County's Comprehensive Plan and WAC
Chapter 365-190, de-designation of Parcel A is appropriate. The "Unique Lands" designation
from Parcel A should be removed.

Zoning, land use, and UGA designation "swap" for Parcel A and Parcel B

The public comments submitted to date pertain primarily to Simplot's request to
de-designate Parcel A as "Unique Lands," as well as perceived impacts from a processing facility
(which is not yet before the County for review and which will have its own review via the
building permit process).

A thorough analysis of the WWCC and Comprehensive Plan factors and basis for
the proposed zoning, land use, and UGA designation swaps for Parcel A and Parcel B is contained
in the County's Staff Report (as well as the Applications themselves). None of the public
comments pertain directly to the applicable factors under the WWCC or the Comprehensive Plan
with respect to the process for amendment of development regulations and the Comprehensive
Plan. Comments pertaining to alleged impacts, environmental or otherwise, associated with a
processing facility are not relevant to the Applications. The Applications propose a swap of the
zoning, land use, and UGA designations of Parcel A and Parcel B, resulting in no increase or
decrease in acreage designated as primary agriculture and no increase or decrease in acreage
designated as industrial and within the UGA. Approval of the Applications is proper under the
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applicable factors under the WWCC and the Comprehensive Plan, as set forth in the Staff Report
and the Applications.

Procedural Issues

Public comments submitted to date allege that these Applications are not properly
before the Commissioners. Under WWCC 14.15.060(E)(1), the Board of Commissioners can,
after public hearing, choose to add or subtract items from the Planning Commission's
recommended Final Docket, which is exactly what occurred in this instance. The Board of
Commissioners had such a public hearing on July 17, 2017 and set the 2017 Final Docket on July
24, 2017, which included Simplot's Applications. In addition, under WWCC 14.10.015(C)(2) and
(7), the Board may consider proposed Comprehensive Plan amendments "to correct mapping
errors" as well as "[o]ther amendments placed on the final docket by the board of county
commissioners."

The Applications are properly before the Board pursuant to its earlier public
hearing and resolution, along with the other items on the 2017 Final Docket.

Last, enclosed for the record as Exhibit E, is a Memo from Anderson Perry &
Associates, Inc., dated October 18, 2017, which includes additional information with respect to
the public comments pertaining to the SEPA review.

We appreciate and we thank you for your review of Simplot's Applications and the
supporting materials, and we respectfully request that you grant the Applications as recommended
by the Planning Commission.

Sincerely,

MICHELLE A. GREEN

MAGxdl

Enclosures

cc: Ms. Lauren Prentice (w/encl. - via email)
Mr. Vic Conrad (w/encl. - via email)
Mr. John Wells (w/encl. - via email)
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INTEROFFICE MEMO 
To:  John Wells, P.E. 

From:  Bill Searles, Senior Planner 

Subject:  Additional Soils Information for CPA17‐002 and REZ17‐002 

Date:  November 16, 2017 

Job/File No.  7008‐570‐020 

cc:  Dana Kurtz, Environmental Scientist 

The intent of this memo is to address testimony in the record for the J.R. Simplot Comprehensive Plan 
Amendment and Rezone Applications CPA17‐002 and REZ17‐002.  Written public comments and public 
testimony at the Planning Commission’s public hearing on October 4, 2017, identified a portion of the 
soils on Parcel A as “prime farmland” or “unique soils” that should be protected from development.  
Information provided in this memo supports the applicant’s position that none of the soils on Parcel A 
are Unique Land or Prime Farmland. 

According to the Natural Resources Conservation Service (NRCS), the highest‐value soil types for 
agriculture are rated as Prime Farmland; Farmland of Statewide Importance; Farmland of Local 
Importance; or Unique Farmland.  All other agriculturally suited soils are rated by the NRCS as “Not 
Prime Farmland.”  Walla Walla County mapped areas of Prime Farmland as “Lands of Primary 
Significance” (Primary Significance) as shown on Map RL‐10 for western Walla Walla County.   For 
reasons discussed below, Walla Walla County does not have any areas mapped as Unique Farmland 
(Unique Lands) based on soil type.  Rather, the designation of Unique Lands in Walla Walla County 
appears to have been based on crop types.  Walla Walla County considers Farmland of Statewide 
Importance and Farmland of Local Importance to be “Agricultural Lands of Secondary Importance.”  
Agricultural soils rated by the NRCS as “Not Prime Farmland” are considered by Walla Walla County to 
be “Other Agricultural Lands” (see Attachment 8 to the County staff report for CPA17‐002). 

Using the NRCS Soil Survey website for areas mapped by Walla Walla County as Unique Lands shows 
there are no soil types identified by the NRCS as Unique Farmland.  However, the definition of Unique 
Farmland under both federal and state law provides examples of crops that distinguish certain Unique 
Farmlands that include “such crops as citrus, tree nuts, olives, cranberries, fruit, and vegetables.”  It 
appears the County relied on areas easily identifiable as orchards or vineyards to map and designate its 
Unique Lands, as shown on the original map, “Agriculture Lands of Significance (Western WW County)” 
adopted by the County circa 1991 to 1992 (see Exhibit B of Attachment 8).  Aerial maps of the County’s 
Unique Lands areas correspond to orchards or vineyards.  The County’s own findings from the Resource 
Lands Technical Advisory Committee Report (Attachment 8) provide additional evidence of the County’s 
reliance on orchards and vineyards for identifying Unique Farmland.  General Finding No. 7 states, 
“Walla Walla County contains approximately              acres of unique lands,              of which is orchard 
land and 2,400 of which is vineyards.”    No other distinguishing characteristics of Unique Lands
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areas are identified by the County.  The blank spaces left by the County in the preceding quotation 
concerning Unique Lands appears to demonstrate that Walla Walla County lacks any farmland with 
unique soils as classified by the NRCS Soil Survey. 

The farmland classification for Parcel A shows approximately 40 percent of the soils are rated as 
“Farmland of Statewide Importance” and the remainder are “Not Prime Farmland.”  As discussed above, 
soils identified as “Farmland of Statewide Importance” are not the same as “Unique Farmland.”  At the 
Planning Commission’s public hearing on October 4, 2017, the applicant submitted information on crops 
grown on Parcel A for every year since the applicant purchased the property in 1990 to the present.  
This information clearly indicates that Parcel A was growing alfalfa and was not in use for orchards or 
vineyards during any time when Walla Walla County was identifying and mapping its Unique Lands.  An 
even closer look at the soils on Parcel A rated as Farmland of Statewide Importance shows these soils to 
have a Class VIe capability rating for agriculture, which is a lower (worse) rating than the Class IVe 
capability ratings for each of the other soils on the parcel or for those soils on Parcel B.   

Because Parcel A does not include any soils identified by the NRCS as Unique Farmland and the property 
has never contained any orchards or vineyards, it was not included in the Unique Lands designation 
shown on Walla Walla County’s original map identifying lands of Primary Significance and Unique Lands 
(Exhibit B of Attachment 8).  This explains the “gap” that is the applicant’s Parcel A between the railroad 
and the Unique Lands to the west, and why Parcel A should not now be considered Unique Farmland.  

In 2007, Walla Walla County updated its Comprehensive Plan as required under Washington’s Growth 
Management Act.  Around that time, Parcel A was growing either corn or wheat.  As part of the process 
to update its Comprehensive Plan, the County developed new maps of its Lands of Primary Significance 
and Unique Lands that were apparently intended to provide greater clarity from the original map 
(Exhibit B of Attachment 8), which is included in Appendix C of the Rural and Resource Lands Element 
and is still considered part of the County’s Comprehensive Plan.  One of the new maps adopted by the 
County was Map RL‐10.  However, it appears a mapping error occurred from the original map that 
expanded the Unique Lands boundary on Map RL‐10 to include Parcel A.  Map RL‐10 is what Anderson 
Perry & Associates, Inc., relied on when the State Environmental Policy Act for the Comprehensive Plan 
Amendment and Rezone Applications were prepared.  Since the original map and the new map are both 
technically part of the County’s Comprehensive Plan, it appears there is a conflict between the two 
maps as they concern Parcel A.  Because the original map did not include Parcel A, it stands to reason 
that the error lies with Map RL‐10.  The Comprehensive Plan Amendment Application seeks, in part, to 
remove Parcel A from the Unique Lands designation on Map RL‐10.   

After the County Planning Commission hearing, Attorney Steve Morasch, who represents nearby 
property owner Randy Buchanan, submitted a letter to Walla Walla County dated October 11, 2017.  
Mr. Morasch objected to the maps provided to the Planning Commission by the applicant at the 
October 4, 2017, hearing and accused the applicant of “misleading” the Planning Commission with “a 
map that appears to have been altered and does not accurately reflect the soils on Parcel A as mapped 
by the NRCS.”  In fact, the soils maps submitted to the Planning Commission at the hearing by the 
applicant were obtained from the NRCS’ Soil Survey website and show the same soil types on Parcel A as 
the map provided by Mr. Morasch.  The applicant’s maps were not altered and cite their source as the 
NRCS with a copyright of 2017.   



John Wells, P.E. 
November 16, 2017 
Page ‐3‐ 
 
As shown above, the soils on Parcel A are rated as either “Not Prime Farmland” or as “Farmland of 
Statewide Importance,” which is consistent with the information on the map submitted by Mr. Morasch.  
Mr. Morasch’s use of the terms “Prime Farmland of Statewide Importance” and “Unique Soils of 
Statewide Importance” and similar terms is misleading.  These terms are not used conjointly or 
interchangeably by the NRCS in classifying farmland and rating soil types.  To qualify as Unique 
Farmland, a parcel must either have soils classified and rated by the NRCS as Unique Farmland, or be 
shown as growing specialty crops meeting the definition for Unique Farmland under state law, or both.  
Parcel A does not meet either of these standards. 
 
For the record, it should be noted that there are currently areas within the Attalia urban growth area 
(UGA) with soils classified and rated by the NRCS as “Farmland of Statewide Importance” that are zoned 
by the County as Industrial‐Agricultural Mixed.  Most of these soils are located in the northeast corner of 
the UGA where approximately 175 to 200 acres are identified as such (which includes areas within  
Parcel B). 
 
If you have any questions regarding the information provided above, please let me know. 
 
BS/jg 
 
G:\Clients\JR Simplot\7008‐570 Plan Amendment\Correspondence\Wells ‐ Soils Info.doc 
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T. DefinitioTB

A. Groftrtli l&n^esnent Act

"Agricultural land means larri primarily devoted to ths ccsBBsrcial
producticffi of horticultural, viticultural, ̂ oricultural, dairy,
apiary, vegetable, animal paxducts, or berries, grain, h^, sLiaw,
turf, seed, Qulstms trees not subject to the excise tax inpcsed
by RCM 84.33.100 through 84.33.140, or livestock that has loi^-terra
nrgnmp.mi^ti significance for agricultural producticn."

B. Walla Walla County (reoamnerded)

"Agricultural of Primary Significance means ccHitiguous lands
iiftier agricultural 'praJjcticxi or readily available for
agricailtural production, the majority of vdiic^ is in paro^
of 40 acres or larger, that are classified as prime ctr unique
soils (USDA) having ecoronic ijjportanoe to Walla Walla Ocwnty,
low tolerance of inccsipatible uses ani whicii merit substantial
protecticai."

"Agriculture of Secondary significanoe. are ncav-prime
contigucBJS agricultural lands of parcels of 10 acres cor more
where soil productivity, agricultural infrastrucrture, current
level of agricultural activity ard econcanic impartanoe to
Walla Walla County vAiicii merit moderate to hi^ protection".

"Other Agxucultural Tar^g are lands larimarily in agriaoltural use
vMch may be ccntiguous or with intermittent residancss, hctty
faruB or pasture and of varying lot sizes. ISese lands ̂ xsald
rerrain in their current state unless their is a pressing need
for alternative uses. The^ lands also serve as a buffer
between active, large scale agricultural use and rural
develujaiiHtit".

II. Criteria

A. Growth Management Act (WAC 365-190)

WAC 365-190-030(a) "Prime farmland soil as defined in E^rt 603,05,
National Soils Handbook, United States D^artment of Agriculture
Soil Conservation Service."

WAC 365-190-030(b) •'Unique farm soil as defii^ in Part 603.05,
National Soils Handbook, Unites States D^iartmant of Agriculture
Soil Conservaticin Service."

III. Findings

Tnventorv



1. Inventorying and designating of Walla Walla Count's

of prime and unique soils and thrcu^ their ocnoemii^
dop type and value, level of infrastructure and participation
ingo/^msnt programs. Parcel size infomaticn is acvailable
through the Walla Walla Ocanrty Assessor.

Genial

2. Agricultural use of land is the largest sin^e use o^a^ in
Vfella Walla County, with a total of 604,000 acrs devoted to
agricultural uses, with a value exceeding $132,000,000.

3  Tr-rioated agriculture has expanded steadily, to 111,0W acres,
this may however level off in the future do to ccnpeting
water needs.

4  Irrigated cxcro land in the Walla Walla Valley and the B^ank-
Burtank Heists is unier the most severe pressure fran urban
expansion.

5. Hiere are approximately 105,187 acres in the CcnservatiCHi
Reserve Program.

6. Walla Walla County contains afprcodmately 66,000 acr^ o^prime
farmland, the mjority of ̂^diich is located in the IfaUa Walla
area, cilang major stream corridois arai the Biraa ar^.

7. Walla Walla Oounty ctxitains approxijiatfily
lands, of \diich is orchard land in wes^ Wam Vtella
County aid 2,400 of which is vineyards. Uis maDonly of the
grape acres are ccsicord and are in cais farm. Snake River
Vizards, located northeast of Bnbank ^ rai^nder
are scattered wine gr^ vineyards in the Walla Walla Vall^
aid the Birbarik area.

8. Wheat oOTtinues to the the most pre^anmantcrcp, hra»eviar
interest regarding alternative is increasing.

9. Traditional agricultural practices and associate
activities have strorg historical significance in ifella Walla
County.

10. Hie intent of the lot sizes required i^^tteA^^tu^ ̂
space, aid Agricultural General zcrang dastncte (20 and 10
acres reroectively), v^ch was to preserve agncultinal la^,
is no Icnger effective due to changing eccnanios aid ccadxtions.

It is no longer uncommcai for a toi acre tract to be pnrdBsed as
a prirary residence, with no intent to "farm" the prcparty.

n. Hie County ZcHiir^ Code allows mary uses that are not conpatible
with agricultural uses.
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12« Ihe county has received a pstiticn frcia ̂ pixixiinately 50% of
the landowners in the RjsseH Ccedc area, oiroaitly zoned

■  Agricultural c^?en Space, 20 acre udniT>m let size, requesting
a*12C aczB lainiman lot size. This area is unique in tl^ it is
not csily priioe agricultural land capable of produciry two crops
per year, but also does not require irrigaticai,

13. Presently, ncne of the four incorporated cities in Walla ifeUa
County have agricultural lands ccffisidered to be of Icng-term
ccossercial significance within their boundaries (including the
existing Urbanizable Areas of Walla Vtella and College Place).

14. The < a m^irfahensive plans of both Walla V^la and College
Place ccntain agricultural land use elenaits. Neither has an
agricultural zcniig district, although saas agrioiltural uses
are allowad within the cities.

Tn^p-ri-m ProtectimffTCia 9/91 - 11/93)

15. Existing caiprehensive plans, zoning codes and policies are
adequate to protect Agricultural lands of Primary Significance

'  in the irsnediate future. However, some rptxmitipiriatinis should
V " be acted \ipcsi within the next year, while others may wait to be

included in the fonnulaticn of new plzuis and regulatory
documents in fulfilliDent of GMA requirements.

16. The county does not hacve a lar^ lot division review process.
There is a in the subdivision regulaticns that adlows
four lots over five acres in size to be created without any
revi^ and an unlimited nuisber of lots over 20 acres also
be created without review.

17. The cities will be respcnsible for the adopticn of their own
interim and final protective measures. Hzwever, due to lac^ of
lands that meet the reccnsoended definiticns lying within the
cities or their current growth boundaries, interim prot^ticn
measures do not anpear necessary. This should be reviewai at
t-imo of establishment of new growth boundaries under the Qfk,

IV. Existing Eolicies

Walla walla Oounty

1. Establish, zcning districts vhich restrict non-farm
activities. E^dsting non-farm activi'ties, such as lineal
d^elcpnent and subdivisions substantially surrounded by
agricultural lands, should be considered as ancnalies. These
areas should not be e^q^anded, and should not r^resent the
basis for the conversic»i or rezone of adjacent farm lands to
ncn-farm uses until rural and uihan lands are substantially
develc^^ed (UA Coup. Plan)

L#



2. Exclusive agricultural lands ̂ lould rsJiain agricultural (UA
Occ^. Plan)

3. Encourage review-of the C^ien Space Ta^Eticn Act to e^ax^Jsrsgs.-
hitter partici^aticai throu^ legislative cJiaiiges (UA Oanp.
Plan)

4. His pjx^jossd functioial classificaticn systan for roads ̂ lould
recognize and sL^^ort the rural character of roads in
aaricultural districts. Over classifying these roads and
encouragii^ nc^fann related traffic should be disooura^ (UA
Ccmp. Plan)

5. Adept a "ri^t-to-farm" attituie vdien^ the Oramty recognizes
that the agricultural lands enjoy historical or prescr^ttive
rirfits to nDntal farm practices such as early and late hcwrs of
cperatico, roise, dust generaticn, crcp dusting, ociars, slew
Djoving vdfiicles and livestock en rural roads (UA Oaip- Plan)

6. In where agricultural land mast be ccaivertai to
uses, after other laids have been develc^xed, the land aicaud be
marginal aid should not pos<v=fis prims or unit^^soi^ as
identified by the SCS. Prime and unique soils sipcaild^^y be

vAiere it can be dancxistrated that alternative sites are
inadequate (UA Ccmp Plan)

7 Create aid maintain a distinct bcwndary between urb^naral aid
agricultural lards with the use of pi^ical edges like
roads, railroads, or creeks (tJA Ccnp. Plan)

8. Encourage the develcproent of ncrv-traditlOTal agricultur^
activities (vinifera grapes, wineries, hs2±) fans, etc.) by
considering the elimination of Qcaditicaial Use Permits for many
non-traditicnal activities (UA Ccmp. Plan)

9. Support the existing eccranic base ty disccajraging tte
urmec^sary or speculative rezcmng of agrioiltural laids
to non-faim use (UA Ccnp. Plan)

10. Soil type and agricultural suitability ̂ iculd be detemin^
by the SCS. Hie findings and recuii^daticns of the ^
regard to qjesticns of soil suitability steuld prevail (UA
Onrp Plan)

U. Walla Walla County shculd ccaisider use of the ̂ 's lard
Evaluation and Site Assessment (lESA) systsn (UA Ccmp. Plan)

12. Agricultural uses are recognized as the nost ̂ prcpnate uses
adiacent to Environmentally Sensitive Areas. Hre sensitive
areas do not require setbacks or tcpogr^iiic buffers axm
cultivated farmlands. Restrictions of farming within these
areas should be minimized and the intrusiar of inc^tible

( ̂  uses siKh as residential dwellings sh^d be avoi^ to
the lor^ term viability of these irportant agnailtural tuffers
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(B:3c CcBp Plan)

13. Desigrata for agricultural usa those areas currisitly in
productive agricultural use lAsre sucSi areas are csstsids Urtian
Service Areas and adept eff«±ive inplenenting land use regula
tions (0:^ Cmrp. Flan)

14. Retain agricultural zoning and other land use controls in areas
designated for future urban use until develcpnsit ccErsistent
with the Cccp Plan occurs (Hdc Ccsip. Plan)

15. Encourage higher dersity develcpniKit when cxnversicsi of agricul
tural land takes place, Ihe divisicn of large parcels into lew
density hcfcty fca:Tns ^vxLld be discouraged, vAienever possible, in
favor of sore productive farm imits (S::3c Ccop. Plan)

16. Prevent ha^iiazard growth into agricailtural areas (Sun Harbor
ronp Plan)

17. Proiote the use of good agricultural and ocnservaticn jMactices
on shorelines of the County in order to protect tte soil, air,
water, fish and wildlife of those ̂ Kanelines (Shoreline Prog)

18. Erosion control reasures sucii as crop rotatiai, jnulching, strip
creeping and contour cultivaticsi are enccwra^d (Shore. VTcg)

cltv of College Place

1. Priorities should be set ccnsistent with best land use as re-
serched with the Soil Ccffiservaticsi Service and State Extension
Services and evaluated by the Planning CcsEoissicn.

2. Ifeintain the iaportanre of the local truck farming eccricny ̂
coordinatirg the designation and future use of sucii lands with
the County in the preparaticn of and iaplenentation of zoning
ordinances.

3. Plan and work with the city of Walla the County of Vfella
walla and others to preserve as much agricultural land as
possible outside the City's uri»nizable area.

4. Create a distinct boundary between uitaiv/rural lands and
agricultural lands vAiich nay include use of physical erAjgs
liJce roads, railroads or creeks,

city of Walla Walla

1. Eixourage efficient utilization of land within the urban
growth bouniaries of Walla Walla throu^ develcpnait of an
Urban Area Plan in cocperaticai with Walla Walla County. Ihis
plan will designate the areas of agricultural land vhich should
be protected from encroachnent by ncn-agricultmjal uses. It
will, at the time, designate those areas vdiich have bei^
sufficiently rsaooved from agricultural prodi^cticgi that they are
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suitable for cKiiiticral dsvalcpscait and increa^i dssity

V. ReocnaDerdati®®

ppqnire pmimh Rgticn (no later than July 1, 1992)

1. idaitified as prime or. unicjus^iould be dpsignat^ ̂
Envircffmraitally Sensitive urder Walla Stella Ocanrty poSs, Title
18, Envizxsnental Policy, vdth alters exaipticas. '

2. Walla Walla County ̂ wuld close the "g^" in the ^ ^
subdivisicn regulations and develop a large lot division revi®*^
process.

3. Subdivisicns should be prohibited in agncultiiral zonii^
districts.

4. Uia Tn-iniTOTm lot sizes of the prime agnciil tntral lands lyii^
north and east of the City of Walla Walla, which ms^ the
definiticn of "Agricultural Lands of Primary Significancss",
should not be reduced and this Ccnmitt^ strcrgly reocannaid
increasing than (see attachuEnt A) -

rrv. ho with During the (5^ Process

1. Ihe Oounty Zcning Code shaild be revisai toraDOve the
inccapatible frcan the agrioHtural districts.

2. Vfedla *fella County should adept a "right to farm" ordinanoe
rather than the existing resoluticn.

3. Walla Walla County should ijiplement tte use of the land
Evaluaticn and Site Assessnsait (X2SA) system in land
decisicn-making.

4. The ccunt^ should increase the nuniTmim lot size in tte
^/jT-jfTnli-irrai i^mds Of SecOT^ry significance
(siQgestei 20 acres) and the Agricultural lands of Rnrary
Significance. Lanis of Primary significanoe have beai
mapped, of Secondary Significanoe will be r^pai as a
part of this process.

5. Existing County goals, cbjectives and policies should be
reviewed for c^licaticai and conflict.

C



exhibit 'A'

Agriculture Lands of Significance (Urban Area)
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Agriculture Lands of Significance (Western WW County)
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2003 Aerial Image  
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2003 Aerial Image  
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EXHIBIT D



Parcel A and Parcel B Crop History

Date Prepared:  November 7. 2017

Parcel B Yield Parcel B 
Year Field 11 Field 12 Field 11 Field 12 Field 28 Field 28

1990 Alfalfa Alfalfa NA NA NA NA
1991 Alfalfa Alfalfa NA NA NA NA
1992 Alfalfa Alfalfa NA NA NA NA
1993 Alfalfa Alfalfa NA NA NA NA
1994 Potato Potato NA NA Wheat NA
1995 Sweet Corn Sweet Corn NA NA Shepody NA
1996 Asparagus Asparagus NA NA SWC NA
1997 Asparagus Asparagus NA NA SWC NA
1998 Asparagus Asparagus NA NA SWC NA
1999 Asparagus Asparagus NA NA SWC NA
2000 Asparagus Asparagus NA NA Shepody NA
2001 Asparagus Asparagus NA NA SWC NA
2002 Asparagus Asparagus NA NA SWC NA
2003 Asparagus Asparagus NA NA Shepody NA
2004 Asparagus Shepody NA NA Wheat ‐ SWW NA
2005 Timothy  Wheat ‐ DNS NA NA SWC NA
2006 Sweet Corn Peas/SWC NA NA SWC NA
2007 Shepody Wheat ‐ HRW 25.04 Ton/Acre 124.35 Bu/Ac SWC 10.01 Tn/Ac
2008 Wheat ‐ HRW Shepody 100.58 Bu/Ac 26.67 Tn/Acre Shepody 28.12 Tn/Ac
2009 New Hay New Hay 4.24 Tn/Ac 4.22 Tn/Ac SWC 9.69 Tn/Ac
2010 Alfalfa Alfalfa 6.89 Tn/Ac 7.31 Tn/Ac SWC 10.29 Tn/Ac
2011 Alfalfa Alfalfa 9.76 Tn/Ac 9.44 Tn/Ac Shepody 26.61 Tn/Ac
2012 Timothy/ SWC Wheat 4.89/11.78 Tn/Ac 142 Bu/Ac SWC 11.5 Tn/Ac
2013 Shepody Shepody 25.28 Tn/Ac 27.31 Tn/Ac SWC 10.25 Tn/Ac
2014 Timothy/ SWC Timothy/ SWC 4.41/9.59 Tn/Ac 3.76/9.2 Tn/Ac SWC 10.25 Tn/Ac
2015 Peas/ SWC Peas/ SWC 3.99/8.45 Tn/Ac 2.99/9.00 Tn/Ac SWC 9.83 Tn/Ac
2016 Shepody Shepody 24.41 Tn/Ac 27.36 Tn/Ac SWC 10.65 Tn/Ac
2017 Timothy/ SWC Timothy/ SWC NA NA Shepody 25.92 Tn/Ac

Parcel A Yield Parcel A

Abbreviations:  SWC = Sweet Corn; DNS = Dark Northern Spring Wheat; HRW 

= Hard Red Winter Wheat; SWW = Soft White Winter Wheat
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