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June 7, 2017 Preliminary Docket PC Hearing 

 
Walla Walla County Community Development Department  

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

 
Date:  June 2, 2017 

To:  Walla Walla County Planning Commission 

From:  Tom Glover, Director 
Lauren Prentice, Principal Planner 

RE: Public Hearing Agenda Item No. 1A – Site-specific applications 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 Ave. and McKinney 
Rd. from AR-10 to RR-5 (APN 350727420010).  Dockets No. CPA17-001, REZ17-001  

  
Background 
The application was received by the Community Development Department on March 30, 2017. 
Please refer to Item 1 in the notebook to review the application materials.  
 
Staff Conclusion  
Community Development Department (CDD) staff concludes that the proposed amendments meet 
the Community Development Department’s review criteria in WWCC 14.15.060C/14.10.060C and 
the Planning Commission’s review criteria in WWCC 14.15.060D.3/14.10.060D.3.  
 
Staff Recommendation 
Staff recommends that the applications, docket number REZ17-001 and CPA17-001, be considered 
for inclusion into the County’s final 2017 amendment docket. 
 
Recommended Motion 
“I move that the Planning Commission concur with the findings of fact and conclusion of law in 
docket numbers CPA17-001 and REZ17-001 and recommend to the Board of County 
Commissioners that the applications by Walla Walla County be included in the County’s final 2017 
amendment docket.” 
 
Attachments 

1. Comprehensive Plan Amendment Process – Walla Walla County Code Section 14.10.060 – 
Preliminary docket – Adoption of final docket 

2. Development Regulations Amendment Process – Walla Walla County Code Section 
14.15.060 – Preliminary docket – Adoption of final docket 

3. Notice of Public Hearing and Certificate of Notification 
4. Vicinity Map showing existing land use designations 

 
Analysis 
The proposal is to amend Comprehensive Plan land use maps LU-1 and LU-3 to assign the Rural 
Residential 5 land use designation 18.27-acres owned by Roberta Cavalli at the intersection of 
Wallula Avenue and McKinney Road (APN 350727420010), and change the zoning from Agriculture 
Residential 10 to Rural Residential 5.  According to the Comprehensive Plan, all lands located in an 
agricultural land use designation are considered to be “agricultural lands of long-term commercial 
significance.” The proposed amendments would de-designate these agricultural lands. 
 

Current land use designation:  Agriculture Residential 
Proposed land use designation: Rural Residential 5 
Current zoning:    Agriculture Residential 10-acres (AR-10) 
Proposed Zoning:   Rural Residential 5-acres (RR-5) 
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As stated in the application, in the past the property has primarily been used for onion production, 
with other crops during rotation years.  The property contains a 4,800-square foot warehouse 
building and a 3,200-square foot utility/equipment building.  The property has a surface water 
irrigation right for 17.2-acres with an on-site well being the point of withdrawal authorized by the 
Department of Ecology. 
 
Land to the north, east, and west is zoned Rural Residential 5.  The 15-acre property on the west 
side is owned by Muro and was changed from AR-10 to RR-5 in 2010.  Cold Creek bisects the Muro 
property.  The 15-acre Muro property contains a home and has no water rights, which was one of 
the reasons for approval of the rezone.  Since the Muro property was rezoned in 2010, there has 
been no additional development of the property. 
 
Cold Creek borders the subject property on the south and public roads border the property on the 
north and east.  The property to the south is zoned AR-10 but it is developed with three small rural 
lots that are between 1.5 and 3.5 acres. A map showing the subject property and surrounding land 
use designations is included as Attachment 4. 
 
Comprehensive Plan Amendment Criteria for Preliminary Docket 
Below is WWCC Sections 14.10.060C and 14.10.060D.3 which lists the criteria the Community 
Development Department and Planning Commission shall base their recommendations. 
 

• Criteria: Need.  
Staff Discussion:  The application states that the amendment meets a public need because 
it will provide an opportunity to create “small residential acreages with agricultural 
potential including irrigation for hobby farms and agricultural production of crops more 
suitable to small acreages for public consumption.”  Is not really clear that this is a need that 
has not been addressed by the current Comprehensive Plan. The application also states that 
the proposal will help buffer between rural and resource lands and that it is consistent with 
surrounding land use designations and development patterns. 
 

• Criteria: Urgency.  
Staff Discussion:  The application presents two primary arguments for the timing of this 
application.  First, the adjacent property to the west (Muro) has been rezoned to Rural 
Residential 5.  This is true. Secondly, Mr. Cavalli has passed away and the current owner, his 
widow, does not intend to farm the property.  
 

• Criteria: Appropriateness.  
Staff Discussion:  It is appropriate to consider the amendment at this time because the 
proposed zoning and land use designation appear to be consistent with some surrounding 
zoning and land use designations and development patterns.  However, if placed on the final 
docket, the subject property will have to be looked at more closely to determine if it meets 
criteria to be de-designated as agricultural land, or retained as rural land.  The decision 
should not be based simply on what the adjacent land use designations are, although it is a 
factor to consider.  In addition to looking at the Comprehensive Plan, the County can also 
consider criteria in State regulations for classification of agricultural land.  The application 
includes some information and analysis which can be used to evaluate the application 
further if it is placed on the final docket. 
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Development Regulations (Rezone) Review Criteria for Preliminary Docket 
Below is WWCC Sections 14.15.060C and 14.15.060D.3 which lists the criteria the Community 
Development Department and Planning Commission shall base their recommendations. 
 

• Criteria: The amendment is consistent with the comprehensive plan; and 
Staff Discussion:  Assuming the proposed Comprehensive Plan land use map amendments 
were approved as proposed and the new land use designation was Rural Residential 5, then 
the proposed rezone would be consistent with the Comprehensive Plan. 
 

• Criteria: The amendment is consistent with other development regulations, unless 
accompanied by amendments to such other development regulations; and  
Staff Discussion:  The existing use of the property is consistent with the proposed zoning.   
 

• Criteria:  The amendment is appropriate for consideration at this time. 
Staff Discussion:  The application was submitted prior to the 2017 application submittal 
deadline established by the Board of County Commissioners.  Additionally, the property 
directly west was rezoned in 2010. 

 
Findings of Fact 

1. The application was submitted to the Community Development Department on March 30, 
2017. 

2. The Planning Commission held a public workshop on May 3, 2017. 
3. A Notice of Public Hearing was published in the Waitsburg Times, the Walla Walla Union 

Bulletin and the Tri-City Herald on May 25, 2017. 
4. A Notice of Public Hearing was posted on the Community Development Department website 

on May 22, 2017. 
5. A Notice of Public Hearing was mailed to the applicant and property owners within 500 feet 

of the subject property on May 24, 2017. 
 
Conclusion of Law 

1. The proposed amendments have been reviewed pursuant to Walla Walla County Code 
Sections 14.15.060 and14.10.060.





 

 

ATTACHMENT 1 

Comprehensive Plan Amendment Process 

14.10.060 - Preliminary docket—Adoption of final docket. 
 

A. Required Information. The community development department shall compile a preliminary 
docket of proposed amendments. The preliminary docket shall include at least the following 
information for each proposed amendment:  
1. Docket number; and 
2. Name and address of the person or agency proposing the amendment; and 
3. Type of amendment and summary of the proposed amendment; and 
4. Date of application; and 
5. Address or section, township and range of the location of the amendment, if applicable. 

B. Available for Public Review. The community development department shall keep the 
preliminary docket available for public review during normal business hours.  

C. Community Development Department Review. After compiling the preliminary docket, the 
director shall review the suggested amendments and prepare a staff report to the planning 
commission recommending which proposed amendments should be placed on the final docket. 
The staff report shall address the need and appropriateness of each proposed amendment and 
its compliance with the applicable annual review criteria in Section 14.10.015  

D. Planning Commission Review. All proposed amendments shall be reviewed and assessed by 
the planning commission, which shall make a recommendation to the board of county 
commissioners after considering the staff report prepared by the director.  
1. Workshop Meeting. The planning commission may first review the recommendations of 

the director in a workshop meeting(s).  
2. Public Hearing. The planning commission shall conduct a public hearing on the proposed 

amendments on the preliminary docket as set forth in Sections 14.09.065 and 14.09.070 of 
this title.  

3. Recommendations. Following the hearing, the planning commission shall make a 
recommendation to the board of county commissioners on each proposed amendment as 
to whether or not the amendment should be placed on the final docket. The planning 
commission's recommendation shall be based upon the perceived need, urgency and 
appropriateness of each proposed amendment and its compliance with the applicable 
annual review criteria in Section 14.10.015  

E. Board of County Commissioner's Decision—Adoption of Final Docket. 
1. Review and Decision Process. The board of county commissioners shall review and 

consider the planning commission's report and recommended final docket at a regularly 
scheduled commissioner's meeting. The board of county commissioners may adopt the 
planning commission's recommended final docket without a public hearing; however, in 
the event that a majority of the board of county commissioners decides to add or subtract 
proposed amendments, it shall first conduct a public hearing as set forth in Sections 
14.09.065 and 14.09.070 of this title.  

2. Effect of Final Adopted Docket. The decision of the board of county commissioners to 
adopt the final docket does not constitute a decision or recommendation that the 
substance of any recommended amendment should be adopted. No additional 
amendments shall be considered after adoption of the final docket for that year except for 
exceptions as set forth in Section 14.10.030 or amendments initiated by a majority vote of 
the board of county commissioners.   
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Development Regulations Amendment Process 

14.15.060 - Preliminary docket—Adoption of final docket. 
 

A. Required Information. The community development department shall compile a preliminary 
docket of proposed amendments. The preliminary docket shall include at least the following 
information for each proposed amendment:  
1. Docket number; and 
2. Name and address of the person or agency proposing the amendment; and 
3. Summary of the proposed amendment; and 
4. Date of application; and 
5. Address or section, township and range of the location of the amendment, if applicable. 

B. Available for Public Review. The community development department shall keep the 
preliminary docket available for public review during normal business hours.  

C. Community Development Department Review. After compiling the preliminary docket, the 
director shall review the suggested amendments and prepare a staff report to the planning 
commission recommending which proposed amendments should be placed on the final docket. 
The staff report shall address the following criteria:  
1. The amendment is consistent with the comprehensive plan; and 
2. The amendment is consistent with other development regulations, unless accompanied by 

amendments to such other development regulations; and  
3. The amendment is appropriate for consideration at this time. 

D. Planning Commission Review. All proposed amendments shall be reviewed and assessed by 
the planning commission, which shall make a recommendation to the board of county 
commissioners after considering the staff report prepared by the director.  
1. Workshop Meeting. The planning commission may first review the recommendations of 

the director in a workshop meeting(s)  
2. Public Hearing. The planning commission shall conduct a public hearing on the proposed 

amendments on the preliminary docket as set forth in Sections 14.09.065 and 14.09.070 of 
this title.  

3. Recommendations. Following the hearing, the planning commission shall make a 
recommendation to the board of county commissioners on each proposed amendment as 
to whether or not the amendment should be placed on the final docket. The planning 
commission's recommendation shall be based upon the following criteria:  
a. The amendment is consistent with the comprehensive plan; and 
b. The amendment is consistent with other development regulations, unless 

accompanied by amendments to such other development regulations; and  
c. The amendment is appropriate for consideration at this time. 

E. Board of County Commissioner's Decision—Adoption of Final Docket. 
1. Review and Decision Process. The board of county commissioners shall review and 

consider the planning commission's report and recommended final docket at a regularly 
scheduled commissioner's meeting. The board of county commissioners may adopt the 
planning commission's recommended final docket without a public hearing; however, in 
the event that a majority of the board of county commissioners decides to add or subtract 
proposed amendments, it shall first conduct a public hearing as set forth in Sections 
14.09.065 and 14.09.070 of this title.  

2. Effect of Final Adopted Docket. The decision of the board of county commissioners to 
adopt the final docket does not constitute a decision or recommendation that the 
substance of any recommended amendment should be adopted. No additional 
amendments shall be considered after adoption of the final docket for that year except for 
exceptions as set forth in Section 14.15.030  





 
 

 
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 Preliminary Docket 
Site Address: Varied 
Type of Notice:  Notice of Public Hearing 
Review Level/Type:  Level 5 
 
Proof of Posting 
I certify under penalty of perjury under the laws of the State of Washington that the 

   on the CDD website on the following date: 5/22/2017 

 
 
Lauren Prentice 
Printed Name 
 

_____________________________ 
Signature 
 

6/5/2017  
Date 

 
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  

  (CPA17-001, REZ17-001 only) Mailed to the property owners of record 500' adjacent to 
the subject property on the following date: 5/24/2017 (see attached list) 

  Mailed/e-mailed to applicant(s) or representative on: 5/24/2017  

  Mailed/e-mailed to all parties of record on: 5/24/2017 

 

 
Lauren Prentice  
Printed Name 

_____________________________ 
Signature 

6/5/2017  
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) on: 5/25/2017 

  Published in a paper(s) of general circulation (Waitsburg Times and Tri-City Herald) on: 
5/25/2017 

 

 
Lauren Prentice  
Printed Name 

_____________________________ 
Signature 

6/5/2017  
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 
WALLA WALLA COUNTY PLANNING COMMISSION 

 
 

Public Hearing Information 
The Walla Walla County Planning Commission will be holding a public hearing to discuss the 
submitted the 2017 Preliminary Docket of Comprehensive Plan and Development Regulations 
Amendment applications which includes the following proposals. 
 

• 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; and revise the code as it pertains to density 
transfers. 

 
PUBLIC HEARING INFORMATION 

County Public Health and Legislative Building  
314 West Main Street 
2nd floor - Room 213 

Walla Walla, WA 
June 7, 2017 at 7:00 PM 

 
The Planning Commission, following the public hearing, will make a recommendation to the Board of 
County Commissioners on whether the above applications should be included on the 2017 final 
docket.  The process for establishing the final docket is included in Walla Walla County Code (WWCC) 
Chapters 14.10 and 14.15 which outlines the criteria for consideration. 
 
The Board may then adopt the Planning Commission’s recommended final docket at a regular public 
meeting without a public hearing pursuant to WWCC Sections 14.10.060(E) and 14.15.060(E). 
Alternatively, if a majority of the Board decides to add or subtract amendments from the proposed 
final docket, another public hearing will be held. If placed on the final docket, the proposed 
amendment will be considered at additional public meetings and hearings and reviewed under the 
State Environmental Policy Act (SEPA).  The decision of the Board of County Commissioners to place 
an amendment on the final docket does not constitute a decision that the substance of any proposed 
amendment should or will be adopted. 
 
Written comments regarding the all of the above applications may be submitted prior to and at the 
hearing on June 7, 2017.  Send written comments to the following address: 

Walla Walla County Community Development Department 
c/o Lauren Prentice, Principal Planner 
310 W. Poplar Street, Suite 200 
Walla Walla, WA 99362 

Any interested person may comment on this application, receive notice, and participate in any 
hearings. Persons submitting testimony may participate in the public hearing, request a copy of the 
final decision, and have rights to appeal the final decision. You can obtain a copy of the staff report 
from the Community Development Department by contacting the person listed below.  The staff report 
will be available about one week prior to the hearing date. 
 
FOR MORE INFORMATION: For more information regarding this meeting, please contact Lauren 
Prentice, Principal Planner, at 509-524-2610 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


OWNER NAME 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



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
CAVALLI ROBERTA 1278 WALLULA AVE WALLA WALLA WA 99362
CUNEO GINO R & PAMELA A 1932 WALLULA AVE 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 HEADLEY1223 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 TRUSTEE1437 WALLULA AVE WALLA WALLA WA 99362
SCHNORR GREGORY S DEWAYNE & KAREN SCHNORR LIVING T1956 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
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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
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