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Walla Walla County Community Development Department  

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

 
Date:  October 4, 2017 

To:  Walla Walla County Planning Commission 

From:  Tom Glover, Director 
Lauren Prentice, Principal Planner 

RE: Public Hearing – 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.  
 
Staff Recommendation 
If the Planning Commission finds that the proposed amendments are consistent with the criteria in 
WWCC 14.15.070D(3), 14.10.070D(3), and 14.09.010B, Staff would recommend that the 
applications submitted, docket number REZ17-001 and CPA17-0001, be recommended for 
approval by the Planning Commission to the Board of County Commissioners. If the Planning 
Commission does not find that the applications are consistent, then the Planning Commission may 
recommend denial.  
 
Option 1: 
Recommend approval of the applications submitted by Roberta Cavalli. 
 
Option 2: 
Recommend denial of the applications submitted by Roberta Cavalli. 
 
Sample Motions 
Option 1 (approval): 
“I move that the Planning Commission concur with the findings of fact and conclusions of law in 
docket number CPA17-001 and REZ17-001, and recommend to the Board of County Commissioners 
that the applications submitted by Roberta Cavalli, be approved.” 
 
Option 2 (denial): 
“I move that the Planning Commission concur with the findings of fact in docket number CPA17-
001 and REZ17-001, but note that the applications do not meet a public need and that the change 
may create pressure on other properties to change land use designations from agricultural 
designations, and recommend to the Board of County Commissioners that the applications 
submitted by Roberta Cavalli, be denied.” 
 
Attachments 
Please refer to Item 1 in the notebook to review the application materials and documents presented 
at past meetings. 
 

1. Comprehensive Plan Amendment Process – Walla Walla County Code (WWCC) Section 
14.10.070 – Final Docket – review and recommendation 

2.  Development Regulations Amendment Process – Walla Walla County Code (WWCC) Section 
14.15.070 – Final docket – review and recommendation 
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3. WAC 365-190-050 – Conservation of natural resource lands. 
4. Notice of Informational Public Meeting Public Hearing and Certificate of Notification 
5. Department of Commerce Letter dated August 31, 2017 
6. SEPA Determination of Non-Significance dated September 19, 2017 
7. Vicinity Map 

 
Summary of Proposal 
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) 

 
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; an on-site well is 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 7. 
 
Comprehensive Plan Amendment Review Criteria - WWCC 14.10.070B.3 
For each proposed amendment, the planning commission shall recommend that a proposed 
amendment be approved, approved with modifications, or denied based on the following criteria: 
 

a. Criteria: The amendment meets a definable public need; and  
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.”  It 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. 
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b. Criteria: The public need was not recognized in the existing comprehensive plan due to: 
1. A change in circumstances in the community not anticipated or contemplated when 

the applicable section(s) of the comprehensive plan was last adopted; or 
2. An error in development of the comprehensive plan as it currently exists; and 

Staff Discussion:  The applicant states in the application (Comprehensive Plan Amendment 
application, Exhibit B, Page 2) that this criterion is met under Item 1 due to the loss of water 
rights for other properties in the area, which they say resulted in the Muro amendment in 
2010.  It’s not clearly explained how the 2010 rezone of the adjacent property would create 
a public need to rezone this property. 
 

c. Criteria: The defined need conforms to the policy directives of the comprehensive plan and 
countywide planning policies; and 
Staff Discussion:  In the Comprehensive Plan Amendment application in Exhibit B on Page 2 
the applicant responds to this criteria by citing the purpose of the Rural Residential 5 land 
use designation and some relevant policies.  In the response on Page 3 of Exhibit B, the 
applicant states that the property is not “particularly suited to long-term, commercially 
viable agriculture because it is physical (sic) separated from the adjacent resource land and 
because it is a relatively small parcel in terms of commercial agricultural resource land and 
is surrounded on three sides by rural residential land and on the fourth side by residential 
land located in the Agriculture Residential 10 acre zone.”  The applicant also states that 
applying the Rural Residential 5 designation would recognize the existing development 
patterns and provide a buffer between urban use and rural use.  One of the purposes of this 
designation, stated in the Comprehensive Plan, is to provide a buffer between agricultural 
lands and urban lands, but this property is not immediately adjacent to urban lands and it is 
not clear that the County needs a larger rural lands buffer. 

 
d. Criteria: The proposed amendment does not require amendment of policies in other areas of 

the comprehensive plan except to resolve inconsistencies or unnecessary duplication among 
policies; and 
Staff Discussion: The application would not require amendment of policies or other areas 
of the Comprehensive Plan. 
 

e. Criteria: The proposed amendment is consistent with the Growth Management Act (Chapter 
36.70A RCW), any other applicable inter-jurisdictional policies or agreements, and any other 
state or federal laws. 
Staff Discussion:  The applicant presents in the application (Exhibit B, Page 3) that the 
amendment is consistent with the Growth Management Act and Comprehensive Plan by 
referencing WAC 365-190-050, which gives counties direction in classifying agricultural 
lands.  The applicant states that it doesn’t meet these criteria due to “proximity to more 
intense density and land uses and its isolation from adjacent resource lands.”  By isolation, 
it would seem that they mean that adjacent lands on three sides is zoned Rural Residential 
5, and smaller lots on the fourth side.  It is also important to note that these are only two of 
the criteria for classifying agricultural lands and not all of them have to be met in order for a 
property or area to be classified as agricultural land.   
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Comprehensive Plan Amendment Review Criteria - WWCC 14.0.070B.4 
For each site-specific proposal to amend the comprehensive plan land use map, the planning 
commission shall recommend that a proposed amendment be approved, approved with 
modifications, or denied based on the review criteria set forth above and the following additional 
review criteria: 
 

a. Criteria: The subject parcel(s) is suitable for development under the requested land use 
designation and the zoning standards of one or more potential implementing zoning 
district(s); and 
Staff Discussion:  The applicant states in the application in Exhibit B on Page 3 that the 
property is suitable for development under the proposed designation. 
 

b. Criteria: The proposed site-specific amendment will not create pressure to change the land use 
designation of other properties in the area and 
Staff Discussion:  The applicant presents in the application in Exhibit B on Page 3 that the 
proposal would not create pressure to change the land use designation of other properties 
in the area because adjacent properties on three sides are already designation as rural 
lands, and properties to south are smaller.  However, it is worth considering whether this 
application would create pressure or interest for the property on the fourth side or nearby 
to be re-designated.  One of the reasons stated in this application that this proposal should 
be approved is because the adjacent Muro property was rezoned in 2009.  So, by that 
reasoning, it would seem that the Muro rezone created some pressure to rezone the Cavalli 
property, maybe the Cavalli rezone would do the same. 
 

c. Criteria: The proposed site-specific amendment does not adversely affect the adequacy of 
existing or planned public facilities and services in the immediate area or the applicable urban 
growth area. 
Staff Discussion:  The proposed amendment is not likely to adversely affect the adequacy of 
existing or planned public facilities and services in the area. 
 

Rezone Review Criteria - WWCC 14.15.070D.3 
For each proposed amendment, the Planning Commission shall recommend that a proposed 
amendment be approved, approved with modifications, or denied based on the review criteria set 
forth above and the following additional review criteria: 
 

a. 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. 
 

b. Criteria: The amendment meets a definable public need; and  
Staff Discussion:  As stated above, 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. 
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c. Criteria:  The amendment is in the long term interest of the County. 
Staff Discussion:  In the rezone application on Page 1 of Exhibit B the applicant states that 
the proposal is in the long-term interest of the county because it would have “no impact on 
future growth projects and impacts to resource lands (AR-10) will be minimal to non-
existent.”  The application also says that the amendment would allow the Cavalli property to 
be “aligned with adjacent rural uses the land management and long term economic interest 
of Walla Walla County will be enhanced.” 
 

Rezone Review Criteria - WWCC 14.09.010B 
For each proposed amendment, the Planning Commission shall recommend that a proposed 
amendment be approved, approved with modifications, or denied based on the following criteria. 
 

1. Criteria: Is consistent with the goals and policies in the land use, rural and resource lands, 

and/or Burbank subarea plan elements of the comprehensive plan including the land use 

maps; and 

Staff Discussion:  The applicant references to the Comprehensive Plan Amendment 

application in response to this criteria in the application. 

 

2. Criteria:  Is consistent with WWCC Title 16 Subdivisions, Title 17 Zoning, Title 18 Environment, 

the Walla Walla County Shoreline Master Program and other applicable land use laws and 

policies of Walla Walla County; and  

Staff Discussion:  The applicant cites sections of Titles 16, 17, 18 in the application (Exhibit 

B, Pages 2-3) in response to this criteria in the application.  The Community Development 

Director has issued a SEPA Determination of Non-significance on the proposal as required 

until Title 18.  The property is not within jurisdiction of the Shoreline Master Program. 

 

3. Criteria:  Is not materially detrimental to uses or property in the immediate vicinity of the 

proposed rezone and to the general public; and  

Staff Discussion:  As the applicant presents in the application, the proposal would not be 

materially detrimental to uses or property in the immediate vicinity although the rezone 

would make it possible for the property to be developed with non-resource uses, which may 

be more intensive. 

 

4. Criteria:  Does not create excessive additional requirements at public cost for public facilities 

and services; and 

Staff Discussion:  As the applicant presents in the application, the proposal would create 

any immediate requirements for public facilities or services although the rezone would 

make it possible for the property to be developed with non-resource uses, which may be 

more intensive. 
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5. Criteria:  Is warranted: 

a. To achieve consistency with the comprehensive plan; or 

b. To meet county population and/or employment projections because of a need for 

additional property in the proposed zoning district; or  

c. Because there are changed conditions since the zoning in the area was adopted to warrant 

the proposed rezone. "Changed conditions" include public improvements, permitted 

private development or other conditions or circumstances affecting the subject property 

that have undergone substantial and material changes not anticipated or contemplated 

when the zoning and/or subarea plan was last adopted. "Changed conditions" do not 

include actions taken by the current or former property owners to facilitate a more intense 

development of the property.  

Staff Discussion:  The applicant responds to this criteria in the rezone application in 
Exhibit B on Page 3 by again saying that there are changed circumstances (Muro rezone) 
and saying that the proposal will be consistent with policies of the Comprehensive Plan and 
allow for an opportunity for rural development which could include three houses if the 
property were divided. 
 

Findings of Fact 
1. On December 19, 2016, pursuant to WWCC Title 14, the Board of County Commissioners 

established the criteria and deadline (March 31, 2017) for applications to be included on 
the 2017 Preliminary Docket of Comprehensive Plan and development regulations 
amendments. 

2. On March 30, 2017, the Walla Walla County Community Development Department received 
applications from Roberta Cavalli to amend the County’s zoning map and the 
Comprehensive Plan land use map. 

3. On May 3, 2017, the Planning Commission reviewed the amendment applications and 
background materials in an open public meeting. 

4. On May 22, 2017, a Notice of Public Hearing was posted on the Community Development 
Department website. 

5. On May 24, 2017, a Notice of Public Hearing was mailed to the applicant. 
6. On May 25, 2017, a Notice of Public Hearing was published in the Waitsburg Times, the 

Walla Walla Union Bulletin and the Tri-City Herald. 
7. On June 1, 2017, the Planning Commission held a public hearing to consider the proposed 

amendments and whether they should be included on the 2017 Final Docket; the only 
member of the public who provided testimony was the applicant’s representative. 

8. On June 1, 2017, after conducting a public hearing, the Planning Commission voted 3-2, with 
two members absent, to recommend to the Board of County Commissioners that the 
application be placed on the 2017 Final Docket. 

9. On June 20, 2017, the Chairman of the Planning Commission signed Planning Commission 
Resolution 17-03, which documented the Planning Commission’s recommendation from 
June 1, 2017. 

10. On June 26, 2017, the Board of County Commissioners reviewed the amendment application 
and the Planning Commission’s recommendation in an open public meeting. 

11. On July 24, 2017, the Board of County Commissioners set the 2017 Final Docket of 
Comprehensive Plan and development regulations via Resolution 17-197 to include the 
Roberta Cavalli applications (CPA17-001 and REZ17-001). 

12. On August 2, 2017, the Planning Commission reviewed and discussed the amendment 
applications and background materials in workshop meeting, which was open to the public. 
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13. On August 31, 2017, the Department of Commerce acknowledged receiving the proposed 
amendment. 

14. On September 19, 2017, SEPA Determination of Non-significance was issued by the 
Community Development Director. 

15. On September 19, 2017, a Notice of Informational Public Meeting and Public Hearing was 
published on the Community Development Department website. 

16. On September 20, 2017 a Notice of Informational Public Meeting and Public Hearing was 
mailed to parties of record. 

17. On September 21, 2017, a Notice of Informational Public Meeting and Public Hearing was 
published in the Waitsburg Times and Tri-City Herald.   

18. On September 22, 2017, a Notice of Informational Public Meeting and Public Hearing was 
published in the Walla Walla Union Bulletin and Tri-City Herald.   

19. On October 4, 2017, an Informational Public Meeting was held by Community Development 
Department staff. 

20. On October 4, 2017, a public hearing was held by the Planning Commission. 
 
Conclusions of Law 

1. The proposed amendments have been reviewed pursuant to Walla Walla County Code 
Sections 14.10.070B(3), 14.15.070B(3), and 14.090.010B. 

2. The proposed amendments are consistent with the Walla Walla County Comprehensive 
Plan. 

3. As proposed, the amendments are not likely to have a significant adverse impact on public 
welfare and safety. 

 



 

 

ATTACHMENT 1 

Comprehensive Plan Amendment Process 

14.10.070 - Final docket review and recommendation. 

 

A. Community Development Department Review. The final docket as adopted by the board of 
county commissioners shall first be reviewed and assessed by the community development 
department, and the director shall prepare a staff report and recommendation on each proposed 
amendment based on the applicable criteria in Sections 14.10.070B.3, 4, and 5. The community 
development department shall also be responsible for conducting the environmental review of 
all items on the final docket. The director shall provide notice and opportunity for comment from 
the public and/or other agencies.  

B. Planning Commission Review. All proposed amendments on the final docket shall be reviewed 
and assessed by the planning commission, which shall make recommendations 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 as set forth in Sections 14.09.065 and 14.09.070 of this title.  
3. Recommendations. For each proposed amendment, the planning commission shall 

recommend that a proposed amendment be approved, approved with modifications, or 
denied based on the following criteria:  
a. The proposal meets a definable public need; and 
b. The public need was not recognized in the existing comprehensive plan due to: 

(1) A change in circumstances in the community not anticipated or contemplated 
when the applicable section(s) of the comprehensive plan was last adopted; or  

(2) An error in development of the comprehensive plan as it currently exists; and 
c. The defined need conforms to the policy directives of the comprehensive plan and 

countywide planning policies; and  
d. The proposed amendment does not require amendment of policies in other areas of 

the comprehensive plan except to resolve inconsistencies or unnecessary duplication 
among policies; and  

e. The proposed amendment is consistent with the Growth Management Act (Chapter 
36.70A RCW), any other applicable inter-jurisdictional policies or agreements, and any 
other state or federal laws.  

4. Additional Review Criteria—Site-Specific Amendments. For each site-specific proposal to 
amend the comprehensive plan land use map, the planning commission shall recommend 
that a proposed amendment be approved, approved with modifications, or denied based on 
the review criteria set forth above and the following additional review criteria:  
a. The subject parcel(s) is suitable for development under the requested land use 

designation and the zoning standards of one or more potential implementing zoning 
district(s); and  

b. The proposed site-specific amendment will not create pressure to change the land use 
designation of other properties in the area and  

c. The proposed site-specific amendment does not adversely affect the adequacy of 
existing or planned public facilities and services in the immediate area or the applicable 
urban growth area.  

5. Additional Review Criteria—Urban Growth Area Amendments. For each proposal to amend 
an urban growth area policy or land use map the planning commission shall consider 
certain additional information and review criteria.  
a. For each proposed amendment to an urban growth area policy or land use map the 

planning commission shall consider the following information:  



 

 

(1) The 20-year population and/or employment projections for the county; and 
(2) The extent to which the urban growth occurring within the county has located 

within each city and the unincorporated urban growth areas; and  
(3) The allocation of projected county population and/or employment to the urban 

growth areas; and  
(4) The buildable lands analysis for each urban growth area; and 
(5) Existing urban growth area boundaries; and 
(6) Other proposed changes affecting urban growth areas. 

b. For each proposed amendment to an urban growth area the planning commission shall 
recommend that a proposed amendment be approved, approved with modifications, 
or denied based on the review criteria in Section 14.10.070B.3 and Section 
14.10.070B.4 if applicable, and the following additional criteria:  
(1) The proposed amendment necessitates: 

(a) Reallocation of population and/or employment within the county; and 
(b) Related map and/or boundary changes; or 

(2) The proposed amendment requires modification of the map and/or boundary of 
one or more urban growth areas.  

C. Board of County Commissioners Decision. 
1. Workshop Meeting. The board of county commissioners may first review the 

recommendations of the planning commission in a workshop meeting(s).  
2. Public Hearing. The board of county commissioners shall consider the proposed 

amendments to the comprehensive plan at a regularly scheduled meeting and conduct a 
public hearing, as set forth in Sections 14.09.065 and 14.09.070 of this title.  

3. Criteria for Evaluation of Proposed Plan Amendments. The board of county commissioners 
shall apply the criteria set forth in Sections 14.10.070B.3, 4, and 5 above, as applicable.  

4. Adoption by Ordinance. The board of county commissioners shall adopt any amendments 
to the comprehensive plan by ordinance.  

D. Transmittal to State. The director shall transmit a copy of any proposed amendment of the 
comprehensive plan to the appropriate Washington State agency at least sixty days prior to the 
expected date of final action by the board of county commissioners, consistent with Chapter 
36.70A RCW. The director shall transmit a copy of any adopted comprehensive plan amendment 
to the appropriate Washington State agency within ten days after adoption by the board.  

E. Appeals. All appeals to the adoption of an amendment to the comprehensive plan shall be filed 
with and processed by the Eastern Washington Growth Management Hearings Board in 
accordance with the provisions of Chapter 36.70A RCW. (Res. 02118 (part), 2002)  

  



 

 

ATTACHMENT 2 

Development Regulations Amendment Process 

14.15.070 - Final docket—Review and recommendation. 
 

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  

  



 

 

ATTACHMENT 3 

WAC 365-190-050 

Agricultural Resource Lands 

 

 (1) In classifying and designating agricultural resource lands, counties must approach the 
effort as a county-wide or area-wide process. Counties and cities should not review resource lands 
designations solely on a parcel-by-parcel process. Counties and cities must have a program for the 
transfer or purchase of development rights prior to designating agricultural resource lands in 
urban growth areas. Cities are encouraged to coordinate their agricultural resource lands 
designations with their county and any adjacent jurisdictions. 

(2) Once lands are designated, counties and cities planning under the act must adopt 
development regulations that assure the conservation of agricultural resource lands. 
Recommendations for those regulations are found in WAC 365-196-815. 

(3) Lands should be considered for designation as agricultural resource lands based on three 
factors: 

(a) The land is not already characterized by urban growth. To evaluate this factor, counties and 
cities should use the criteria contained in WAC 365-196-310. 

(b) The land is used or capable of being used for agricultural production. This factor evaluates 
whether lands are well suited to agricultural use based primarily on their physical and geographic 
characteristics. Some agricultural operations are less dependent on soil quality than others, 
including some livestock production operations. 

(i) Lands that are currently used for agricultural production and lands that are capable of such 
use must be evaluated for designation. The intent of a landowner to use land for agriculture or to 
cease such use is not the controlling factor in determining if land is used or capable of being used 
for agricultural production. Land enrolled in federal conservation reserve programs is 
recommended for designation based on previous agricultural use, management requirements, and 
potential for reuse as agricultural land. 

(ii) In determining whether lands are used or capable of being used for agricultural production, 
counties and cities shall use the land-capability classification system of the United States 
Department of Agriculture Natural Resources Conservation Service as defined in relevant Field 
Office Technical Guides. These eight classes are incorporated by the United States Department of 
Agriculture into map units described in published soil surveys, and are based on the growing 
capacity, productivity and soil composition of the land. 

(c) The land has long-term commercial significance for agriculture. In determining this factor, 
counties and cities should consider the following nonexclusive criteria, as applicable: 

(i) The classification of prime and unique farmland soils as mapped by the Natural Resources 
Conservation Service; 

(ii) The availability of public facilities, including roads used in transporting agricultural 
products; 

(iii) Tax status, including whether lands are enrolled under the current use tax assessment 
under chapter 84.34 RCW and whether the optional public benefit rating system is used locally, and 
whether there is the ability to purchase or transfer land development rights; 

(iv) The availability of public services; 
(v) Relationship or proximity to urban growth areas; 
(vi) Predominant parcel size; 
(vii) Land use settlement patterns and their compatibility with agricultural practices; 
(viii) Intensity of nearby land uses; 
(ix) History of land development permits issued nearby;  
(x) Land values under alternative uses; and 
(xi) Proximity to markets. 

http://apps.leg.wa.gov/wac/default.aspx?cite=365-196-815
http://apps.leg.wa.gov/wac/default.aspx?cite=365-196-310
http://app.leg.wa.gov/RCW/default.aspx?cite=84.34


 

 

(4) When designating agricultural resource lands, counties and cities may consider food 
security issues, which may include providing local food supplies for food banks, schools and 
institutions, vocational training opportunities in agricultural operations, and preserving heritage or 
artisanal foods. 

(5) When applying the criteria in subsection (3)(c) of this section, the process should result in 
designating an amount of agricultural resource lands sufficient to maintain and enhance the 
economic viability of the agricultural industry in the county over the long term; and to retain 
supporting agricultural businesses, such as processors, farm suppliers, and equipment maintenance 
and repair facilities. 

(6) Counties and cities may further classify additional agricultural lands of local importance. 
Classifying additional agricultural lands of local importance should include, in addition to general 
public involvement, consultation with the board of the local conservation district and the local 
committee of the farm service agency. It may also be useful to consult with any existing local 
organizations marketing or using local produce, including the boards of local farmers markets, 
school districts, other large institutions, such as hospitals, correctional facilities, or existing food 
cooperatives. 

These additional lands may include designated critical areas, such as bogs used to grow 
cranberries or farmed wetlands. Where these lands are also designated critical areas, counties and 
cities planning under the act must weigh the compatibility of adjacent land uses and development 
with the continuing need to protect the functions and values of critical areas and ecosystems. 
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NOTICE OF INFORMATIONAL PUBLIC MEETING  

AND 
WALLA WALLA COUNTY PLANNING COMMISSION 

PUBLIC HEARING  

 

Informational Public Meeting 
The Walla Walla County Community Development Department will be holding an informational 
public meeting for the following Comprehensive Plan and development regulation amendment 
applications, which are on the 2017 Final Docket. 

• 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) 

 
This meeting is open to the public and is a question and answer session; it is not a public hearing. 
No oral testimony will be taken, and no decisions will be made at this meeting.  Staff will be 
available to answer questions; this is for public informational purposes only. 
 

INFORMATIONAL MEETING INFORMATION 
County Public Health and Legislative Building  

314 West Main Street 
2nd floor - Room 213 

Walla Walla, WA 
October 4, 2017 from 6:00- 6:45 PM 
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Public Hearing 
The Planning Commission will be conducting public hearings on the following Comprehensive Plan 
and development regulation amendment applications, which are on the 2017 Final Docket (same 
items as listed above for informational public meeting). 

• CPA17-001/REZ17-001 –Cavalli 
• ZCA17-002 – Brent Knowles 
• CPA17-002/REZ17-002 – J. R. Simplot Company 

 
The Planning Commission, following the public hearings, will make a recommendation for each of 
the proposed amendments above to the Board of County Commissioners (BOCC) at the same 
meeting or on a date not yet determined. The Planning Commission will be asked to recommend 
that a proposed amendment be approved, approved with modifications, or denied. The process for 
review and recommendation of the final docket is described in Walla Walla County Code (WWCC) 
Sections 14.15.070 and 14.10.070 which outline the criteria for consideration. The BOCC will then 
review the recommendation at a public hearing, on a date not yet determined, pursuant to WWCC 
14.15.070C(2) and 14.10.070C(2). 
 
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. 
 
Written comments regarding the above applications may be submitted prior to and at the hearing 
on October 4, 2017 for Planning Commission consideration.  Send written comments to one of the 
following addresses: 

Walla Walla County Community Development Department 
c/o Lauren Prentice, Principal Planner 
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  

314 West Main Street 
2nd floor - Room 213 

Walla Walla, WA 
October 4, 2017 7:00 PM 

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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Certificate of Notification  
(publishing and mailing) 

 
 
File Number: 2017 Final Docket 
Site Address: Varied 
Type of Notice:  Notice of Public Hearing – Planning Commission 10/4/2017 
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: 
9/20/2017 (see attached lists) 

 Mailed/e-mailed to applicant(s) or representative on: 9/20/2017  

 Mailed/e-mailed to all parties of record on: 9/20/2017 

 

 
Lauren Prentice  
Printed Name 

_____________________________ 
Signature 

9/27/2017  
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 Tri-City Herald (paper of general 
circulation) on: 9/22/2017 

 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: 9/19/2017 

 

 

 
Lauren Prentice  
Printed Name 

_____________________________ 
Signature 

9/27/2017  
Date

 



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 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



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



Dear Ms. Prentice:

Principal Planner
Walla Walla Joint Community Development Agency
310 W Poplar Suite 200
Walla Walla, Washington  99362          

Thank you for sending the Washington State Department of Commerce (Commerce) the following materials as 
required under RCW 36.70A.106.  Please keep this letter as documentation that you have met this procedural 
requirement.

August 31, 2017

Lauren Prentice

County of Walla Walla - Proposed Site-specific amendment applications by Roberta Cavalli to change 

the land use designation in the Comprehensive Plan 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.  CPA17-001, REZ17-001  These materials were received on August 30, 2017 and processed with 

the Material ID # 24071.

County of Walla Walla - Proposed amendment to 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.  ZCA17-002  These materials were received on August 30, 2017 and processed with the 

Material ID # 24072.

We have forwarded a copy of this notice to other state agencies.

If this submitted material is an adopted amendment, then please keep this letter as documentation that you 
have met the procedural requirement under RCW 36.70A.106.

If you have submitted this material as a draft amendment, then final adoption may occur no earlier than sixty 
days following the date of receipt by Commerce.  Please remember to submit the final adopted amendment 
to Commerce within ten days of adoption.

If you have any questions, please contact Growth Management Services at 
reviewteam@commerce.wa.gov, or call Dave Andersen (509) 434-4491 or Paul Johnson (360) 725-3048.

Sincerely,

Review Team

Growth Management Services
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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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