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Walla Walla County Community Development Department  

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

  
To:    Board of County Commissioners 

From:   Tom Glover, Director 
   Lauren Prentice, Principal Planner 

Date Prepared:  June 14, 2019 

Agenda Date:  June 24, 2019 

RE: Final Docket Public Hearings – Staff Report – Commercial and Industrial 
Land Capacity – College Place UGA 

 
 
Referenced Attachments (June 24, 2019) 
D. Revised County Land Capacity Analysis, June 14, 2019 
E. Non-County Proposed UGA Maps: College Place, Walla Walla, Sheryl Cox 
F. Martin Airfield Area Map showing area unbuildable area deducted to Airport Safety 

Requirements 
G. Employment Security Department Spreadsheet for City of College Place 
H. Employment Security Department Spreadsheet for City of Walla Walla  
I. Email from Gregg Dohrn, June 7, 2019 
J. Email from Gregg Dohrn, June 6, 2019 
K. Emails (2) from Jon Rickard with maps, May 31, 2019 
L. Emails from Lauren Prentice to City of College Place, May 30 and June 4, 2019 
 
Methodology: Estimating the Available Commercial and Industrial Land Supply 
The process used to estimate the available commercial and industrial lands follow similar steps as 
the residential analysis, but there are different factors.  This is described in detail in Attachment D.   
 
The City of College Place provided the County with 10 drafts/versions of their Land Capacity 
Analysis over the last year; however, the majority of the changes made by College Place related to 
the residential analysis, not commercial/industrial lands.  The City and County methodology for 
estimating commercial/industrial land supply differed although some of the assumptions used by 
the City and the County were the same.  For example, the County and the City used the same Floor 
Area Ratio (0.20) and the same square footage per employee for commercial lands (450 square 
feet). 
 
Employment Capacity Within City Limits 
The County did not review the City’s LCA for the incorporated areas like we did for unincorporated 
areas; staff accepted the city limit capacity provided by the City.  In the first version of the City’s 
LCA (April 13, 2018) provided to the County, the City the estimated employment capacity within 
the city limits was 1,329.  A revised City LCA was provided on April 30, 2018 showing reduced 
employment capacity within the city of 834.  Later versions provided by the City in May of 2018 
showing employment capacity between 874-876.  The City did not provide revised LCA 
nonresidential tables for inside the city limits when they provided new residential analysis in 
December 2018 and January 2019. 
 
The County’s Revised LCA (Attachment D) includes the City’s estimated capacity for inside the city 
limits that was provided on May 18, 2018; the total is 874 employees. 
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City Zoning CG CN DMU IL PUD Totals 

Adjusted Net Acres of 
Available Lands 

42.7 0.0 2.2 0.0 0.0 45 

Subtotal Potential 
Building Square Footage 

373,751 0 19,406 0.0 0.0 393,157 

Square Feet per Employee 450 450 450 450 450  

Potential New 
Employment by Zoning 
District 

831 0 43 0 0 874 

 
Notably, all versions of the City’s LCA show that there is no vacant, underdeveloped, or re-
developable industrial land within the city limits.  The majority is General Commercial (CG) and a 
small amount is Downtown Mixed Use (DMU). 
 
Employment Capacity Within Existing Unincorporated UGA 
The County’s Revised LCA (Dated May 16, 2019) estimated the net available commercial/industrial 
land within the existing unincorporated UGA to be 105.9 acres.  The majority of this is within the 
Martin Airfield area and it is zoned Light Industrial.  The assumed employment capacity of the Light 
Industrial area is 1,019, while the Commercial area is 123, for a total of 1,142 in the unincorporated 
UGA.  
 
In January 2019 the City provided background data and aerial photos from their Parcel-by-Parcel 
analysis.  In this January 2019 submittal, the City estimated the net available commercial/industrial 
land to be 51.9 acres.  Prior to this submittal, the City had not provided a capacity estimate for the 
existing UGA, they had only provided estimates for within the city and the proposed expansion area. 
 
The Revised County LCA shows a significantly greater employment capacity than indicated by the 
City LCA (56% greater).  This is primarily due to differences in the analysis of the Martin Airfield 
area.  Since the City withdrew their application to remove this area from the UGA, it will remain in 
the UGA with Light Industrial zoning. 
 
The County LCA was revised to better approximate the capacity for commercial and industrial land 
in the vicinity of Martin Airfield.  In the revised County LCA, after consulting with the Washington 
State Department of Transportation Aviation Division, 77.6-acres was deducted from the gross 
available industrial lands to account for airport operations and safety zones.  This is shown on the 
map in Attachment F.  While other areas (not deducted) around Martin Field would have 
development limitations due to airport capability issues, some level of commercial and industrial 
development would be allowed in these areas.   
 
The 77.6 acres deducted in the Revised County LCA is similar to the 84-acres deducted in the 
Revised City LCA for the two parcels noted by the City as having airfield constraints.  However, the 
actual areas deducted are very different because the County identified the actual areas that are 
known to be restricted whereas the City used existing parcel boundaries. 
 



 

 Public Hearing: 2018 Final Docket, Commercial and Industrial Lands Page 3 of 5 

Staff believes that the portions of the Martin Airfield are developable. However, it seems unlikely 
that the prospect for employment within the area will attain 1,019 employees, given the airfield 
uses and road access constraints. The area has not been developed for light industrial uses since it 
was included in the UGA in 2005.  Because of airport uses and SEPA and permitting concerns, it is 
unlikely that manufacturing entities that employ large workforces would locate at the site. It is 
more likely that warehousing, repair and storage facilities (permitted uses) would be located at the 
site.  
 
Utility Availability 
If a parcel is included in the UGA, the County’s expectation is that utilities should be available to 
serve new development during the 20-year planning period, because these services are necessary 
to support urban densities.  This is not an assumption that utilities are available now, but that they 
could be provided in the future.  Regarding the Martin Airfield area, it should be noted that the 
feasibility of providing this area with utilities was evaluated in 2005.  Ordinance 322 states the 
following regarding the inclusion of this area in the UGA on Page 22: 
 
All of the expansion areas are immediately adjacent to the existing city limits are surrounded by 
lots smaller than five acres in all directions.  The city chose these expansion areas due to their 
proximity to the City and City’s capacity to provide urban services.  In the specific instance of the 
Martin Field/Botimer expansion area, proponents submitted detailed information demonstrating 
the proximity of the expansion area to the existing water and sewer facilities and the ease with 
which the property can be connected to those facilities. 
 
Results of County’s Revised Commercial/Industrial Land Capacity Analysis 
Per the Revised County LCA, the commercial and industrial lands employment capacity within the 
existing College Place UGA is 150.9-acres; this is 54-acres more than estimated in the Revised City 
LCA. 
 
Proposed UGA Expansion for Commercial Uses: Area 2A 
The City has proposed to add 48-acres to the UGA for commercial uses; this area is identified in the 
application materials and in Attachment E as Area 2A.  The City has estimated that Area 2A will 
accommodate 418 jobs. This is lower than the Revised County LCA, which concluded that the 
employment capacity for Area 2A is 531 jobs. 
 
The County did not review individual parcels within the proposed UGA areas, only the existing UGA.  
This approach is consistent with WAC 365-196-325(2)(b) which states that “proving sufficient land 
capacity for development does not require a county or city to achieve or evaluate sufficiency for 
every parcel of a future land use designation provided the area as whole ensures sufficient land 
capacity for development.” 
 
Existing and Projected Population 
The Countywide planning target is 71,124 which will be retained; the City of College Place has been 
allocated 10,825.  The existing (2017) College Place population is 9,440, which is 15.4% of the 
existing Countywide population (61,400).  The projected population growth for College Place 
(based on the existing allocations) is 1,385.   
 
If the projections are re-allocated based on the existing population distribution (15.4% within the 
City of College Place), and the projected Countywide population increase (10,324), the new College 
Place growth projection would be 1,589 for a total 2038 population of 11,029. 
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Existing and Projected Employment 
Of the existing Countywide population (61,400), a total of 27,861 are employed, based on 2017 
numbers provided by the Port of Walla Walla Trends Website. This number increases and 
decreases each year.1 A peak of 29,002 were employed in 2009. The number dipped to 
approximately 26,400 in 2013 and 2015, and then has risen to 27,861 in 2017 and 27,887 in 2018.    
 
Using 2017 numbers, this is roughly 45 percent of employed (or jobs) compared to the County 
population.   Although data is not available, it is of course very likely that a significant percentage of 
workers in the County reside outside of the County. Of the existing College Place population (9,440), 
a total of 3,165 (34%) are employed either inside or outside of the City (the total of B and C, below).  
It appears that 1,948 total individuals are employed within the City of College Place (the total of A 
and C, below).  This represents a percentage of total jobs within the city (residents or non-
residents) of about 21 percent compared to the population.  
 
In the City’s Economic Development Element (Page 7) they present 2015 data for employment 
inflow and outflow.   
 

A. 1,479 people were employed in College Place but live outside the City. 
B. 2,696 people lived in the city but worked outside of it. 
C. 469 people living in the city also work within it.  This is only 14.8% of the total City 

population. 
 
Data from the Washington State Employment Security Department (Attachments G and HH) shows 
that job numbers in College Place between 2005 and 2015 were relatively stable. In 2005, there 
were a total of 1,944 jobs; in 2010 there were 1,946; and in 2015 there were 1,948. Comparatively, 
the City of Walla Walla had 14,835 jobs in 2005; 15,327 jobs in 2010, and 14,799 jobs in 2015. 
Detailed breakdowns after 2015 were not available. It does appear that, despite an ebbing of the 
workforce in the County overall, College Place has added four jobs.  
 
Finally, comparing 2015 numbers, 26,395 jobs were in Walla Walla County. College Place’s 1,948 
jobs represented about 7 percent, while the City of Walla Walla’s 14,799 represented 56 percent.   
 
According to the Revised City LCA, within the city limits there are currently 1,948 jobs (using the 
2015 data). The Revised County LCA estimates that 874 employees/jobs can be accommodated 
within the city and 1,142 can be accommodated within the existing UGA.   
 
The County has not established employment targets or employment allocations.  It was not done in 
2005 or 2012.  
 
The County added the Martin Airfield area, and the recently developed residential to the east to the 
UGA in 2005 at the request of the City of College Place.  In presenting that application, the City 
estimated its commercial and industrial needs by applying a ratio of 12-acres of land per 1,000 
people (Ordinance 322, Page 20).  The City did not use the same ratio in their analysis this year; 
they also did not use an alternative ratio or calculation to estimate a commercial and industrial 
target. 
 
Among the rationales the City has presented for adding additional commercial and industrial lands, 
the City stated, in a May 18, 2018 memo supporting its application: “New residential development 

                                                           
1 http://www.wallawallatrends.org/graph.cfm?cat_id=1&sub_cat_id=3&ind_id=2 .   
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must be accompanied by new commercial and industrial development in order to provide the tax 
base necessary to support the public services.” However, commercial and industrial development 
must be tied to the population and employment growth projections. “In order to determine whether 
counties and cities have appropriate land in UGAs, a land use inventory must be conducted to 
determine if the available land supply aligns with the anticipated 20-year population and 
employment growth projection.” (Urban Growth Guidebook, Bruce Hunt, page 7, 2012). 
  
There is no specific methodology to allocate employment needs. One option would be to multiply 
College Place’s expected population by 34 percent, the number of currently employed College Place 
residents. That equation results in a total number of jobs, in 2038, of 3,750. Utilizing that number, 
subtracting the current jobs (1,948) and expected job capacity (874 in the city and 1,142 in the 
unincorporated UGA) results in a surplus capacity of 214.  
 
Alternatively, if the County maintains the 45 percent ratio between population and jobs, the 
number of total employed in the County would be 32,006 (71,124 x 45 percent). Using College 
Place’s 2015 proportion of county jobs of seven percent, that results in a total number of jobs of 
2,240, a lower number than the above formula.  
 
Alternatives 
If the County does not conclude that the full 48 acre expansion of the UGA for College Place 
employment growth is warranted at this time, an alternative would be to approve a smaller 
expansion to accommodate existing development.  For example, adding the school and the church 
to the UGA would likely not increase the UGA employment capacity because these properties are 
already developed.  
 
Also, the three technical map corrections proposed by College Place in their application could also 
be approved because these only impact rights-of-way and do not include any developable land. 




