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Lauren Prentice

From: Jon Rickard <JRickard@cpwa.us>
Sent: Friday, May 31, 2019 4:15 PM
To: Tom Glover
Cc: Walla Walla County Commissioners; Lauren Prentice; Harvey Crowder; Michael Rizzitiello; Rea L. 

Culwell (reaculwell@reaculwell.com); 'Gregg Dohrn'
Subject: BOCC Commercial Property Info - College Place
Attachments: BOCC Commercial Property Response Letter 05-31-19.pdf; Martin Airfield Runway Extension - 24x36 

(1) 05-31-19.pdf

Hi Tom, 
 
Attached is the Commercial Property letter the Commissioners requested.  
 
I’ll send a second email with a few more attachments. 
 
Have a great weekend! 
 
Thanks, Jon  
 
Jonathan Rickard 
Community Development Director 
City of College Place 
625 S College Ave 
College Place WA 99324 
509‐394‐8524 
 
NOTICE:  All emails, and attachments, sent to and from the City of College Place are public records and may be subject to disclosure pursuant to the Public Records 
Act (RCW 42.56) 
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CITY OF COLLEGE PLACE 
Community Development Department 

 
 

625 South College Avenue 
College Place, WA 99324 

509-394-8524 
May 31, 2019 

 

Mr. Tom Glover 

Walla Walla County Community Development Director 

310 W. Poplar Street, Suite 200 

Walla Walla, WA99362 

 

 

Dear Tom:  

 

 

Thank you for the opportunity to clarify the record regarding the need to expand the College Place 

Urban Growth Area boundaries. As you know, projected population growth cannot be sustained 

without realistic plans for additional commercial and industrial development.  The City’s request 

to add 48-acres in Area 2A for commercial and business park development is essential if the City 

is to meet its obligations under the Growth Management Act. Adding this area, which fronts SR 

125, which is already in the City’s Water Service Area, and which includes a new city well and 

water main, will enable the property owners when they are ready, to develop their vacant land 

under City standards, served by city utilities, for new commercial uses. In addition, it is important 

to note that this area has not been designated by the County as agricultural lands of long-term 

commercial significance and is recognized by the development community as highly suitable for 

commercial development. As a follow-up to our discussion at your workshop on Tuesday May 

28th, the City of College Place, please note for the record the following:  

 

Commercial Lands 

 

1. Both the City and the County Land Capacity Analysis agree, there is no vacant land 

zoned for commercial development in the existing College Place Urban Growth Area. 

 

2. Both the City and the County Land Capacity Analysis agree, there is at the most, five 

parcels, totaling 9.9 acres, of potentially underdeveloped land zoned for commercial 

development in the existing College Place Urban Growth Area. Each of these parcels 

currently has a single-family residence on it. 

 

3. Both the City and the County Land Quantity Analysis agree that the 9.9-acre figure 

overstates the amount of land potentially available for commercial development.: 
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a. One .76-acre parcel is in fact fully developed and constrained by critical areas and 

should be deleted from the list. 

 

b. Two of the remaining four potentially underdeveloped parcels contain at least .78- acre 

of critical areas which limits the development potential of those sites. (Note: This does 

not include required buffers or areas that are not suitable for development due to 

topography). 

4. With these adjustments and the application of a 25% market factor both the City and the 

County Land Quantity Analysis agree that there is arguably 6.3 acres of potentially 

underdeveloped land available for commercial development in the existing UGA.   

 

5. However, the more detailed land capacity analysis conducted by the City indicates that the 

6.3-acre figure overstates the amount of land potentially available for commercial 

development in the existing College Place Urban Growth Area. 

 

a. The 6.3-acre figure is predicated on an assumption that each of the owners of the four 

parcels in question will decide to tear down their homes and redevelop their property 

for commercial uses. It also assumes that all four of the parcels are suitable for 

commercial development. 

 

b. Given the small size of parcel 350725523744 (.76-acres), the existing single- family 

residence on it, and the plans that have already been approved for the adjoining 

commercial property, the City does not believe it is reasonable to assume that this 

parcel will be redeveloped for commercial uses. (See attached aerial photo). 

 

c. Given the presence of steep slopes, a creek, the high water table, the need for significant 

amounts of fill, the unusual configuration of the lot, and the presence of a single-family 

residence built in 1964 on parcel 360731320065, the City does not believe it is 

reasonable to assume that this 3.5-acre parcel will be redeveloped for commercial uses. 

(See attached aerial photo). 

 

d. All factors considered, the City Land Quantity Analysis concludes that only two 

underdeveloped parcels totaling 4.6-acres would reasonably be available over the next 

twenty years for new commercial development, or 3.5 acres if the 25% market factor 

is applied. Even this is in all likelihood an over-estimation, as it assumes that the owner 

of the 4.0-acre parcel would tear a house down that they built in 1988.  

 

6. Under no standard is 3.5-acres, 4.6-acres, or even 6.3-acres of arguably  

underdeveloped land with houses on it a sufficient supply of property to support the 

population growth projected for the City of College Place over the next 20 years, or 

to provide the additional tax revenues necessary to sustain city services.  

 

a. Local realtors have advised the City that at least 2 acres is required for a reasonable 

commercial development. This would mean that the City could reasonably expect only 

1-4 small scale commercial developments in the UGA over the next 20 years. 
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7. The 48-acres in area 2A has ready access to city services, has frontage on a state highway, 

is accessible from a minor arterial and two major collector streets, is reasonably bounded, 

contains several larger parcels that would invite more efficient development, and would 

provide the City with a reasonable supply of land that could be available at different times 

depending on market conditions.   

 

a. As one realtor recently advised the City, the vacant land in area 2A is the most logical 

place in the community for new commercial development. 

 

Light Industrial Lands 

 

In addition to the requested expansion of the College Place UGA (Areas 2A, 2B, and 2C), the City 

had previously requested that the area around Martin Airfield be withdrawn from the College Place 

UGA and the land use designation in this area changed from Urban Industrial to Rural Airport. In 

response to a last minute appeal filed by a prospective purchaser of the airfield, the City voluntarily 

offered to withdraw its redsesignation request in an effort to save the County expense of 

responding to the appeal and to enable us to remain focused on the importance of the proposed 

additions to the College Place UGA in the vicinity of SR 125.  As you review the revised Land 

Capacity Analysis that have been prepared by the City and the County for this area, please note 

for the record the following: 

 

1. The voluntary withdrawal of the City’s redsesignation request does not change the City’s 

determination that the vacant land around the airfield is by in large, not reasonably suited 

for light industrial development. This includes:  

 

a. Airport safety requirements that preclude development around the runway and limit the 

height, location, and types of development in proximity to the runway; 

 

b. The presence of environmentally sensitive areas including designated steep slopes and 

wetlands associated with Doan Creek that limit the development potential of the site 

and preclude access to areas that potentially could be developed; 

 

c. The presence of areas that are seasonally saturated by stormwater runoff, seepage, and 

high-water tables; 

 

d. Fiscal constraints to extending City sewer service to the area; 

 

e. The inability to access vacant areas without driving through airport safety zones, over 

the runway, through wetlands, over a creek, or on residential streets through two 

residential neighborhoods; 

 

f. The absence of high visibility from or ready access to a major arterial or highway which 

is essential to support viable commercial or light industrial operations; and  

 

g. Extremely limited access to the area from W. Whitman Drive, a narrow residential 

street with limited capacity, safety concerns, and no expansion potential. Increased 
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traffic on this road would adversely affect an established single-family neighborhood 

and the Walla Walla University campus without providing ready access to a major 

arterial or highway. 

 

2. The revised County Land Capacity Analysis concludes that there are 132.6 acres of land at 

Martin Airfield that is suitable for light industrial development, or 99.5 acres if you apply 

a 25% market factor.  

 

a. As you review the attached map, please ask your staff to identify specifically where 

this development will occur and how it will be permitted in compliance with the 

provisions of the Washington State Environmental Policy Act and without violating 

County regulations or adversely affecting airfield operations  

 

3. The Revised City Land Capacity Analysis concludes that only a small area on the north 

side of the runway fronting W. Whitman Drive that may be suitable for very low impact 

development such as mini-storage units. 

 

4. Relying on the Revised County Land Capacity Analysis that adds 99.5-acres of vacant and 

underdeveloped land that cannot reasonably be developed at Martin Airfield to the 3.5 to 

6.3 acres of underdeveloped commercially zoned land in the existing College Place UGA 

and then concluding that the City has a sufficient supply of commercial and industrial land 

simply cannot be supported by the facts and leads to clearly erroneous conclusions. 

 

5. The Future Land Use Map adopted by the City in conjunction with the recent update of our 

Comprehensive Plan does not include Martin Airfield in the College Place UGA nor is this 

area in the City’s vision of areas to be annexed into the City or served by City services. In 

addition, the City’s Comprehensive Plan includes the following goal and policies: 

 

LAND USE GOAL 10: Support the continued operation of Martin Airfield as a unique 

community asset. 

 

LAND USE POLICY 6: Support the efforts of the owner of Martin Airfield, the 

Washington State Department of Transportation Aviation Division, and Walla Walla 

County, in consultation with the surrounding property owners to establish and 

maintain an airport overlay zone that will prevent development of height hazards, 

mitigate noise impacts and prohibit development of uses that would encourage large 

concentrations of people such as churches, schools and hospitals. 

 

LAND USE POLICY 7: Support the designation of Martin Airfield as a special rural 

land use in the County Comprehensive Plan. 

 

LAND USE POLICY 8: Support the adoption of a special County zoning district to 

regulate the use and development of land within the boundaries of Martin Airfield, to 

insure compatibility with aviation facilities and adjacent properties, protection of 

runway safety and clear zones and aviation facilities, and enhance the potential for 

future development that does not require urban levels of service. 



Page 5 of 5 

 

6. The County and the City share an obligation through our comprehensive plan and 

development regulations to discourage the siting of incompatible uses adjacent to Martin 

Airfield. Making land use decisions based on an over-exaggeration of the development 

potential around the airfield and unnecessarily limiting the capacity   of the city to expand 

its tax and employment base as our population grows, does not fulfill this obligation. 

 

In conclusion, I would like to reiterate our commitment to work in partnership with the County to 

meet our obligations under the Growth Management Act. We all benefit from well-reasoned plans 

that include an adequate supply of commercial and industrial land that can reasonably be developed 

to support our projected population growth and we look forward to your favorable consideration 

of our request to add area 2A along SR 125 to the College Place UGA. 

 

 

Sincerely yours, 

 

 

 

 

Jon Rickard, Director 

Community Development 

 

CC: Board of County Commissioners 

       College Place City Council 

       College Place Economic Development, Tourism and Events Commission 

       Mike Rizzitiello 

       Rea Culwell  

       Gregg Dohrn 
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Lauren Prentice

From: Jon Rickard <JRickard@cpwa.us>
Sent: Friday, May 31, 2019 4:18 PM
To: Tom Glover
Cc: Walla Walla County Commissioners; Lauren Prentice; Harvey Crowder; Michael Rizzitiello; 'Gregg 

Dohrn'; Rea L. Culwell (reaculwell@reaculwell.com)
Subject: BOCC Commercial Property - College Place
Attachments: Longgood Parcel 23490.pdf; Wilson Parcel 1242.pdf; Nellie Parcel 31790.pdf; Sharp Parcel 29881.pdf

Tom, second email with final attachments.  
 
Thanks, Jon  
 
Jonathan Rickard 
Community Development Director 
City of College Place 
625 S College Ave 
College Place WA 99324 
509‐394‐8524 
 
NOTICE:  All emails, and attachments, sent to and from the City of College Place are public records and may be subject to disclosure pursuant to the Public Records 
Act (RCW 42.56) 
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