
 

Staff Report: The McGregor Company (ZCA19-002) Page 1 of 4 

May 1, 2019 Planning Commission Workshop 

 
Walla Walla County Community Development Department  

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

Date: May 1, 2019 

Date Prepared: April 25, 2019 

To: Walla Walla County Planning Commission 

From: Tom Glover, Director 
Don Sims, Associate Planner 

RE: Preliminary Docket Workshop – Zoning Code Text Amendment – The McGregor 
Company application, ZCA19-002: request to allow Irrigation Systems & 
Equipment, Sales Service & Storage facilities in the PA-40 zoning district.   

 
 
Background 
The County received an application for a Zoning Code Text Amendment application submitted by 
the McGregor Company.  This application was submitted on March 29, 2019; it was the only 
application submitted for the 2019 annual amendment cycle of development regulations 
amendments. 
 
The McGregor Company has proposed an amendment to the Permitted Uses Table (Walla Walla 
County Code Section 17.16.014) to allow ‘Irrigation Systems & Equipment, Sales Service & Storage 
Facilities’ to be located in the Primary Agriculture Zoning District (PA-40).  The applicant has also 
proposed an amendment to Chapter 17.08 to establish a new definition for this use classification.  
This is a request to amend the County’s development regulations only; it is not a request to amend 
the Comprehensive Plan. 
 
At the May 1st workshop staff will provide a brief summary of this report, and the Planning 
Commission will have the opportunity to ask questions of staff and the applicant, if present.  
Questions and comments may be taken from the general public if the Commission so chooses, but 
they will not be recorded as official oral testimony which must be done in a public hearing.   
No recommendation is being requested of the Planning Commission at this workshop.  The 
Planning Commission will be asked to make a recommendation to the Board of County 
Commissioners on whether this application should be advanced to the 2019 Final Docket after a 
public hearing, which is tentatively scheduled for Wednesday, June 5.  
 
Attachments  

A. WAC 365-196-815 – Conservation of natural resource lands. 
B. Zoning Code Text Amendment application (ZCA19-002), signed by Ian McGregor, President 

of The McGregor Company, and Bill Knox, Representative for The McGregor Company 
• Exhibit A, written statement explaining proposed amendments. 
• Exhibit B, a summary prepared by the applicant explaining how the amendment 

application meets the review criteria, including goals and policies of the Growth 
Management Act and the County’s Comprehensive Plan 

C. SEPA Environmental Checklist (SEPA19-004) dated April 22, 2019 
 
Summary of Proposal 
The applicant has proposed that the zoning code be amended to allow for ‘Irrigation Systems & 
Equipment, Sales Service & Storage’ to be located in the Primary Agriculture-40 zoning district (PA-
40).  The applicant has proposed that this use should be permitted outright. 
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Currently, ‘Irrigation Systems & Equipment, Sales Service & Storage’ is  allowed in the following 
zones.  It is permitted outright in all of these zones and does not require a conditional use permit. 

• Rural Activity Center (RAC) 
• Industrial Agriculture – Mixed (IA-M)  
• Industrial Agriculture – Heavy (IA-H) 
• Heavy Industrial (HI) 
• Light Industrial (LI) 
• Industrial/Business Park 
• General Commercial (CG) 
• Burbank Commercial (BC) 

 
‘Irrigation Systems & Equipment, Sales Service & Storage’ does not currently have a definition in the  
code.  The applicant has proposed to add the following definition to Chapter 17.08 (see Exhibit A of 
the application):  
 

“Irrigation Systems & Equipment, Sales Service & Storage, means any establishments primarily 
engaged in selling new and used irrigation pumps, pipes, controls and equipment, including 
parts and accessories; providing repairs and storage.” 

 
The County does not currently have any development standards for this type of use.  The applicant 
has suggested development conditions, which could be incorporated into development standards as 
presented, or with modification.  
 

1) The affected geographic area may not exceed 10 acres of land including buildings and parking 
or must be within code acreage requirements when development is part of the proposal to be 
approved. 

2) Buildings on the site shall not exceed a maximum of 20,000 square feet per building. 
3) Limited to parcels that are not currently used for farming. 

 
In Exhibit A of the application, the applicant states that they have an interested buyer for property 
they own at 64 Abel Lane in Touchet.  However, review of the zoning code text amendment 
application is not site specific, it would be applicable in the entire PA-40 zoning district. 
 
Pursuant to WWCC 17.40.010, conditional use permit (CUP) review is required for “uses which, 
because of their unique characteristics, cannot properly be addressed without consideration in 
each case of the impact of those uses upon neighboring land and of the public need for the 
particular use at the particular location.”  The applicant proposed this as a use to be permitted 
outright in the PA-40 zone, but if placed on the Final Docket, the Planning Commission may want to 
discuss whether this type of use would warrant a conditional use permit or an administrative 
conditional use permit.  The conditional use permit process also provides for an opportunity for 
public input in project permit review.  If an administrative conditional use permit is required, the 
public may submit written comments for consideration by the Director. If a regular conditional use 
permit is required, written comments may be submitted for consideration and the Hearing 
Examiner conducts a public hearing to hear oral testimony.  This can be discussed further when 
conducting the substantive review required for the Final Docket (assuming it is placed on the Final 
Docket). 
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Agricultural Lands 
The proposed amendments would affect land in the Primary Agriculture land use designation from 
the Comprehensive Plan, which includes about 665,501 acres of land representing about 82% of the 
County.   
 
All lands designated Primary Agriculture are agricultural lands of long-term commercial 
significance.  Policies for these resource lands are provided in Chapter 6 of the Walla Walla County 
Comprehensive Plan and the Washington State Growth Management Act (GMA).  WWCC 
17.12.040A establishes the following purpose for the PA-40 district.  
 

Primary Agriculture. All lands in this district are lands of long-term commercial significance. 
The purpose of this zoning district is to maintain the viability of irrigated and non-irrigated 
resource lands of long-term commercial significance. Uses are distinctive of the agricultural 
sector. Natural resource-related industries are priority compatible uses. Limited outdoor 
recreation uses and agricultural accessory uses and non-agricultural accessory uses and 
activities that support, promote, or sustain agricultural operations and production consistent 
with RCW 36.70A.177 are permitted. Residences are an allowed use. Clustering to preserve 
large tracts of resource land is the preferred method of residential land development. 
 

The Comprehensive Plan states the following: “Agricultural accessory uses and non-agricultural 
accessory uses and activities that support, promote or sustain agricultural operations and production 
are permitted consistent with the provisions of Chapter 36.70.A.177 of the GMA.  Accessory uses having 
a high nuisance value, safety issues, or environmental implications should be allowed only by 
conditional use permit.”   
 
Attachment A is a copy of WAC 365-196-815 which specifies what types of accessory uses may be 
allowed in resource lands under the Growth Management Act.  
 
Consistency and compliance with agricultural lands goals and policies must be considered by the 
Planning Commission in the review of this application.  In the application (Exhibit B, Page 2), the 
applicant presents that “the agricultural sector being dependent on irrigation services.  It is 
important to point out that allowing irrigation sales and services to be located within the zoning area 
and also on an existing commercial business site, promotes the use of local businesses for agricultural 
needs, supporting county economics, vs. alternatives which are certainly available, if required to 
travel, using similar companies in other nearby Counties in Washington and Oregon, providing the 
same services.” 
 
Preliminary Docket Review Criteria 
The first step in the process is to review the application under the following Preliminary Docket 
review criteria and procedure.  In making a recommendation to the Board of County 
Commissioners on placing this on the Final Docket, after a future public hearing, the Planning 
Commission should be prepared to make findings and conclusions related to these criteria which 
would ultimately be included in the final Planning Commission resolution. 
 
WWCC 14.15.060D: 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) 
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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 on 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 the amendments to such other development regulations; and  
c. The amendment is appropriate at this time. 

  



 

 

ATTACHMENT A 

WAC 365-196-815 - Conservation of natural resource lands. 

 

 

(1) Requirements. 
(a) Counties and cities planning under RCW 36.70A.040 must adopt development regulations 

that assure the conservation of designated agricultural, forest, and mineral lands of long-
term commercial significance. If counties and cities designate agricultural or forest resource 
lands within any urban growth area, they must also establish a program for the purchase or 
transfer of development rights. 

(b) "Conservation" means measures designed to assure that the natural resource lands will 
remain available to be used for commercial production of the natural resources designated. 
Counties and cities should address two components to conservation: 
(i) Development regulations must prevent conversion to a use that removes land from 

resource production. Development regulations must not allow a primary use of 
agricultural resource lands that would convert those lands to non resource 
purposes. Accessory uses may be allowed, consistent with subsection (3)(b) of this 
section. 

(ii) Development regulations must assure that the use of lands adjacent to designated 
natural resource lands does not interfere with the continued use, in the accustomed 
manner and in accordance with the best management practices, of these designated 
lands for the production of food, agricultural products, or timber, or for the 
extraction of minerals. 

(c) Classification, designation and designation amendment. The department adopted minimum 
guidelines in chapter 365-190 WAC, detailing the process involved in establishing a natural 
resource lands conservation program. Included are criteria to be considered before any 
designation change should be approved. 

(d) Prior uses. Regulations for the conservation of natural resource lands may not prohibit uses 
legally existing on any parcel prior to their adoption. 

(e) Plats and permits. Counties and cities shall require that all plats, short plats, development 
permits, and building permits issued for development activities on, or within five hundred 
feet, of designated natural resource lands contain a notice that the subject property is 
within or near designated agricultural lands, forest lands, or mineral resource lands on 
which a variety of commercial activities may occur that are not compatible with residential 
development for certain periods of limited duration. 

(2) Relationship to other programs. In designing development regulations and nonregulatory 
programs to conserve designated natural resource lands, counties and cities should endeavor to 
make development regulations and programs fit together with regional, state and federal 
resource management programs applicable to the same lands. Comprehensive plans and 
policies may in some respects be adequately implemented by adopting the provisions of such 
other programs as part of the local regulations. 

(3) Innovative zoning techniques. 
(a) When adopting development regulations to assure the conservation of agricultural lands, 

counties should consider use of innovative zoning techniques. These techniques should be 
designed to conserve agricultural lands and encourage the agricultural economy. Any 
nonagricultural uses allowed should be limited to lands with poor soils or lands otherwise 
not suitable for agricultural purposes. 

(b) Examples of innovative zoning techniques include: 
(i) Agricultural zoning, which limits the density of development and restricts or 

prohibits nonfarm uses of agricultural land and may allow accessory uses, including 



 

 

nonagricultural accessory uses and activities, that support, promote, or sustain 
agricultural operations and production, as provided in this subsection; 

(ii) Cluster zoning, which allows new development on one portion of the land, leaving 
the remainder in agricultural or open space uses; 

(iii) Large lot zoning, which establishes as a minimum lot size the amount of land 
necessary to achieve a successful farming practice; 

(iv) Quarter/quarter zoning, which permits one residential dwelling on a one-acre 
minimum lot for each one-sixteenth of a section of land; 

(v) Sliding scale zoning, which allows the number of lots for single-family residential 
purposes, with a minimum lot size of one acre, to increase inversely as the size of 
the total acreage increases; and 

(vi) The transfer or purchase of development rights from agricultural lands, which can 
be used through cooperative agreements with cities, or counties with nonmunicipal 
urban growth areas, as receiving areas for the use of these development rights. 

(c) Accessory uses on agricultural lands of long-term commercial significance: 
(i) Counties may allow certain accessory uses on agricultural lands of long-term 

commercial significance. Accessory uses can promote the continued use of 
agricultural lands by allowing accessory uses that add value to agricultural 
products. Accessory uses can also promote the continued use of agricultural lands 
by allowing farming operations to generate supplemental income through unrelated 
uses, provided they are compatible with the continued use of agricultural land of 
resource production; 

(ii) Development regulations must require accessory uses to be located, designed, and 
operated so as to not interfere with, and to support the continuation of, the overall 
agricultural use of the property and neighboring properties, and must comply with 
the requirements of the act; 

(iii) Accessory uses may include: 
(A) Agricultural accessory uses and activities, including but not limited to the 

storage, distribution, and marketing of regional agricultural products from one 
or more producers, agriculturally related experiences, or the production, 
marketing, and distribution of value-added agricultural products, including 
support services that facilitate these activities; and 

(B) Nonagricultural accessory uses and activities as long as they are consistent 
with the size, scale, and intensity of the existing agricultural use of the 
property and the existing buildings on the site. Nonagricultural accessory uses 
and activities, including new buildings, parking, or supportive uses, shall not 
be located outside the general area already developed for buildings and 
residential uses and shall not otherwise convert more than one acre of 
agricultural land to nonagricultural uses; and 

(C) Counties and cities have the authority to limit or exclude accessory uses 
otherwise authorized in this subsection in areas designated as agricultural 
lands of long-term commercial significance. 

(iv) Any innovative zoning techniques must not limit agricultural production on 
designated agricultural resource lands. 
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