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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:    Walla Walla County Hearing Examiner 

From:   Lauren Prentice, Principal Planner 

Date Prepared:  March 6, 2019 

Hearing Date:  March 11, 2019 

RE: Agenda Item #3 – File Number SUB18-011: West Ransom Clark II – Major 
revisions to preliminary plat approval 

 
 
Summary of Proposal 
The applicants seek approval of major revisions to the preliminary plat approval for West Ransom 
Clark II (SUB16-018) to (1) reduce the number of lots from 18 to 10 and increase lot sizes, and (2) 
modify conditions of approval to allow lots to utilize on-site septic systems instead of City of Walla 
Walla sewer.  These changes will also result in minor changes to the proposed road layout. The site 
is located on the west side of S. 3rd Avenue, north of Demarini Drive (APN 360605510006, 
360605514809), in blocks 48, 60, and 61 of the Ransom Clark Donation Claim. 
 
General Information 

Applicant:  Sunset Development, LLC 
c/o Ben Case PO Box 91; Walla Walla, WA, 99362 

Owners:  WRC II, LLC 
c/o Ben Case PO Box 91; Walla Walla, WA, 99362 

Surveyor:   Stratton Surveying & Mapping 
  313 N. Morain Street; Kennewick, WA 99336 

Tax parcel #:    360605510006, 360605514809 

Location:   The site is located on the west side of S. 3rd Avenue, north of Demarini 
Drive, in blocks 48, 60, and 61 of the Ransom Clark Donation Claim. 

 
Zoning and Land Use 
The project on land zoned R-96 Suburban Residential and located in the Low Density Residential 
Comprehensive Plan land use designation. 
 
Public Notice 
A Notice of Application (Exhibit J) of the amendment application was issued on August 23, 2018 
with a comment period ending on September 6, 2018.   
 
A Notice of Public Hearing (Exhibit S) was published in the Walla Walla Union Bulletin and on the 
County website on March 1, 2019.  The notice was mailed to property owners within 500 feet of the 
site on February 27.  
 
Agencies Contacted 
Application materials were distributed to the following agencies for review and comment.   

• Confederated Tribes of the Umatilla Indian Reservation 
• Walla Walla County Environmental Health Department 
• Walla Walla County Public Works Department 
• Walla Walla County Building Official/Fire Marshal 
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• Washington State Department of Ecology 
• Washington State Department of Fish and Wildlife 
• Washington State Department of Archaeology and Historic Preservation 
• Walla Walla County Fire District No. 4 
• City of Walla Walla Development Services 
• City of Walla Walla Engineering Division 
• Walla Walla Valley MPO 
• Walla Walla Public Schools 

 
Comments from Walla Walla County Public Works, the City of Walla Walla, the Department of 
Ecology, Walla Walla County Environmental Health and Walla Walla County Fire District No. 4 were 
submitted and are included as exhibits. 
 
Public Comments 
No public comments have been received as of the preparation of the staff report. 
 
SEPA 
On February 22, 2019, a Final SEPA Determination of Non-Significance (DNS) was issued by the 
Director of the Walla Walla County Community Development Department, the County’s SEPA 
Responsible Official (Exhibit R). No appeals of the SEPA determination have been filed.   
 
Natural Environment 
Fish and Wildlife 
The property is bordered on the north side by Russell Creek, which is a fish and wildlife habitat 
conservation area regulated under Walla Walla County Code (WWCC) Chapter 18.08.  Russell Creek, 
which is a tributary to Yellowhawk, is listed by WDFW to have presence of Summer Steelhead.  
WWCC 18.08.650 (Table 8) requires a 35-foot minimum streamside buffer, measured from the 
ordinary high watermark.  The applicant has not proposed any specific development within the 
buffer, but it does partially encumber proposed amended Lots 7-8.   
 
Floodplain and Floodway 
A portion of the property is located within the floodway and 100-year floodplain for Russell Creek.  
All development will have to comply with WWCC Chapter 18.12 – Flood Damage Prevention.  
Pursuant to WWCC 18.12.290, construction of residential structures is prohibited within floodways.  
The floodway extends about 60-feet into reconfigured Lots 7-8.  The floodplain encompasses a 
larger area, which is about 3.6-acres.   
 
Chapter 18.12 does not prohibit the construction of residential structures, infrastructure, or 
utilities within the floodplain, but it does provide flood protection standards which will have to be 
met.  WWCC 18.12.220 – Subdivision requires that any utilities that are provided within the 
floodplain must be “located and constructed to minimize or eliminate flood damage.”  WWCC 
18.12.210 – Utilities states that on-site waste disposal systems “shall be located to avoid 
impairment to them or contamination from them during flooding.” As configured, there is likely not 
enough room on many of the north lots for septic systems to be developed outside of the floodplain 
boundary.   
 
Other Critical Areas 
In addition to the floodplain and fish and wildlife habitat areas listed above, the site is also within 
mapped geologically hazardous areas (seismic hazard area).  The majority of the site is also mapped 
within a critical aquifer recharge area (Walla Walla River gravel aquifer critical aquifer recharge 
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area), the approximate boundary of the CARA is shown on the proposed preliminary plat maps 
(Exhibit D) just north of the southern boundary of the plat. 
 
Subdivision Design, Density, and Dimensional Standards 
The total development site is about 11.65 acres.  The proposed preliminary plat amendments 
would reduce the total number of lots from 18 to 10, thereby increasing the lot sizes and reducing 
the density. 
 
Lot Pattern and Density 
The proposed lots range in size from 0.69-acres to 1.54-acres.  The property is currently zoned R-
96 Suburban Residential, which requires a minimum lot size of 9,600-square feet (WWCC 
17.18.020).  This standard has been met. 
 
The minimum lot size required by the Health Department for lots located on a water system and 
individual septic systems is 20,000-square feet (Exhibit H).  This standard has been met.   
 
Staff is concerned that Lot 7, as shown on Exhibit D, is a flag lot.  Pursuant to WWCC 17.08.330D, 
“"Flag Lot" means a lot that has access to a road, street, or public highway, by means of a narrow 
strip of the lot… New flag lots shall not be created.”  Staff recommends conditioning the preliminary 
plat approval to require that the boundary of this lot be amended so it is no longer a flag lot.   
 
The minimum density required for this development is 3.0 units per acre per WWCC 17.18.020.  
WWCC 17.18.050 outlines the method for calculating residential density within a proposed 
subdivision; per Subsection 17.18.050B, “To calculate the minimum number of residential dwelling 
units required for any given property in an urban growth area, the buildable site area is multiplied 
by the residential density per acre that applies to the zone in which the property is located. The 
result is the minimum number of dwelling units that must be accommodated on that property. For 
the purposes of this calculation, fractional values shall be rounded to the nearest whole number 
(0.5 and above rounded up; below 0.5, rounded down).” 
 
The buildable site area is defined by WWCC 17.18.070C as follows. 

C.  Buildable site area is the gross site area less: 
1. Existing public rights-of-way or areas to be dedicated for rights-of-way; 
2. Tracts or easements to be established for public or private streets and alleys; 
3. Areas in critical areas excluding critical area protection zones (buffers); and 
4. Lands with slopes greater than fifteen percent, unbuildable geologically unstable slopes 

and lands which lie within the one hundred-year floodplain. 
 
For this subdivision, in calculating the residential density, the following would be subtracted from 
the gross site area to determine the total buildable area. 

A. Area within the proposed private roads. 
B. Area within the 100-year floodplain (a critical area designated in WWCC 18.08.400A.2), 

shown on FEMA NFIP maps and Walla Walla County Critical Area Map 3. 
C. Area within the floodway (a critical area designated in WWCC 18.08.400A.1) shown on 

FEMA NFIP maps and Walla Walla County Critical Area Map 3. 
D. Area within Russell Creek (a critical area designated in WWCC 18.08.600), below the 

ordinary high water mark (OHWM), as shown on Walla Walla County Critical Area Map 5. 
E. Area within the critical aquifer recharge area (a critical area designated in WWCC 

18.08.200) shown on Walla Walla County Critical Area Maps 7 and 7A. 
F. Area within the seismic hazard area (a critical area designated in WWCC 18.08.500D) 

shown on Walla Walla County Critical Area Map 4a. 
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The total development site is about 11.65-acres and approximately 1.4-acres is within critical areas 
because the CARA and seismic hazard area boundaries encompass the majority of the property.  
This means that the buildable site area (as defined in WWCC 17.18. 070C) is less than 1.4-acres.  
Reducing the number of lots from 18 to 10 would still be consistent with the current minimum 
density requirements of Chapter 17.18. 
 
As part of the County’s 2018 Periodic Development Regulations and Comprehensive Plan Update 
the County is considering amending the regulations in Chapter 17.18 to exclude from the buildable 
site calculation certain critical areas, like the CARA and seismic hazard areas.  However, these 
standards have not been adopted.  Using the current formula for calculating density, the proposal 
does meet the minimum urban density requirements of the Comprehensive Plan and development 
regulations. 
 
Utilities 
During preliminary plat review in 2017, the City of Walla Walla stated they would be willing and 
able to provide water and sewer service.  The City requires annexation before utilities are provided. 
 
The City of Walla Walla submitted an application to the County which would remove 198-acres 
from the UGA and assign a Rural Residential 5-acre zoning designation.  This property would be 
removed from the UGA as a result of the City’s application. The City of Walla Walla application is 
part of the County’s 2018 Final Docket of Comprehensive Plan and Development Regulations 
Amendments.  A final decision has not been made by the Board of County Commissioners on this 
application; the Walla Walla County Planning Commission has recommended approval of the City’s 
removal request. 
 
Domestic Water Supply 
The property was removed from the City of Walla Walla water service area by the Board of County 
Commissioners via a Coordinated Water System Plan amendment (Ordinance 466).  The applicant 
has received approval from the Department of Health to establish a new Group B water system to 
serve the adjacent development.  Condition 3A on the preliminary plat approval requires that the 
applicant provide adequate public water service either from the City of Walla Walla or a Group A 
public water system. 
 
Wastewater Disposal 
As proposed by the applicant in the revised proposal, all wastewater generated will be discharged 
into individual on-site septic systems.  This was the original proposal as well.  However, the 
preliminary plat approval granted by the Hearing Examiner in 2018 (Exhibit B) required that sewer 
service be provided to the site by the property’s designated public sewer service provider 
(Condition 3b).  Through this application the applicant is proposing to remove this requirement and 
utilize on-site septic systems.  The applicant submitted with the application a letter from Kevin 
Tureman, Walla Walla County Environmental Health Manager, which states that a sewage disposal 
may be installed in the project area and that if public water is available, but not sewer, the 
minimum lot size would be 20,0000sf per WAC 246-272A-0320 (Exhibit G).  All lots in the revised 
preliminary plat presented by the applicant are larger than 20,000-square feet. 
 
The Hearing Examiner approved the preliminary plat with a condition requiring public sewer 
instead of on-site septic systems based on a finding that “…the proposed plat is designed to achieve 
a county-designated urban density for the site (i.e. at least 3 units per buildable acre), which 
requires urban services, including without limitation potable water and sanitary sewer service…” 
(Exhibit B – Finding 77, Findings, Conclusion and Decision Approving Preliminary Plat of West 
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Ransom Clark II).  Even with the proposed reduction in density (from 18 to 10 lots), the subdivision 
is still designed to achieve the county-designated urban density for the site (i.e. at least 3 units per 
buildable acre), which means that urban services, including sewer, are still needed.  The applicant 
has not presented in the application packet an explanation of why there would be justification to 
remove this condition. 
 
Transportation Plans 
Circulation 
Access to the subdivision will be via S. Third Avenue. The applicant has proposed private roads to 
provide internal access for the subdivision to S. Third Avenue. The proposed roads will be required 
to meet Walla Walla County Road Design Standards.  The only proposed change to the road 
configuration is that the applicant removed the cul-de-sac at the intersection of Dunlop Drive and 
Hurley Lane. 
 
Traffic Generation and Impacts 
The Walla Walla County Department of Public Works requested that the applicant submit a Traffic 
Impact Analysis or demonstrate that one was not needed.  A trip generation letter (Exhibit O) was 
submitted which showed that a TIA is not required.  Both Walla Walla County Public Works and the 
City of Walla Walla Engineer reviewed the submitted trip generation letter and responded in 
concurrence (Exhibits P and Q). 
 
Statutes/Codes 
WWCC 16.14.040 – Revisions to preliminary approval states in subsection A that “Revisions that 
result in any substantial changes as determined by the director shall be considered major revisions 
and treated as a new application. For the purpose of this section, substantial changes include but 
are not limited to, the creation of additional lots; the elimination of open space; the addition or 
elimination of a road; a change in the road layout; and material changes to conditions of approval.”  
Per WWCC 16.14.040C, all changes are subject to the approval criteria for preliminary subdivisions, 
as applicable.  WWCC 16.14.030 – Preliminary approval criteria states the following: 
 

Decisions on applications for a preliminary subdivision or preliminary short subdivisions shall be 
based on a determination as to whether: 

A. The proposed subdivision of land complies with the applicable codes, plans and policies in 
Chapter 16.04.050 or their successors; and 

B. The proposed lots are served with adequate means of access, fire protection, water supplies 
and means of sanitary sewage disposal; and 

C. The proposed division of land provides adequate measures for the control of drainage and 
stormwater; and 

D. The public health, safety and general welfare will be served by permitting the proposed 
division of the land. 

 
Staff Analysis: The proposed plat revisions related to residential density and lot dimensions are not 
inconsistent with these criteria, subject to the conditions of preliminary plat approval (SUB16-018) 
and the additional recommended conditions below.  However, the proposal to use on-site septic 
systems would not be compliant with WWCC 16.14.030B, under the previous decision in the 
preliminary plat approval (Exhibit B) for West Ransom Clark II (SUB16-018). 
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Recommendation 
Staff recommends that the Hearing Examiner approve the preliminary plat amendment request 
(SUB18-011) in part, subject to the conditions of approval below.  The proposed reduction in the 
density and configuration changes could be approved because they are, subject to the conditions 
below, consistent with requirements of County’s development regulations.  However, staff 
recommends that the applicant’s proposal to remove Condition 3b and allow for individual on-site 
septic systems should not be approved based on the preliminary plat approval. 
 
Recommended Conditions of Approval: 

1. Compliance with comments from the Walla Walla County Public Works Department dated 
9/4/2018 is required. 

2. The boundary of Lot 8 must be amended so that it is no longer a flag lot, as defined in 
WWCC 17.08.330D. 

3. The applicant shall comply with all other conditions of preliminary plat approval SUB16-
018 except as modified by the Hearing Examiner for this revision application. 

 
Attached Exhibits 

B. Hearing Examiner’s Findings, Conclusion and Decision Approving Preliminary Plat of West 
Ransom Clark II, dated 2/13/2019 

C. Preliminary Plat Major Amendment application received 5/1/2018 
D. Preliminary plat maps (three) submitted with application on 5/1/2018 
E. Protective Covenants (2012 and 2014) 
F. Title Report dated 7/1/2018 
G. Water rights and water system documentation including letter from DOH dated 11/6/2017, 

1959 Certificate of Ground Water Right, Group B Water System application for South Pioneer 
Water System completed in August 2017, 2015 well report, and spreadsheet showing water 
right application 

H. Letter from Kevin Tureman, Walla Walla County Environmental Health Manager, dated 
7/27/2018 on lot size and sewage disposal 

I. SEPA Environmental Checklist (SEPA18-009) signed 4/4/2018 
J. Notice of Application (NOA) ODNS and publishing, mailing, posting affidavit 
K. Email from Rocky Eastman, Walla Walla County Fire Chief District #4, dated 8/22/2018 
L. Memo from Joy Bader, Walla Walla County Public Works Department, dated 9/4/2018 
M. Letter from Elizabeth Chamberlain, City of Walla Walla Development Services Director, dated 

9/6/2018 
N. Letter from the Department of Ecology dated 9/15/2018 
O. Trip Generation Letter by Harms Engineering dated 1/30/2019 
P. Email from Neal Chavre, City of Walla Walla Engineer, dated 2/6/2019 
Q. Memo from Joy Bader, Walla Walla County Public Works Department, dated 2/7/2019 
R. Final Determination of Non-Significance (DNS) 
S. Notice of Public Hearing (NOPH) and publishing, mailing affidavit 



 
 
 
 
 

BEFORE THE HEARING EXAMINER  
FOR  

WALLA WALLA COUNTY 
 

FINDINGS, CONCLUSIONS AND DECISION  
APPROVING 

 
PRELIMINARY PLAT OF WEST RANSOM CLARK II 

 
FILE NUMBER:   SUB16-018 

OWNER/APPLICANT:  Sunset Development, LLC 
    c/o Ben Case 
    PO Box 91 
    Walla Walla, WA 99362 
   
TYPE OF APPLICATION: Preliminary Subdivision Application to subdivide 11.65 vacant acres, located in  
    the Walla Walla Urban Growth Area and zoned R-96, into 18 lots for   
    construction of single-family detached residences, along with some associated  
    improvements, including internal private roads, sidewalks, and designated  
    surface water drainage facilities.  
 
LOCATION/TAX PARCELS: The project is on two tax parcels, APN 360605510006 and 360605514809,  
    located on the west side of S. 3rd Avenue, north of Demarini Drive, in blocks 48, 
    60, and 61 of the Ransom Clark Donation Claim.  
 
STAFF RECOMMENDATION: Approval. 
 
SUMMARY OF DECISION:  APPROVED, subject to conditions 
 
DATE OF DECISION:  February 13, 2018 

	
Walla	Walla	County	Hearing	Examiner	

310 W. Poplar Street, Suite 200, Walla Walla, WA 99362 
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Findings, Conclusions and Decision Approving  
Preliminary Plat of West Ransom Clark II, File No. SUB16-018 
Page 2 of 29 
 
 
 

I.  CONTENTS OF RECORD. 
Exhibits:  

1.  Community Development Department Staff Report and Recommendation (of APPROVAL) to the Hearing 
Examiner regarding the Preliminary Plat of West Ransom Clark II, File No. SUB16-018, prepared by Lauren 
Prentice, Principal Planner, dated December 7, 2017 [hereinafter referenced as the“Staff Report”];  

 
2. Preliminary plat application (SUB16-018) and attached documents  
3. Proposed preliminary plat map (10-27-17) 
4. Environmental Checklist (SEPA16-039) dated 10-28-16 
5. Cultural Resources Survey Report by Plateau Archaeological Investigations dated 10-05-17 
6. Liquefaction Assessment by Anderson Perry & Associates, Inc. dated 11-15-12 
7. Floodplain and Floodway Evaluation by Anderson Perry & Associates, Inc. dated 11-12-12 
8. SEPA Evaluation Report (SEPA16-039) dated 11-22-17 
9. SEPA Determination of Non-Significance (DNS) issued 11-22-17 
10. Letter from the Department of Ecology dated 12-05-17 
11. Letter from the Department of Archaeology and Historic Preservation dated 11-22-17 
12. Comments from Mary Rowe, Walla Walla County Public Works, dated 09-18-17 (with attachments) 
13. Comments from Seth Walker, Walla Walla County Public Works, dated 11-27-17 
14. Letter from the City of Walla Walla dated 12-06-17 
15. City of Walla Walla Utility Availability Response dated 02-27-17 
16. Letter from the City of Walla Walla dated 02-21-17 
17. Ordinance No. 466 adopted 05-30-17 
18. Notice of Public Hearing (NOPH) and publishing, mailing affidavit 
19. Notice of Application (NOA)  
20. Letter from Lisa Ponce dated 12-02-17	
21. Applicant’s proposed “Buildable Area” calculations for the site, submitted at the hearing	
22. Proposed Preliminary Plat site plan, dated December 7, 2017	
23. County’s post-hearing response to utility availability questions from Examiner at the hearing, received on 

or about Dec. 18th (94 pages)(includes some comments from the applicant)	
24. City of Walla Walla’s post-hearing response to utility availability questions from Examiner at the hearing, 

received on or about Dec. 18th (21 pages)	
25. Applicant’s post-hearing response to utility availability questions from Examiner at the hearing, in the form 

of email dated Dec. 18th (2 pages)	
	

Testimony/Comments:  The following persons participated in the open-record hearing held on 
January 10, 2018, and provided testimony under oath as part of the record: 
 

1. Lauren Prentice, Principal Planner, for the Walla Walla County Community Development 
Department; 

2. Ben Case, the applicant; 
3. Gerwyn Jones, Jr., local property owner;  
4. Robert Betz, local property owner;  
5. Elizabeth Chamberlain, Development Services Director for the City of Walla Walla, submitted 

lengthy written comments included in the record as Ex. 14 and Ex. 24.   
 

  



 
 
 
 

 
Findings, Conclusions and Decision Approving  
Preliminary Plat of West Ransom Clark II, File No. SUB16-018 
Page 3 of 29 
 
 
 

II.  SUMMARY OF PROCEEDINGS. 
 
The applicants in this matter seek approval of the Preliminary Plat of West Ransom Clark II, an 
18-lot single-family residential subdivision of a vacant 11.65-acre development site, all zoned R-
96.  The plat is within a county designated urban growth area (UGA), formally allowing for 
potential annexation into the City of Walla Walla.  The proposed subdivision includes 
construction of associated improvements including without limitation internal private roads, 
some sidewalks or walking paths, public utility easements, and designated surface water drainage 
facilities.  (Ex. 1, Staff Report; Ex. 3, proposed plat site plans).    
 
The pending application was submitted at some point in the Fall of 2016.  (Exhibit 2).  On or 
about February 1, 2017, the County mailed and published a Notice of Application for the project,  
followed by a comment period for the matter, which ended on February 21, 2017.  (Ex. Nos. 1,  
19).  
 
The County’s SEPA Responsible Official issued a SEPA Determination of Non-Significance 
(DNS) for the project on or about November 22, 2017.  (Ex. 4).  No one appealed the SEPA DNS 
issued for the project.   
 
On November 29th and 30th, 2017, the open-record public hearing for the application was duly 
noticed in accord with law.  (Exs. 1 and 18, Notice of Public Hearing). In addition to the mailed 
notices transmitted to owners of property within 500 feet of the project, notice was also 
displayed on the County’s website, published in the county’s local newspaper, and signage was 
posted on the project site. (Ex. 1, page 1; Ex. 18). 
  
The hearing occurred on December 11, 2017, wherein the undersigned Examiner presided, with 
city staff, applicant representatives, and interested members of the general public in attendance.  
The parties were given the opportunity to submit post-hearing materials to address some legal 
issues presented in this application.  Copies of all post-hearing materials were forwarded to the 
Examiner and are included as part of the record.   
 
Upon consideration of all the evidence, testimony, codes, policies, regulations, and other 
information contained in the file, the undersigned issues the following findings, conclusions and 
Decision approving the preliminary plat, subject to conditions, as set forth below. 
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III.  APPLICABLE LAW. 
 
Jurisdiction. 
 
Under WWCC 2.50.070(A)(1) and (B), the Hearing Examiner is granted jurisdiction and 
authority to conduct public hearings and issue final decisions for preliminary subdivision 
applications. The hearing examiner's decision shall be based upon the policies of the 
comprehensive planning documents of the county, the standards set forth in the various 
development regulations of the county or any other applicable program adopted by the board of 
county commissioners. When addressing a preliminary subdivision application, the hearing 
examiner may grant or deny the application, or may attach reasonable conditions, modifications 
and restrictions found necessary to make the project compatible with its location and to carry out 
the goals and policies of the applicable comprehensive plan, or other applicable plans or 
programs adopted by the board of county commissioners.  WWCC 2.50.070(C). 
 
Approval Criteria. 
 
As provided in WWCC 16.14.030, decisions on applications for a preliminary subdivision or 
preliminary short subdivision shall be based on a determination as to whether: 
 

A.  The proposed subdivision of land complies with the applicable codes, plans and policies in Chapter 
16.04.050 or their successors; and 
 
B.  The proposed lots are served with adequate means of access, fire protection, water supplies and means 
of sanitary sewage disposal; and 
 
C.  The proposed division of land provides adequate measures for the control of drainage and stormwater; 
and 
 
D.  The public health, safety and general welfare will be served by permitting the proposed division of the 
land. 

 
WWCC 16.14.050, referenced above, reads as follows: 
  

Applications shall be approved, approved with conditions or denied based on a determination that the 
application complies with the following adopted county and state rules, regulations, plans and policies, 
including, but not limited to: 
 
A. RCW 43.21C SEPA; 
B. RCW 58.09 Survey— Recording; 
C. RCW 58.17 Subdivisions; 
D. RCW 36.70A Growth Management; 
E. RCW 36.70B Local Project Review; 
F. WWCC Title 11 Stormwater; 
G. WWCC Title 12 Streets, Sidewalks, and Public Places; 
H. WWCC Title 17 Zoning; 
I. WWCC Title 18 Environment; 
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J. Walla Walla County Shoreline Master Program; 
K. Walla Walla County board of public health rules and regulations; 
L. Walla Walla County Comprehensive Plan; and 
M. This title.  

 
As required by state law, the County’s preliminary plat approval criteria is substantially similar 
to state subdivision mandates found in RCW 58.17.110(2), which reads as follows: 
 

“A proposed subdivision and dedication shall not be approved unless the city, town, or county 
legislative body makes written findings that: (a) Appropriate provisions are made for the public 
health, safety, and general welfare and for such open spaces, drainage ways, streets or roads, alleys, 
other public ways, transit stops, potable water supplies, sanitary wastes, parks and recreation, 
playgrounds, schools and schoolgrounds and all other relevant facts, including sidewalks and other 
planning features that assure safe walking conditions for students who only walk to and from school; 
and (b) the public use and interest will be served by the platting of such subdivision and dedication. If 
it finds that the proposed subdivision and dedication make such appropriate provisions and that the 
public use and interest will be served, then the legislative body shall approve the proposed subdivision 
and dedication. []”  RCW 58.17.110(2). 

 
   
Burden of Proof. 

As explained in WWCC 14.03.010, applicants for project approvals bear the burden of 
proof of showing compliance with all applicable standards in the Walla Walla County Code. 

 

IV.  ISSUE PRESENTED. 

Whether substantial evidence demonstrates that the applicant has met his burden of proof to 
satisfy the criteria for preliminary plat approval? 

 Short Answer:  As conditioned, yes.  Without specific conditions included as part of this 
      Decision, no. 

 

V.  FINDINGS OF FACT. 

1. Any statements in previous or following sections of this document that are deemed 
findings are hereby adopted as such, including without limitation the summary of 
proceedings provided above. 

2. The Staff Report and Recommendation of Approval, shared with the Examiner in the week 
before the hearing, (the “Staff Report”, Ex. 1), includes a number of findings and 
conditions suggesting how the underlying plat application satisfies provisions of applicable 
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law, is consistent with the city’s Comprehensive Plan, and is designed or conditioned to 
comply with applicable development standards and guidelines.  For reasons explained 
below, with additional conditions necessary to ensure compliance with applicable County 
requirements, the Examiner finds that the proposal can be approved.  

Summary of Public Hearing.  

3. The County’s Principal Planner assigned to review the application, Ms. Prentice, testified 
at the public hearing to provide a thorough summary of the County’s staff review process 
for the proposed preliminary plat application.  She generally explained that the proposed 
plat would include varying lot sizes, ranging from .46 to .71 acres apiece; that the entire 
plat is located within the City of Walla Walla’s designated Urban Growth Area; that Ex. 3 
shows the proposed 18 lot preliminary plat layout; that the site is to be served by new 
private roads; that it is bordered by a significant Critical Area, Russell Creek, with its 
associated floodway and floodplain requirements; that zoning is R-96, meaning the 
minimum lot size is 9,600 sq. ft.; that comment letters are included as part of the record; 
that much of the site is in a critical aquifer recharge area, but that all residential uses and 
associated site improvements are considered allowed uses in the aquifer recharge area; that, 
even though the site is located in an unincorporated portion of the City of Walla Walla’s 
UGA, the application seeks approval to use individual septic systems instead of sewer 
connections; and that at some point in 2017, the Walla Walla County Board of County 
Commissioners took formal action to remove the site of this plat application from the 
City’s Water Service Area.  

4. Ms. Prentice summarized how the County’s minimum density calculations are made, and 
how deductions for various site conditions apply, in order to apply the County’s minimum 
3-units per acre density requirement for lands located within an Urban Growth Area.  She 
explained how minimum density calculations take the total gross site area and deduct 
critical areas (floodway/floodplain, liquefaction and critical area recharge areas and the 
like). She noted the County’s concern with the proposed flag lot design, so she 
recommended that prior to plat approval, the final design should be revised so that there is 
no flag lot.   

5. In response to testimony provided during the hearing, Ms. Prentice explained that the 
County’s code requires all utilities to be placed in a manner to avoid flood related impacts, 
but that she does not read the code to mandate public utilities in a flood area.  Finally, she 
explained that this application vested to codes, UGA boundaries, and comprehensive plan 
language in effect at the time of application, meaning that any pending amendments did not 
control review of this matter. As noted above, the County’s post-hearing responses to the 
Examiner’s questions about the timing and sufficiency of proof needed for utility issues at 
the preliminary plat and final plat approval stages, are included in Exhibit 23. 

6. The applicant, Mr. Case testified on his own behalf at the public hearing, noting that the 
proposed conditions set forth in the Staff Report are acceptable.  He offered some 
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suggestions regarding other conditions that may be appropriate to respond to some 
comments he acknowledged, including language regarding: how a well on lot 17 is to be 
decommissioned; and that septic easements adjacent to lots 14, 16, 17 and 18, have been or 
will be removed prior to final plat approval.  

7. In response to density calculation questions, Mr. Case testified that his density calculations 
shown on Exhibit 21 do not even include a deduction for the Aquifer Recharge area, so 
final calculations should show the proposal is well within proper density calculations.  In 
fact, Mr. Case clarified that the Aquifer Recharge Area (which is considered a critical area 
for which deductions are made) deduction would lower the “Buildable Area” on his site to 
about 2 acres for purposes of calculating the site’s Minimum Density requirement, thus 
reducing the minimum density area to about 6 lots.  In support of his statement, he 
presented a revised version of the plat site plan, which is already included in the Record as 
Ex. 3, which was marked to include a new dotted line running from west to east along the 
lower half of the property, along a meandering line moving from just above (north) and 
roughly parallel to the proposed lot line dividing Lots 13 and 14, and then east through lots 
15, 16, 17, and 18. His illustration is now included in the Record as Exhibit 22. 

8. Responding to density comments, Mr. Case testified that he believes the county’s 
minimum density requirement is too onerous, and he testified that he would prefer to have 
the plat less dense.  Further, he explained that with the aquifer recharge area considered, 
the minimum required density will probably be much lower.  He explained that he feels he 
needs to have preliminary plat approval before incurring significant costs associated with 
engineering and other details, because requirements, like those for a Group A water 
system, are costly and take time.  He noted that he only wants to undertake the process if 
he knows he has the number of users/lots that would justify the expense, and says that this 
is a chicken and egg situation.   Addressing comments about the need for public utilities in 
the flood area, he offered his interpretation of WWCC 18.12.220, re: flood area 
requirements for subdivisions, and suggested that it should be read in context, and if so, 
then there is no specific requirement that a subdivision must be connected to public 
utilities, like sewer.  He feels that county codes merely mandate that utilities should be 
placed/constructed to avoid impacts caused by potential flooding.  As noted above, Mr. 
Case’s post-hearing responses to the Examiner’s questions about the timing and sufficiency 
of proof needed for utility issues at the preliminary plat and final plat approval stages, are 
included in Exhibits 23 and 25. 

9. Gerwyn Jones, Jr., a local property owner, testified at the public hearing and expressed 
concerns that project will not fit in with adjacent properties that have larger lot sizes, which 
he feels fit better with the rural setting in the area.  He expressed confusion because the 
proposed plat is in an area that might be removed from Urban Growth Area, and concerns 
with the adequacy of the bridge on 3rd into the city, given 18 new lots and additional traffic 
that the new plat could generate.  He expressed reservations about 18 new septic systems 
and more wells on the site, arguing that the proposal is sliding (construed to mean 
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‘changing’), and that nothing is solidified (construed to mean ‘certain’), so he argued that 
the application should not be approved so long as there is much uncertainty.  He worries 
that approval of this plat would open the door for another 11 acres to be developed by same 
applicant.  

10. Robert Betz, a local property owner who lives to the west side of proposed plat, testified to 
offer his concern that the proposal is not in keeping with 1 acre+ lots in the area.  He says 
density for the area has been haphazard, and that his area has about one home per 5 acres, 
arguing that this proposal is not in keeping with the surrounding area.  Mr. Betz offered 
credible, first-hand testimony, which was not rebutted, establishing that he has seen floods 
in the area and has seen floods during which some of the proposed lots were completely 
underwater on the project site.  He would prefer 1 acre+ size lots, which would reduce 
septic systems, and he feels this is a poorly considered proposal to place high density in 
this location. 

11. Elizabeth Chamberlain, Development Services Director for the City of Walla Walla, 
testified at the hearing and summarized her lengthy written comments included in the 
record as Ex. 14.  She expressed the City’s opinion that the current application should be 
remanded, not approved, because it is incomplete for a number of reasons, including its 
failure to connect with the City’s water and sewer system, noting the area is in the City’s 
designated Urban Growth Area.  She asserted that Exhibits 21 and 22 do not show correct 
calculations regarding buildable area.  She offered her interpretation of WWCC 18.12.220, 
regarding utility requirements for subdivisions located in a flood area, acknowledging 
deference to her County colleagues, but noting that the sentence in question uses the term 
“such as” which means ‘for example’.  She argued that the plat application does not 
comply with the County’s requirements found in WWCC 16.14.020(D) and (E)(requiring 
that preliminary plat applications must include: “D. A certificate or other written 
documentation of the availability of potable water;” and “E. For land within an urban 
growth area a certificate or other written documentation of the availability of sewage 
disposal systems.”).  She generally argued that because no Class A water system has yet 
been approved for the site, then the Examiner is without a basis to conclude that 
appropriate provisions have been made regarding the availability of potable water, taking 
issue with page 4 of the Staff Report.  She believes that the Class A water system should be 
approved before the preliminary plat can be approved.  Responding to the applicant’s 
Critical Area/Aquifer Area comments and new Exhibits 21 and 22, Ms. Chamberlain 
argued that the new exhibits placed into the record show how the preliminary plat drawings 
circulated to the public were incomplete, because they fail to show the Aquifer Recharge 
area on plat map.  She believes that the application is incomplete, and should be remanded. 
In response to the Examiner’s questions posed to the parties at the hearing regarding the 
timing and sufficiency of proof needed for utility issues at the preliminary plat and final 
plat approval stages, Ms. Chamberlain submitted a lengthy packet of post-hearing materials 
(21 pages), received by the Examiner on or about Dec. 18th.  (Ex. 24). 
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Site Visits. 

12. On the day prior to the public hearing, and in the weeks after the Decision, the Examiner 
conducted site visits to the project location and the surrounding area, including surrounding 
roads and properties, to personally observe conditions discussed in the application 
materials and the hearing record.  

Natural Environment, staff review. 

13. The Staff Report and the Examiner’s site visits confirm that the development site is 
relatively flat, with the steepest slope on a portion of the site at about 10%, and that Russell 
Creek borders the northern portion of the property.  

14. The Staff Report credibly explains that Russell Creek is a fish and wildlife habitat 
conservation area regulated and protected under Walla Walla County Code (WWCC) 
Chapter 18.08; and that Russell Creek is a tributary to Yellowhawk Creek, which is listed 
and protected by the Washington Department of Fish and Wildlife due to the presence of 
Summer Steelhead.  (Ex. 1, page 2).   

15. The Staff Report summarizes applicable streamside buffers and restrictions for the site, 
noting that the applicant has not proposed any specific development within the buffer, but 
the buffer encumbers proposed Lots 8, 9, and 10.  Staff recommended a condition of 
approval related to this issue, and the Washington State Department of Fish and Wildlife 
(WDFW) did not comment on this proposal. 

16. According to WWCC 18.08.660(B), “land that is located partially within a habitat 
conservation area or its buffer may be divided provided that the developable portion of 
each new lot and its access is located outside of the habitat conservation area or its buffer.” 

17. The Examiner finds that the proposed plat has been designed to achieve an urban density, 
as defined in county codes, respecting critical area buffers, but leaving sufficient space on 
each lot for construction of homes outside any habitat conservation area or buffer.  See 
WWCC 17.18.050, re: Residential Density in Urban Growth Areas. 

18. A portion of the property is located within the floodway and 100-year floodplain for 
Russell Creek.  Accordingly, all development will have to comply with WWCC Chapter 
18.12, which addresses Flood Damage Prevention.  Pursuant to WWCC 18.12.290, 
construction of residential structures is prohibited within floodways.  The floodway 
extends about 60-feet into Lots 8, 9, and 10.  The floodplain encompasses a larger area, 
which is about 3.6-acres.  (Ex. 1, page 3).   

19. The County’s code, particularly Chapter 18.12, does not prohibit the construction of 
residential structures, infrastructure, or utilities within the floodplain, but it does require 
that flood protection standards must be met.    
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20. For instance, WWCC 18.12.220 mandates that:  “(A) all subdivision proposals shall be 
consistent with the need to minimize flood damage”; and “(B) all subdivision proposals 
shall have public utilities and facilities such as sewer, gas, electrical and water systems 
located and constructed to minimize or eliminate flood damage.”    

21. Subsection “B” cited above is in dispute.  County staff reads WWCC 18.12.220(B) as only 
requiring that any utilities that are provided within the floodplain must be “located and 
constructed to minimize or eliminate flood damage.”  (Testimony of Ms. Prentice; Ex. 1, at 
page 3).  The City disagrees, and suggests that the provision specifically mandates that all 
subdivision proposals in the floodplain must have public utilities, such as City water and 
sewer utility services.  (Testimony of Ms. Chamberlain; Ex. 14, City Comments; Ex. 24, 
City’s post-hearing materials).  

22. WWCC 18.12.210, captioned ‘Utilities’, mandates that A) All new and replacement water 
supply systems shall be designed to minimize or eliminate infiltration of floodwaters into 
the system; B) New and replacement sanitary sewage systems shall be designed to 
minimize or eliminate infiltration of floodwaters into the systems and discharge from the 
systems into floodwaters; C) On-site waste disposal systems shall be located to avoid 
impairment to them or contamination from them during flooding; and D) Water wells shall 
be located on high ground that is not in the floodway. 

23. The Examiner finds that the County code uses different terms when it refers to a “sanitary 
sewage system” and an “on-site waste disposal system”, frequently called a “septic” 
system.  And, the Examiner finds that language found in WWCC 18.12.220, captioned 
‘Subdivision Proposals’ includes provisions that are specific to subdivision applications, 
such as the pending matter.   

24. WWCC 18.12.100, expressly provides that, in the interpretation and application of chapter 
18.12, all provisions shall be: 

A.  Considered as minimum requirements; 

B.  Liberally construed in favor of the governing body (emphasis added); and 

C.  Deemed neither to limit nor repeal any other powers granted under state statutes. 

25. WWCC 18.12.030(A)-(E) explains that the purpose of Chapter 18.12 (captioned “Flood 
Damage Prevention) is to promote the public health, safety and general welfare, and to 
minimize public and private losses due to flood conditions in specific areas by provisions 
that are designed: a) To protect human life and health; b) To minimize expenditure of 
public money and costly flood control projects; c) To minimize the need for rescue and 
relief efforts associated with flooding and generally undertaken at the expense of the 
general public; d) To minimize prolonged business interruptions; and e) To minimize 
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damage to public facilities and utilities such as water and gas mains, electric, telephone and 
sewer lines (emphasis added), streets and bridges located in areas of special flood hazard.1   

26. The Examiner finds and concludes that the purpose language in WWCC 18.12.030 is 
specific to minimizing damage to public facilities and utilities, including water mains and 
sewer lines, among other things.  Nothing in the chapter authorizes or justifies the use of 
on-site septic/waste disposal systems in a subdivision proposed within a designated flood 
area.  

27. Instead, the Examiner finds and concludes that a liberal construction of the language 
provided in WWCC 18.12.200(B) requires that all subdivision proposals located in a 
designated flood area shall have public utilities, in keeping with the purpose of such 
chapter.  Even without interpreting or applying subsection B to mandate public utilities for 
subdivisions in a flood area, substantial evidence in the record more than justifies their 
requirement as a condition of approval in order to ensure that the proposed plat makes 
appropriate provisions for the public health, safety, and general welfare and for potable 
water supplies and sanitary wastes, among other things.  Without public sewer service as a 
condition of approval, the record does not support a finding that the public use and interest 
will be served by proposed subdivision.  

28. Based on the record, including applicable codes and regulations, the Examiner finds that 18 
separate on-site septic/waste disposal systems would obviously present greater risks of 
impairment or contamination during flooding, than a single sanitary sewage system for the 
entire site that can be designed to minimize or eliminate infiltration of floodwaters into the 
sewer system and discharge from the sewer system into floodwaters.  Generally speaking, 
more variables mean more risks.  More private septic systems places a greater burden on 
county code enforcement officials and health department staff to ensure that up to 18 future 
property owners in a designated flood area are regularly and appropriately maintaining 
their septic tanks and drainage fields so as to reduce impairment or contamination during 
flood events that are known to occur on the plat site.   

29. For example, the County code mandates registration and permits for all septic tank 
cleaning providers in Walla Walla County (WWCC 18.12.020), and requires that pumping 
tanks used in connection with cleaning septic tanks shall be fully enclosed, strong enough 
for all conditions of operation, be leak proof, fly proof, and operate to prevent spillage at 
all times, and that equipment must be maintained so as not to be offensive or create a 
potential health hazard.  WWCC 8.12.040.  These regulations are part of what helps 
County residents maintain their high quality of life in such a beautiful part of the state.  
This mandate would apply to cleaning services needed for all 18 on-site septic systems that 
the applicant has proposed.  The risk of a violation that could cause a leak, flies, spillage, 
offensive odors, or potential health hazards is far greater with 18 separate systems than a 

                                                             
1 The purpose is also intended F) To help maintain a stable tax base by providing for the sound use and development 
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single public sewer system.  This problem is far more significant in a flood-designated 
area, like the site of the proposed plat.  While some may argue that the odds of any 
hazardous incident are low, the high degree of injury to public health and safety that could 
result from a failing, leaking, or poorly maintained septic system that is located in a flood 
prone area is not in the public interest, especially where another option is available to serve 
the site – a public, sanitary sewage system.   

30. The Examiner finds that the proposed plat would not be in the public interest if it is 
allowed to move forward using urban density on a property that is located in an urban 
growth area and is also in a flood-prone area, if it is to be served by 18 separate, privately 
owned, on-site septic systems.  In a different location, with no flood designation, and/or on 
a much larger property with a rural-density, the same number of septic systems may be 
shown to be in the public interest.  Such is not the case in this situation.   

31. The Record does not contain any evidence to support a potential argument for a reasonable 
use exception or similar theory that would justify an urban-density development on a site 
located in an urban growth area with traditionally ‘rural’ services, particularly including 18 
on site septic systems.  Such a proposal is directly counter to the County’s Comprehensive 
Plan and state statutes, including without limitation:  

! Comprehensive Plan Land Use Element, County-Wide Planning Policy 5.4 
(“Urban development in any urban growth area that is located outside of a 
municipal boundary, may be allowed only if: Infrastructure standards are equal to 
or greater than those required by the adjacent city; … and Provisions have been 
made for urban level services”);  

! County-Wide Planning Policies 3.10 (“Within urban growth areas (UGAs), cities 
are the preferred providers of urban services”), 4.10 (“Undeveloped urban areas 
should be annexed to adjacent cities when urban services become available or are 
proposed to become available concurrent with development, and 5.11 (“Cities 
should be purveyors of urban services”);  

! Utilities Element Policy UT-5 (“Promote the extension of distribution lines within 
the respective cities’ Urban Growth Areas”);  

! RCW 36.70A.030(20) (defines the term "Urban governmental services" or "urban 
services" to include those public services and public facilities at an intensity 
historically and typically provided in cities, specifically including storm and 
sanitary sewer systems, [and] domestic water systems); and  

! RCW 36.70A.020(1) re: Urban growth (“Encourage development in urban areas 
where adequate public facilities and services exist or can be provided in an 
efficient manner”), also included in the Comprehensive Plan Utilities Element at 
Sec. 9.1.1.  
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32. There is no credible argument or evidence to establish that enforcing necessary health and 
public safety regulations on up to 18 separate septic systems owned and controlled by up to 
18 separate property owners will be just as or more effective than enforcing similar 
regulations on a single, public sewer utility system designed to serve the entire site.    

33. In addition to its location in a flood-prone area, the existence of other critical area 
considerations on the subject property multiplies the reasons why sewer service is more 
appropriate for this location instead of 18 individual on site septic systems.  Joining the list  
that includes the floodplain and fish and wildlife habitat areas, the proposed plat also 
contains the following mapped critical areas; geologically hazardous areas (seismic hazard 
area) and a critical aquifer recharge area (Walla Walla River gravel aquifer critical aquifer 
recharge area).  (Staff Report, page 3). 

34. The application materials include a liquefaction assessment (Exhibit 6) prepared by 
Anderson Perry and Associates, which explains that:  “Based on the types of structures that 
will most likely be built on the site, potential liquefaction and associated liquefaction 
induced settlement generates minimal risk associated with catastrophic structural failure to 
residential homes.”   The same study fails to offer any opinion regarding the comparative 
safety of on-site septic systems vs. a public sewer system located in a seismic hazard area 
that is also located in a flood area.  It does, however, note that groundwater conditions 
likely correlate fairly closely with the elevation of the water surface in Russell Creek, and 
the Perry assessment assumed a seasonal high groundwater depth range for the site from 5 
feet to 10 feet below the ground surface for the site.  (Ex. 6, page 2).  This could be 
significant for any proposed on-site septic systems, on the relatively flat property that is 
located along Russell Creek, given that the proposed plat map (Ex.3) depicts site elevations 
ranging from a low of 885 feet along Russell Creek (the site’s northern boundary), to a 
high of only 895 feet for proposed Lots 1 – 12; with elevations in the southern portions of 
the plat (where proposed Lots 13 – 18 are located) ranging from a low of 895 feet to a high 
of only 906 feet.   

35. While a majority of the site is also officially mapped and included within a critical aquifer 
recharge area (the Walla Walla River gravel aquifer critical aquifer recharge area), the 
Staff Report explains that all residential uses and approved water system source 
development and associated infrastructure are allowed uses pursuant to WWCC 18.08.220, 
not requiring submittal of a hydrogeologic assessment.  (Ex. 1, page 3). 

36. The Staff Report provides and summarizes information included in the record to establish 
that: the project site is within the Walla Walla School District; Parks and Recreation 
improvements are not required for the proposed development, but under WWCC 
16.20.090, sidewalks or paths must be provided to any residential subdivision within a 
UGA; and that the proposed plat will be served by Walla Walla County Fire District #4.   

Utilities 
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37. As noted above, Water and Sewer Utility service requirements for the proposed plat are in 
dispute.   

38. By letter dated February 27, 2017 (Exhibit 15), the City of Walla Walla confirmed that it is  
“willing and capable of providing utility service to this entire portion of the UGA, 
following appropriate main extensions” and that the “City code requires an area to be 
annexed prior to providing City utility service.”  The letter also notes that “Mr. Case (the 
applicant herein) has not sought to extend City utility services to his property because of 
the excessive cost required, as well as the annexation policy.”   

39. No one disputes that the site of the proposed plat has not been annexed by the City of 
Walla Walla, or that it is located about 1/2-mile south of the nearest Walla Walla City limit 
boundary. 

40. The Staff Report and the applicant maintain that there is no provision in the County Code 
that expressly requires the development to be connected to the City of Walla Walla’s water 
or sewer system.  While this may be the case, there are controlling provisions in the 
County’s Comprehensive Plan that direct how properties located within an urban growth 
area are to be developed, and subdivision applications must be compliant with such terms.  
WWCC 16.04.050 (at subsection ‘L’) mandates that all proposed preliminary subdivisions 
shall be in compliance with the county’s comprehensive plan.  The same County code 
provision also requires that preliminary subdivisions must be in compliance with relevant 
state statutes, including without limitation the state Subdivision Statute (Ch. 58.17 RCW) 
and the Growth Management Act (Ch. 36.70A RCW).  See WWCC 16.04.050(C) and (D).   

41. As for stormwater, the Staff Report credibly summarizes how all stormwater generated on-
site will be required to be retained and infiltrated on-site, and that stormwater retention 
improvements shall comply with WWCC Title 11 regarding Stormwater.  These standards 
are enforced by the Walla Walla County Public Works Department.  The proposed plat 
includes three stormwater easements.  (See Ex. 3, preliminary plat site plan). 

42. Although the original subdivision application expressly states that the “Sewage disposal 
type” shall be “Sewer” (Ex. 2, Application, page 2), the plat proposal was since revised so 
that all wastewater generated will be discharged into 18 (eighteen) individual on-site septic 
systems.   

43. Since the date of the application, the proposed plat has not been removed from the City’s 
UGA. 

44. However, with respect to Water Utility service, it is worth noting that the property was 
formally removed from the City of Walla Walla’s water service area by the Board of 
County Commissioners, through approval of a Coordinated Water System Plan amendment 
adopted in County Ordinance No. 466, adopted on May 30, 2017, a copy of which is 
included in the record as Exhibit 17.  The Staff Report explains that the SEPA Evaluation 
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Report (Exhibit 8) incorrectly noted that the purpose of the approved Group B water 
system is to serve the proposed 18-lot subdivision, because given the number of requested 
lots, at full build-out, with 18-lots, the development will need a Group A water system, 
which will have to be approved by the Washington State Department of Health.  In their 
post-hearing written materials, County staff recommended that, to be consistent with the 
Knight vs. Yelm decision by the Washington Supreme Court, the proposed conditions of 
approval should be strengthened to require proof of the Group A system at final plat 
approval, and that the City be given written advanced notice of the final plat action.  The 
County’s post-hearing materials also reiterated that, while the applicant does have a Class 
B water system for his property, the limited number of connections allowed onto that 
system – nine – is not adequate to service the proposed plat, with its 18 proposed lots.  

Cultural resource survey 

45. With respect to cultural resources, the Plateau Archaeological Investigations firm 
conducted a pedestrian survey and subsurface investigation of parcel 360605514809 and 
found no evidence of protected cultural resources. See Exhibit 5, report dated October 5, 
2017.  The Washington State Department of Archaeology and Historic Preservation 
submitted a letter (Exhibit 11) concurring with the results of the report and agreeing that 
“the project can move forward without further archaeological oversight.” 

Neighborhood Characteristics 

46. The Staff Report explains that surrounding uses are primarily low-density residential and 
rural uses and agriculture.  Directly south, there are seven 1.0 to 1.3-acre lots.  Southwest, 
on the other side of the railroad right-of-way, there are about fifteen lots, all located outside 
the UGA, that range in size from 1-acre to about 3-acres.   

Subdivision Design, Density, Dimensional Standards, transportation review. 

47. The proposed lots range in size from 0.46-acres (20,036-square feet) to 0.71-acres (30,919-
square feet).  The property is zoned R-96 Suburban Residential, which requires a minimum 
lot size of 9,600-square feet (WWCC 17.18.020).  As shown on Ex. 3, this proposal 
satisfies this zoning requirement.   

48. The Staff Report indicates that the minimum lot size required by the Health Department for 
lots located on a water system and individual septic systems is 20,000-square feet or 0.46-
acres, and that as proposed, the plat can satisfy this requirement.  In other words, all 
proposed lots would be .46 acres or larger.  While this may be correct, the overwhelming 
evidence and authority contained in the record establishes that the proposed plat, which is 
located in an urban growth area and is proposed to be developed at an urban-residential 
density, should be served by urban services, which expressly includes a public sewer 
system – not individual septic systems. 
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49. At the hearing and in the Staff Report, County officials expressed concern that proposed 
Lot 8, as shown on Exhibit 3, is a flag lot, which are prohibited by applicable county codes.  
Pursuant to WWCC 17.08.330(D), “"Flag Lot" means a lot that has access to a road, street, 
or public highway, by means of a narrow strip of the lot… [and] New flag lots shall not be 
created.”  The Examiner concurs with Staff’s recommendation on this subject, and a 
condition of approval requires that Lot 8 must be reconfigured so it is no longer a flag lot. 

50. Because the proposed plat is located in the County’s Suburban Residential (R-96) Zone, 
the minimum density required for this development is 3.0 units per acre.  See WWCC 
17.18.020. 

51. WWCC 17.18.050 outlines the method for calculating residential density within a proposed 
subdivision.  WWCC 17.18.050(B) explains that:  “To calculate the minimum number of 
residential dwelling units required for any given property in an urban growth area, the 
buildable site area is multiplied by the residential density per acre that applies to the zone 
in which the property is located. The result is the minimum number of dwelling units that 
must be accommodated on that property. For the purposes of this calculation, fractional 
values shall be rounded to the nearest whole number (0.5 and above rounded up; below 
0.5, rounded down).” 

52. The term “buildable site area” is defined by WWCC 17.18.070(C), which reads as follows: 

Buildable site area is the gross site area less: 
 

1)  Existing public rights-of-way or areas to be dedicated for rights-of-way; 
2)  Tracts or easements to be established for public or private streets and alleys; 
3)  Areas in critical areas excluding critical area protection zones (buffers); and 
4)  Lands with slopes greater than fifteen percent, unbuildable geologically unstable slopes and lands 
which lie within the one hundred-year floodplain. 
 

53. During the public hearing, Mr. Case submitted an illustration, included in the record as 
Exhibit 21, depicting the project site and most of the areas that are to be deducted from the 
gross site area for purposes of determining the buildable site area and calculating the 
minimum required density for the site. During his testimony, Mr. Case acknowledged that 
his calculations omitted consideration of the aquifer recharge area on the site, and correctly 
observed that if such area is deducted from the gross area figures, then the buildable site 
area for the property would be somewhere near 2 acres.  (Testimony of Mr. Case).  Exhibit 
22, presented by Mr. Case and entered into the record during the hearing, shows that the 
aquifer recharge area covers all areas of the proposed plat generally north of an east/west 
line that meanders from the boundary of Lots 13 and 14 to the plat’s east boundary, 
abutting 3rd Avenue, what appears to be more than ¾ of the entire project site.  

54. Based on Exhibits 21 and 22, and relevant County Code provisions, the Examiner concurs 
with the applicant’s testimony on this subject, and finds that – for purposes of calculating 
the property’s minimum density required by WWCC 17.18.020 and WWCC 17.18.050 – 
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the buildable site area for the property would be approximately 2 acres, after deductions 
are made for consideration of the aquifer recharge area located on the property.      

55. With 18 proposed lots, the new plat is well in excess of the minimum density requirements 
for the site.  The Examiner finds that the Staff Report mistakenly applied a deduction for 
proposed private roads, which are not ‘dedicated rights-of-way’.  Even with this 
modification, the size of the aquifer recharge area (which appears to be far greater than the 
size of any proposed private road area) renders the error of no significance in reaching this 
decision.    

56. With a ‘buildable site area’ of 2 acres, the minimum density required for this development 
is 3.0 units multiplied by 2 acres = 6 lots.  See WWCC 17.18.020. 

57. The Staff Report credibly summarizes the transportation issues that were reviewed as part 
of this project.  Compliance with applicable street and sidewalk/walking path requirements 
are included as conditions of approval for the proposed plat. 

Compliance with the County’s Comprehensive Plan and applicable state statutes. 

58. The Staff Report properly notes that WWCC 16.04.050 (at subsection ‘L’) mandates that 
all proposed preliminary subdivisions shall be in compliance with the county’s 
comprehensive plan.  The same County code provision also requires that preliminary 
subdivisions must be in compliance with relevant state statutes, including without 
limitation the state Subdivision Statute (Ch. 58.17 RCW) and the Growth Management Act 
(Ch. 36.70A RCW).  See WWCC 16.04.050(C) and (D).   

59. Complying with a Comprehensive Plan means just that.  Complying with parts of a plan 
that someone likes, and ignoring provisions they might not care for, is not the standard. 

60. As noted elsewhere in this Decision, based on the applicant’s representations and requests 
made to county officials, in May of 2017, the Board of County Commissioners adopted a 
thoughtfully worded Ordinance, formally amending the Coordinated Water System Plan to 
remove the applicant’s property from the City of Walla Walla’s Water Service Area.  Ex. 
17, Ord. No. 466.  

61. As part of its action, the Board of County Commissioners formally concluded that 
“[w]hether to remove the property from the City of Walla Walla UGA is ultimately part of 
the County’s Growth Management Act responsibilities, and may need to be addressed by 
the County in subsequent County Comprehensive Plan Updates.  The County must plan for 
a 20-year horizon under the Growth Management Act.  There will be areas that are within 
the Urban Growth Area that are not within City limits, and areas that are not immediately 
adjacent to those limits.  The Urban Growth Areas and population projections were last 
reviewed in 2013 and 2014, and review of the County’s Urban Growth Area is not 
appropriate at this time.”  Ord No. 466, page 4, Conclusion No. 14.   
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62. The Board also found that “[I]f this property is removed from the UGA, then a rural 
zoning of RR-5 (Rural Residential five acre) is likely to be assigned to it, which would 
prevent the owner from being able to develop the property at any density greater than a 
five-acre minimum size.”  Ord. No. 466, page 3, finding 14.   

63. Again, the proposed plat lies entirely within a county-designated Urban Growth Area.  
Ordinance No. 466 did not amend the urban growth boundary that includes the applicant’s 
property, and it did not address the provision of sewer service.  It only addressed an 
amendment to the Coordinated Water System Plan.  

64. Just as the County must plan for a 20-year horizon, the preliminary plat approval granted  
by this Decision recognizes that follow-up designs, engineering work, coordination and 
approvals needed from other jurisdictions or urban service providers, and other activities 
needed to obtain Final Plat approval, do not happen overnight.  Instead, the county code 
provides that applicants shall have 7 (seven) years to complete such work and make a final 
plat application that complies with all conditions of preliminary plat approval.  (See 
WWCC 16.14.060; and WWCC 16.36.050, Final Plat Approval criteria, which includes 
without limitation a) the plat or short plat complies with the applicable provisions in 
Section 16.04.050; and b) the plat conforms to all conditions of preliminary approval).   

65. Chapter 9 of the County’s Comprehensive Plan is labeled the “Utilities Element”.  It 
includes and references a number of formally adopted Comprehensive Plan Goals and 
Policies and requirements that flow from such policies and are relevant to the pending 
application, including without limitation the following items: 

• Section 9.1.1 Applicable Growth Management Act Goals. 
 

Urban growth. Encourage development in urban areas where adequate public facilities and services 
exist or can be provided in an efficient manner. (RCW 36.70A.020(1))  
 
Public facilities and services. Ensure that those public facilities and services necessary to support 
development shall be adequate to serve the development at the time the development is available for 
occupancy and use without decreasing current service levels below locally established minimum 
standards. (RCW 36.70A.020(12)); 

  
• Section 9.1.2. Applicable County-Wide Planning Policies – County-wide planning policies mirror 

GMA provisions regarding coordination of land use and utilities, focus on urban growth, and providers 
of services:  

 
3.10. Within urban growth areas (UGAs), cities are the preferred providers of urban services. […] 
 
4.10. Undeveloped urban areas should be annexed to adjacent cities when urban services become 
available or are proposed to become available concurrent with development.  […] 
 
5.11. Cities should be purveyors of urban services. […]; and 
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• Policy UT-5 Promote the extension of distribution lines within the respective cities’ Urban Growth 
Areas and coordinate land use and facility planning to allow eventual siting and construction of utility 
lines within rights-of-way that are being dedicated or within roads that are being constructed or 
reconstructed.  

66. County Wide Planning Policy 3.10 (“Within UGA’s, cities are the preferred provider of 
 urban services”) effectuates a similar provision found in the GMA, which reads:  “In 
 general, cities are the units of local government most appropriate to 
 provide urban governmental services”.  RCW 36.70A.110(4). 

67. As noted elsewhere in this Decision, definitions found in the GMA statute, at RCW 
36.70A.030(20), establish that the term "Urban governmental services" or "urban services" 
includes those public services and public facilities at an intensity historically and typically 
provided in cities, specifically including storm and sanitary sewer systems, [and] domestic 
water systems.   

68. The Examiner finds that the proposed plat, as conditioned below, is consistent with 
Comprehensive Plan Policy LU-1, because it provides development in an urban growth 
area, to minimize the impacts of growth on rural and resource lands. 

69. The Examiner finds that the proposed plat, as conditioned below, is consistent with 
Comprehensive Plan Policy LU-4, because it provides for Residential development in a 
portion of the county that is formally designated for urban uses instead of in a rural area of 
the County.   

70. The Examiner finds that the proposed plat, as conditioned below, is consistent with 
Comprehensive Plan Policy Policy LU-13, because it will achieve and implement a 
minimum density for residential uses in an Urban Growth Area of three residential 
dwelling units per acre, after due consideration of county development regulations that 
specify the methodology for achieving the minimum density and deductions for critical 
areas. 

71. The Examiner finds that the proposed plat, as conditioned below, is consistent with 
Comprehensive Plan Goal LU-5, because it requires development in the county designated 
UGA to develop at a higher intensity than in rural designated areas. 

72. The Examiner finds that the proposed plat, as conditioned below, is consistent with 
Comprehensive Plan Goal LU 1, which seeks “To retain the rural and agricultural character 
of the county by allocating most of the projected population and employment growth to 
cities and UGAs.”  

73. Comprehensive Plan Land Use Element, Countywide Planning Policy for Urban Growth 
Areas, Sec. 5.4 (on page 5-9 of the Comp. Plan) provides that:  “Urban development in any 
urban growth area that is located outside of a municipal boundary, may be allowed only if:  
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• Infrastructure standards are equal to or greater than those required by the adjacent city;  
 

• The city and county have jointly adopted the same UGA and standards;  
 

• Provisions have been made for urban level services;  
 

• Off-site infrastructure needs are met; and  
 

• It is noted on the plat that the development is within a UGA and is ultimately intended to be within 
a city. 

  
74. As proposed by the applicant, the proposed plat would not comply with County 

Comprehensive Plan Land Use Element, Countywide Planning Policy Section 5.4, noted 
above, because with a well system, and 18 individual septic systems, it fails to provide 
water and sewer systems that are equal to or greater than those required by the adjacent 
city, i.e. the City of Walla Walla; because the plat, as proposed by the applicant, does not 
make provisions for urban level services, i.e. public water and sewer; and the plat, as 
proposed by the applicant, does not note that the project is within an urban growth area and 
is ultimately intended to be within a city.  Rather than denying the application, the 
Examiner has added conditions of approval to ensure that the plat will confirm with 
applicable County requirements, including those found in Comprehensive Plan, 
Countywide Planning Policy for Urban Growth Areas, Section 5.4.   

75. The Examiner finds that the proposed plat – if developed in a manner consistent with its 
designated R-96 zoning and as conditioned by this Decision – is consistent with the 
Comprehensive Plan’s definition of the Low Density Residential land use designation, 
which reads as follows: 

“Low Density Residential lands are those lands designated for medium and large-size urban lots in 
residential neighborhoods.  The primary housing type is single-family detached dwellings.  The Low 
Density Residential land use designation is typically located adjacent to low or medium density 
residential designated lands, rural lands, or public reserve lands.  Non-residential uses are discouraged 
except for certain public facilities and institutions, provided their nature and location are not detrimental 
to the Low Density Residential environment. The implementing zoning districts for the Low Density 
Residential land use designation are R-96 Residential Single Family (sic) and R-72 Residential Single 
Family.”  (Comprehensive Plan, Land Use Element, page 5-11). 
 

76. The Examiner finds that the proposed plat, as conditioned below, is consistent with 
Comprehensive Plan Policy 5.2.5, regarding Urban Growth Areas, because it encourages 
growth in an urban-designated area.  Policy 5.2.5 explains that, “According to GMA goals, 
growth is to be encouraged in urban areas. UGAs delineate where urban services are 
available, or are planned to be provided.  New development requiring urban services is to 
be located in a UGA.”   

77. The Examiner finds that the proposed plat is designed to achieve a county-designated 
urban density for the site (i.e. at least 3 units per buildable acre), which requires urban 
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services, including without limitation potable water and sanitary sewer service.  See RCW 
36.70A.030(20), defining the term "Urban governmental services" or "urban services" to 
include those public services and public facilities at an intensity historically and typically 
provided in cities, specifically including storm and sanitary sewer systems, [and] domestic 
water systems.   

78. The proposed plat has been conditioned to require provision of urban services if it is to 
move forward at an urban density within an urban growth area. 

79. Given that this Decision requires consideration of genuine differences of opinion between 
two local governments, the Examiner thoroughly read and researched all materials in the 
record and relevant legal authorities on the subjects at hand.  As the applicant must 
concede, he did not submit a standard, by the book application.  Instead, at various points 
in the application process, the proposal has been substantially modified to seek approval of 
project-features and non-urban services that some opponents do not believe to be consistent 
with applicable County Comprehensive Plan and development regulation provisions.  And, 
at the public hearing, the applicant expressly stated that he would prefer approval of a 
project with far less density, among other things. 

80. Preliminary Plat approvals are not based upon popularity or potential expenses that could 
incurred as part of the development project.  Instead, the Examiner is bound and required 
to apply applicable approval criteria.  Nothing more, and nothing less.  

81. Again, there is no dispute that, at the time the pending application was filed, and as of the 
date of this Decision, the entire proposed subdivision area was/is located within the City of 
Walla Walla’s Urban Growth Area.  Consistent with applicable state law, including various 
provisions found in the Growth Management Act (GMA), the County’s Comprehensive 
Plan designates several urban growth area boundaries, including the area in question.  

82. The Examiner is without equitable or legal authority to modify county codes or 
comprehensive plan policies, or to issue Decisions on applications that would not be in 
compliance with such codes or policies.  

83. The GMA requires counties to have a comprehensive plan that protects surface water and 
groundwater resources, and it requires applicants seeking approval for building permits or 
subdivision developments to provide the county with evidence of adequate water supplies 
as well as potable water supplies, among other provisions. See RCW 36.70A.070(5)(c)(iv); 
RCW 19.27.097(1); and RCW 58.17.110.  

84. WWCC 16.14.030 sets forth the County’s approval criteria for this preliminary plat 
application, which expressly requires a determination that:  “A.  The proposed subdivision 
of land complies with the applicable codes, plans and policies in Chapter 16.04.050 or 
their successors; and B.  The proposed lots are served with adequate means of access, fire 
protection, water supplies and means of sanitary sewage disposal; and C.  The proposed 
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division of land provides adequate measures for the control of drainage and stormwater; 
and D.  The public health, safety and general welfare will be served by permitting the 
proposed division of the land.”   

85. WWCC 16.04.050, referenced in the previously cited code provision, requires that 
applications shall be approved, approved with conditions or denied based on a 
determination that the application complies with the following adopted county and state 
rules, regulations, plans and policies, including, but not limited to: A.  RCW 43.21C SEPA; 
B. RCW 58.09 Survey— Recording; C. RCW 58.17 Subdivisions; D. RCW 36.70A 
Growth Management; E. RCW 36.70B Local Project Review; F. WWCC Title 
11 Stormwater; G. WWCC Title 12 Streets, Sidewalks, and Public Places; H.  
WWCC Title 17 Zoning; I. WWCC Title 18 Environment; J. Walla Walla County 
Shoreline Master Program; K. Walla Walla County board of public health rules and 
regulations; L. Walla Walla County Comprehensive Plan; and M. This title.   

86. In other words, the County’s Comprehensive Plan is not just aspirational, but its policies 
are grounds for approving, conditioning, or denying preliminary plat applications, such as 
this.  

 

SEPA compliance; Conditions imposed under authority of County Code requirements. 

87. The County satisfied its SEPA review process for this preliminary plat application through 
compliance with applicable review and notice procedures. The county received no appeals 
of its SEPA DNS determination (Ex. 9) issued in connection with the application.   

88. Conditions imposed as part of this approval Decision are not based on SEPA, but other 
County development regulations and requirements, including without limitation WWCC 
2.50.070(C), which reads as follows:   

When addressing a preliminary subdivision application, the hearing examiner may grant or deny the 
application, or may attach reasonable conditions, modifications and restrictions found necessary to 
make the project compatible with its location and to carry out the goals and policies of the applicable 
comprehensive plan, or other applicable plans or programs adopted by the board of county 
commissioners.   
 
 

As conditioned, the application meets requirements for preliminary plat approval. 

89. As conditioned below, the Examiner finds that the requested preliminary plat application 
complies with applicable codes, plans and policies found in WWCC 16.04.050, including 
without limitation County Comprehensive Plan policies and state statutes that pertain to 
urban development on properties that are within an urban growth area.  See WWCC 
16.14.030(A). 
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90. As conditioned below, including a requirement that public water and sewer systems shall 
serve the entire plat, the Examiner finds that the proposed lots in requested preliminary plat 
application will be served with adequate means of access, fire protection, water supplies 
and means of sanitary sewage disposal.  See WWCC 16.14.030(B). 

91. As conditioned below, the Examiner finds that the proposed division of land provides 
adequate measures for the control of drainage and stormwater.  See WWCC 16.14.030(C).  

92. As conditioned below, the Examiner finds that the public health, safety and general welfare 
will be served by permitting the proposed division of the land.  See WWCC 16.14.030(D). 

93. As required by RCW 58.17.110(2), the record contains substantial evidence to demonstrate 
that, as conditioned below, appropriate provisions have been or will be made prior to final 
plat approval for: 

A. The public health, safety, and general welfare: See Exhibit A, all findings except as 
modified in this Decision; all Findings above; all Conditions of Approval. 

B. Drainage ways:  The preliminary design for the project includes stormwater 
easements, for stormwater detention and treatment purposes.  The project is required 
to retain and infiltrate storm water on-site.   See Ex. C, proposed plat site plan; Ex. A, 
findings re: stormwater drainage; Findings above; Testimony of Ms. Prentice; 
Conditions of Approval.    

C. Streets or roads, alleys, other public ways: Documentary evidence shows that the 
proposed plat has been reviewed by the appropriate County staff, and has been 
deemed consistent with all applicable standards for county roads, streets, driveways, 
access, circulation, transportation concurrency and the like.  See Exhibit A; 
Conditions of Approval. 

D. Transit stops: Internal roads, sidewalks/walking paths and other design features will 
conform to applicable county standards which are intended to serve residents of the 
proposed plat, and provide internal circulation patterns appropriate for pedestrians and 
vehicles to access transit stops, whenever/ if ever they become available in the area.  
Transit services are outside the jurisdiction of the Examiner, so the applicant’s 
planning and building for the eventuality/prospect of such service is the best that can 
be done at this time.  The Examiner finds that internal connectivity provided within 
the proposed new plat, will make carpooling easier for future residents who choose 
such option, all of which is consistent with city policies to reduce dependency on 
single-occupancy vehicle travel (See Comp. Plan Transportation Element, Goal TR-5, 
which is “to support public transportation options and demand management 
strategies to reduce single-occupant vehicle use and provide for alternative 
transportation choices”).  
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E. Potable water supplies:  Prior to Final Plat Approval, the applicant must establish that 
the entire plat will be served by a public water system, which can be provided by a 
Group A water system approved by the Washington State Department of Health, or 
by the City of Walla Walla’s public water utility (NOTE: annexation and/or a 
subsequent modification of the Coordinated Water System Plan may be necessary).  

F. Sanitary and/or septic sewer systems:  The City of Walla Walla has provided a letter 
confirming that its public sewer utility can serve the proposed plat (Ex. 14).  The 
application identifies the city as the designated sewer disposal provider (Ex. 2).  The 
entire proposed plat is located in the City of Walla Walla’s designated Urban Growth 
Area, where urban services are needed to serve this urban-density development 
project.  Prior to final plat approval, the applicant must establish that the entire plat 
will be served by the city’s public sewer utility. 

G. Fire protection:  The proposed plat is served by Walla Walla County Fire District No. 
4.  (Ex. A, page 4). 

H. Parks and recreation, playgrounds, schools, sidewalks and other planning features that 
assure safe walking conditions for students who only walk to and from school:  The 
proposed plat will include internal streets an sidewalks or walking paths to meet the 
County’s requirements for such features.  See Exhibit A, page 4, noting that WWCC 
16.20.090 mandates sidewalks or paths to be included as part of any residential 
development within a UGA.   

94. Based on all evidence, exhibits and testimony in the record, the undersigned examiner 
 specifically finds that the proposed plat, as conditioned below, makes appropriate 
 provision for the considerations detailed in WWCC 16.14.030 and that the public use and 
 interest will be served by the proposed plat and associated dedications and improvements.   

 

VI.  CONCLUSIONS OF LAW. 

1. Based on the Findings as summarized above, the undersigned examiner concludes that the 
proposed plat, as conditioned below, conforms to all applicable County codes and policies. 
Upon reaching such findings and conclusions as noted above, the preliminary plat meets 
the standards necessary to obtain approval by the County. 

2. The recommended conditions of approval, as set forth in the Staff Report and modified 
below, are reasonable, supported by the evidence, and capable of accomplishment.  

3. The case noted during the public hearing, Knight v. City of Yelm, 173 Wn.2d 325 (2011), 
reaffirms state subdivision statutes that require an applicant to prove that adequate water 
service can and will be provided to a proposed plat, prior to final plat approval – not 
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waiting until the time building permits are issued.  The same is true of other required 
services, including sewer service to a plat that is located in an Urban Growth Area.   

4. In Knight, the Supreme Court explained that “[a] preliminary plat application is meant to 
give local governments and the public an approximate picture of how the final subdivision 
will look. It is to be expected that modifications will be made during the give and take of 
the approval process.” Knight, at par. 29, citing Friends of the Law v. King County, 123 
Wn.2d 518, 528, 869 P.2d 1056 (1994) (citation omitted). The applicant must make a 
threshold showing that the completed development is able to comply with applicable 
ordinances and regulations. See id.; Topping v. Pierce County Bd. of Comm’rs, 29 Wn. 
App. 781, 783, 630 P.2d 1385 (1981). 

5. While the plat approval process anticipates negotiations and modifications will occur 
between preliminary plat approval and final plat approval, the preliminary plat process “is 
not merely an insignificant stage of the proceedings without real consequence.” Loveless v. 
Yantis, 82 Wn.2d 754, 759, 513 P.2d 1023 (1973).  Any modifications included or required 
in a conditional approval of the preliminary plat are binding on the party seeking approval 
and the local decision-making body empowered to grant final conditional approval. Id. at 
761.   

6. Based on the findings set forth above, the Examiner concludes that the proposed plat 
cannot and does not meet the requirements for preliminary plat approval, unless it is 
conditioned to require proof of adequate water and sewer service sufficient to serve the 
entire plat, at or before the time the applicant seeks final subdivision approval.  
Accordingly, appropriate conditions of approval are included below to bring the proposal 
into compliance with applicable County requirements for a residential subdivision 
proposed at an urban-density in an urban growth area. 

7. Any Findings or other statements in previous or following sections of this document that 
are deemed Conclusions are hereby adopted as such. 

// 

 

// 

 

// 
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VII.  DECISION. 

 Based upon the preceding Findings of Fact and Conclusions of Law, evidence presented 
through the course of the open record hearing and all materials contained in the contents of the 
record, the undersigned examiner APPROVES the Preliminary Plat of West Ransom Clark II, 
subject to the attached Conditions of Approval.  

     Decision issued:  February 13, 2018. 

       
      Gary N. McLean 
      Hearing Examiner for Walla Walla County 
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FINALITY OF DECISION AND NOTICE OF RIGHTS OF APPEAL 
 

 As provided in WWCC 2.50.070(B), the decision of the hearing examiner on all matters is final and 
conclusive, unless appealed pursuant to Chapter 14.11 of the Walla Walla County Code. 
 
 WWCC 2.50.120, captioned “Reconsideration”, provides that:  An applicant or party of record to a 
hearing examiner's public hearing may seek reconsideration only of a final decision by filing a written request for 
reconsideration with the community development director within ten days of the final decision. The request shall 
comply with Section 14.11.030 of this code. The hearing examiner shall consider the request at the next regularly 
scheduled meeting, without public comment or argument by the party filing the request. If the request is denied, the 
previous action shall become final as of the date of the decision on the request for reconsideration. If the request is 
granted, the hearing examiner may immediately revise and reissue its decision or may call for argument in 
accordance with the procedures for closed record appeals. Reconsideration should be granted only when an 
obvious legal error has occurred or a material factual issue has been overlooked that would change the previous 
decision. 
 
 Finally, WWCC 2.50.130 addresses appeals of a hearing examiner decision, and reads as follows:  The 
final decision by the hearing examiner on any matter within his or her jurisdiction may be appealed in accordance 
with Chapter 14.11 of the Walla Walla County Code. 

 
NOTE:  The Notice provided on this page is only a short summary, and is not a complete 
explanation of fees, deadlines, and other filing requirements applicable to appeals.  Individuals 
should confer with advisors of their choosing and review all relevant codes, including without 
limitation the code provision referenced above and state law, particularly the Land Use Petition 
Act (Chapter 36.70C RCW), for additional information and details that may apply. 
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CONDITIONS OF APPROVAL 

WEST RANSOM CLARK II 
PRELIMINARY PLAT 

SUB16-018 
 

General:  
A.  The preliminary plat of West Ransom Clark II shall comply with all applicable provisions of the Walla Walla 
County Code, whether or not such provisions are enumerated or referenced in the approved preliminary plat plans, 
in the staff report or in this Decision. The burden is on the applicant to show compliance with applicable provisions 
of the WWCC at every stage of development.  FURTHER, the applicant shall comply with all professional report 
conclusions and recommendations submitted in connection with the preliminary plat and engineering reviews, as 
approved and or modified by the County. 

B.  Consistent with WWCC 16.14.060, this preliminary plat approval shall be null and void if a final plat application 
is not made within seven years from the date of preliminary plat approval or the date of resolution of all appeals. 

C.  The plat shall be developed in substantial conformance with the plans for the Preliminary Plat of West Ransom 
Clark II, prepared by Stratton Surveying & Mapping, PC, dated 10/27/17 (2 sheets, included in the Record as Ex. 3), 
except as modified by these Conditions of Approval, PROVIDED:   

(i) The Director retains full authority and discretion to consider and approve Minor Revisions to such plans, 
consistent with WWCC 16.14.040(B);  

(ii) That Major Revisions – i.e. revisions that result in any substantial changes as determined by the Director, 
including but not limited to, the creation of additional lots; the elimination of open space; the addition or 
elimination of a road; a change in the road layout; and material changes to conditions of approval – shall be 
treated as a new application (WWCC 16.14.040(A)); and  

(iii) That all changes are subject to the approval criteria for preliminary subdivisions (WWCC 16.14.040(C)). 

D.  The applicant shall obtain any permit, license, or approval required by a state, federal, local or other regulatory 
body with jurisdiction or authority over any particular aspect of the project; any conditions of regulatory agency 
permits, licenses, or approvals shall be considered conditions of approval for this plat. 
 
Additional Conditions for this Project: 
 
1. All required improvements shall, at a minimum, meet the applicable standards for improvements in of WWCC 

Section 16.24.050. 

2. Adequate fire protection shall be required pursuant to WWCC 16.14.030B. 

3. Urban Services Required in Urban Growth Area –  

A.  Water:  Prior to final plat approval, the applicant must establish that the entire plat will receive adequate 
public water service, i.e. potable water supply/service, either from the City of Walla Walla, or a Group A 
public water system, in compliance with WWCC 16.14.030(B) and approved by the Washington State 
Department of Health.  NOTE:  depending on the option selected by the applicant, or other events that 
could occur in the seven years during which this preliminary plat approval is valid, compliance with this 
condition may entail annexation, amendments to the Coordinated Water System Plan, Department of 
Health conditions, hearings, or other acts to adequately establish an adequate public potable water 
supply/service for the plat prior to final plat approval.    
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B.  Sewer:  Prior to final plat approval, sewer service shall be provided to the site by the property’s 
designated public sewer utility service provider, which as of the date of this application is the City of Walla 
Walla. 

C.  Notice of Final Plat Application and Consideration:  When the applicant submits a request for final plat 
approval that complies with the requirements found in WWCC Chapter 16.36, the County shall comply 
with any and all applicable public notice requirements.  Additionally, the County shall provide the City of 
Walla Walla with written notice of the request for final plat approval, so the City may provide comments 
for consideration before any action is taken to approve the final plat.  If not the same as the Notice of 
Application described above, the County shall also provide the City with written notice of any meeting of 
the Board of County Commissioners where consideration of final plat approval is to be considered.   

4. Pursuant to WWCC 16.20.090, sidewalks or paths must be provided in compliance with Walla Walla County 
Road Standards established by the Walla Walla County Public Works Department. 

5. Pursuant to WWCC 16.20.090 private road improvements must be provided in compliance with Walla Walla 
County Road Standards established by the Walla Walla County Public Works Department.   

6. Compliance with comments from the Walla Walla County Public Works Department dated September 18, 2017 
and November 27, 2017 is required. 

7. Compliance with WWCC Chapter 18.08 – Critical Area Protection is required.  A 35-foot buffer is required 
along Russell Creek per WWCC 18.08.650.  Pursuant to WWCC 18.08.640H.1 (Temporary Markers), the outer 
perimeter of the buffer shall be marked in the field in such a way as to ensure that no unauthorized intrusion 
will occur and verified by the director prior to commencement of any construction on site.  This temporary 
marking shall be maintained through construction. This buffer must also be shown on the final plat map. 

8. The boundaries of all critical areas must be shown on the final plat map. 

9. A Density Note must be included on the final plat map documenting compliance with the minimum density 
requirements in Chapter 17.18. 

10. Compliance with WWCC Chapter 18.12 – Flood Damage Prevention is required. 

11. The boundary of Lot 8 must be amended so that it is no longer a flag lot, as defined in WWCC 17.08.330(D). 

12. Prior to final plat approval, the applicant shall submit written confirmation of easements and other           
encroachments that have been eliminated as required or approved by the Director, including without limitation 
written evidence of any decommissioned well(s), and that septic easements adjacent to lots 14, 16, 17 and 18, 
have been removed prior to final plat approval (Condition suggested by the applicant at the public hearing).
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Form No. 14 Guarantee No.: Y-50513 
Subdivision Guarantee 
 

First American Title 

 

SUBDIVISION GUARANTEE 
 
LIABILITY $ 2,000.00 GUARANTEE NO.: Y-50513 
FEE $ 350.00  
TAX $ 31.15  
 

FIRST AMERICAN TITLE INSURANCE COMPANY 
A Corporation, herein called the Company 

 
GUARANTEES the County of Walla Walla, Washington herein called the Assured, against actual loss not exceeding 
the sum of $2,000.00 which the Assured shall sustain by reason of any incorrectness in the assurances set forth below. 
 
According to the records of the Walla Walla County Auditor, the only owners, proprietors and lien holders having any 
record interest in the land described below, whose signatures are necessary, under the provisions of Washington Statutes 
for the recordation of the map and offering for dedication any streets, roads, avenues and other easements by the map are: 
 

WRC II, LLC, a Washington Limited Liability Company 
George and Christine Young Living Trust dated February 23, 1999 

Inquiries may need to be directed to the proper government agency in order to comply with subdivision 
requirements 

 
Proposed West Ransom Clark Subdivision of the following described land: 
  

A PARCEL OF LAND BEING THAT PART OF TRACT "A" OF THAT CERTAIN SHORT PLAT ON 
FILE IN BOOK 2 OF SHORT PLATS AT PAGE 38, IN THE OFFICE OF THE WALLA WALLA 
COUNTY AUDITOR, STATE OF WASHINGTON, SAID PART BEING ALL THAT PART LYING 
SOUTHERLY OF THE CENTERLINE OF RUSSELL CREEK, AND BEING MORE PARTICULARLY 
DESCRIBED AS FOLLOWS: 
 
BEGINNING AT THE SOUTHEAST CORNER OF SAID TRACT "A" AND THENCE RUNNING S 88 ̊ 
26'04" W ALONG THE SOUTH LINE OF SAID TRACT "A," A DISTANCE OF 491.06 FEET TO THE 
SOUTHWEST OF SAID TRACT "A," THENCE N 00 ̊ 50'15" W ALONG THE WEST LINE OF SAID 
TRACT "A," A DISTANCE OF 124.03 FEET TO A POINT IN THE CENTERLINE OF SAID RUSSELL 
CREEK;  
THENCE EASTERLY ALONG THE CENTERLINE OF RUSSELL CREEK,  
S 85 ̊ 45' 28" E, A DISTANCE OF 53.77 FEET;  
THENCE S 72 ̊ 04' 16" E, A DISTANCE OF 37.59 FEET;  
THENCE S 88 ̊ 55' 51" E, A DISTANCE OF 56.81 FEET;  
THENCE N 84 ̊ 16' 56" E, A DISTANCE OF 31.72 FEET;  
THENCE S 86 ̊ 47' 16" E, A DISTANCE OF 62.29 FEET;  
THENCE N 88 ̊ 46' 46" E, A DISTANCE OF 114.56 FEET;  
THENCE N 75 ̊ 25' 58" E, A DISTANCE OF 130.48 FEET;  
THENCE S 86 ̊ 37' 36" E, A DISTANCE OF 8.87 FEET TO A POINT ON THE EAST LINE OF SAID 
TRACT "A," THENCE S 01 ̊ 22' 23" E, ALONG SAID EAST LINE, A DISTANCE OF 128.44 FEET TO 
THE POINT OF BEGINNING. 
 
TOGETHER WITH THE LANDS DESCRIBED IN THE FOLLOWING TRACT: 
 
ALL OF BLOCK "O" OF THE RANSOM CLARK DONATION CLAIM, ACCORDING TO THE 
OFFICIAL PLAT THEREOF RECORDED IN THE OFFICE OF THE AUDITOR OF WALLA WALLA 
COUNTY, WASHINGTON, IN BOOK "B" OF PLATS AT PAGE 56. 

lprentice
Typewritten Text
Exhibit F

lprentice
Typewritten Text



Foreclosure Guarantee (11/91) Guarantee No.: Y-50513 
 Page No.: 2 
 

  Page 2 of 8 

 
ALSO TOGETHER WITH THE LANDS DESCRIBED IN THE FOLLOWING TRACT: 
 
A PARCEL OF LAND, SAID PARCEL BEING A PORTION OF BLOCK 60 & 61 OF THE RANSOM 
CLARK DONATION CLAIM SUBDIVISION ON FILE IN BOOK "B" AT PAGE 56, SAID PARCEL 
ALSO BEING A PORTION OF LOT 2 OF THAT CERTAIN SHORT PLAT ON FILE IN BOOK 5 AT 
PAGE 72, AND ALL OF LOT 2 OF THAT CERTAIN SHORT PLAT ON FILE IN BOOK 5 AT PAGE 
69, RECORDS OF THE WALLA WALLA COUNTY AUDITOR'S OFFICE, STATE OF 
WASHINGTON.  
 
EXCEPTING THEREFROM THE LANDS DESCRIBED IN THE FOLLOWING TRACT: 
 
BEGINNING AT THE NORTHEAST CORNER OF LOT 1 OF SAID SHORT PLAT ON FILE IN BOOK 
5, AT PAGE 72, AND RUNNING THENCE N 88 ̊26'14" E, PARALLEL WITH THE SOUTH LINE OF 
LOT 2 OF SAID SHORT PLAT, A DISTANCE OF 270.00 FEET;  THENCE S 00 ̊50'15" E, PARALLEL 
WITH THE EAST LINE OF SAID LOT 1, A DISTANCE OF 210.00 FEET TO A POINT IN THE 
SOUTH LINE OF SAID LOT 2;  THENCE S 88 ̊26'14" W, ALONG SAID SOUTH LINE A DISTANCE 
OF 270.00 FEET TO THE SOUTHEAST CORNER OF SAID LOT 1; THENCE N 00 ̊50'15" W, ALONG 
THE EAST LINE OF SAID LOT 1, A DISTANCE OF 210.00 FEET TO THE POINT OF BEGINNING. 
 
ALSO EXCEPTING THEREFROM, THE LANDS DESCRIBED IN THE FOLLOWING TRACT: 
 
A PARCEL OF LAND, SAID PARCEL BEING A PORTION OF BLOCK 61 OF THE RANSOM CLARK 
DONATION CLAIM SUBDIVISION ON FILE IN BOOK "B", AT PAGE 56, SAID PARCEL ALSO 
BEING A PORTION OF THE ADJUSTED 10.29 ACRE LOT AS SHOWN ON THAT CERTAIN 
BOUNDARY LINE ADJUSTMENT SURVEY ON FILE IN BOOK 12, AT PAGE 93, RECORDS OF THE 
WALLA WALLA COUNTY AUDITOR'S OFFICE, AND BEING MORE PARTICULARLY 
DESCRIBED AS FOLLOWS: 
 
BEGINNING AT THE SOUTHEAST CORNER OF THE ADJUSTED 1.30 ACRE LOT OF SAID 
SURVEY, AND RUNNING THENCE N 00 ̊50'15" W ALONG THE EAST LINE EXTENDED OF SAID 
LOT, A DISTANCE OF 220.02 FEET; THENCE N 88 ̊26'14" E, A DISTANCE OF 239.31 FEET TO THE 
NORTHWEST CORNER OF LOT 1 OF THAT CERTAIN SHORT PLAT ON FILE IN BOOK 5 OF 
SHORT PLATS AT PAGE 69, RECORDS OF THE WALLA WALLA COUNTY AUDITOR; THENCE S 
01 ̊22'23" E ALONG THE WEST LINE OF SAID LOT 1, 
A DISTANCE OF 220.00 FEET TO THE SOUTHWEST CORNER OF SAID LOT; THENCE  
S 88 ̊26'14" W, A DISTANCE OF 241.37 FEET TO THE POINT OF BEGINNING. 
 
ALSO EXCEPTING THEREFROM, THE LANDS DESCRIBED IN THE FOLLOWING TRACT: 
 
BEGINNING A THE SOUTHWEST CORNER OF BLOCK 66 OF THE RANSOM CLARK DONATION 
CLAIM AFORESAID AND RUNNING THENCE NORTH ALONG THE WEST LINE OF SAID BLOCK 
66 AND ALONG THE WEST LINE OF BLOCK 61 OF SAID DONATION CLAIM, AND SAID LINE 
PRODUCED, A DISTANCE OF 1290.0 FEET; THENCE AT RIGHT ANGLES EAST 50.00 FEET; 
THENCE SOUTH, PARALLEL TO THE WEST LINE OF SAID BLOCKS 61 AND 66, A DISTANCE OF 
1290.0 FEET TO A POINT IN THE SOUTH LINE OF SAID BLOCK 66; THENCE WEST ON SAID 
SOUTH LINE A DISTANCE OF 50 FEET TO THE POINT OF BEGINNING.  BEING THE PARCEL 
OF LAND 50 FEET WIDE CONVEYED BY HARRY A. REYNOLDS AND WIFE TO THE OREGON-
WASHINGTON RAILROAD & NAVIGATION COMPANY BY DEED RECORDED IN VOLUME 158 
OF DEEDS AT PAGE 502 OF THE RECORDS OF WALLA WALLA COUNTY, WASHINGTON. 
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This Guarantee does not cover: 
 

1. Easements, Rights of Way, Minerals or Water Rights. 
 

2. Instruments, proceedings or other matters which are maintained in other records. 
  

3. Delinquent last portionf general taxes and any assessments thereto for 2017, plus interest and penalties, as 
follows: 
Parcel No. 36-06-05-51-0006 – $17.76 
Parcel No. 36-06-05-51-4809 – $6.07 

 
4. Delinquent general taxes and any assessments thereto for 2018, plus interest and penalties, as follows: 

Parcel No.  36-06-05-51-0006 – $194.47 
Parcel No.  36-06-05-51-4809 – $66.62 

 
5. Any assessment of Ransom Clark Homeowners Association which may be due or to become due. 

 
6. Said lands have been reclassified as agricultural land for tax purposes, notice of which is given by instrument: 

Recorded   : January 29, 1980 
Auditor’s No.   : 8000847 
They will be subject to further taxation and interest thereupon as provided by chapters 84.33 and 84.34 R.C.W. 
upon withdrawal from such classification or change in use. 
 
Notice of Continuance 
Recorded   : May 23, 2007 
Auditor’s No.   : 2007-05856 
 
Notice of Continuance 
Recorded   : August 19, 2010 
Auditor’s No.   : 2010-06398 
 
Notice of Continuance 
Recorded   : May 17, 2012 
Auditor’s No.   : 2012-04032 

 
Notice of Continuance 
Recorded   : July 19, 2012 
Auditor’s No.   : 2012-06127 
 
Notice of Continuance 
Recorded  :  October 12, 2017 
Auditor’s No.  :  2017-08103 
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7. Deed of Trust to secure an indebtedness of the amount herein stated and any amounts payable under the terms 

thereof. 
Amount  : $190,000.00 
Dated   :  September 29, 2016 
Recorded  :  September 30, 2016 
Auditor’s No.  :  2016-08096 
Grantor   :  Sunset Development, LLC, a Washington limited liability company 
Trustee   :  Columbia Title Company 
Beneficiary  :  George and Christine Young Living Trust dated February 23, 1999 

 
8. An easement affecting a portion of said premises and for the purposes stated herein, and incidental purposes. 

For    : A right of way for water ditch, and related rights 
In Favor of   : George Bueler 
Recorded   : September 12, 1908 
Volume/Page   : 113/510 
Affects   : Block O 

 
9. Covenants, conditions, and restriction contained in declaration of protective restrictions, as hereto attached: 

Recorded   : May 18, 2012 
Auditor’s No.   : 2012-04039 

But omitting any covenant, or restriction based on race, color, religion, sex, handicap, familial status, or 
national origin unless and only to the extent that said covenant (a) is exempt under Chapter 42, Section 3607 of 
the United States Code or (b) relates to handicap but does not discriminate against handicapped persons. 
 
Amendment to Declaration of Protective Covenants 
Recorded   : September 26, 2012 
Auditor’s No.   : 2012-08454 

 
10. Covenants, conditions, and restriction contained in declaration of protective restrictions, as hereto attached: 

Recorded   : December 3, 2012 
Auditor’s No.   : 2012-10733 

But omitting any covenant, or restriction based on race, color, religion, sex, handicap, familial status, or 
national origin unless and only to the extent that said covenant (a) is exempt under Chapter 42, Section 3607 of 
the United States Code or (b) relates to handicap but does not discriminate against handicapped persons. 
 
Amendment to Declaration of Protective Covenants 
Recorded   : May 22, 2014 
Auditor’s No.   : 2014-03464 

 
11. Memorandum of “Electric Service Agreement” executed by and between the parties herein named upon the 

conditions therein provided. 
Between   : Sunset Development and Columbia Rural Electric Association, a non-profit 
      Washington Corporation 
Dated    : August 18, 2012 
Recorded   : October 29, 2012 
Auditor’s No.   : 2012-09522 
COPY ATTACHED 
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12. Notice of Consent Regarding County Road Improvement District 

Recorded   : February 8, 2013 
Auditor’s No.   : 2013-01181 
COPY ATTACHED 

 
13. An easement affecting a portion of said premises and for the purposes stated herein, and incidental purposes. 

For    : a perpetual, nonexclusive easement for utility purposes and to place, 
       construct, operate, repair, maintain, relocate and replace thereon an 
      underground electric transmission or distribution lines or system and 
      related rights 
In Favor of   : Columbia Rural Electric Association, a Washington non-profit corporation, 
       its successors and assigns 
Recorded   : July 3, 2013 
Auditor’s No.   : 2013-06718 
The description contained therein is insufficient to determine the exact location of said easement. 

 
14. An easement affecting a portion of said premises and for the purposes stated herein, and incidental purposes. 

For    : a perpetual, nonexclusive easement for utility purposes and to place, 
       construct, operate, repair, maintain, relocate and replace thereon an  
      underground electric transmission or distribution lines or system and related  
      rights 
In Favor of   : Columbia Rural Electric Association, a Washington non-profit corporation, 
       its successors and assigns 
Recorded   : July 3, 2013 
Auditor’s No.   : 2013-06719 
The description contained therein is insufficient to determine the exact location of said easement. 

 
15. An easement affecting a portion of said premises and for the purposes stated herein, and incidental purposes. 

For    : a non-exclusive public utility easement, and related rights 
In Favor of   : West Ransom Clark Homeowner’s Association 
Recorded   : May 21, 2014 
Auditor’s No.  : 2014-03437 
The description contained therein is insufficient to determine the exact location of said easement. 

 
16. Well Use Agreement and Easement executed by and between the parties herein named upon the conditions therein 

provided. 
Between   : Sunset Development, LLC a Washington limited liability company 
And    : Andy and Laura Billingsley 
Dated    : May 20, 2014 
Recorded   : May 30, 2014 
Auditor’s No.   : 2014-03666 
COPY ATTACHED 

 
17. Rights of the State of Washington in and to that portion of said premised, if any, lying in the bed or former bed of 

the Russell Creek, if it is navigable. 
 

18. Any question that may arise due to shifting, change in the course or lateral boundaries of the river or creek herein 
named, including, but not limited to any past or future changes. 
Name of River/Creek : Russell Creek 
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19. Any prohibition or limitation on the use, occupancy, or improvements of the land resulting from the rights of the 
public or riparian owners to use any waters which may now cover the land or to use any portion of the land which 
is now or may formerly have been covered by water. 

 
20. The right of use, control, or regulation by the United States of America in exercise of power over navigation. 

 
21. Recital contained upon the face of the Short Plats as follows: 

Agricultural Lands Statement per Walla Walla County Code Chapter 8.40 “Right to Farm”. The subject property 
is located within or near designated agricultural lands on which a variety of commercial activities occur that are 
not compatible with residential development for certain periods of limited duration. 

 
22. Recital contained upon the face of the Short Plats as follows: 

DEVELOPMENT NOTE 
The placement of all structures, improvements, and infrastructure shall not preclude the future division of all lots 
or parcels into lots that comply with the provisions of this Chapter and Title 16, per WWCC Section 17.18.050 
(E)(4) A proposal to locate one residential dwelling on a property shall be exempt from the minimum density 
requirement if the applicant demonstrates that the single residence, infrastructure and other improvements are 
located in a manner such that they would not preclude future residential development of the property consistent 
with the applicable provisions of this Chapter and Title 16. Per WWCC Section 17.18.050(F) 

 
23. Restrictive easement within a 100-foot radius from the wells as shown upon the face of said Short Plats. 

 
24. An easement affecting that portion of said premises and for the purposes stated herein, and incidental purposes, as 

delineated on the face of, or dedicated by said short plat/survey. 
For   : 15’ P.U.E. 
Affects   : as delineated on the face of said short plat/survey 

 
25. An easement affecting that portion of said premises and for the purposes stated herein, and incidental purposes, as 

delineated on the face of, or dedicated by said short plat/survey. 
For   : 10’ Vacation per Ord 861-V 
Affects   : as delineated on the face of said short plat/survey 

 
26. An easement affecting that portion of said premises and for the purposes stated herein, and incidental purposes, as 

delineated on the face of, or dedicated by said short plat/survey. 
For   : 50’ Temporary Septic Easement 
Affects   : as delineated on the face of said short plat/survey 

 
27. An easement affecting that portion of said premises and for the purposes stated herein, and incidental purposes, as 

delineated on the face of, or dedicated by said short plat/survey. 
For  : 20’ access easement 
Affects   : as delineated on the face of said short plat/survey 

 
28. A record of a Short Plat of the subject property recorded on the 20th day of December, 1983, in Book 2 of Short 

Plats, at page 38, under Auditors File No. 8309085, and any matters relating thereto. 
 

29. A record of a survey of the subject property recorded on the 11th day of May, 2012, in Book 12 of Surveys, at 
page 14, under Auditors File No. 2012-03851, and any matters relating thereto. 

 
30. A record of a survey of the subject property recorded on the 30th day of September, 2013, in Book 12 of Surveys, 

at page 93, under Auditors File No. 2013-09881, and any matters relating thereto. 
 

31. A record of a Short Plat of the subject property recorded on the 1st day of February, 2013, in Book 5 of Short 
Plats, at page 69, under Auditors File No. 2013-00950, and any matters relating thereto. 
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32. A record of a Short Plat of the subject property recorded on the 5th day of March, 2013, in Book 5 of Short Plats, 

at page 72, under Auditors File No. 2013-02042, and any matters relating thereto. 
 

33. A record of a survey of the subject property recorded on the 5th day of June, 2014, in Book 12 of Surveys, at page 
132, under Auditors File No. 2014-03843, and any matters relating thereto. 
 

34. The affect, if any, in regards to any statement delineated on the face of said short plat or survey. 
 

35. Liability to future assessment by Ransom Clark Homeowners Association. 
 
Please note carefully the liability exclusions and limitations and the specific assurances afforded by this Guarantee.  If you 
wish additional liability, or assurances other than as contained herein, please contact the Company for further information 
as to the availability and cost. 
 
Dated: July 11, 2018 at 8:00 AM 
 
 
 



 

 

= 

The First American Corporation 

Pioneer Title Company Of Walla Walla d.b.a. Columbia Title Company 
PRIVACY POLICY 

 

We Are Committed to Safeguarding Customer Information 
 
In order to better serve your needs now and in the future, we may ask you to provide us with certain information.  We understand that 
you may be concerned about what we will do with such information particularly any personal or financial information.  We agree that 
you have a right to know how we will utilize the personal information you provide to us.  Therefore, together with our parent 
company, The First American Corporation, we have adopted this Privacy Policy to govern the use and handling of your personal 
information. 
 

Applicability 
 
This Privacy Policy governs our use of the information which you provide to us.  It does not govern the manner in which we may use 
information we have obtained from any other source, such as information obtained from a public record or from another person or 
entity.  First American has also adopted broader guidelines that govern our use of personal information regardless of its source.  First 
American calls these guidelines its Fair Information Values, a copy of which can be found on our website at www.firstam.com. 
 

Types of Information 
 
Depending upon which of our services you are utilizing, the types of nonpublic personal information that we may collect include: 
 

• Information we receive from you on applications, forms and in other communications to us, whether in writing, in person, by 
telephone or any other means;  

 

• Information about your transactions with us, our affiliated companies, or others; and·  
 

• Information we receive from a consumer reporting agency.  
 

Use of Information 
 
We request information from you for our own legitimate business purposes and not for the benefit of any nonaffiliated party.  
Therefore, we will not release your information to nonaffiliated parties except: (1) as necessary for us to provide the product or service 
you have requested of us; or (2) as permitted by law.  We may, however, store such information indefinitely, including the period after 
which any customer relationship has ceased.  Such information may be used for any internal purpose, such as quality control efforts or 
customer analysis.  We may also provide all of the types of nonpublic personal information listed above to one or more of our 
affiliated companies.  Such affiliated companies include financial service providers, such as title insurers, property and casualty 
insurers, and trust and investment advisory companies, or companies involved in real estate services, such as appraisal companies, 
home warranty companies, and escrow companies.  Furthermore, we may also provide all the information we collect, as described 
above, to companies that perform marketing services on our behalf, on behalf of our affiliated companies, or to other financial 
institutions with whom we or our affiliated companies have joint marketing agreements. 
 

Former Customers 
 
Even if you are no longer our customer, our Privacy Policy will continue to apply to you. 
 

Confidentiality and Security 
 
We will use our best efforts to ensure that no unauthorized parties have access to any of your information.  We restrict access to 
nonpublic personal information about you to those individuals and entities who need to know that information to provide products or 
services to you.  We will use our best efforts to train and oversee our employees and agents to ensure that your information will be 
handled responsibly and in accordance with this Privacy Policy and First American's Fair Information Values.  We currently maintain 
physical, electronic, and procedural safeguards that comply with federal regulations to guard your nonpublic personal information. 
 
© 2001 The First American Corporation - All Rights Reserved 
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Lauren Prentice

From: Ben Case <casefarms2@gmail.com>
Sent: Wednesday, July 25, 2018 1:59 PM
To: Permits; Lauren Prentice
Subject: Fwd: SUB18-011
Attachments: SUB18-011 NOI 05-29-18.pdf; Basalt Well 3539-original Cert.pdf; Group B Application Complete 

8.17.pdf; HD Approval 10.2017.pdf; New well log.pdf; RCHOA Water Right v3 11.2016 straight 
allocation.pdf; Fourth Subdivision Guarantee.pdf; Doc2014-03464AllPages.pdf; CCR 2012-10733.pdf

Please find the below and attached addressing the missing items to my major amendment application for SUB18‐011. 
 
1‐ Updated Title Report 
2‐ Existing CCRs for the property 
3‐ Water availability and explanation for approval of plat being conditional upon upgrading of existing water system to a 
group A classification have been submitted and are part of the already approved subdivision.  It is our understanding 
that the domestic water availability has been addressed and approved as the source, final plat being conditional on 
obtaining said Group A Classification. 
4‐ Letter from WW County Heath as to compliance to  8.16.090 - Amends WAC 246-272A-0320—Developments, 
subdivisions, and minimum land area requirements.  
Further‐ as part of this application and anticipated hearing process we intend to demonstrate the compliance of Health 
and Safety code with onsite sewage disposal and address the Hearing Examiner's concerns in the findings from the 
December Hearing. 
 
   
‐‐‐‐‐‐‐‐‐‐ Forwarded message ‐‐‐‐‐‐‐‐‐‐ 
From: Lauren Prentice <lprentice@co.walla‐walla.wa.us> 
Date: Tue, May 29, 2018 at 1:36 PM 
Subject: SUB18‐011 
To: Ben Case <sunsetdevelop@gmail.com>, Ben Case <casefarms2@gmail.com> 
Cc: Tom Glover <tglover@co.walla‐walla.wa.us> 
 

Ben – 

  

See attached letter requesting additional documentation per WWCC 16.14.020.  Tom and I reviewed your application 
and determined that additional items are required under this section which contains all the preliminary plat application 
requirements. 

  

Lauren Prentice 

Principal Planner 

Walla Walla County Community Development Department 

310 W. Poplar, Suite 200 
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Tax Parcel Parcel Owner Acres GPM Acre-Ft

75.00 650.0 300.0

West RCHOA

36-06-05-51-6701 A West Ransom Clark HOA 8.33 72.2 33.3

36-06-05-51-6606 A

36-06-05-51-6604 A

36-06-05-51-6005 A

36-06-05-51-6003 A

36-06-05-51-6102 A

36-06-05-51-6101 A

36-06-05-51-6703 B West Ransom Clark HOA 10.45 90.6 41.8
36-06-05-51-0006 C West Ransom Clark HOA 10.43 90.4 41.7

West Total 29.21

East RCHOA

36-05-05-51-5900 D Hart 5.16 44.7 20.6
36-06-05-51-5004 E Konen 4.30 37.3 17.2
36-06-05-51-5006 F Fleming / Vigh 12.31 106.7 49.2
36-06-05-51-5101 G Jones (Gerwin Jr & Diane) 4.23 36.7 16.9
36-06-05-51-6900 H Niemi 9.44 81.8 37.8
36-06-05-51-6801 I Liberato 2.05 17.8 8.2
36-06-05-51-6802 J Rushton 3.19 27.6 12.8
36-06-05-51-5801 K Wood 2.01 17.4 8.0
36-06-05-51-5803 L Ponce 1.27 11.0 5.1
36-06-05-51-5103 M Johnson 1.01 8.8 4.0

East Total 44.97

East & West Total 74.18

Unaccounted / Relinquishment .82 7.1 3.3
Water Right 3539-A Total 75.00 650.0 300.0
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NOA ODNS  08-23-18 Page 1 of 2 
 

 

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

 

 
Walla Walla County Community Development Department  

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

 File No. SUB18-011 
 
 

NOTICE OF APPLICATION / ODNS 
 
 
Notice is hereby given on this date, 8/23/2018, that the application/proposal described in this notice 
has been filed with the Walla Walla County Community Development Department (CDD). The 
application/proposal may be reviewed at the CDD office at 310 W Poplar St., Suite 200, Walla Walla, 
WA 99362. All interested persons and parties may comment on the application. Appeal rights are 
outlined in Walla Walla County Code Chapter 14.11 
 
The CDD is using the optional threshold determination process under the State Environmental 
Policy Act (SEPA) authorized by WAC 197-11-355. The application comment period may be the 
only opportunity to comment on the environmental impacts of the proposal.  A copy of the SEPA 
determination on the proposal may be obtained upon request.  The proposal may include 
mitigation measures under applicable codes, and the project review process may incorporate or 
require mitigation measures regardless of whether an environmental impact statement is prepared. 
The SEPA Responsible Official has preliminarily determined that the proposal is: 

[   ]  categorically exempt under SEPA 
[X]  subject to SEPA threshold determination requirements and the responsible official 
expects to issue the following determination: Determination of Non Significance (DNS). 

 
The following identified existing environmental documents are hereby incorporated by reference, 
and all or part of the documents may be used to evaluate the application/proposal: 

• Environmental Checklist (SEPA 18-009) signed 4-24-18 
• Preliminary Plat Major Amendment application received 5-1-18 with three maps 
• Protective Covenants (2012 and 2014) 
• Title Report dated 7-11-18 
• Water rights and water system documentation including letter from DOH dated 11-6-17, 

1959 Certificate of Ground Water Right, Group B Water System application for South 
Pioneer Water System completed in August 2017, 2015 well report, and spreadsheet 
showing water right application. 

• Letter from Kevin Tureman, Walla Walla County Environmental Health Manager, dated 7-
27-18 on lot size and sewage disposal. 

• Determination of Non-Significance (SEPA16-039) dated 11-22-17 
• Environmental Checklist (SEPA16-039) dated 10-28-16 
• Staff Evaluation Report (SEPA16-039) dated 11-22-17 
• Cultural Resources Survey Report by Plateau Archaeological Investigations, LLC  

dated 10-05-17 
• Liquefaction Assessment by Anderson Perry & Associates, Inc. dated 11-15-12 
• Floodplain and Floodway Evaluation by Anderson Perry & Associates, Inc. dated 11-12-12 

 
These documents are located at the office of the CDD at 310 W Poplar St., Suite 200, Walla Walla, 
WA, and shall be made available for public review during all applicable comment periods on the 
application/proposal. Preliminary determinations and information contained herein shall not bind 
the County and are subject to continuing review and modification. 

1. Applicant:  Sunset Development, LLC; PO Box 91; Walla Walla, WA, 99362 
2. Property Owners: WRC II, LLC; PO Box 91; Walla Walla, WA, 99362 
3. Application filing date: 5/1/2018 
4. Date that application was determined to be substantially complete:  8/10/2018 
5. Application type: Major Amendment to Preliminary Plat 
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NOA ODNS  08-23-18 Page 2 of 2 
 

6. Location and description of proposed action: Major amendment to preliminary plat 
approval for West Ransom Clark II (SUB16-018) to (1) reduce the number of lots from 16 to 
10 and increase lot sizes, and (2) modify conditions of approval to allow lots to utilize on-
site septic systems instead of City of Walla Walla sewer.  These changes will also result in 
minor changes to the proposed road layout. The site is located on the west side of S. 3rd 
Avenue, north of Demarini Drive (APN 360605510006, 360605514809), in blocks 48, 60, 
and 61 of the Ransom Clark Donation Claim.   

7. Comprehensive plan map designation for the location: Low Density Residential 
8. Zoning map designation for the location: R-96 Suburban Residential 
9. Other Required Permits/Approvals:  None identified 
10. Decision criteria and applicable development regulations: WWCC 16.14.040A – Major 

Revisions; WWCC 16.14.030 – Preliminary approval criteria. 
11. Comments on this application must be submitted in writing to the CDD at 310 W Poplar St., 

Suite 200, Walla Walla, WA 99362. Any person desiring to submit written comments 
concerning an application, or desiring to receive notification of the final decision concerning 
the proposal as expeditiously as possible after the issuance of decision, may submit the 
comments or requests for decisions to the Department within fourteen days following the 
date of final publication of the notice of application. Comments must be received by the 
Department before 5:00 PM on the following date: September 6, 2018. 

12. A public hearing will be held on this proposal; but it has not been scheduled yet. 
13. The decision on this application will be made by the Walla Walla County Hearing Examiner. 

 
For additional information please contact the CDD at 310 W Poplar St., Suite 200, Walla Walla, WA 
99362; 509-524-2610; commdev@co.walla-walla.wa.us.   
 
Staff Contact: Lauren Prentice, Principal Planner, 509-524-2620. 
 
This Notice of Application is required by RCW 36.70B.110 and Walla Walla County Code 14.07.080. 

mailto:commdev@co.walla-walla.wa.us


 
 

 
Walla Walla County Community Development Department  

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

 
 

Certificate of Notification 
 
File Number: SUB18-011 
Site Location: S. Third Avenue 
Type of Notice:  Notice of Application ODNS 
Review Level/Type:  Level 3 
 
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 Union Bulletin on the following date: 8/23/2018 

   in the Waitsburg Times on the following date: 8/23/2018 

   on the CDD website on the following date: 8/21/2018 

 

 
Lauren Prentice  
Printed Name 

 
_____________________________ 
Signature 

 
3/6/2019  
Date

 
Proof of Posting 
I certify under penalty of perjury under the laws of the State of posted 

   on site: 8/22/2018 by Don Sims 

 

Lauren Prentice  
Printed Name 
 
 

 
_____________________________ 
Signature 
 

3/6/2019  
Date

Proof of Mailing 
I certify under penalty of perjury under the laws of the State of Washington that the content of 
the above form of notice was  

 Emailed to the applicant on: 8/22/2018 

 Emailed to the SEPA Register on: 8/22/2018 

 Emailed to consulting agencies on: 8/22/2018, including:  DAHP, DNR, Ecology, County 
PWD, County EH, WWVMPO, County Building Official, Fire District 4, CTUIR, WDFW, City 
of Walla Walla, Walla Walla Public Schools 

 

 

Lauren Prentice 
Printed Name 

_____________________________ 
Signature 

3/6/2019 
Date

 





1

Lauren Prentice

From: Rocky Eastman <reastman@wwfire4.com>
Sent: Wednesday, August 22, 2018 3:39 PM
To: Lauren Prentice
Cc: Todd Blevins
Subject: RE: SUB18-011 NOA ODNS - WR II Plat Amendments

Hi Lauren, 
 
Fire flow storage and distribution requirements for this development will need to completed before the approval of any 
building permits. 
 
Thank you, 
 
Rocky Eastman‐ Fire Chief 
Walla Walla County Fire District #4 
2251 South Howard 
Walla Walla, WA 99362 
reastman@wwfire4.com 
509‐529‐1282 
 
 
 

From: Lauren Prentice [mailto:lprentice@co.walla-walla.wa.us]  
Sent: Wednesday, August 22, 2018 3:26 PM 
To: Andrea Weckmueller-Behringer; Barb McKinney; Catherine Dickson; DAHP SEPA Desk; Dave Karl; Dept of Natural 
Resources (sepacenter@dnr.wa.gov); Elizabeth Chamberlain (echamberlain@wallawallawa.gov); Eric Hartwig - 
Department of Ecology (Eric.Hartwig@ecy.wa.gov); Jon Maland; Joy Bader (jbader@wwcountyroads.com); Kevin 
Tureman; Mark Higgins - Walla Walla Public Schools (mhiggins@wwps.org); Neal Chavre; Rocky Eastman; Todd Blevins; 
WDFW SEPA Desk; Darrell Sowards 
Cc: Tom Glover 
Subject: FW: SUB18-011 NOA ODNS - WR II Plat Amendments 
 
Consulting Agencies –  
 
Attached is a Notice of Application (ODNS) and application materials for the proposal listed below.  Comments on the 
Notice of Application should be submitted in writing, preferably by email, no later than Thursday, September 6. 
 
Lauren Prentice 
Principal Planner 
Walla Walla County Community Development Department 
310 W. Poplar, Suite 200 
Walla Walla, WA 99362 
509‐524‐2620 direct 
509‐524‐2610 main 
 

From: Lauren Prentice  
Sent: Wednesday, August 22, 2018 3:22 PM 
To: separegister@ecy.wa.gov 
Subject: SUB18‐011 NOA ODNS ‐ WR II Plat Amendments 
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Address/Project:   West Ransom Clark 

Date:    September 4, 2018 

Plan Checker:  Joy Bader, 524-2733 

Subject:   Preliminary Subdivision Amendment 

 

 

1. All development shall conform to the Walla Walla County Road Design 

Standards, most current edition. Design plans shall include stormwater design, 

plan and profile drawings to include existing and proposed ground surface 

elevations, vertical curve design information, and slopes to verify the proposed 

alignment is constructible. Note on plan and profile sheets which utilities are 

existing and which are proposed. 

 

2. All stormwater shall be retained and infiltrated onsite, to the maximum extent 

practical. Prior to final plat approval, submit a Stormwater Site Plan and 

Stormwater Pollution Prevention Plan (SWPPP) prepared in accordance with the 

Stormwater Management Manual for Eastern Washington (SMMEW) to Walla 

Walla County and obtain coverage under the Construction Stormwater General 

through the Washington State Department of Ecology.  The Stormwater Site Plan 

shall be prepared in accordance with the SMMEW.  Stormwater site plans, 

SWPPPs, drainage plans with appropriate calculations, and operation and 

maintenance plans shall be prepared by a civil engineer licensed in the State of 

Washington and bear a certification by the applicant’s design engineer that they 

were prepared in conformance with and meet county design requirements and all 

other applicable laws and regulations. 

 

3. Please coordinate with Barbara McKinney (509-524-2732) to establish addresses 

before final plat. 

 

4. Per WWCO code 16.04.070 approval of this project will be subject to provisions 

for pedestrian facilities in Lots 1 and 10 along South 3rd Avenue.  

 

5. The proposed private roads, Dunlop Drive and Hurley Lane, shall be constructed 

in accordance with Walla Walla County Road Design Standards and shall include 

accommodations for all users, including bicyclists and pedestrians.  

 

6. Walla Walla County Public Works will require the developer to provide 

appropriate pedestrian facilities, meeting county standards, along Demarini, if a 

connection is made from the proposed subdivision.  

 

7. Walla Walla County will not own or maintain street lights, landscaping, 

stormwater swales, or other improvements in the public right of way outside of 
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the travel lanes and paved shoulder. Walla Walla County typically maintains 

public roads from curb to curb. A maintenance agreement or Conditions, 

Covenants, and Restrictions (CCRs) will be required for ongoing maintenance of 

any commonly owned features outside of the travelled way. 

 

8. Perform and provide a Traffic Impact Analysis per Walla Walla County 

guidelines. 

 

9. All public improvements including streets, sidewalks, and drainage improvements 

shall be constructed prior to recordation of the final plat. 

 

10. The County Engineer shall require all sub-dividers to post a maintenance, 

operation and defects guarantee warranting the successful operation and 

maintenance of improvements, and guaranteeing that the workmanship, materials, 

and design used in construction of improvements required by the conditions of 

any permits or approvals are free of defects. Maintenance, operation and defects 

guarantees shall be in an amount determined by the administrator or County 

Engineer and shall include a contingency. All maintenance, operation, and defects 

guarantees shall guarantee successful maintenance, operation, workmanship, 

materials, and design of required facilities for a period of two years following 

written final construction approval of required improvements. 

 

11. Applicant shall pay for and obtain all necessary Public Works permits for plan 

review, road construction and inspection, private road name establishment, and 

address assignment. 

 

12. Address Public Works technical comments on the plat prior to recordation of the 

final plat. 
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September 5, 2018 

 
Ms. Lauren Prentice 

Principal Planner 

Walla Walla County Community Development Department 

310 W. Poplar, Suite 200 

Walla Walla, WA 99362 

 

Re:   West Ransom Clark II Plat Amendments, File # SUB18-011 

 

Dear Ms. Prentice: 

 

Thank you for the opportunity to comment on the Notice of Application and anticipated 

Determination of Nonsignificance regarding the proposal to reduce the number of lots from 16 to 

10 and increase lot sizes; modify conditions of approval to allow lots to utilize onsite septic 

systems instead of City of Walla Walla sewer (Proponent:  Sunset Development, LLC).  The 

Department of Ecology (Ecology) has reviewed the documents and submits the following 

comments: 

 

Water Quality Program-Shannon Adams (509) 329-3610 

 

The operator of a construction site that disturbs one acre or more of total land area, and 

which has or will have a discharge of stormwater to a surface water or to a storm sewer, 

must apply for coverage under Department of Ecology’s Baseline General Permit for 

Stormwater Discharges Associated with Construction Activities. 

 
Owners of sites where less than one acre of total land area will be disturbed must also 

apply if the construction activity is part of a larger plan of development or sale in which 

more than one acre will eventually be disturbed.  Discharge of stormwater from such 

sites without a permit is illegal and may be subject to enforcement action by the 

Department of Ecology. 

 
If any soil or ground water contamination is known to be on the site, additional 

information is needed.  The applicant may be required to submit additional studies and 

reports including, but not limited to, temporary erosion and sediment control plans, a 

stormwater pollution prevention plan, a site map depicting sample locations, a list of 

known contaminants with concentrations and depths found and other information about 

the contaminants. 
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Ms. Lauren Prentice 

September 5, 2018 

Page 2 

 
Application should be made at least 60 days prior to commencement of construction 

activities.  A permit application and related documents are available online at 

https://ecology.wa.gov/Regulations-Permits/Permits-certifications/Stormwater-general-

permits/Construction-stormwater-permit, or by contacting the Water Quality program, 

Department of Ecology, P.O. Box 47600, Olympia, WA 98504-7600; (360) 407-6401. 

 
State Environmental Policy Act (SEPA) 

 

Ecology’s comments are based upon information submitted for review.  As such, they do 

not constitute an exhaustive list of the various authorizations that must be obtained or 

legal requirements that must be fulfilled in order to carry out the proposed action. 

 

If you have any questions or would like to respond to these comments, please contact the 

appropriate staff listed above. 

 

Department of Ecology 

Eastern Regional Office 

(Ecology File #:  201804645) 

 

cc:      Benjamin Case, Sunset Development, LLC 

https://ecology.wa.gov/Regulations-Permits/Permits-certifications/Stormwater-general-permits/Construction-stormwater-permit
https://ecology.wa.gov/Regulations-Permits/Permits-certifications/Stormwater-general-permits/Construction-stormwater-permit


lprentice
Typewritten Text
Exhibit O





D
E

E

Christy
Typewritten Text
EXHIBIT 1



Sheet Number

Project Number

DateDrawing Name

Client/Project Information

Designed By: Drawn By:
File Name:19-009 Exhibit Plotted: Jan 30, 2019, 10:04:11 AM

A

COPYRIGHT © 2019 HARMS ENGINEERING, INC.  ALL RIGHTS RESERVED

1632 W Sylvester,  Pasco, WA 99301
www.harmsengineering.com
info@harmsengineering.com

(509) 547-2679

HARMS ENGINEERING, INC
1 9 8 0  -  2 0 1 9

39
Y E A R S  O F

E X C E L L E N C E

01-30-2019

19-009.1

EX2

EXHIBIT 2

TRIP DISTRIBUTION
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Single-Family Detached Housing
(210)

Vehicle Trip Ends vs: Dwelling Units
On a: Weekday,

AM Peak Hour of Generator

Setting/Location: General Urban/Suburban
Number of Studies: 157

Avg. Num. of Dwelling Units: 231
Directional Distribution: 26% entering, 74% exiting

Vehicle Trip Generation per Dwelling Unit
Average Rate Range of Rates Standard Deviation

0.76 0.36 - 2.27 0.26

Data Plot and Equation
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Fitted Curve Equation: Ln(T) = 0.91 Ln(X) + 0.20 R²= 0.89

Trip Generation Manual, 10th Edition Institute of Transportation Engineers
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Single-Family Detached Housing
(210)

Vehicle Trip Ends vs: Dwelling Units
On a: Weekday,

PM Peak Hour of Generator

Setting/Location: General Urban/Suburban
Number of Studies: 165

Avg. Num. of Dwelling Units: 217
Directional Distribution: 64% entering, 36% exiting

Vehicle Trip Generation per Dwelling Unit
Average Rate Range of Rates Standard Deviation

1.00 0.49 - 2.98 0.31

Data Plot and Equation
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X = Number of Dwelling Units

Study Site Average RateFitted Curve

Fitted Curve Equation: Ln(T) = 0.94 Ln(X) + 0.34 R²= 0.92

Trip Generation Manual, 10th Edition Institute of Transportation Engineers
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Single-Family Detached Housing
(210)

Vehicle Trip Ends vs: Dwelling Units
On a: Weekday

Setting/Location: General Urban/Suburban
Number of Studies: 159

Avg. Num. of Dwelling Units: 264
Directional Distribution: 50% entering, 50% exiting

Vehicle Trip Generation per Dwelling Unit
Average Rate Range of Rates Standard Deviation

9.44 4.81 - 19.39 2.10

Data Plot and Equation
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Fitted Curve Equation: Ln(T) = 0.92 Ln(X) + 2.71 R²= 0.95
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Lauren Prentice

From: Joy Bader <jbader@wwcountyroads.com>
Sent: Thursday, February 07, 2019 11:14 AM
To: Lauren Prentice
Subject: FW: West Ransom Clark II

Follow Up Flag: Follow up
Flag Status: Flagged

Here’s a follow‐up email from the City of Walla Walla regarding their September 6, 2018 letter regarding the West 
Ransom Clark II plat amendment application. 
 
 
Joy Bader 
Walla Walla County Public Works 
(509) 524‐2733 
 
 
 

From: Neal Chavre <nchavre@wallawallawa.gov>  
Sent: Wednesday, February 6, 2019 5:52 PM 
To: Joy Bader <jbader@wwcountyroads.com> 
Cc: Elizabeth Chamberlain <echamberlain@wallawallawa.gov> 
Subject: RE: West Ransom Clark II 
 
Joy, 
I agree that in this case, a TIA could be waived for W. Ransom Clark II development.  The City’s prior request was based 
on our desire to address impacts to an already problematic intersection (3rd/Tietan).  You are correct that we already 
have a fully funded mini‐roundabout planned for this summer.  This improvement will easily accommodate any 
additional traffic from this development. 
 
We do remain concerned about bicycle and pedestrian access to remote developments like this, especially given the low 
likelihood that future development will fill in the gaps any time soon.  Perhaps that can be a conversation for a different 
day. 
 
Thank you for following up on the City’s concern.  It’s much appreciated. 
 

Neal Chavre 
City of Walla Walla Engineer 
(509) 524‐4511 (office) 
(509) 200‐9107 (cell) 
 

From: Joy Bader <jbader@wwcountyroads.com>  
Sent: Tuesday, February 5, 2019 1:52 PM 
To: Neal Chavre <nchavre@wallawallawa.gov> 
Subject: West Ransom Clark II 
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CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless you recognize the 
sender and know the content is safe. 

Hi Neal, 
 
I’m reviewing a Trip Generation Letter from Harms Engineering for the proposed West Ransom Clark Subdivision, which 
shows the new lots are not expected to generate enough traffic to meet the County’s threshold for requiring a Traffic 
Impact Analysis. Further, even if we add in all the lots created in the 3rd and Langdon Area over the past 10 years, the 
County’s guidelines likely only would call for an access review, to include the first intersections encountered in each 
direction (which wouldn’t get us all the way to 3rd and Tietan). The County Engineer may modify the requirements of our 
Traffic Impact Analysis guidelines. However, even if we expanded the area to be analyzed, the incremental impacts to 3rd

and Tietan are highly unlikely to result in a drop in level of service, which is County’s trigger (by code) for mitigation. 
 
My understanding is the City has a fully‐funded solution for the 3rd and Tietan intersection, to be constructed this 
summer. While we share your concern for capturing incremental impacts, we do not see a clear way to do so in this 
case. Can you please confirm the City’s request for a Traffic Impact Analysis and proportional share contribution to the 
3rd and Tietan improvement project is no longer pressing for this project? 
 
Thank you, I appreciate your help! 
 
Joy Bader 
Walla Walla County Public Works 
(509) 524‐2733 
 
* * * * * * SPECIAL PUBLIC DISCLOSURE NOTICE TO RECIPIENT(S): Information contained in any communication to or 
from the City of Walla Walla, including attachments, may be subject to the disclosure requirements of Washington’s 
Public Records Act, Ch. 42.56 RCW.  



 

C:\CRW\Temp_files\West Ransom Clark Plat Review Comments.docx

   

 

 

 

 

 

Address/Project:   West Ransom Clark II 

Date:    February 7, 2019 

Plan Checker:  Joy Bader, 524-2733 

Subject:   Trip generation letter 

 

 

1. The Trip Generation Letter from Harms Engineering, dated February 1, 2019, 

satisfies Walla Walla County Public Works’ comment requiring the applicant 

supply a Traffic Impact Analysis. The Trip Generation Letter indicates the 

expected trips generation does not meet the threshold for a Traffic Impact 

Analysis in Walla Walla County’s Traffic Impact Analysis Guidelines (May 

2010). 
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Walla Walla County Community Development Department  

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

 
File No. SUB16-018 

 

NOTICE OF PUBLIC HEARING 
 

File name/number:  West Ransom Clark II, 18-lot subdivision/SUB16-018 

Application type: Preliminary Plat 

Applicant: Sunset Development, LLC 
PO Box 91; Walla Walla, WA 99362 
sunsetdevelop@gmail.com  

Project description: 18-lot subdivision of 11.65-acres with lot sizes that would 
range in size between 0.40-acres and 0.85-acres.  The site 
is located on the west side of S. 3rd Avenue, north of 
Demarini Drive (APN 360605510006, 360605514809), in 
blocks 48, 60, and 61 of the Ransom Clark Donation Claim.  
The zoning is R-96, Single Family Residential, and the site 
lies within the Walla Walla Urban Growth Area (UGA). 

 
Review process and public comment:  The Hearing Examiner will make a decision within ten 
working days of the public hearing. Written testimony may be submitted prior to or at the public 
hearing on December 11.  Please indicate your name and address and refer to the file indicated 
above.  
 
Send written comments to:Walla Walla County Community Development Department (CDD) 

c/o Lauren Prentice,   
310 W Poplar St., Suite 200 
Walla Walla, WA 99362 
commdev@co.walla-walla.wa.us  

 

PUBLIC HEARING INFORMATION 
Monday, December 11 

at 9:30 AM or as soon thereafter as possible 
Basement Conference Room 

310 W. Poplar 
Walla Walla, WA 99362 

 
THE PUBLIC COMMENT PERIOD ON THIS APPLICATION ENDS AT THE CONCLUSION OF THE 
DECEMBER 11 PUBLIC HEARING. 

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 CDD by contacting the person listed below. 
 
FOR MORE INFORMATION: For more information regarding this application, please contact Lauren 
Prentice,  , at 509-524-2610 or commdev@co.walla-walla.wa.us. 
 

Walla Walla County complies with ADA; reasonable accommodation provided with 3 days notice. 

mailto:sunsetdevelop@gmail.com
mailto:commdev@co.walla-walla.wa.us
mailto:commdev@co.walla-walla.wa.us
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Walla Walla County Community Development Department  

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

 
 

Certificate of Notification 
 
 
File Number: SUB18-011 
Site Location: S. Third Avenue 
Type of Notice:  Notice of Public Hearing 
Review Level/Type:  Level 3 
 
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 Union Bulletin on the following date: 3/1/2019 

   on the CDD website on the following date: 3/1/2019 

 

 
Lauren Prentice  
Printed Name 

 
_____________________________ 
Signature 

 
3/6/2019  
Date

 
 

 
 

Proof of Mailing 
I certify under penalty of perjury under the laws of the State of Washington that the content of 
the above form of notice was  
 

 Mailed to parties of record and property owners within 500-feet of the project site (see 
attached list): on 2/27/2019 

 

 

Lauren Prentice 
Printed Name 

_____________________________ 
Signature 

3/6/2019  
Date

 



OWNER NAME IN CARE OF ADDRESS1 CITY STATE ZIPCODE

BAUER VINCENT J & PATRICIA L 6422 214TH AVE NE REDMOND WA 98053

BERGLIN JOHN D & KJERSTIN J 3033 PLAZA WAY WALLA WALLA WA 99362

BETZ ROBERT D & MARY E 801 BETZ LN WALLA WALLA WA 99362

BILLINGSLEY ANDY & LAURA 620 DEMARINI DR WALLA WALLA WA 99362

CHUN TERRY & KATE KWON CHUN 224 DUBLIN ST WALLA WALLA WA 99362

HARROLD CHARLES R & JANE E 645 DE MARINI DR WALLA WALLA WA 99362

HART KENNETH Y & KAREN A 3131 S 3RD ST WALLA WALLA WA 99362

JONES GERWYN JR & DIANE 411 CALDWELL RD WALLA WALLA WA 99362

KIMBALL STEPHEN G 543 DEMARINI DR WALLA WALLA WA 99362

KONEN CHARLES S & CATHERINE 186 BRICKWOOD DR WALLA WALLA WA 99362

KONEN MICHAEL H RONDA M KONEN 601 VILLAGE WAY # 31 WALLA WALLA WA 99362

LEONETTI VERL LIFE EST ETAL J LEONETTI LIFE EST 218 W CHESTNUT WALLA WALLA WA 99362

LESTER JULIE B 532 DE MARINI DR WALLA WALLA WA 99362

LIBERATO JOHN M & R ANN 13531 SE 185TH PL RENTON WA 98058

LOYA MANUEL & KELLY HUDKINS-LOYA 820 BETZ LN WALLA WALLA WA 99362

NESS LUTHER O & CLAUDIA L 851 BETZ LN WALLA WALLA WA 99362

NIEMI DAVID A & PATRICIA GALLAGHER NIEMI PO BOX 1956 WALLA WALLA WA 99362

ORE-WASH R R NAVIGATION CO 1400 DOUGLAS STOP 1640 OMAHA NE 68179

PETERSON JAMES R KARI ISAACSON 712 W LANGDON RD WALLA WALLA WA 99362

REA H TREMAYNE 84896 HOOD RD MILTON FREEWATER OR 97862

ROSSELLE ROBERT & CYNTHIA 631 DE MARINI DR WALLA WALLA WA 99362

RUSHTON KEITH C & LESLIE A 20711 SE 291ST PL KENT WA 98042

SANDVEN TOR H & LEAH M 582 DEMARINI DR WALLA WALLA WA 99362

SIRMON THADDEUS & TAMARA 805 BETZ LN WALLA WALLA WA 99362

SPALDING MICHAEL S & MARIE G 2950 S 3RD AVE WAITSBURG WA 99361

THOMPSON DONALD E & CYNTHIA K 2946 S 3RD AVE WALLA WALLA WA 99362

UNDERWOOD MONTE & ONA KARASA 644 DEMARINI DR WALLA WALLA WA 99362

VIGH DENES SHARON FLEMING 1263 SOPRISE DR HOUSTON TX 77077

WRC II LLC PO BOX 91 WALLA WALLA WA 99362

SUNSET DEVELOPMENT, LLC. C/O BEN CASE PO BOX 91 WALLA WALLA WA 99362

CITY OF WALLA WALLA DEVELOPMENT SERVICES C/O ELIZABETH CHAMBERLAIN 55 E MOORE STREET WALLA WALLA WA 99362

CITY OF WALLA WALLA PUBLIC WORKS C/O NEAL CHABRE 55 E MOORE STREET WALLA WALLA WA 99362
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