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TO: Chelan County Planning Commission 

FROM: Chelan County Community Development 

HEARING DATE: October 27, 2021 

FILE NUMBER: CPA 21-071, Henderson 
 

RECOMMENDED MOTION 
The Chelan County Planning Commission may make a motion to recommend approval or denial of the 
proposed Comprehensive Plan Amendments to the Chelan County Board of County Commissioners, 
pursuant to Chelan County Code Section 14.10.050.  Suggested Findings of Fact and Conclusions of Law, 
which may be modified, are included in this staff report.  Staff recommends: 
 
A. Move to recommend denial of the Comprehensive Plan Amendment to change the land use 

designation for the subject properties (461.68 acres) from Rural Residential/Recreational 10 acres 
(RR10), Rural Residential/Recreational 20 acres (RR20), and Commercial Agricultural Lands (AC) to 
Rural Residential/Recreational 5 acres (RR5), given file number CPA 21-071, based upon the findings 
of fact and conclusions of law contained within the October 27, 2021 staff report. 
 

GENERAL INFORMATION 

Planning Commission Workshop August 25,2021   

Notice of Application to Surrounding 
Properties March 31, 2021 

Planning Commission Notice of Hearing 
Published October 16, 2021 

Planning Commission Hearing on October 27, 2021 

60-day State agency review Received June 9, 2021 with comment period 
ending August 8, 2021 

SEPA Determination September 20, 2021 

SEPA Environmental Review 
A Determination of Non-Significance (DNS) was issued under WAC 197-11-355 for CPA 21-071 on 
September 20, 2021 (Attachment 1). The lead agency for this proposal has determined that it does not 
have a probable significant adverse impact on the environment.  An Environmental Impact Statement (EIS) 
is not required under RCW 43.21C.030(2)(c). The decision was made after review of a completed 
environmental checklist and other information on file with the lead agency.  

Agency Comments:  
Washington State Department of Commerce provided comments, dated August 11, 2021, expressing 
concerns for the proposed increased density in fire-prone areas with steep slopes, and access and water 
availability issues. Additional concerns include view-shed impacts from the City of Chelan.  As adopted, the 
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current land use map provides a sensible density transition to higher elevation areas. The proposal also 
requests to de-designate agricultural commercial land, which is not supported on a parcel by parcel basis. 

The Washington State Department of Natural Resources provided comments dated April 12, 2021, stating 
that portions of the area affected by this proposal may meet the definition of forestland under WAC 222-16-
010, which may require a forest practice permit. 

The Confederated Tribes of the Colville Reservation provided comments, dated May 10, 2021, indicating 
no record of archaeological or traditional places within proposal area. 

Refer to Attachment 2 for full agency comment letters. 

Public Comment: 
The Hurst’s provided comments dated April 6, 2021, indicating they have concerns with the increased 
density of the property would significantly change the visual landscape as the property is developed and 
would change the rural character of area.  Refer to Attachment 2 for correspondence. 
 

PROJECT DESCRIPTION – CPA 21-071 – HENDERSON 
Proposal: An application for a Comprehensive Plan Map Amendment was submitted to change the land 
use designation for the subject properties (461.68 acres) from Rural Residential/Recreational 10 acres 
(RR10), Rural Residential/Recreational 20 acres (RR20), and Commercial Agricultural Lands (AC) to Rural 
Residential/Recreational 5 acres (RR5). The subject properties are located at NNA, Chelan, WA; and 
identified by Assessor’s Parcel No(s): 28-22-34-440-050, 28-22-35-330-000, d,28-2235-420-050, 28-22-
35-440-000, 27-22-02-110-000, 27-22-02-140-000, 27-22-02-410-050, 27-22-02-410-060, 28-22-34-320-
150, 28-22-34-320-075 and 28-22-34-310-050.  See Attachment 4 for file of record. 

Chelan County Land Use Designations 
 

 
 
Density: The current land use designation for the subject properties ranges from Commercial Agricultural 
Lands (AC), Rural Residential/Resource 10 (RR10) to Rural Residential/Resource 20 (RR20) which would 
allow one (1) house on a ten (10) to twenty (20) acre parcel. Under the proposed Rural 
Residential/Resource 5 (RR5) land use designation allows for one (1) house per five (5) acres. The existing 
land use designations would generate 4 lots (AC), 21 lots (RR10), and 10 lots (RR20) respectively, where 
the proposed RR5 designation would increase the development potential to 92 lots. 
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COMPREHENSIVE PLAN 
Chelan County conducts an annual concurrent review of proposals to amend the Comprehensive Plan.  
The Plan represents the long-term vision for future land uses and development.  Applicants must 
demonstrate the merits of the requested change as being consistent with adopted goals and policies.   
 
The following Comprehensive Plan goals and policies are relevant to the request for CPA 21-071: 
 
LU 4.1: Encourage development that is compatible with the natural environment and minimizes impacts to 

significant natural and scenic features. 
 
RE 1: Maintain a balance between human uses and the natural environment in rural areas of the County. 
 
RE 1.1: Rural development shall avoid and mitigate impacts to critical areas, which have value as wildlife 

habitat and open space. 
 
RE 1.3: Establish a variety of rural land use designations that would accommodate a wide variety of rural 

uses and densities consistent with the County’s rural character. 
 
RE 2.2: Rural development should not preclude use of rural lands for agriculture and timber production and 

should avoid or mitigate impacts on existing agriculture or timber operations. 
 
RE 2.3: Ensure that rural development (residential, commercial and industrial) near designated resource 

lands occurs in a manner that minimizes potential conflicts and reduces conversion of farm and 
forest land to non-resource uses. Develop mitigating measures to provide adequate protection 
against potential conflicts. 

 
RE 2.4: Encourage the preservation and protection of unique, rare and fragile natural features, scenic 

vistas, unstable bluffs, and culturally significant features. 
 
RE 2.6: To achieve a variety of rural densities and uses, allow for development clustering, density transfer, 

design guidelines, conservation easements, and other innovative techniques to accommodate 
growth consistent with rural character. 

 
RE 2.7: Protect local environmental and visual resources in hillside areas by encouraging development to 

locate on existing benches and terraces and by applying appropriate development standards and 
performance criteria. 

 
RE 2.8: Protect hillside areas from erosion by requiring development to adequately capture storm drainage 

and avoid duplication of road systems. 
 
H 1.1: Encourage communities within the County to provide a fair share of affordable housing to low- and 

moderate-income households by promoting a balancing mix of diverse housing types. 
 
H 2.1:  Promote a diversity of housing unit types and densities to meet the needs of all existing and future 

residents of the County, including both site-built and manufactured and modular homes. 
 
AL 1: Support the viability of agriculture and encourage the continued use of rural and resource lands for 

agriculturally related land uses. 
 
AL 2.3: Require new non-farm development in rural areas, adjacent to an existing orchard operation, to 

provide appropriate buffers and/or mitigation measures to minimize potential conflicts. 
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REVIEW CRITERIA 
The proposals were analyzed based on information provided by the applicant or when readily available, 
within existing County resources. While each application may or may not have met all the criteria, the 
applications must be weighed by their individual and collective impacts. Additionally, agency and public 
comment play a role in understanding potential impacts to surrounding land uses, impacts to rural character, 
and how the amendment may serve the general public’s interest.   
 
Pursuant to Chelan County Code (CCC) Section 14.14.060(1), the following general review criteria were 
used to evaluate the proposed amendment.  
 
A. The proposal is consistent with the goals of the Growth Management Act (Chapter 36.70A RCW), and 

any applicable county-wide planning policies. 
 

Finding of Fact: The Growth Management Act under RCW 36.70A.020 contains planning goals that 
include, but are not limited to, 1) Reduce Sprawl, 2) Housing, 3) Natural Resource Industries, and 4) 
Environment.  These particular goals focus on: 1) reducing the inappropriate conversion of 
undeveloped land into sprawling, low-density development; 2) promoting a variety of residential 
densities and housing types; 3) encouraging the conservation of productive agricultural lands; and 4) 
enhancing the state’s high quality of life. The proposed land use change serves to add housing 
opportunities by increasing the rural density of vacant, hilly lands. 
 
As adopted, the current land use map transitions to lower densities in higher elevations areas. Agency 
comments express concern for the proposed increased density in fire-prone areas with steep slopes, 
and access and water availability issues. Additional concerns include view-shed impacts from the City 
of Chelan.  The proposal also requests to de-designate agricultural commercial land, which is not 
supported on a parcel by parcel basis. 
 
County-wide Planning Policies provide guidance to coordinated planning with the public and other 
affected jurisdictions. 
 
Conclusion: The proposal would not be consistent with the GMA goals and would be consistent with 
County-wide Planning Policies.  

 
B. The amendment is consistent with or supports the Chelan County comprehensive plan goals and 

policies. 
 

Finding of Fact: The proposed land use change would support Policy H 1.1 and H 2.1 by promoting a 
fair share of affordable housing and a diversity of housing unit types and densities.  An adequate supply 
of appropriately designated land will ensure that the GMA plan does not artificially create inflation in 
housing prices by restricting competition in the land market. 
 
However, the proposed land use change would not support Goal RE 1 and Policy RE 2.4, which focus 
on maintaining a balance between human activity and the natural environment. The hilly terrain 
contributes to the character and attractiveness of the rural area and the existing density supports the 
openness and aesthetic quality. The proposed land uses would increase development potential where 
inappropriate. The amendment also does not support Policy AL 1 because the County benefits from a 
commercially significant and viable agricultural industry.  One of the main purposes of the AC 
designation is to assure the long-term conservation of commercial agricultural lands. 
 
Conclusion: The proposed amendment would not consistent with and does not support the goals and 
policies of the Chelan County Comprehensive Plan. 
 
 
 
 



   

CPA 21-071 Staff Report 2021 Comprehensive Plan Map Amendments Page 5 of 8 

C. The amendment complies with Comprehensive Plan land use designation/siting criteria. 
 

Finding of Fact:  The applicant is requesting to change the 461.68 acres to the Rural 
Residential/Resource 5 (RR5) land use designation.  All of the properties are vacant.  The areas 
surrounding the subject properties are vacant or sparsely developed with residential and agricultural 
uses. 
 
The purpose of the RR5 designation is to provide opportunities for small scale agricultural activities, 
and rural development consistent with the rural character.  RR5 designations can act as buffers 
between designated resource lands and more intense rural or urban development. The buffer between 
more intense urban development already exists below these parcels. The proposed change would 
result in a loss of Commercial Agricultural (AC) lands that are considered to have long term commercial 
significance. 
 
Conclusion: Based on the designation/siting criteria for RR5 designations, as outlined in the 
Comprehensive Plan, the proposed amendment would not be consistent because it would expand the 
amount of RR5 lands into less dense, hilly areas.  

 
D. The amendment is supported by and consistent with the capital facility element and the transportation 

element. Amendments that would alter existing provisions of the capital facilities or transportation 
elements shall demonstrate why existing provisions should not continue to be in effect or why existing 
provisions should be amended. 

 
Finding of Fact:  Access to some of the properties is from Union Valley Road and Purtteman Gulch 
Road, county rights of way, and other access is by private roads.  No alteration of the Capital Facility 
Element or Transportation Element is expected as a result of the proposal. Future development of the 
site will be reviewed for potential impacts to existing roads and creation of new private or public roads.  
   
Conclusion: No change in the Capital Facility Element or Transportation Element has been identified. 
The proposed amendment would be supported by and consistent with the existing capital facility 
element and transportation element. 

 
E. The amendment does not adversely affect the surrounding land uses.  
 

Finding of Fact: The areas surrounding the subject properties are vacant or sparsely developed with 
residential and agricultural uses. The properties to the north are zoned Commercial Agricultural (AC), 
Rural Residential/Resource 10 (RR10), and Rural Residential/Resource 20 (RR20). Properties to the 
east are zoned Rural Residential/Resource 5 (RR5). Properties to the south are zoned RR10 and RR5. 
Properties to the west are zoned RR5 and AC.  The subject properties are not located within the Chelan 
UGA.  The Chelan UGA and city limits are farther south.   
 
Under the existing land uses, the development potential amounts to 35 lots.  This density may be 
increased (150 percent for up to 52 lots) through a cluster subdivision, which would offer the opportunity 
to protect the rural character by focusing lots or groupings of lots in more buildable locations and placing 
required open spaces near larger, neighboring parcels.  In contrast, the proposed land use change 
would result in a potential 92 lots.   
 
Being as a portion of the subject property does share common lot lines with properties zoned AC, 
agricultural setbacks (100 ft) would apply to any further residential development to protect property 
owners from uses that occur within agricultural areas that may not be compatible with residential 
development (i.e. noise, spraying). These setbacks may be waived by the property owner.  
 
Public comments expressed concern that the proposed density would significantly change the visual 
landscape as the property is developed and would change the rural character of area.  Agency 
comments noted view-shed impacts from the City of Chelan. 
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Conclusion: The proposed amendment would intensify land uses in a rural, hilly area where suitable 
density transitions to higher elevation areas already exist and would adversely affect the neighboring 
commercial agriculture land uses. 

 
F. The amendment does not adversely affect lands designated as resource lands of long-term commercial 

significance or designated critical areas in ways that cannot be mitigated. 
 

Finding of Fact: The subject properties are located in a fire-prone area that is significantly hilly with the 
steepest slopes about 45 percent. All the properties are vacant. The land includes areas shown to have 
erosive soils, drainageways, and Class II mule deer habitat.  
 
Chelan County contains agricultural lands that are important to the economy of the area. The 461-acre 
site includes a 40-acre parcel that is currently designated Commercial Agriculture (AC). The applicant 
has stated that the commercial agricultural lands are not productive at this time and there is a lack of 
trees for forestry. The applicant has also indicated that future development would use the existing 
plateaus and benches. 
 
Agency comments state that future development may require a Forest Practice application with WA 
Dept. of Natural Resources.  Agency comments also advise against the loss of AC lands on a parcel 
by parcel basis. 
 
Conclusion: The proposed land use change would result in a loss of AC lands that are considered to 
have long term commercial significance.  The proposed amendment does not adversely affect lands 
designated critical areas in ways that cannot be mitigated. 

 
G. The amendment does not adversely affect the supply of land for various purposes which is available to 

accommodate projected growth over the twenty-year planning period covered by the Comprehensive 
Plan. 

 
Finding of Fact:  The proposed amendment would make the subject property available for increased 
development, thereby accommodating projected growth in the rural, unincorporated areas of Chelan 
County. 
 
The potential development of 92 lots would modestly contribute to the projected growth of the 
Comprehensive Plan and would therefore not result in an adverse impact. 
 
Conclusion: The proposed amendment would be unlikely to have an adverse impact on projected 
growth. 

 
H. The proposed amendment serves the interests of both the applicant and the general public including 

public health, safety, and welfare. 
 

Finding of Fact:  The proposed amendment would increase the density of residential land uses to the 
area.  However, many vacant and underdeveloped parcels of land are available that can accommodate 
further development.  But despite availability, the price of land is ever increasing and moderately priced 
rural properties are highly desired for residential building lots.   
 
The proposed amendment is not anticipated to impact the general public negatively in regards to public 
health, safety, or welfare.  
 
Conclusion:  The proposed amendment specifically serves the applicant but the general public including 
public health, safety and welfare, is not anticipated to be negatively affected.  
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FINDINGS OF FACT 
1 .  Chelan County adopted Title 14, Development Permit Procedures and Administration outlining 

provisions relating to the amendment of the Comprehensive Plan consistent with RCW 36.70A. The 
County followed the procedures required for amendment of the Comprehensive Plan. 

2 .  Growth Management Act (RCW 36.70A), Chelan County Comprehensive Plan and Chelan County 
Code outline provisions relating to the adoption and amendments to the Comprehensive Plan. The 
County used the applicable guidelines and regulatory review criteria for each amendment. 

3 .  RCW 36.70A.210 requires that the Comprehensive Plan be consistent with the provisions of the 
adopted County-Wide Planning Policies. 

4 .  The requirements of RCW 43.21C, the State Environmental Policy Act, and WAC 197-11, SEPA Rules, 
have been satisfied. To comply with the requirements of the State Environmental Policy Act for 
environmental review of a non-project action, the County, as lead agency issued a Determination of 
Non-significance for the properties on September 20, 2021. 

5 .  The required State agency review with the Department of Commerce (COM) and other State agencies 
initiated on June 9, 2021, submittal ID No. 2021-S-2765 (Attachment 3), pursuant to RCW 36.70A.106.   

6 .  A request for a Comprehensive Plan Map Amendment was submitted to change the land use 
designation for the subject properties (461.68 acres) from Rural Residential/Recreational 10 acres 
(RR10), Rural Residential/Recreational 20 acres (RR20), and Commercial Agricultural Lands (AC) to 
Rural Residential/Recreational 5 acres (RR5). The subject property is located at NNA, Chelan, WA; 
and identified by Assessor’s Parcel No(s): 28-22-34-440-050, 28-22-35-330-000, d,28-2235-420-050, 
28-22-35-440-000, 27-22-02-110-000, 27-22-02-140-000, 27-22-02-410-050, 27-22-02-410-060, 28-
22-34-320-150, 28-22-34-320-075 and 28-22-34-310-050. 
a. The location and characteristics are not consistent with Chelan County Comprehensive Plan 

designation for Rural Residential/Recreational 5 acres (RR5), as outlined in this staff report.  
 

CONCLUSIONS OF LAW 
1 .  The amendment to the Chelan County Comprehensive Plan is not consistent with the requirements of 

the Growth Management Act (RCW 36.70A), Chelan County Comprehensive Plan and County-Wide 
Planning Policies. 

2 .  The amendment does not comply with the Comprehensive Plan designation/siting criteria. 
3 .  The amendment does adversely affect the surrounding land uses. 
4 .  The amendment does adversely affect designated resource lands of long-term commercial significance 

but does not adversely affect designated critical areas in ways that cannot be mitigated. 
5 .  The amendment does not adversely affect the supply of land for various purposes available to 

accommodate projected growth over the twenty-year planning period covered by the Comprehensive 
Plan. 

6 .  Reviewing agencies and the general public were given an opportunity to comment on the proposed 
amendments. 

7 .  The amendments are consistent with Chelan County Code Title 14 Development Permit Procedures 
and Administration. 

8 .  The requirements of RCW 43.21C, the State Environmental Policy Act and WAC 197-11, SEPA Rules 
have been satisfied. 
 

STAFF RECOMMENDATION 
The Chelan County Planning Commission may make a motion to recommend approval or denial of the 
proposed Comprehensive Plan Amendments to the Chelan County Board of County Commissioners, 
pursuant to Chelan County Code Section 14.10.050.  Suggested Findings of Fact and Conclusions of Law, 
which may be modified, are included in this staff report.  Staff recommends: 
 
A. Move to recommend denial of the Comprehensive Plan Amendment to change the land use 

designation for the subject properties (461.68 acres) from Rural Residential/Recreational 10 acres 
(RR10), Rural Residential/Recreational 20 acres (RR20), and Commercial Agricultural Lands (AC) to 
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Rural Residential/Recreational 5 acres (RR5), given file number CPA 21-071, based upon the findings 
of fact and conclusions of law contained within the October 27, 2021 staff report. 
 

 
ATTACHMENTS 
 

1. SEPA Determination, signed September 20, 2021 
2. Agency and Public Comments 
3. 60-day Review Acknowledgment Letter from WA Dept. of Commerce 
4. File of Record for CPA 21-071  
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STATE OF WASHINGTON 

DEPARTMENT OF COMMERCE 
1011 Plum Street SE  PO Box 42525  Olympia, Washington 98504-2525  (360) 725-4000 

www.commerce.wa.gov 
 
August 11, 2021 
 
 
 
Ms. Catherine Lorbeer, AICP 
Assistant Director 
Chelan County Community Development 
316 Washington Street Suite 301 
Wenatchee, Washington  98801 
 
Sent Via Electronic Mail 
 
Re: Annual Comprehensive Plan Amendments 
 
Dear Ms. Lorbeer: 
 
Thank you for sending Growth Management Services Chelan County’s proposed 2021 Comprehensive 
Plan amendments. We appreciate the opportunity to provide the following comments. 
 
CPA-21-085 
Commerce is pleased that the climate resiliency grant awarded to Chelan County resulted in proposed 
comprehensive plan amendments. We support your proposed community engagement process to keep up 
the momentum, including the Climate Roundtable, the Science Advisory Committee and Strategy 
Development Outreach. 
 
The Cross Sector Resilience Strategy does a good job of highlighting how climate change resiliency can 
enhance public safety. We continue to support further development of climate change resilience strategies 
that can be translated into comprehensive plan goals and policies. 
 
The document and subsequent amendments to your comprehensive plan can serve as helpful examples for 
other rural counties and cities to follow. 
 
CPA-21-070 
Commerce has no comment on this proposal. 
 
CPA-21-071 
We have concerns about this proposal, which will allow two to four times the number of residential lots in 
the hills above the City of Chelan compared to existing land use categories. The current land use map 
provides a sensible transition from RR-5 in the lower foothills to RR-10 and RR-20 in the higher 
elevations. Steep slopes, wildlife habitat impacts, vehicular access and water availability are issues that 
should be carefully examined during this amendment process. Other concerns include adding density to 
fire-prone areas and view-shed impacts from the City of Chelan. 
 
The proposal also includes de-designating agricultural commercial land. Commerce has provided 
testimony during the last two amendment cycles expressing concern about de-designating commercial 
agricultural land on a parcel-by-parcel basis. We still recommend that the County conduct a county-wide 

catherinel
Text Box
CPA 21-071 Attachment 2
Agency/Public Comments



 

assessment of its resource lands before approving land use changes from commercial agriculture to rural 
residential. 
 
CPA-21-078 
This proposal adds vacant land to property designated rural village (RV), a residential LAMIRD (Limited 
Area of More Intense Rural Development). Expanding LAMIRD boundaries to incorporate vacant land 
for growth is expressly prohibited by the Growth Management Act (GMA). Please see attached comments 
from last years’ proposed LAMRD expansions for GMA references. 
 
During the 2021Washington State Legislative Session, two bills were introduced that would allow limited 
expansion/intensification of LAMIRDS. Neither bill was passed by the Legislature, so the LAMIRD law 
remains unchanged (see SB 5275 and HB 1233). 
 
Further, we do not recommend designating LAMIRDS adjacent to city boundaries as it may preclude 
conversion to urban densities in the future as more land is need to accommodate population growth. 
 
CPA-21-118 
This proposed amendment is another LAMIRD expansion, adding largely vacant land to the rural 
industrial category along the Malaga-Alcoa Highway. While Commerce strongly supports economic 
development, adding more land to the hundreds of acres of vacant land already designated for industrial 
development in this area is not consistent the GMA. In fact, RCW 36.70.A.070 specifically addresses 
industrial LAMIRDS: 

 
(e) Exception. This subsection shall not be interpreted to permit in the rural area a major industrial 
development or a master planned resort unless otherwise specifically permitted under 
RCW 36.70A.360 and 36.70A.365. 
 

Major industrial developments may be designated as part of the comprehensive plan in rural areas, subject 
to the criteria in RCW 36.70A.365. We encourage the County to review the regional industrial land 
supply to determine the quantity of land needed for economic development and suitable locations 
following the RCW criteria. We recommend that this process include both Douglas and Chelan counties 
and cities. 
 
Thank you for the opportunity to comment on the proposal. If you have any questions or need technical 
assistance with any growth management issues, please feel free to contact me at 
scott.kuhta@commerce.wa.gov, or (509) 795-6884. 
 
Sincerely, 

 
Scott Kuhta, AICP 
Senior Planner 
Growth Management Services 
 
cc: Jim Brown, CD Director, Chelan County 
 Dave Andersen, Managing Director, Growth Management Services 

Benjamin Serr, Eastern Region Manager, Growth Management Services 
Steve Roberge, Deputy Managing Director, Growth Management Services 

https://app.leg.wa.gov/billsummary?BillNumber=5275&Year=2021&Initiative=false
https://app.leg.wa.gov/billsummary?BillNumber=1233&Initiative=false&Year=2021
https://app.leg.wa.gov/RCW/default.aspx?cite=36.70A.070
http://app.leg.wa.gov/RCW/default.aspx?cite=36.70A.360
http://app.leg.wa.gov/RCW/default.aspx?cite=36.70A.365
mailto:scott.kuhta@commerce.wa.gov
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DEPARTMENT OF COMMERCE 
1011 Plum Street SE    PO Box 42525    Olympia, Washington 98504-2525    (360) 725-4000 
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November 5, 2020 
 
 
 
Ms. Catherine Lorbeer, AICP 
Assistant Director 
Chelan County Community Development 
316 Washington Street, Suite 301 
Wenatchee, Washington  98801 
 

Sent Via Electronic Mail 
 

Re:  Annual Comprehensive Plan Amendments 
 

Dear Ms. Lorbeer: 
 

Thank you for sending Growth Management Services Chelan County’s proposed 2020 
Comprehensive Plan amendments.  We appreciate the opportunity to provide the following 
comments. 
 
CPA-2020-001, 004 and 005 
The Department of Commerce has significant concerns about these proposed amendments, 
which, if adopted, are clear violations of Washington State’s Growth Management Act (GMA). 
 
The GMA was amended in 1997 to provide flexibility in comprehensive plans for economic 
development while maintaining rural character.  The amendments allowed counties to identify 
limited areas of more intense rural development (LAMIRDs), which are areas of higher intensity 
residential, mixed use, commercial or industrial development.1 LAMIRDs are typically rural 
hamlets, crossroads, lakeshore development or unincorporated burghs with smaller residential lot 
sizes, businesses and services. 
 
When designating LAMIRDs, counties must “adopt measures to minimize and contain the 
existing areas or uses of areas of more intensive rural development”.2  The law is very specific in 
limiting LAMIRDs to the existing development patterns on the landscape as they existed on July 
1, 1990.3  This is primarily determined by the built environment at that time.  A core function of 
LAMIRDS is a logical outer boundary that does not allow for expansion of low-density rural 
sprawl. 
                                                           
1 RCW 36.70A.070(5)(d) 
2 RCW 36.70A.070(5)(d)(iv) 
3 RCW 36.70A.070(5)(d)(v) 
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Each of the proposed amendments violate the very strict GMA LAMIRD requirements.  They 
are clear expansions that will result in irregular LAMIRD boundaries and low-density rural 
sprawl. 
 
CPA 2020-003 
This amendment proposes to change approximately 8 acres of land from designated agricultural 
resource lands of long-term commercial significance (AC) to rural residential (RR 2.5).  The 
subject property appears to include a productive vineyard, winery and residence, all permitted 
uses in the AC zone.  The following comments are nearly identical to those provided during last 
years’ annual comprehensive plan amendment process for a similar proposal, which was 
appealed to the Growth Management Hearings Board.  The Hearings Board decision on the 
appeal is pending. 
 
Agriculture is a cornerstone of the state economy and the GMA has strong provisions to protect 
natural resource lands.  The market value of agricultural products sold in Chelan County was 
$258,434,000 as of the 2017 Agricultural Census.4  The agriculture industry in Washington State 
constitutes 13% of our total economy, is a $49 billion industry, and one of Commerce’s key 
sectors for economic growth.  Although this proposal only involves approximately 8 acres of 
land, the continued “chipping away” at productive agricultural lands could have long-term, 
negative effects on agricultural viability in Chelan County. 
 
The GMA requires counties to designate and conserve resource lands of long-term commercial 
significance.5 Counties “should not review resource lands designations solely on a parcel-by-
parcel process”.6  Once the county establishes a willingness to “de-designate” productive 
resource lands, it will be increasingly difficult to resist future applications.  Over time, 
cumulative loss of resource lands could impact agricultural viability and Chelan County’s 
economy. 
 
WAC 365-190-050 includes criteria to classify and designate commercial resource lands, 
including the following that are particularly relevant to the proposal: 
 

- Lands that are currently used for agricultural production and lands that are capable of 
such use must be evaluated for designation. 

- The intent of the landowner to use land for agriculture or cease such use is not the 
controlling factor in determining if land is used or capable of being used for 
agricultural production.  

 
If Chelan County has concerns about the current designation of agricultural lands, we 
recommend the County conduct a comprehensive assessment of natural resource lands 
designations on a countywide or regional basis during your next periodic update process, rather 
than a parcel-by-parcel basis. 
 

                                                           
4 United States Department of Agriculture 
5 RCW 36.70A.050 and .060 
6 WAC 365-190-050 
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Chelan County’s Comprehensive Plan provides guidance for designating commercial agricultural 
land and any de-designation process should use the same criteria in deciding whether to retain or 
change to another comprehensive plan land use category.7  The commercial agriculture 
designation should be retained unless it no longer meets the criteria identified in the countywide 
assessment. 
 
The application expresses concern about the non-conforming lot size limiting the ability to use 
the property.  Subdividing the parcel is the only limit currently, as the minimum lot size is 10 
acres in the AC zone.  Chelan County Code allows all structures and uses identified in the AC 
land use matrix to be established or constructed on legal lots of record.8 
 
CPA-20-007 
The proposed text amendment considers appropriate locations for small scale recreation or 
tourist activities. Some Land Use categories allow “intensification” of existing small scale 
recreation or tourist uses while other categories allow “new” small scale recreation or tourist 
uses.  
 
Two critical things to consider when evaluating changes to the Rural Land Use Element and 
designated commercial resource lands: 
 

 Are the changes consistent with rural character as defined by the County? 
 Will the changes interfere with resource lands production? 

 
With regard to rural land use, the overarching objectives of the GMA and the County are to 
protect rural character and to maintain the economic viability of agriculture, forestry and mining. 
 
The GMA and implementing WACs provides specific guidance for designating Limited Areas of 
More Intense Rural Development (LAMIRD)9.  Three types of LAMIRDS are described as 
follows: 
 

Type 1:  Shoreline development, villages, hamlets activity centers or crossroad 
development that allow for “infill, development or redevelopment of existing areas”. 
Development or redevelopment may be allowed “provided it is consistent with the 
character of existing area “in terms of building size, scale, use and intensity”. 
 
Type 2:  Small-scale recreation uses through redevelopment of an existing site, 
intensification of an existing site, or new development on a previously undeveloped site, 
but not new residential development.  Small-scale recreation uses may be added as 
accessory uses for resource-based industries.  For accessory uses on agricultural lands of 
long-term agricultural significance, see WAC 365-196-815. 
 

                                                           
7 Chelan County Comprehensive Plan – Resource Element 
8 CCC Chapter 11.97.020 -  Nonconforming lots of record 
 9 RCW 36.70A.070 and WAC 365-196-425 

https://apps.leg.wa.gov/wac/default.aspx?cite=365-196-815
http://www.co.chelan.wa.us/files/community-development/documents/comps_plan/2017%20Comp%20Plan/Attachment%20A%20-%202017-27%20Comprehensive%20Plan.pdf
https://www.codepublishing.com/WA/ChelanCounty/html/Chelco11/Chelco1197.html
https://app.leg.wa.gov/RCW/default.aspx?cite=36.70A.070
https://apps.leg.wa.gov/wac/default.aspx?cite=365-196-425
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Type 3:  Isolated small-scale business and cottage industries that are not principally 
designed to serve the existing and projected rural population and nonresidential uses, but 
do provide job opportunities through intensification of development on existing lots or 
undeveloped sites.  Counties are not required to designate Type 3 LAMIRDs on the 
future land use map and may allow them as a conditional use subject to GMA statutory 
criteria. 

 
Chelan County LAMIRD designations must be consistent with GMA laws (RCWs) and 
administrative rules (WACs). The Rural Recreational/Residential (RRR) and Rural Village (RV) 
designations are listed as Type 1 LAMIRDs.  The comprehensive plan description for both 
designations allow for the “intensification of development on lots containing, or development of, 
small-scale recreational or tourist uses…”.  This is the statutory language for Type 2 LAMIRDs 
and should be amended to be consistent with the law. Type 1 LAMIRDS may not allow for 
intensification of existing uses. 
 
The Chelan County comprehensive plan allows for the intensification of existing small scale 
recreational tourist uses on Agricultural Commercial (AC) resource lands, but does not allow 
new recreational tourist uses.  Conversely, the Forest Commercial (FC) allows development of 
new small scale recreational or tourist uses.  While it may appear that this is an inconsistency 
that should be corrected, the GMA and implementing WACs provide specific guidance for 
counties to follow with regard to land uses that may impact agricultural production. 
 
Development regulations must prevent the conversion of all designated resources lands to uses 
that removes lands from resource production.  However, WAC 365-196-815(1)(b)(i) specifically 
states that development regulations must not allow primary use of agricultural resource lands that 
would convert those lands to non-resource purposes.  Further, accessory uses on agricultural 
resource lands may be allowed, consistent with criteria listed in WAC 365-196-815(3)(c).  Non-
agricultural accessory uses must support or add value to agricultural production. 
 
New small-scale tourist or recreation uses may be appropriate on designated forest land provided 
it meets the goals and intent of the comprehensive plan, GMA and implementing WACs. 
Prospective tourist or recreation uses must not interfere with the conservation of those lands or 
the production of timber. 
 
Please keep in mind that the comprehensive plan establishes land use policy and zoning 
regulations implement those policies.  Any changes to the comprehensive plan would then 
trigger a review and potential amendments to zoning regulations to ensure consistency between 
policy and regulation. 
 
Given the complexity of the issue, we recommend that the County take more time to consider 
amendments to the comprehensive plan text.  This will allow staff to conduct research and 
prepare draft language for the public, the Planning Commission and County Commissioner’s 
consideration.  It would also allow for a concurrent zoning text amendment process that will 
ensure consistency between the comprehensive plan and development regulations. 
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Thank you for the opportunity to comment on the proposal.  If you have any questions or need 
technical assistance with any growth management issues, please feel free to contact me at 
scott.kuhta@commerce.wa.gov, or 509-795-6884. 
 

Sincerely, 

  

Scott Kuhta, AICP 
Senior Planner 

Growth Management Services 
 

cc:  Jim Brown, CD Director, Chelan County 
Steve Roberge, Deputy Managing Director, Growth Management Services 
Dave Andersen, Managing Director, Growth Management Services 

mailto:scott.kuhta@commerce.wa.gov














06/10/2021

Ms. Catherine Lorbeer
Assistant Director
Chelan County
316 Washington Street Suite 301
Wenatchee, WA 98801

Sent Via Electronic Mail

Re: Chelan County--2021-S-2765--60-day Notice of Intent to Adopt Amendment

Dear Ms. Lorbeer:

Thank you for sending the Washington State Department of Commerce (Commerce) the 60-day 
Notice of Intent to Adopt Amendment as required under RCW 36.70A.106.  We received your 
submittal with the following description.

Proposed CPAs 1) From UR-3 to CD in the Mason Urban Growth Area; 2) From AC, 
RR10 and RR20 to RR5; 3) From RV and RR5 to RV; 4) From RR5 to RI; and 5) 
Integration of climate resilience strategies and climate change issues in the Comprehensive 
Plan.

We received your submittal on 06/09/2021 and processed it with the Submittal ID 2021-S-2765. 
Please keep this letter as documentation that you have met this procedural requirement.  Your 60
-day notice period ends on 08/08/2021.
 
We have forwarded a copy of this notice to other state agencies for comment.
 
Please remember to submit the final adopted amendment to Commerce within ten days of 
adoption.
 
If you have any questions, please contact Growth Management Services at 
reviewteam@commerce.wa.gov, or call Scott Kuhta, (509) 795-6884.
 
Sincerely,

Review Team
Growth Management Services

STATE OF WASHINGTON

DEPARTMENT OF COMMERCE
1011 Plum Street SE � PO Box 42525 � Olympia, Washington 98504-2525 � (360) 725-4000

www.commerce.wa.gov

Page: 1 of 1

https://app.leg.wa.gov/rcw/default.aspx?cite=36.70A.106
mailto:%20reviewteam@commerce.wa.gov
catherinel
Text Box
CPA 21-071 Attachment 3
Acknowledge Ltr



catherinel
Text Box
CPA 21-071 Attachment 4
File of Record
































































































	CPA 21-071 Henderson Staff Report
	ATTACH 1 CPA 21-071 Henderson SEPA DNS
	ATTACH 2 CPA 21-071 Henderson Agency and Public Comments
	ATTACH 3 CPA 21-071 Henderson Acknowledge Ltr
	ATTACH 4 CPA 21-071 Henderson PC File of Record

