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CHELAN COUNTY 

DEPARTMENT Of COMMUNITY DEVELOPMENT 

2022 Comprehensive Plan Map Amendment 
Staff Report 

TO: Chelan County Planning Commission 

FROM: Chelan County Community Development 

HEARING DATE: October 26, 2022 

FILE NUMBER: CPA 22-089, County RR2.5 to RW 

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 approval of the Comprehensive Plan Amendment to change the land use
designation and zoning for the subject properties (3.73 acres) from Rural Residential/Resource (RR2.5)
to Rural Waterfront (RW) near the Manson Urban Growth Area, given file number CPA 22-089, based
upon the findings of fact and conclusions of law contained within the October 26, 2022 staff report.

GENERAL INFORMATION 

Applicant Ken & Cheryl Spohn 

7300 Long Lake Rd SE 

Port Orchard, WA  98367 

Situs Address 4720 Wapato Lake Rd 

Manson, WA  98831 

Parcel Number 261712420225 – PID 68521 

Existing Comp Plan Designation RR2.5 

Proposed Comp Plan Designation RW 

Existing Site Conditions SFR and 2 outbuildings 

Application Date February 17, 2022 

Determination of Complete Application March 18, 2022 (default) 

Notice of Application Not applicable for legislative actions per 14.08.050 
(4)(d), but was mailed to surrounding property 
owners and published on September 1, 2022  
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Planning Commission Workshop September 27 and 28, 2022 

Notice of Application to Surrounding 
Properties 

Not applicable for legislative actions per 14.08.050 
(4)(d). 

Planning Commission Notice of Hearing 
Published and sent to Surrounding Properties 

October 12, 2022 

Planning Commission Hearing on October 26, 2022 

60-day State agency review
Initiated: October 6, 2022 

SEPA Determination October 12, 2022 

SEPA Environmental Review 

A Determination of Non-Significance was issued under WAC 197-11-355 for CPA 22-089 on October 12, 
2022 (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 a review of a completed environmental 
checklist and other information on file with the lead agency. 

Agency Comments: None received to date. (If received prior to hearing, will be Attachment 2.) 

Public Comment: None received to date. (If received prior to hearing, will be Attachment 2.) 

60-Day Notice: Sent to Department of Commerce October 6, 2022.

PROJECT DESCRIPTION – CPA 22-089 

Proposal: An application for a Comprehensive Plan map amendment and associated rezone was 
submitted to change the land use designation and zoning for the subject properties (3.73 acres) from Rural 
Residential/Resource (RR2.5) to Rural Waterfront (RW). The property is located in a rural and agricultural 
area northwest of the Manson Urban Growth Area. The subject property is located at 4720 Wapato Lake 
Road and further identified by Assessor Parcel No: 282123613211. 

A rural shoreline designation applies, and would be retained. 

See Attachment 4 for file of record. 
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Chelan County Land Use / Zoning and Shoreline Designations 

Density: The current Rural Residential/Resource (RR2.5) land use designation allows a density of one 
dwelling unit per 2.5 acres. The standard lot size of the RR 2.5 zone is one (1) dwelling unit per 2.5 acre. 
Under the proposed Rural Waterfront (RW) designation, there is less than 1 acre per dwelling unit when 
consistent with the Health District standards for onsite septic.1 The existing lot shares a boundary with 
properties that are designated Rural Waterfront (RW) to the west and east sides, also fronting the lake. 

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. 

1 Per CCC 11.16.020(1): Minimum Lot Size. Lot sizes, which measures to include ten percent of the adjoining public 
rights-of-way, shall be in accordance with the Chelan-Douglas health district standards for public or community 
water and sewage disposal; however, in no case shall lot size be less than twelve thousand square feet, except for 
cluster subdivisions approved pursuant to Title 12 of the Chelan County Code or planned development districts 
approved pursuant to Chapter 11.76 of this title. 
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The following Comprehensive Plan policies are relevant to the request for CPA 22-089: 

LU 1.7: Consistent with the Growth Management Act, ensure provision of necessary public facilities and 
public services for the development, infill and redevelopment of existing residential and mixed use 
centers outside urban growth areas, such as LAMIRDs or rural communities. Such services should 
not be extended in a manner that promotes low density sprawl in rural areas. 

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 3.2: Permit development of rural areas adjacent to urban growth areas at densities that will allow for 
orderly extension of urban utilities and services as urban growth areas expand in the future. 

RE 3.5: Where consistent with State and local requirements, encourage innovative site designs that utilize 
community water systems. 

RE 3.8: Appropriate rural densities and designations should be applied which maintain the rural character, 
accommodate rural population projections and can be provided with rural services within the 
constraints of the County Budget and Capital Facility Plan. 

RE 3.9: Allow the infill, development, and redevelopment of existing intensely developed rural areas where 
consistent with the goals and policies of the comprehensive plan, including recreational, residential, 
mixed-use, and shoreline developments. 

RE 3.10: Necessary public facilities and public services may be provided for the development, infill, and 
redevelopment of existing intensely developed residential, mixed use, shoreline, commercial and 
industrial areas outside of urban growth areas. Provision of such services shall not be provided in 
a manner which permits low density sprawl outside of the boundary of the designation area. 

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. 

H 2.3: Where appropriate, provide for higher density residential housing developments within existing 
residential communities and urban growth areas, where adequate infrastructure and services can 
be provided. 

H 4.6: Major concentrations of housing should be located in areas with access to existing and projected 
transportation systems to minimize expansion of road systems. 

RR2.5, Rural Residential: 1 Dwelling Unit Per 2.5 Acres and Locational Guidelines 

Purpose: To maintain the range of rural development opportunities consistent with the rural character and rural 
development provisions outlined in the goals and policies of this comprehensive plan. These areas can provide 
buffering or transitions between existing rural developments and areas of higher or lower densities. This designation 
should not function as an urban reserve area, although these areas may someday be incorporated into an urban 
growth area.  
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Uses appropriate for these areas include: residential; agriculture; and forestry. Additional uses may be considered 
with supplemental provisions. These provisions shall address performance standards, impacts to the surrounding 
area, and be consistent with the goals and policies of the comprehensive plan. Such uses may include: 
intensification of existing development or new development of small scale recreational or tourist uses that rely on a 
rural location or setting but that do not include a new residential component; intensification of development on lots 
containing existing isolated nonresidential uses or new development of isolated cottage industries and isolated 
small-scale businesses that are not Chelan County Comprehensive Plan December 2017 Rural Element Page 10 of 
17 principally designed to serve the existing and projected rural population and nonresidential uses, but do provide 
job opportunities for rural residents; home occupations; bed and breakfasts; and community facilities.  

Density: One (1) dwelling unit per 2.5 acres. Clustering consistent with the underlying densities and the rural 
character and rural development provisions of the goals and policies of the comprehensive plan may be permitted. 
Topography, critical areas, other environmental constraints, and compliance with all other applicable development 
standards shall be considered in the provisions to allow for clustering.  

Locational Guidelines: 
1. Geographical and Geological Characteristics The area may have moderate soil limitations and may have

other limited physical constraints to development. The area may be immediately adjacent to existing
residential or rural developments. The area may be adjacent to urban growth areas.

2. Natural Resources. The area has limited resource management potential. The area may be adjacent to
resource lands.

3. Public Services. Uses do not require extension or provision of urban levels of services. Rural governmental
services and infrastructure are typically available, planned and or funded for.

4. Existing Land Uses. Single family residences, agricultural uses, cottage industries and small businesses, and
other rural development may be present. Predominant parcel sizes are currently 2.5 acres or greater in size
but typically less than 5 acres.

Rural Waterfront (RW) and Locational Guidelines: 

This designation is considered an implementation of a Type 1 LAMIRD as described above, consistent with the 
Growth Management Act.  

Purpose: This designation will provide the opportunity for the development, redevelopment and infill of existing 
intensely developed shoreline areas for residential, and water related/water dependent recreational and tourist 
development consistent with the rural character and rural development provisions outlined in the goals and policies 
of this comprehensive plan. These areas provide a distinct water related lifestyle. Potential impacts to the 
surrounding area, critical areas, and water quality shall be addressed. These areas must be clearly identifiable as 
existing intensely developed rural shorelines; where a logical boundary can be delineated and set by the built 
environment. Such a boundary shall not permit or encourage a new pattern of sprawling low density or urban type 
development.  

Uses appropriate for these areas include: open space and developed open space; residential; agriculture; and 
forestry. Additional uses may be considered with supplemental provisions. These provisions shall address 
performance standards, impacts to the surrounding area, and be consistent with the goals and policies of the 
comprehensive plan. Such uses may include: intensification of existing development or new development of small 
scale water related/water dependent recreational or tourist uses, including commercial facilities to serve those 
recreational or tourist uses, that rely on a rural location or setting but that do not include a new residential 
component; intensification of development on lots containing existing isolated nonresidential uses; home 
occupations; bed and breakfasts; and community facilities.  

Density: May allow for less than 1 acre per dwelling unit, when consistent with the Health District standards. The 
provision of necessary public facilities and services shall not permit or encourage low density sprawl or urban type 
development outside of the designation boundary. Existing urban governmental services in some areas, may allow 
for higher densities than those with rural governmental services.  



CPA 22-089 Staff Report 2022 Comprehensive Plan Map Amendments Page 6 of 10

Clustering consistent with the underlying densities and the rural character and rural development provisions of the 
goals and policies of the comprehensive plan may be permitted. Topography, critical areas, other environmental 
constraints, and compliance with all other applicable development standards shall be considered in the provisions to 
allow for clustering.  

Locational Guidelines: 
1. Geographical and Geological Characteristics: Parcels are located on or near shorelines identified by the

Chelan County Shoreline Master Program. The area may have moderate soil limitations and may have other
limited physical constraints to development.

2. Natural Resources: This designation shall not be applied on resource lands of long term commercial
significance.

3. Public Services: Necessary public facilities and public services to serve the development, redevelopment or
infill of these areas may be provided. There may be some existing urban Chelan County Comprehensive Plan
December 2017 Rural Element Page 14 of 17 governmental services. Rural governmental services are
typically available, planned and or funded for.

4. Existing land uses: Seasonal and year-round residences, tourist and recreational activities and other rural
development may be present. Predominant parcel sizes are 1 acre or smaller.

Chelan County Shoreline Master Program 

3.2.3. Rural Environmental Designation 

B. Designation criteria. The “Rural” shoreline environment designation is assigned to shoreline areas that possess
high capabilities to support or currently do support active agriculture uses, or those areas appropriately planned for
or occupied by low-density residential development that may be found in various Limited Areas of More Intense
Rural Development (LAMIRD) zones. In addition, this designation provides for protection of lands with recreational
value or unique historic or cultural resources. Areas where low-intensity outdoor recreation uses or developments
would be appropriate and compatible with other uses and the physical environment, and where the shoreline has
been developed with low-intensity water- oriented uses are also appropriate for designation as Rural.

C. Management policies. Development within the “Rural” shoreline environment designation shall be consistent with
the following policies:

6. New development should reflect the character of the surrounding area by limiting residential density,
providing permanent open space and maintaining adequate buffers from the shoreline.

Countywide Planning Policies 

CPP 5 I A. Assess current price structure and availability of housing options. 

CPP 5 I C. Assess the need for additional units based upon population projections including owned, rented 
and shelter units and including an assessment of second home ownership 
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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) Urban Growth, 2) Reduce Sprawl, 3) Housing, and 4) Economic
Development. The proposed land use change to Rural Waterfront encourages more housing in an area
that already is designated mainly for Rural Waterfront.

Conclusion: The proposed land use change is consistent with the GMA goals and with County-wide
Planning Policies. With changing the zoning, it will allow the parcel to be consistent with the surrounding
properties, and encourage housing in an area that already has a higher density of housing.

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 the Rural Element policies LU 1.7, RE
2.6, RE 3.2, RE 3.9, and H 2.3, by encouraging infill development in an area with a greater density
already existing.

Conclusion: The proposed change would not alter the rural residential nature of the area; rural-level
infrastructure is in place with the Lake Chelan Reclamation District who provides public water and the
Chelan-Douglas Health District which provides permits for septic systems. The type and amount of
necessary permits would be determined at time of a development proposal. Keeping the proposed
amendment is consistent with and supports the goals and policies of the Chelan County
Comprehensive Plan.

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

Finding of Fact: The proposed amendment would change the subject properties (3.73 acres) from Rural
Residential/Resource 2.5 (RR2.5) to Rural Waterfront (RW) northeast of the Manson Urban Growth
Area. The existing lots share a boundary with properties that are also designated RW.

The Rural Waterfront zone is intended for areas suited for outdoor water recreation while maintaining
rural character.

Conclusion: Based on the designation/siting criteria for RW designations, as outlined in the
Comprehensive Plan, the proposed amendment would be consistent.

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 is from Wapato Lake Road, county rights of way. No alteration of the Capital
Facility Element or Transportation Element is expected as a result of the proposal.
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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 (north and south) are Rural Waterfront
and across the street (west) is Commercial Agricultural Lands (AC), while east of the property is Wapato
Lake with the zoning on the other side of the lake being zoned RR 10 and RR 5.

Wapato Lake is denser and designated RW on one side, which is where this property is located.

Conclusion: The proposed amendment does not adversely affect the surrounding 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 site would be developed into four lots, each with a dwelling unit.

Conclusion: The proposed amendment does not appear to adversely affect lands designated as
resource lands of long-term commercial significance or 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 additional
residential uses, thereby accommodating projected growth in the unincorporated areas of Chelan
County. The potential development of 2 to 3 additional dwelling units 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; RW allows a greater density than RR 2.5, but RW would be consistent with adjacent lands. It
would remove a "spot zone" that treated it differently (potentially because of existing parcel size). It
would slightly add density but not out of character with the lake on the west side. RW zone standards
promote a cluster of housing that will respect lake shoreline use and buffer standards.

From the Comprehensive Plan, additional housing in rural areas should be clustered together, and
these additional units are already surrounded by Rural Waterfront housing.

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 accommodate the general public by adding additional
single-family home dwelling units in the rural area of the county.

The proposed amendment is not anticipated to impact the general public negatively in regard 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, since services are already
located near the area and this would only add a slight increase in density.
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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 October 12, 2022.

5. The required State agency review with the Department of Commerce (COM) and other State agencies
initiated on October 6, 2022 (Attachment 3), pursuant to RCW 36.70A.106.
A request for a Comprehensive Plan Map Amendment and zoning amendment was submitted to
change the land use designation for the subject properties (3.73  acres) from Rural
Residential/Resource (RR2.5) to Rural Waterfront (RW) near the Manson urban growth area. The
subject property is located at 4720 Wapato Lake Rd and further identified by Assessor Parcel No:
282123613211.

a. The location and characteristics of the property are consistent with Chelan County Comprehensive
Plan designation for RW, as outlined in this staff report.

CONCLUSIONS OF LAW 

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

significance or 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 Amendment and rezone 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 approval of the Comprehensive Plan Amendment and zoning map amendment

to change the land use designation and zoning for the subject property (3.73 acres) from Rural
Residential/Resource (RR2.5) to Rural Waterfront (RW) near the Manson Urban Growth Area,

given file number CPA 22-089, based upon the findings of fact and conclusions of law contained within
the October 26, 2022 staff report.
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ATTACHMENTS 

1. SEPA Determination, signed October 12, 2022
2. 60-day Review Acknowledgment Letter from WA Dept. of Commerce
3. File of Record for CPA 22-089



CPA 22-089 Attachment 1
SEPA Determination











































CPA 22-089 Attachment 2
60 Day Review Letter



CPA 22-089 Attachment 3
File of record
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