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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 22-105, County RR5 to RR2.5 

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 Approve of the Comprehensive Plan Amendment and associated rezone to 

change the land use designation and zoning for the subject properties (5.0 acres) from Rural 
Residential/Resource (RR5) to Rural Residential/Resource (RR2.5) near the Chelan Urban Growth 
area, given file number CPA 22-105, based upon the findings of fact and conclusions of law contained 
within the October 26, 2022 staff report. 

 
GENERAL INFORMATION 

 

Applicant Thomas C. Nielsen 

29477 Gamble Pl NE 

Kingston, WA  98346 

Situs Address 25 Hugo Rd 

Chelan, WA  98816 

Parcel Number 272303300050 – PID 46317 

Existing Comp Plan Designation RR5 

Proposed Comp Plan Designation RR2.5 

Existing Site Conditions SFR with pool and detached garage 

Application Date February 28, 2022 

Determination of Complete Application March 26, 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 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 (DNS)was issued under WAC 197-11-340 for CPA 22-105 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. Letter of acknowledgement 
pending. (If received prior to hearing, will be Attachment 3.) 

 
 

PROJECT DESCRIPTION – CPA 22-105 

Proposal: An application for a Comprehensive Plan map amendment was submitted to change the land 
use and zoning designation for the subject properties (5 acres) from Rural Residential/Resource (RR5) to 
Rural Residential Resource (RR2.5) near the Chelan Urban Growth Area (southeast of the airport portion 
of the UGA). The subject property is located at 25 Hugo Road, Chelan 98816, and fronts Highway 97A, and 
further identified by Assessor Parcel Nos: 272303300050. It is 5 acres in size. It has an existing home and 
accessory structures. 
See Attachment 4 for file of record. 

Vicinity Map 
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Chelan County Land Use Designations 

Density: The current Rural Residential/Resource (RR5) land use designation allows a density of one 
dwelling unit per five acres. Under the proposed Rural Residential/Resource (RR2.5) designation, there is 
a standard 2.5 acre minimum lot size per dwelling unit.1 The existing lot is surrounded by property 
designated RR 5 (north, south, west across roads) and RR 2.5 (east, immediately abutting). The property 
lies southeast of the Chelan municipal airport and in the horizontal surface.2  

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 See: https://www.codepublishing.com/WA/ChelanCounty/#!/Chelco11/Chelco1114.html#11.14.020. 
2 See: https://wsdot.wa.gov/data/tools/geoportal/?config=airport.  

https://www.codepublishing.com/WA/ChelanCounty/#!/Chelco11/Chelco1114.html
https://wsdot.wa.gov/data/tools/geoportal/?config=airport
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The following Comprehensive Plan policies are relevant to the request for CPA 22-105: 

LU 1.6: Consider environmental limitation, availability of infrastructure and consistency with the 
Comprehensive Plan and the Growth Management Act when establishing residential density 
standards. 

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 2.7: 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. 

Goal RE 3: Develop at densities such that demands will not be created for urban levels of public services 
and facilities in rural areas. 

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. 

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 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. 

RR 5 Density and Locational Guidelines 
Density: One (1) dwelling unit per five (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 is predominantly rural in character. Soil
characteristics or other physical constraints to development may also be present. Some areas of
undeveloped, open space may exist. The area may also be adjacent to designated urban growth areas.
2. Natural Resources. The area may have agricultural or forest land practices of both small scale and/or
commercial significance. The area may also be adjacent to designated resource lands.
3. Public Services. Uses do not require extension or provision of urban level services. Rural governmental
services are available or may be provided for within the 20 year planning period.
4. Existing Land Uses. Dispersed single family residences, farms or forestry uses, cottage industries and
small businesses, and other rural development may be present.
Predominant parcel sizes are 5 acres or larger.

RR 2.5 Locational Guidelines 
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
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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.

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 

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 Residential/Resource 2.5 encourages breaking
up one parcel into two.

Conclusion: The proposed land use change may not be consistent with the GMA goals and 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 involve the Rural Element policies LU 1.3, RE
2.2, RE 2.4, RE 2.7, and RE 2.8, and Goal RE 3 by breaking up rural land for more development.

Conclusion: The proposed change is near an urban growth area and the property has one dwelling unit 
in place; the immediate surrounding area is zoned for rural residential uses but has agricultural activity. 
The proposed amendment would add the opportunity for additional rural residential uses in the vicinity 
that has rural and agricultural uses. It is a property with exactly 5 acres but bounded by rights of way 
on 3 sides. It is in an area with RR5 zoned lots that are 5-20 acres in size. The RR 2.5 area has a mix 
of small lots and larger lots in agricultural uses. The change from RR5 to RR 2.5  supports the goals 
and policies of the Chelan County Comprehensive Plan that identify a variety of rural residential 
densities and housing diversity that is consistent with rural services. It is limited in its potential to create 
a precedent rezoning other RR 5 properties since it has road frontage on three sides, abuts RR 2.5 and 
would allow only one additional lot at 2.5 acres in size beyond the existing residential uses. 
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C. The amendment complies with Comprehensive Plan land use designation/siting criteria.

Finding of Fact: The proposed amendment would change the subject properties (5.0 acres) from Rural
Residential/Resource 5 (RR5) to Rural Residential/Resource 2.5 (RR2.5) near the Chelan Urban
Growth Area. The existing lots share a boundary with property that are Rural Residential/Resource 5
and 2.5. The siting criteria for RR5 apply since the property is rural and there is dispersed residential
and agricultural uses nearby, and the property is 5 acres in size. The siting criteria for RR 2.5 apply in
terms of near the Chelan UGA applied to the airport and is near other RR 2.5 land, the property is in
use for residential and not agricultural uses, though lots in RR 2.5 are typically less than 5 acres.
Agriculture is happening in the vicinity of the property.

Conclusion: RR 2.5 is typically applied to areas with homes already fitting that density. Applied to vacant
land it could allow for a density inconsistent with the rural character in the area, but because of its
location with rights of way on three sides, the lot size limiting the number of additional lots, and its
abutting RR 2.5 to the east with larger properties, it would not establish a precedent perpetuating
density inconsistent with rural character. Based on the designation/siting criteria for RR2.5
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 State Hwy 97A to Hugo Road, which is a county right of way. No
alteration of the Capital Facility Element or Transportation Element is expected at this time of the
proposal.

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 (west, north, and south) are Rural
Residential/Resource 5 (east) is Rural Residential/Resource 2.5 (RR 2.5).

Conclusion: The proposed amendment does not adversely affect the surrounding land uses, since the
surrounding area has RR 5 and RR 2.5 designated 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 split into two parcels, with an unclear sign of what would
happen to the new parcel.
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. The land is not designated Commercial Agriculture (AC). It does not directly abut AC land,
which is located to the northeast. The site abuts RR 5 and RR 2.5 land some of which is in agricultural
use. The site is mapped with erosion hazards and any development would be subject to the County’s
critical area regulations.
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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 two smaller 
Rural Residential/Resource properties, one of which would already be developed with a single family 
home. Though unclear, the applicant could develop 1 additional dwelling unit if the proposed zoning 
change is made,  leading to an increase in residential density below 1 home per 5 acres, since it would 
be 2 homes on two RR 2.5.3  

Conclusion:  The proposal would have a small contribution to the County’s growth for 20 years. 

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 unit 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, and would meet County standards. 

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.

3 The Rural Element defines rural character similar to the Growth Management Acts: Rural character refers to the 
patterns of land use and development established by a county in the rural element of its comprehensive plan: 1. In 
which open space, the natural landscape, and vegetation predominate over the built environment; 2. That foster 
traditional rural lifestyles, rural-based economies, and opportunities to both live and work in rural areas; 3. That 
provide visual landscapes that are traditionally found in rural areas and communities; 4. That reduce the 
inappropriate conversion of undeveloped land into sprawling, low density development; 5. That generally do not 
require the extension of urban governmental services; and 6. That are consistent with the protection of natural 
surface water flows and ground water and surface water recharge and discharge areas. 
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6. A request for a Comprehensive Plan Map Amendment was submitted to change the land use

designation for the subject properties (5 acres) from Rural Residential/Resource (RR5) to Rural
Residential/Resource (RR2.5) near the Chelan Urban Growth Area. The subject property is

located at 25 Hugo Road, Chelan 98816 and further identified by Assessor Parcel Nos: 27-23-
03-300-050.

a. The location and characteristics are consistent with Chelan County Comprehensive Plan
designation for RR 2.5, 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 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 and associated rezone to

change the land use designation for the subject properties (5 acres) from Rural Residential/Resource
(RR5) to Rural Residential/Resource (RR2.5) near the Chelan Urban Growth Area, given file
number CPA 22-105, based upon the findings of fact and conclusions of law contained within the
October 26, 2022 staff report.

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 22-105



CPA 22-105 Attachment 1
SEPA Determination 









































CPA 22-105 Attachment 2
60 Day Review Letter



CPA 22-105 Attachment 3
File of Record
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