November 1, 2016
TO:

Planning Commission

SUBJECT:

Wheeler Corridor Business Park Major Plat & Conditional Use Permit - Public Hearing

Greg Haynes of Chrisjen Enterprises LLC has submitted an application to plat 6.99 acres at 1304 Wheeler
Road into a one-lot plat, and place cargo containers for storage. The site is zoned Light Industrial, which
corresponds with the Comprehensive Plan Land Use Designation of Industrial.
Site Information:
The site contains a recently-constructed greenhouse and vacant land. No portion of the site has
been classified as an environmentally sensitive area. No geologically sensitive areas or wetlands
have been identified on the site. The western 2/3 of the site is relatively flat, sloping from 1154 at
the northwest corner to 1161, then the eastern 1/3 of the site slopes up sharply from 1161 to
1170. See Attachment 3 for contour lines. The Confederated Tribes of the Colville Reservation
noted that the site could contain archaeological resources. See Attachment 10.
The site is connected to City water and sewer. Street improvements for Wheeler Road are
existing. Street and utility improvements for Lasco Lane fronting the plat are required. See
comment #2 on the Development Engineering review, Attachment 9.
Platting the property will facilitate continued development of the site.
MLMC 18.40, Industrial Zones, allows storage in cargo containers by conditional use permit, in
compliance with MLMC 18.76, Cargo Containers.
Vicinity Data: Surrounding land uses are a mix of commercial, industrial, agricultural, and vacant
land. The site abuts Wheeler Road to the south and SR-17 to the west.
City of Moses Lake Departments and/or Agencies Contacted: Grant County Assessor’s Office,
Grant County Auditor’s Office, Grant County Health District, United States Bureau of Reclamation,
East Columbia Irrigation District, Grant County PUD, Century Link, Cascade Natural Gas,
Northland Cable, Multi Agency Communication Center, US Postal Service, Washington State
Department of Ecology, Washington State Department of Fish & Wildlife, Washington State
Department of Archaeology & Historic Preservation, Confederated Tribes of the Colville
Reservation, Yakama Nation, and City of Moses Lake Municipal Services Department, Fire
Department, Police Department, Parks & Recreation Department, Development Engineering
Division, Public Works Division, Stormwater Program, and Building Division.
Attachments:
Attachment 1:
Attachment 2:
Attachment 3:
Attachment 4:
Attachment 5:
Attachment 6:
Attachment 7:
Attachment 8:
Attachment 9:
Attachment 10:
Attachment 11:
Attachment 12:
Attachment 13:

Aerial photograph
Plat received 6-8-16 (2 pgs)
Plat Site Plan received 6-17-16
Cargo Container Site Plan received 6-8-16
Container Sketch received 6-27-16
CUP criteria letter received 6-17-16
Letter from Greg Haynes received 6-27-16
Letter from Greg Haynes received 9-29-16
Development Engineer memo dated 10-23-16 (3 pgs)
Colville Confederated Tribes letter received 10-24-16 (2 pgs)
USBR comment letter (2 pgs)
MDNS issued 10-25-16 (2 pgs)
City of Moses Lake Land Use Application

Findings:
A.

Applicable Codes:
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RCW Chapter 58.17, Plats–Subdivisions–Dedications, is the state law that regulates
subdivisions.
Moses Lake Municipal Code (MLMC) Title 17, Subdivisions regulates the subdivision of land
to promote the health, safety, and general welfare, to prevent overcrowding of land, to lessen
congestion in the streets and highways, to provide for adequate light and air, to facilitate adequate
provision for water, sewerage, park and recreation areas, sites for schools and school grounds,
and other public requirements; to provide for proper ingress and egress; and to require uniform
monumenting of land subdivisions and conveying by accurate legal descriptions.
MLMC Chapter 17.12, Major Subdivisions, regulates subdivisions to provide for the orderly and
efficient division of land within the city, promote public health, safety and general welfare, and to
comply with the provisions of RCW Chapter 58.17.
MLMC Chapter 17.21, Design Standards, regulates street, block, and lot layout; and establishes
minimum street right-of-way and curve requirements.
MLMC Chapter 17.24, Improvements, specifies that all improvements shall be installed per
Community Street and Utility Standards that are current at the time of plat application, except that
deferred improvements shall be constructed per the Standards that are current at the time the
improvements are called for by the City Council.
MLMC Chapter 18.40, Industrial Zones, has as its purposes to provide business and
manufacturing employment opportunities, to provide for a variety of industrial uses, in limited and
appropriate areas, to minimize adverse impacts to the environment and surrounding uses; to
protect residential and other uses from adverse impacts from manufacturing and industrial uses,
and to protect industrial areas from other uses that may interfere with the purpose and efficient
operation of those areas. The Light Industrial Zone is intended to accommodate a variety of light
industrial uses such as manufacturing, warehousing, distribution, processing, and fabricating, and
to preserve land for such uses.
MLMC Chapter 18.76, Cargo Containers, establishes minimum standards for the placement of
cargo containers as storage facilities in those zones where they are allowed by conditional use
permit. Conditions include that the containers must be appurtenant to the primary use in an
adjoining building, the containers shall be placed on a level concrete or asphalt surface, the
containers shall not be stacked, a hard surface fire access road is required, the containers shall
not be visible to the motoring public or that visual impacts be mitigated, containers shall be
painted to blend in with the building, the area of the containers shall not exceed 5% of the area of
the associated building, and no more than 3 containers are allowed.
Note: The proposal is for one container on the north side of the building and 3 containers
to the east of the building. One container will need to be eliminated since only a total of 3
are allowed. Visual mitigation will need to be provided, as well as a hard surface fire
access road and hard surface under the containers.
MLMC
use:
A.
B.
C.

18.51, Conditional and Unmentioned Uses, sets the criteria for approving a conditional

The use furthers the intent of the zone and conforms to the general plan.
The use will not create undesirable traffic congestion or parking problems.
The use will not be detrimental to surrounding properties because of appearance, noise,
use, or other undesirable features.
D. The use will meet all standards and regulations of the zone.
E. The use will not create undesirable environmental problems.
The Commission may impose conditions if necessary to make the project fulfill the intent of the
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zone.
MLMC Title 20, Development Review Process, regulates the permit review process. Section
20.09.020 stipulates that the following findings and conclusions must be made:
1.
2.

3.
4.
5.

6.

B.

The development is consistent with the Comprehensive Plan and meets the
requirements and intent of the Municipal Code.
The development makes adequate provisions for open space, drainage ways,
streets and other public ways, transit stops, water supply, and sanitary wastes,
parks and recreation facilities, playgrounds, and sites for schools and school
grounds.
The development adequately mitigates impacts identified under Chapters 14
through 19.
The development is beneficial to the public health, safety and welfare and is in
the public interest.
The development does not lower the level of service of transportation and/or
neighborhood park facilities below the minimum standards established in the
Comprehensive Plan.
The area, location and features of land proposed for dedication are a direct result
of the development proposal, are reasonably needed to mitigate the effects of the
development, and are proportional to the impacts created by the development.
Public, Department and Agency Responses:

1.

The Development Engineer provided a list of comments and corrections that
must be addressed before the final plat is submitted for review, and documents
that must be submitted for review.

2.

The East Columbia Basin Irrigation District (ECBID) commented that the plat is
within their District boundaries but there are no District facilities, it is not a water
service contract and is not part of a Farm Unit, so they have no comments other
than they will need to sign it.

3.

The United States Bureau of Reclamation (USBR) commented that the plat is
within Columbia Basin Project and East Columbia Basin Irrigation District, but
does not involve District facilities, so they have no comments regarding the
proposal’s impact on Project facilities or rights-of-way. They commented on the
right to construct, operate, and maintain Project facilities, that structures are not
allowed to encroach on Project/District right-of-way without permission, and the
process for withdrawing groundwater. They also noted that the plat must be
signed by the Irrigation District before it is submitted to USBR for signature.

4.

The Grant County Assessor commented that the ownership includes both
Chrisjen Enterprises and Wheeler Corridor LLC so both will need to sign the plat.

5.

The Washington State Department of Transportation commented that any access
connection to the frontage road within WSDOT right-of-way needs approval by
WSDOT.

6.

The Confederated Tribes of the Colville Reservation commented that this area is
characterized as highly sensitive for containing as yet undocumented cultural
resources. Pre-contact period, historic, ethnographic, and traditional sites
significant to the Confederated Tribes of the Colville Reservation are known to
exist in the vicinity and such sites could remain undocumented within the project
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area. They request that a cultural resource survey be completed for the site.
Note: No comments were received from the Washington State
Department of Archaeology and Historic Preservation. A condition related
to discovery of archaeological resources was included in the MDNS.
C.

SEPA: A Mitigated Determination of Non-Significance (MDNS) was issued for the project
on October 25, under the State Environmental Policy Act Rules (WAC 197-11). There
were 9 conditions, related to deleterious materials spills, stormwater, fill, sediment control,
site stabilization, archaeological/cultural resources, WSDOT approval of access, street
and utility improvements, and informing contractors of conditions. The conditions of the
MDNS automatically become conditions of the project approval.

D.

Relevant Comprehensive Plan Goals and Policies:
General Land Use Policy 1: The City shall encourage cost effective development adjacent
to urban areas where adequate public facilities and services exist or can be provided in a
timely and efficient manner.
General Land Use Policy 4: Infill developments that are scaled and designed to fit their
surroundings are encouraged on properties suited to urban development.
Industrial Land Use Goal 10: Encourage the development of diversified industrial and
manufacturing activities to provide employment in the area, strengthen the economy and
the tax base.
Policy 53: The City shall coordinate with the Grant County Economic Development
Council, Port of Moses Lake, Public Utility District, and other regional agencies’ efforts to
retain and attract industrial and manufacturing activities in the area.
Policy 54: Industrial and manufacturing recruitment efforts shall be supported by a range
of procurable large, open, attractive light- and heavy-industrially-zoned development sites
located within the UGA.
Policy 55: Industrial lands should not attract land uses which are more appropriate in
commercial areas.
Policy 56: Industrial lands shall be located in areas that maximize available and planned
infrastructure, including major transportation corridors.
The closest intersections for which the Comprehensive Plan sets a transportation level of
service are Pioneer/Wheeler/5th, set at D, and Wheeler and Road L, set at C. Existing
conditions as of 2010 were C at both intersections. However, the project will add very few
trips so will not lower the level of service.

Conclusions: The facts and findings support the following conclusions:
1.

2.

Comprehensive Plan/Municipal Code: The development is consistent with
Comprehensive Plan goals and policies on infill and industrial uses by platting a site in an
industrial area that has access to City services and making the site suitable for additional
development. The development will be required to meet the requirements and intent of
the Municipal Code.
Adequate provisions for necessary improvements: With the improvement of Lasco
Lane, the project will provide adequate streets and other public ways, water supply, and
sanitary waste disposal.
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3.
4.

5.

6.
7.

Impacts: No impacts have been identified under Chapters 14 through 19 that will not be
mitigated through existing regulations and conditions.
Public health, safety, welfare, and interest: The development is beneficial to the public
health, safety and welfare and is in the public interest by platting land consistent with the
intent of the Light Industrial Zone and making it suitable for additional development.
Transportation Level of Service: The development does not lower the level of service of
transportation facilities below the minimum standards established in the Comprehensive
Plan because platting the property does not change the traffic generated by the site, and
the proposed use is expected to generate very little traffic.
Parks Level of Service: This project will not affect parks level of service.
Dedications: No dedications are proposed.

Staff Recommendations:
Staff recommends that the plat be approved with the following conditions and any other conditions
the Planning Commission deems appropriate:
1.

The comments of the Development Engineer shall be addressed before final plat
submittal.

2.

Street and utility improvements for Lasco Lane are required unless the City Council
grants a waiver or deferral of improvements.

3.

Access connections to Lasco Lane need to be approved by WSDOT within WSDOT right
of way.

4.

The final plat mylars must meet all requirements of ECBID and USBR before they are
submitted to the City for signature.

Staff recommends that the conditional use permit for the cargo containers be approved with the
following conditions and any other conditions the Planning Commission deems appropriate:
1.

Only 3 containers are allowed, per MLMC 18.76.040.B.

2.

The container near the building shall be painted to blend with the building per MLMC
18.76.040.B or shall be screened from sight per MLMC 18.76.030.E. The containers not
located near the building shall be screened from sight of the motoring public per MLMC
18.76.030.E.

3.

The containers shall be placed on a level concrete or asphalt surface as required by
MLMC 18.76.030.B.

4.

A hard surface fire access road for the containers shall be provided as required by MLMC
18.76.030.D.

5.

A container placement permit for each container is required per MLMC 18.76.030.H.

Public Hearing: A public hearing has been scheduled. Public notices have been published and posted
and property owners and residents within 500' of the plat have been notified. The Commission should
hold a public hearing and take testimony on the proposed preliminary major plat and conditional use
permit.
Action (1): The Commission should consider the proposed preliminary major plat and recommend to the
Council to approve, conditionally approve, or deny the preliminary plat.
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Action (2): The Commission should consider the proposed conditional use permit for cargo containers
and approve, conditionally approve, or deny the conditional use permit. The Commission should stipulate
whether the permit is issued to the person or runs with the land.
Respectfully submitted,

Anne Henning
Senior Planner
Community Development Department
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ATTACHMENT 1

ATTACHMENT 2

ATTACHMENT 3

ATTACHMENT 4

ATTACHMENT 5

ATTACHMENT 6

ATTACHMENT 7

ATTACHMENT 8

ATTACHMENT 9

ATTACHMENT 10

ATTACHMENT 11

ATTACHMENT 12
MITIGATED
DETERMINATION
OF
NON-SIGNIFICANCE
Name of proposal: Wheeler Corridor Business Park Major Plat & Cargo Containers
Description of proposal: Plat 7 acres into one lot for continued development, including 3 additional
greenhouses, cargo containers for storage, and a steel building. Current actions are the plat and a conditional use
permit for the storage containers.
Proponent: Greg Haynes, Chrisjen Enterprises LLC, P.O. Box 665, Warden, WA 98857
Location of proposal: 1304 Wheeler Road; Assessor Parcel #11-0005-002, containing 6.99 acres, located in
the Heavy Industrial Zone.
Lead agency: City of Moses Lake
The lead agency for this proposal has determined that it does not have a probable significant adverse impact on
the environment provided the following mitigation measures listed below are complied with. An Environmental
Impact Statement (EIS) is not required under RCW 43.21C.030(2)(c). The decision was made after review of a
completed checklist and other information on file with the lead agency. This information is available to the public
upon request.
Mitigation Requirements:
1.

During construction, any release of oil, hydraulic fluids, fuels, other petroleum products, paints, solvents,
or other deleterious materials must be contained and removed in a manner that will prevent their
discharge into water or soil. The cleanup of spills shall take precedence over other work on the site.

2.

The proponent shall use best management practices for controlling and treating stormwater in compliance
with the water quality and quantity standards of the Stormwater Management Manual for Eastern
Washington and shall meet the state’s non-endangerment standard for groundwater. Drywells and other
underground injection control devices for managing stormwater are required to be registered with the
Department of Ecology and comply with Ecology Publication 05-10-067, “Guidance for UIC Wells that
Manage Stormwater.” Documentation of compliance with the Manual and Publication 05-10-067 and of
how the non-endangerment standard will be met for street drainage shall be submitted to the Municipal
Services Department before street construction plans are approved. Documentation of compliance with
the Manual and Publication 05-10-067 and of how the non-endangerment standard will be met for on-site
drainage shall be submitted to the Building Official before building or placement permits are approved.

3.

If the site has a potential for stormwater discharge to the municipal stormwater system during
construction, the proponent must apply for coverage under the Department of Ecology’s Construction
Stormwater General Permit at least 60 days prior to start of construction, unless the total area of
disturbance (including construction, staging, and stockpiling) is less than 1 acre. Whether or not an
Ecology permit is required, construction stormwater must be treated before it contacts the municipal
stormwater system, to prevent contamination with sediment and other pollutants.

4.

Where fills are placed, including fill from on-site grading, the fill shall be placed in accordance with
accepted engineering practice. All fill materials shall be limited to clean soil and gravel or other similar
materials. Before building permits are issued for any location with fill, the proponent shall submit a soil

investigation report and compaction reports, both acceptable to the Building Official, in the location of the
footings for any new structures.
5.

Since ground disturbance leads to weeds and dust, the portions of the site not proposed for development
as part of the current project shall remain undisturbed as much as possible. A stabilization plan shall be
submitted to the Community Development Department before any site disturbance is authorized. The
plan shall address dust, erosion, and sediment control measures, both during construction and to
permanently stabilize disturbed areas. At a minimum, the plan shall identify the limits of disturbance,
provide an area for sediment collection for on-site stormwater, address dust control during construction
and non-working hours until project completion, identify and protect down-gradient areas from stormwater
impacts, identify cut and fill slopes and possible check dams in ditched areas, identify and use secondary
containment for on-site fueling tanks if present, and address construction entrance, stabilization after
construction, inspection and maintenance of erosion control measures, and prevention of tracking
sediment onto City streets and/or sidewalks. Temporary control measures are to be removed within 30
days of project completion. Disturbed areas that will not be built on, paved, removed, or landscaped for
more than 45 days shall be stabilized through long-term methods such as establishing dryland grasses or
native shrub/steppe. No building permit shall be issued until the plan has been approved by the Building
Official. The proponent shall ensure that nuisances, such as weeds and dust, do not develop. If the
erosion control measures proposed by the applicant are found to be insufficient during the course of the
project, the applicant shall immediately implement further erosion control measures.

6.

This area has been identified by the Confederated Tribes of the Colville Reservation (CCT) as highly
sensitive for containing undocumented cultural resources. Pre-contact period, historic, ethnographic, and
traditional sites significant to the CCT are known to exist in the vicinity and undocumented sites may be
located within the project area. These resources would be destroyed by ground-disturbing activities.
Archaeological sites are subject to the National Historic Preservation Act, as amended (16USC470),
RCW 27.44 (Indian Graves and Records), RCW 27.53 (Archaeological Sites and Resources), and WAC
25-48 (Archaeological Excavation and Removal Permit). If anything of possible archaeological interest
(including but not limited to bones, shells, stone tools, beads, ceramics, old bottles, hearths, etc.) is
uncovered during excavation or other development, all work shall immediately stop and the proponent
shall notify the City, the Washington State Department of Archaeology & Historic Preservation (DAHP),
and the CCT. Before work can resume, all requirements of the DAHP must be met.

7.

Any access connections to the frontage road within Department of Transportation (WSDOT) right-of-way
require approval by WSDOT.

8.

To facilitate orderly flow of traffic, provide safe pedestrian facilities, and provide sufficient utility
connections, the developer shall ensure there are full-width street and utility improvements to Community
Standards for all streets within and abutting the plat, connected to existing improved City streets and
utilities. Improvements shall be constructed and accepted by the City Council or a form of security
acceptable to the City Attorney shall be provided before the final plat is submitted for review.

9.

The proponent shall ensure that all contractors and sub-contractors are aware of the relevant conditions.

Mitigated Determination of Non-Significance (MDNS) Comment Period: This MDNS is issued under 197-11340(2); the lead agency will not act on this proposal for 14 days from the date below. Comments must be
submitted by November 8 to the Responsible Official.
Responsible Official: Anne Henning, P.O. Box 1579, Moses Lake, WA, 98837; (509)764-3747
Date: October 25, 2016

Signature:

Appeals
You may appeal this determination to the Moses Lake Planning Commission, P. O. Box 1579 (321 S. Balsam),
Moses Lake, WA 98837, no later than November 8, 2016 by writing to the Responsible Official at the above
address. You should be prepared to make specific factual objections. Contact Anne Henning to read or ask
about the procedures for SEPA appeals.

ATTACHMENT 13

November 2, 2016

TO:

Planning Commission

SUBJECT:

2016 Comprehensive Plan Amendments - Public Hearing and Recommendation to City
Council

The Washington State Growth Management Act (GMA) requires that most cities and counties adopt and
maintain a Comprehensive Plan which addresses certain mandated elements. The Plan may be
amended no more than once per year. The City of Moses Lake adopted a GMA-compliant
Comprehensive Plan in 2001 and has amended it periodically. Attached are the proposed amendments
for 2016, consisting of updates to the Utilities Element, the Transportation Element, including the Activity
Trails map, and two site-specific land use designation changes requested by property owners.
Summary: The proposed amendments are as follows:
A.

Minor updates to the Transportation Element to update the element with new information,
including adding the most recent traffic counts and trail counts, matching the updated
Transportation Improvement Program (TIP), adjusting dates for projects that have been
delayed, deleting projects that are finished, adding the goals and objectives of the
QUADCO Human Services Transportation Plan, adding new level of service calculations
and projections from land use projects that have been initiated, adding the results of an
engineering study of Wheeler Road traffic, adjusting project costs and revenue, and
correcting the numbering of the tables. Two figures are also being updated this year. TE2, Traffic Counts, is being updated with 2015 information. TE-3, Activity Trails, shows the
new bike lanes on Division Street. The Transportation Element was extensively updated
in 2012, and has had minor updates each year since. Pages from 17 on are included,
since there are changes on almost every page. All changes are shown in underline and
strikeout format. The full document is available on the City’s website at
http://cityofml.com/compplanupdate .

B.

Updates to the Utilities Element are being included as part of the 2016 Comprehensive
Plan update. This chapter was extensively updated in 2014; however, since that time,
the City has adopted new versions of both the Water and Wastewater System Plans. For
consistency, the Comprehensive Plan should be updated to match. The 2016 changes to
both the Water and Wastewater Facilities sections are to update to current conditions and
current projections, and to update the lists of expected capital improvements for the next
6 years and the next 20 years. The Electrical Power Supply section was updated as well
with current conditions and current projections from the 2015 Grant County PUD Annual
Report. The pages with the draft changes are attached. All changes are shown in
underline and strikeout format. The full document is available on the City’s website at
http://cityofml.com/compplanupdate . No changes are being proposed to the Goals and
Policies, Solid Waste Management, Natural Gas Supply, or Telecommunications sections
of the Utilities Element. Staff did not identify any needed changes in these sections since
the 2014 major update to this element.

C.

Redesignate approximately 25 acres from Parks/Open Space to Public Facilities. The
location is west of the Municipal Airport and includes the City Operations Complex at
11789 Road 4. Assessor Parcel #11-0484-006. This area is zoned Public but the current
Parks/Open Space designation does not match the current use of City Operations (Public
Works/Parks shop sites) for the northern portion nor the future planned use of Municipal
Airport expansion for the southern portion. See attached Analysis.

D.

Redesignate 7 acres from Low Density Residential to High Density Residential. The
owner is Lee/Norman Development LLC, and the location is within The Greens Planned
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Unit Residential Development, 123 Ninth Avenue. Parcel numbers are #11-1272-317, 318, -319, -320, -326, -327, -328, -329, -333, -334, -311, and 11-0103-000. See attached
Analysis.
Attachments:
Attachment 1:
Attachment 2:
Attachment 3:
Attachment 4:
Attachment 5:
Attachment 6:
Attachment 7:
Attachment 8:
Attachment 9:

Transportation Element p. 17-40
Traffic Volumes Map, TE-2; and Activity Trails Map, TE-3
Utilities Element, p.9-21, 24-28
Municipal Airport/Operations Complex Land Use Designation Map
Staff Analysis for Municipal Airport/Operations Complex Amendment
Lee/Norman Land Use Designation Map
Lee/Norman Amendment Petition and Application package
Staff Analysis for Lee/Norman Amendment
DNS issued 10-7-16

SEPA: A Determination of Non-Significance (DNS) was issued October 7, 2016, under the State
Environmental Policy Act Rules (WAC 197-11). No comments on the DNS were received.
Process: The Planning Commission has previously informally reviewed the proposed
amendments. Staff has issued public notices, including the required 60-day notice to the State of
proposed amendments. Now the Commission will hold a public hearing and make a
recommendation to the City Council on each proposed amendment. The Council may not act on
the amendments until the close of that 60-day period. After the close of the 60-day comment
period, the Council will hold a public hearing and act on each proposed amendment. The Council
public hearing is scheduled for December 13.
The document that is being amended is the City of Moses Lake Planning Commission
Recommended Comprehensive Plan, most recently updated in late 2015. It is available on the
City’s website at http://cityofml.com/compplan. Individual chapters can be downloaded, and there
is a link to the map page for downloading Comp Plan maps.
Public Hearing: A public hearing has been scheduled. Public notices were published in the local
newspaper and posted at Civic Center and on the City’s website. Property owners and residents within
500' of the two Land Use Designation Changes were notified by mail. The Commission should open the
public hearing and take testimony on the proposed Comprehensive Plan amendments.
Action: The Planning Commission should consider each proposed Comprehensive Plan amendment,
and make a recommendation to the City Council on each.
Respectfully submitted,

Anne Henning
Senior Planner
Community Development Department
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