STAFF REPORT TO THE PLANNING COMMISSION
Public Hearing Thursday, September 30, 2021
ANNUAL COMPREHENSIVE PLAN AMENDMENT
20-CPA-05
BUILDING AND PLANNING DEPARTMENT
Proposal: The applicant requests a reclassification of the Comprehensive Plan and
Zoning designation from Light Industrial (LI) with a Development Agreement to
Mixed- Use (MU) on 81.05 acres. Refer to Appendix I for maps.
Agent:

Kevin Schneidmiller, Greenstone Development
1421 N Meadowwood Lane, Liberty Lake, Washington 99019

Owner:

Kaiser Aluminum Investments Company,
27422 Portola Parkway Suite 200, Foothill Ranch, California 92610

Site Info:

The site is located within the North Metro Urban Growth Area (UGA),
south of Farwell Road and east of the SR 2. in Section 9,
Township 26 North, Range 43 East, Willamette Meridian, Spokane
County, Washington. Parcel No 36096.9063.

Existing
Conditions: The subject site is vacant. The terrain is rolling with deciduous and
evergreen trees, shrubs, and grass.
Background – Past Actions:
In 2004, Kaiser Aluminum requested a reclassification of the Comprehensive Plan and
Zoning designation from Heavy Industrial(HI) to Mixed -Use (MU) on 330.4 acres and
Heavy Industrial (HI) to Light Industrial (LI) on 84.3 acres, under File No. 04-CPA-11.
The proposal was approved by the Board of County Commissioners (BOCC) and the
applicant entered into a Development Agreement with the County on January 19, 2010,
under Resolution 2010-0055. The Development Agreement specifies that residential
development shall be restricted to a “continuing care retirement community” or elements
thereof that do not contain school age children. This condition may be amended through
an application for a change of conditions to site specific zone reclassification according
to Spokane County Zoning Code 14.402.060 when or if the developer desires to allow
the residence of school age children within all or a portion of the project. An application
for a change of conditions (CC-01-21) to the Development Agreement was received by
the Department and a public hearing before the Spokane County Hearing Examiner is
set for Wednesday, September 22nd, 2021
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Land Uses and Land Use Designations:
Land Use
The subject site is vacant. Land uses adjacent to the property include retail and singlefamily development to the west, retail (Costco) to the north, transmission lines
(Bonneville Power) to the east, and transmission lines (Bonneville Power) to the south.
The following open spaces are in general proximity of the subject site: Camelot Park
(1 mile), Freddie’s Natural Area (2 miles), and Haynes Estates Conservation Area
(3.1 miles).
Land Use Designations
The subject site is within the North Metro Urban Growth Area (UGA) and its current
comprehensive plan designation is Light Industrial (LI) subject to an adopted
Development Agreement. Parcels located east and south are designated Heavy
Industrial (HI), parcel to the north is designated Mixed-Use (MU), and parcels to the
west are designated Light Industrial (LI), Low-Density Residential (LDR), and Regional
Commercial (RC) with a Development Agreement.
Critical Areas Review:
Critical Aquifer Recharge Area:
Fish and Wildlife Habitat:
Floodplain:
Streams:
Cultural Resources:

Moderate
None
None
No mapped streams
None

Critical aquifer recharge areas that provide a critical recharging effect on aquifers used
for potable water. Spokane County has provisions within the Critical Areas Ordinance
and other County ordinances to protect aquifers from the potential impacts of new
development including stormwater treatment and restrictions on the storage and use of
potential contaminants.
Facilities and Services Review:
Services/Facilities Review
The subject site receives public sewer from Spokane County. The site is not currently
served by a public water system. Fire protection is provided by Spokane County
Protection District No. 9. Policing is provided by Spokane County Sheriff’s Office. School
services are provided by Mead School District #354. State Highway 2 (aka North
Newport Highway) adjoins the property to the west.
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Impact Analysis
The proposed amendment will affect population capacity and the need for capital
facilities and services. The following analysis illustrates the impacts that will be created
by adoption of the amendment. The data is further analyzed in the 2020 Comprehensive
Plan Amendment Cumulative Impact Report which examines the cumulative impacts of
all the proposed amendments.
Population and Land Capacity
The proposed amendment will increase the population capacity within the Urban Growth
Area (UGA). The existing Light Industrial category has an assumed buildout of 0
dwelling units per acre while the Mixed-Use category has an assumed buildout of 30%
of the site at 11 units an acre. To convert residential units to population we assume that,
on average, a single-family residence will include 2.5 people and that multi-residential
units will contain 1.5 people. The table below illustrates the impact of the proposed
amendment on population capacity. The site contains 81.05 acres.
Site = 81.05 acres

Light Industrial

Mixed-Use

Increase

Residential Units

0

267.5

267.5

Population

0

401.2

401.2

Capital Facilities and Services
Reclassifying the designation from Light Industrial to Mixed-Use will increase the capital
facilities and services, except Water Consumption and Wasterwater will decrease,
within the Urban Growth Area (UGA). The table below illustrates the changes in capital
facilities and services by the proposal.
Site = 81.05

Light Industrial

Mixed-use

Increase

Water Consumption
(gpd)

93,208

36,915

56,293

Wastewater (gpd)

97,260

32,100

65,160

Schools (students)

0

267.5

133.8

Parks (acres)

0

401.2

.56

Libraries (sq. ft)

0

401.2

164.5

Law Enforcement
(officers)

0

401.2

.41

gpd=gallons per day
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Transportation Analysis
A traffic impact analysis, dated June 2021, was submitted by Ann L. Winkler, P.E. of
Sunburst Engineers for the proposal as an analysis for transportation impacts. The
analysis stated as follows “When complete, the site is projected to generate vehicular
trips in the following amounts; 1,585 trips in the AM peak hour, 3,394 trips in the PM
peak hour and 37,065 trips on an average day. These trips include internal trips (starting
and ending points on the site), pass-by, and new (destination) trips.” Washington State
Department of Transportation and Spokane County Public Works required mitigation
conditions for the proposal, which is listed under Agency Comments, in this staff report.
Public Transportation
The site is located about 1.6 miles east of the Hastings Park & Ride on Hastings Road
at Mayfair Road. Bus route #124 North Express stops at the Hastings Park and Ride
and terminates at the Downtown Spokane Bus Plaza. The site is located within the
Public Transit Benefit Area, which is a special taxing district established by Washington
State for the purpose of providing public transportation.
Public Participation/Agency Review
A notice of public hearing was published under the legal notice section of the
Spokesman Review on September 15, 2021. The public notice was mailed to property
owners within 400 feet of the proposal and a sign was posted on the property at least
15-days prior to the public hearing by the applicant. A formal notice was sent to
agencies of jurisdiction on June 24th, 2020 and the Spokane Conservation District on
January 26, 2021 as required by the Washington State Department of Commerce. A
public hearing before the Spokane County Planning Commission, with an option to
attend virtually, is scheduled for Thursday, September 30th, 2021.
State Environmental Policy Act
An environmental checklist was prepared by the applicant and circulated to agencies of
jurisdiction on June 24, 2020 and Spokane Conservation District on January 26, 2021.
Comments were received from Public Works Department, Washington State
Department of Transportation, and the Spokane Conservation District. A Mitigated
Determination of Nonsignificance (MDNS) was issued on September 15, 2021 with
comment and appeal period ending no later than October 6, 2021. The MDNS was
circulated to agencies of jurisdiction and published in the Spokesman Review on
September 15, 2021.
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Agency Comments
Spokane County Department of Building and Planning acknowledges receipt of the
following agency comments/conditions and forwarded to the applicant on September 10,
2021:
Spokane Conservation District: No comment.
Spokane County Public Works Department:
1. “Construct a two-lane minor arterial / collector through the site from Farwell at
Crestline to Hawthorne at Helena, per Spokane County arterial road plan. If
phased, the first phase will be from Farwell to Pittsburg. This roadway will lie on
the west side of the Greenstone property as shown on Exhibit D-1. All public road
intersections on this arterial will be controlled using single lane roundabouts.
2. A new roadway (labeled Crossroads Drive on Exhibit D-1) will link the US 2 /
Alumina intersection to the Crestline / Helena arterial. This roadway will be three
lanes wide, with one lane in each direction, and a center left turn lane. Traffic
control with Helena will be with a roundabout.
3. Spokane County has begun planning for a roundabout at the intersection of
Hawthorne / Helena, which will be constructed by Developer if sufficient right of
way is available or can be obtained. If sufficient right of way is not available for a
roundabout, as of December 31, 2025, then Developer will pay a one-time
mitigation fee in the amount of $108,007.00 to Spokane County, which may be
applied by Spokane County, at its discretion, for other county road improvements.
4. Pedestrian facilities will be constructed on the north side of Hawthorne Road from
Helena Street west to tie into the sidewalk near Nevada Street.
5. A pedestrian / bicycle pathway will be constructed along US 2 that will tie into the
pathway recently constructed by Costco. This pathway will extend from the north
line of the Costco property, which touches US 2, to the intersection of US 2 /
Farwell, and tie into the existing Farwell Road sidewalk.
Washington State Department of Transportation:
1.

US 2/North Site Access – The applicant shall upgrade the roundabout by opening
the southbound left turn lane and the westbound left turn when deemed
necessary by WSDOT. The applicant shall also design and install a roundabout
signal meter system when deemed necessary by WSDOT. The applicant shall
provide WSDOT a summary of the expected traffic volumes and impacts for each
phase of the project. This will be used to determine the need for these and other
improvements discussed in the mitigating measures below.
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2.

US 2/South Site Access – Provide intersection control by installing a right turn in
and out only intersection, no lefts will be allowed. A right turn lane may be
needed for this intersection, this will be determined at time the connection
approval is sought from WSDOT. A raised island may also be required to ensure
left turns do not occur. A roundabout meeting WSDOT design/construction
requirements may be installed as an option to the right in and out intersection.

3.

Farwell Road Access – The proposed access connection to Farwell Road will be
limited to right turns in and out and a left turn in. No left turns out will be allowed.
WSDOT also reserves the right to prohibit the left turn in movement if it creates
and operational or safety issue. Raised islands will be required to ensure the left
turns out are prohibited. This access will need to be designed and constructed in
a manner that is acceptable to WSDOT.

4.

Farwell Road – The applicant shall construct a right turn lane at US 2 and Farwell
Road intersection. This lane will need to meet the applicable WSDOT design and
construction standards.

5.

US 2 Pathway – Provide a multi-use pathway across site’s US 2 frontage as well
as Farwell Road (parallel to US 2 and Farwell Road) that meets Spokane County
standards. This will be located primarily off of WSDOT right of way and will
connect to the two intersections along US 2 and the one intersection on Farwell
Road.

6.

Access control on the two site access points to US 2 and the one site access
point to Farwell Road shall be provided to WSDOT in accordance with our design
standards.

7.

The existing access control fence on US 2 shall remain. As an option this fence
may be replaced by the developer with an architectural fence that is acceptable
to WSDOT.

8.

In order to be able to construct the above improvements, right of way dedication
along US 2 and/or Farwell Road may be necessary.

9.

The above improvements will need to be designed, funded, and installed by the
applicant or subsequent developers. While not specifically identified all other
needed elements such as illumination, electrical, drainage, striping, signage,
environmental, and other elements will also need to be provided by applicant or
subsequent developers per WSDOT design standards, specifications, and
requirements.
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Guiding Documents/Summary
The Revised Code of Washington, Spokane County Comprehensive Plan, and Spokane
County Zoning Code are legal goals and policies considered by the County when
reviewing a Comprehensive Plan Amendment.
Spokane County Zoning Code
The proposal meets criteria 1,2, and 6. Under Resolution 20-0347, the Board of County
Commissioners approved to initiate 20-CPA-05 into the 2020 Annual Comprehensive
Plan cycle.
14.402.040 Criteria for Amendment
The County may amend the Zoning Code when one of the following is found to apply:
1. The amendment is consistent with or implements the Comprehensive Plan and is not
detrimental to the public welfare.
2. A change in economic, technological, or land use conditions has occurred to warrant
modification of the Zoning Code.
3. An amendment is necessary to correct an error in the Zoning Code.
4. An amendment is necessary to clarify the meaning or intent of the Zoning Code.
5. An amendment is necessary to provide for a use(s) that was not previously
addressed by the Zoning Code.
6. An amendment is deemed necessary by the Commission and/or Board as being in
the public interest.
Comprehensive Plan Designation
Mixed Use designation provides a density of 6 to 30 units per acre. Design standards
ensure neighborhood character and compatibility with adjacent uses.
Comprehensive Plan Goals and Policies
UL. 12

Encourage the development of mixed-use areas that foster community
identity and are designed to support pedestrian, bicycle, and transit
transportation

Staff Comments: The proposal encourages the development of mixed-use areas that
foster community identity and are designed to support pedestrian, bicycle, and transit
transportation. The June 2021 Draft Transportation Impact Analysis states:
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“The development on this site is planned to follow the modern mixed-use urban
development design characteristics. These include a robust and easily usable
pedestrian/bicycle system, and mixed land uses close together at a scale allowing many
trips to be made without traveling onto the existing (external) transportation system.
When trips to home, shopping, work and recreation call all happen on the site, the need
to access the external transportation system is minimized. In essence, the development
on the site, as a whole, represents a suburban town center.”
UL.12.1

The specific size and boundaries of mixed-use areas shall be established
through the comprehensive plan adoption, comprehensive plan
amendments and/or future subarea planning efforts, based on regional
and local needs and constraints.

Staff Comments: The specific size and boundaries of mixed-use areas was established
through the comprehensive plan adoption, comprehensive plan amendments and/or
future subarea planning efforts, based on regional and local needs and constraints. In
2004, the applicant submitted an application for reclassification to the Comprehensive
Plan and Zoning designation from Heavy Industrial (HI) to Mixed-use (MU) on 330.4
acres and Heavy Industrial (HI) to Light Industrial (LI) on 84.3 acres. The proposal was
approved and the applicant entered into a Development Agreement with the County on
January 19th, 2010 (Resolution No. 2010-0055).
UL.12.4

The mix of land use in a mixed-use area includes:
a) A variety of housing styles-apartments, condominiums, row houses,
two-family and single-family houses on small lots;

Staff Comment: Exhibit D-1 of the Draft Development Agreement reflects a proposal to
include low-density residential, townhouse residential, and multifamily residential.
b) There could be a full range of retail goods and services – grocery stores
serving several neighborhoods, theaters and restaurants, drycleaners,
hardware stores and specialty shops;
Staff Comment: The June 2021 Traffic Impact Analysis notes the project will include
1,195,00 SF of commercial and office development and approximately 1,440 residential
units.
c) A mix of residence types in close proximity to commercial uses and
business and government offices;
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Staff Comment: The June 2021 Traffic Impact Analysis notes: “The development on this
site is planned to follow the modern mixed-use urban development design
characteristics. These include a robust and easily usable pedestrian/bicycle system, and
mixed land uses close together at a scale allowing many trips to be made without
traveling onto the existing (external) transportation system. When trips to home,
shopping, work and recreation can all happen on the site the need to access the
external transportation system is minimized." The proposal is in close proximity to the
following government offices: Department of Licensing (2.7 miles), US Post Office (2.5
miles), and US Bonneville Power Administration (1.9 miles).
d) An emphasis on community-serving rather than regional-serving
commercial uses
Staff Comments: A conceptual map submitted by the applicant and received by the
Department on February 5, 2021 entails a Neighborhood Commercial component, which
will include community amenities, retail and restaurant uses.
e) Commercial uses that require large land areas but have low
employment density and are auto-dependent (lumber yards, nurseries,
warehouses, auto dealerships, etc.) are prohibited; and
Staff Comments: A conceptual map submitted by the applicant and received by the
Department on February 5, 2021 entails a higher density (residential and commercial
portion of the development plan located in the western portion of the site along SR2.
The walkable urban neighborhood will have about 1,195,000 square feet of retail and
commercial uses (a portion of which is currently developed (Costco) and 1440
residential units in a variety of housing types.
f) Residential density within a mixed-use area shall range from 6 units
per acre to 30 units per acre.
Staff Comments: The overall proposal will include 1,195,000 SF of commercial and
office development and approximately 1,440 residential units. The Spokane County
Zoning code does not have density requirements for Mixed-Use and the conceptual plan
submitted does not include specificity to density. However, Section 2.2.1 of the Draft
Development Agreement states,” As authorized by RCW 36.70B.170(1) and RCW
43.21C.060, the County and Developer herby agree that the Development Standards
are reasonable and capable of being accomplished and apply to, govern and vest the
development and use of the Revised Project subject to the mitigation as set forth
herein.”
Prepared by: Maria Maynard, Associate Planner
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Date: September 15, 2021

Appendix I
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