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Community Development Department   Planning Division 
102206 E Wiser Parkway (509) 786-5612

Kennewick, WA 99338      Planning.department@co.benton.wa.us 

www.co.benton.wa.us
STAFF REPORT TO THE 

BENTON COUNTY HEARINGS EXAMINER 
The Flying Pickle – Commercial Recreational Facility 

FILE NO:  CUP 2025-018 

MEMO DATE:  February 18, 2026 

HEARING DATE: February 27, 2026 

APPLICANT: Knutzen Engineering, 5401 Ridgeline Drive Suite 160 Kennewick, 
WA 99338.  

OWNER: 5D Development at Cottonwood 1 LLC, 410 Fanning Rd, Pasco, 
WA 99301. 

LOCATION: General Location: The property is located approximately 0.20 miles 
northwest of the intersection of Wiser Pkwy and Badger Rd in the 
Kennewick area of unincorporated Benton County, Washington. 

Legal:   Lot 4 of Short Plat 3744. 

Parcel Number: 1-1188-101-3744-005. 

PROPERTY SIZE: Approximately 4.07 Acres. 

AREA TO BE USED: Approximately 3.0 Acres. 

LAND USE:   Vacant. 

ZONING: Interchange Commercial Zoning District (IC). 

COMPREHENSIVE  
PLAN DESIGNATION: Rural Commercial. 

RECOMMENDATION: 

The Planning Division recommends approval of the application request, subject to the suggested 
twenty-five (25) Findings of Fact and eight (8) Conditions of Approval as outlined in this staff 
report. 

APPLICATION DESCRIPTION: 

The applicant is seeking a Conditional Use Permit (CUP) under BCC 11.31.060(h) which allows 
for commercial recreational facilities in the Interchange Commercial Zoning District (IC). If 
granted, this CUP would allow for the applicant to operate an indoor pickleball facility (“The Flying 
Pickle”) in the Kennewick area of unincorporated Benton County. 

The proposed pickleball facility would operate within a 52,322 sq. ft. commercial building and 
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utilize a 131-stall parking lot. The commercial building to be utilized will include 20 pickleball 
courts, a concessions area, locker rooms/restrooms, a flex room, office, and a reception/ProShop 
area. The concession area will serve cantina-style breakfast, lunch, and dinner. The proposed 
ProShop will sell pickleball merchandise, clothing, and accessories (HEM 1.3) (HEM 1.4). 
 
The proposed facility will have approximately 24 employees and operate daily from 6:00 am to 
12:00 am with approximately 250 daily visitors and 1,500 weekly visitors. (HEM 1.14). 
 
The application for CUP 2025-018 was submitted to the Benton County Planning Division on 
October 10, 2025. (HEM 1.3) 
 
The application was declared complete for processing on October 10, 2025. (HEM 1.5) 
 
The application documents were distributed to reviewing agencies on October 10, 2025. (HEM 
1.6) 
 
As a result of comments received from the Benton County Public Works Department regarding 
the associated SEPA Environmental Checklist review, the application for CUP 2025-018 was 
determined to need additional processing time on October 30, 2025. (HEM 1.11) 
 
An updated comment from the Benton County Public Works Department was submitted to the 
Benton County Planning Division on January 7, 2026. (HEM 1.12) 
 
A Mitigated Determination of Non-Significance for EA 2025-020 was issued on February 13, 2026. 
(HEM 1.13) 
 
The Benton County Hearings Examiner Notice of Open Record Hearing for application CUP 2025-
018 was published on February 11, 2026 the Prosser Record Bulletin. (HEM 1.16) 
 
The Notice was mailed to property owners of record within 300 feet of the outer boundaries of the 
parcel on February 6, 2026. 
 
The Open Record Hearing is scheduled for February 27, 2026. 
 
APPLICABLE STANDARDS/ORDINANCES: 
 
1. Benton County Comprehensive Plan 

3.3.2.3 Rural Land Use Designations 

Rural Commercial encompasses all commercial lands in Benton County. This includes 
general commercial uses and commercial areas primarily along Interstate 82. The purpose 
of this land use is to provide retail goods and services to regional trade areas, serve 
highway travelers, and provide convenience services to residents. Uses include motels, 
truck stops, service stations, restaurants, and fast food. 
 

2. Benton County Code (BCC) 
Title 11 Zoning 
Chapter 11.31 Interchange Commercial District (IC) 
Section 11.31.060 Uses Requiring a Conditional Use Permit  
(h) Commercial Recreational Facility. 
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Chapter 11.03 Definitions 
(45) "Commercial Recreational Facility” means a parcel of land or structures used to 
generate revenue in return for access to recreational facilities such as: batting cages, 
billiard parlors; bowling alleys, fishing and fly casting ponds, golf driving ranges, golf pitch 
and putt courses, lawn and court games, miniature golf courses, skating rinks, tennis 
courts, swim parks, sports fields, gymnasiums, and other similar recreational uses. 
 
Chapter 11.50.040 Conditional Use. 
Section 11.50.040 (a) Conditional Use Permit- General Standards.  
The conditional use permit application process allows the Hearings Examiner to review 
the location and design of certain proposed uses, the configuration of improvements, and 
the potential impacts on the surrounding area. The application process also allows the 
Hearings Examiner to ensure that development in each zoning district protects the integrity 
of that district. The notice, hearing, decision, and enforcement procedures are as set forth 
herein and in BCC 11.50.050.  
 
Certain uses are classified as conditional uses because of their unusual nature, infrequent 
occurrence, special requirements, or potentially significant impacts to the environment, 
public infrastructure, or adjacent properties, and/or possible safety hazards and other 
similar reasons.  

 
Once granted, a conditional use permit may be transferred by a holder thereof after written 
notice to the Hearings Examiner; provided the use and location must remain the same 
and the transferee must continue to comply with the conditions of the permit and, if 
applicable, the requirements set forth in Chapter 11.51 BCC. 
 
Section 11.50.040 (d) Conditional Use Permit- Permit Granted Or Denied.   
A conditional use permit shall be granted only if the Hearings Examiner can make findings 
of fact based on the evidence presented sufficient to allow the Hearings Examiner to 
conclude that, as conditioned, the proposed use: 

(1) Is compatible with other uses in the surrounding area or is no more 
incompatible than are any other outright permitted uses in the applicable 
zoning district. 

(2) Will not materially endanger the health, safety, and welfare of the 
surrounding community to an extent greater than that associated with any 
other permitted uses in the applicable zoning district. 

(3) Would not cause the pedestrian and vehicular traffic associated with the 
use to conflict with existing and anticipated traffic in the neighborhood to 
an extent greater than that associated with any other permitted uses in the 
applicable zoning district. 

(4) Will be supported by adequate service facilities and would not adversely 
affect public services to the surrounding area; and 

(5) Would not hinder or discourage the development of permitted uses on 
neighboring properties in the applicable zoning district as a result of the 
location, size or height of the buildings, structures, walls, or required fences 
or screening vegetation to a greater extent than other permitted uses in the 
applicable zoning district. 

 
It is the applicant's burden to present sufficient evidence to allow the above conclusions 
to be made.  If such evidence is not presented or all necessary reasonable conditions are 
not identified by the applicant so as to allow the Hearings Examiner to make the 
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conclusions required above, the conditional use application shall be denied. 
 

PUBLIC NOTICE: 
 
The Public Notice Requirements for this application as per BCC 11.50.050(b) are as follows:  
 
1. The Planning Division shall provide written notification for an open record hearing, subject 

to the rules and regulations set forth in RCW 36.70.  Written notice shall be mailed at least 
twelve (12) days in advance of the open record hearing to the applicant and the owner of 
the parcel(s) to which the proposed variance or conditional use permit would apply, and 
to all owners of real property, as shown in the records of the Benton County Assessor, 
located within a distance of three hundred (300) feet of any portion of the applicable 
parcel, provided that if the owner of the parcel for which the proposed variance or 
conditional use permit is requested owns another parcel or parcels adjacent the parcel at 
issue, notification shall be mailed to owners of real property located within three hundred 
(300) feet of any portion of such adjacent parcels as well.  Failure to receive the notice 
shall not invalidate any proceedings or decision in connection with the proposed variance 
or conditional use permit. Notices addressed to the last known owner of record as shown 
on the County Assessor's records shall be deemed proper notice to the owner of such 
property; and, 

 
2. By publication of a legal notice in a newspaper of general circulation in the County at least 

ten (10) days prior to the open record hearing date. 
 
 

PUBLIC COMMENTS: 
 
1. The Notice was mailed to property owners of record within 300 feet of the outer 

boundaries of the parcel on February 6, 2026. 
 
AGENCY COMMENTS: 
 
1. The application documents were distributed to the following reviewing agencies on  

October 10, 2025: 
a. Benton County Building Division  
b. Benton County Code Enforcement 
c. Benton County Fire District #1 
d. Benton County Fire Marshal  
e. Benton County Public Works Department 
f. Benton-Franklin Health District 
g. Benton PUD 
h. City of Kennewick 
i. City of Richland  
j. Kennewick Irrigation District  

  
2. The following comment was received from the Benton County Building Division on 

October 13, 2025 (HEM 1.8): 
a. Project must comply with all current Benton County building and fire codes. 
b. Please contact the Building Division at (509) 735-3500 for more information. 

3. The following comments were received from the Kennewick Irrigation District on October 
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15, 2025 (HEM 1.9): 
a. This parcel is within the Kennewick Irrigation District (KID) boundaries, but is not 

considered irrigable lands; therefore, the Kennewick Irrigation District does not 
assess them. 

i. A water allotment is not assigned to this property. Water for a new 
allotment is unavailable at this location. 

b. Please note that permanent structures are not allowed within irrigation easements. 
c. Please protect all existing irrigation facilities. 
d. Please contact the Kennewick Irrigation District at (509) 586-9111 for more 

information. 

4. The following comments were received from the Benton Public Utility District on 
October 27, 2025 (HEM 1.10): 

a. Developer needs to contact Benton PUD for power design and to give contact info. 
b. Developer needs to provide one-line, power service size and voltage needed.  
c. 10ft minimum width easement required for transformer. 
d. Please contact Benton PUD at (509) 582-2175 for more information. 

5. The following comment was received from the Benton County Fire Marshal on February 
17, 2026 (HEM 1.14): 

a. The proposed commercial structure housing “The Flying Pickle” will have to 
comply with Benton County Code 3.16 & 3.18, IFC, and the NFPA. During 
preapplication meetings it has been determined that the proposed structure will 
need to install a fire sprinkler system and an associated alarm system. The 
building will also need a fire access road for fire apparatus to gain access to within 
150’ of any point of the structure. 

b. Please contact Benton County Fire Marshal at (509) 735-3500 for more 
information. 

6. The following are general comments from the Benton County Planning Division: 
a. The project is located in a Shrub-steppe Priority Habitat Area which requires all 

development to mitigate for any loss of habitat caused by the development to 
ensure no net loss of ecological function. 

b. The applicant has chosen to mitigate shrub-steppe impacts associated with the 
development by paying a fee-in-lieu to the Benton Conservation District consistent 
with the programmatic MOU dated October 28, 2025.  The applicant is required to 
provide a fully executed conservation district agreement to the Planning Division 
prior to the issuance of any building permits for the pickle ball facility. 

 

FINDINGS OF FACT AND CONDITIONS OF APPROVAL: 
 
The following Findings of Fact and Conditions of Approval are based on comments received up 
to the date of this staff memo. Any comments received after the completion of this staff memo or 
submitted during the advertised public hearing for CUP 2025-018 will need to be considered by 
the Hearings Examiner and may be added to the suggested Findings of Fact and Conditions of 
Approval as set forth below. The Hearings Examiner may decide to adopt these as their own or 
amend/add to these Findings of Fact and Conditions of Approval after holding the open public 
hearing. 
 
Based on the information received to date, Planning staff recommends approval of the applicant’s 
request with the following suggested findings of fact and conditions of approval: 
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SUGGESTED FINDINGS OF FACT 
 
1. The applicant is seeking a Conditional Use Permit (CUP) under BCC 11.31.060(h) which 

allows for commercial recreational facilities in the Interchange Commercial Zoning District 
(IC). 

2. If granted, this CUP would allow for the landowner to operate an indoor pickleball facility 
(“The Flying Pickle”) in the Kennewick area of unincorporated Benton County. 

3. The applicant is Knutzen Engineering, 5401 Ridgeline Drive Suite 160 Kennewick, WA 
99338. 

4. The owner is 5D Development at Cottonwood 1 LLC, 410 Fanning Rd, Pasco, WA 99301. 

5. The site is located approximately 0.20 miles northwest of the intersection of Wiser Pkwy 
and Badger Rd in the Kennewick area of unincorporated Benton County, Washington. 

6. The property is zoned Interchange Commercial Zoning District (IC). 

7. The subject parcel is approximately 4.07 acres in size. 

8. The parcel is legally described as Lot 4 of Short Plat 3744. 

9. The proposed pickleball facility would operate within a 52,322 sq. ft. commercial building 
and utilize a 131-stall parking lot.  

10. The commercial building to be utilized will include 20 pickleball courts, a concessions area, 
locker rooms/restrooms, a flex room, office, and a reception/ProShop area.  

11. The concession area will serve cantina-style breakfast, lunch, and dinner.  

12. The proposed ProShop will sell pickleball merchandise, clothing, and accessories.  

13. The proposed pickleball facility is expected to have approximately 24 employees.  

14. The proposed facility will operate daily from 6:00 am to 12:00 am with approximately 250 
daily visitors and 1,500 weekly visitors. 

15. Public notice and application requirements have been met per BCC 11.50 Variance and 
Conditional Use. 

16. The proposed commercial recreational facility is allowable by Conditional Use Permit if 
approved by the Benton County Hearings Examiner. 

17. The proposed commercial recreational facility complies with Benton County Building 
Division standards and requirements. 

18. The application for CUP 2025-018 is consistent with the Growth Management Act. 

19. The application for CUP 2025-018 is consistent with the goals and policies of the Benton 
County Comprehensive Plan. 

20. The application for CUP 2025-018 is consistent with the requirements of the Benton 
County Zoning Code. 

21. The proposed commercial recreational facility is compatible with other uses in the 
surrounding area and is no more incompatible than any other outright permitted uses in 
the applicable zoning district. 

a. Subject to potential mitigating measures as determined by the Hearings Examiner. 
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22. The proposed commercial recreational facility will not materially endanger the health, 
safety, and welfare of the surrounding community to an extent greater than that associated 
with any other permitted uses in the applicable zoning district. 

23. The pedestrian and vehicular traffic caused by the proposed commercial recreational 
facility will not conflict with existing and anticipated traffic in the neighborhood to an extent 
greater than that associated with any other permitted uses in the applicable zoning district. 

24. The proposed commercial recreational facility will not adversely affect public services to 
the surrounding area. 

25. The proposed commercial recreational facility will not hinder or discourage the 
development of permitted uses on neighboring properties in the applicable zoning district 
as a result of the location, size or height of the buildings, structures, walls, or required 
fences or screening vegetation to a greater extent than other permitted uses in the 
applicable zoning district.  

a. Subject to potential mitigating measures as determined by the Hearings Examiner. 

 
SUGGESTED CONDITIONS OF APPROVAL 

1. The activities on the site shall comply with the submitted site plan and materials submitted 
for this application, including but not limited to: 

a. Benton County Conditional Use Permit application. 
b. Benton County SEPA Environmental Checklist. 

2. The applicant shall provide written consent to the Planning Division from the legal 
landowner (if different from applicant) granting permission for the operation of the 
conditional use prior to issuance of the CUP permit. 

3. Meet and comply with the Benton County Planning Division requirement of compliance 
with all critical area requirements of the Benton County Planning and Building Divisions 
for all associated building permits.  

a. The applicant has chosen to mitigate shrub-steppe impacts associated with the 
development by paying a fee-in-lieu to the Benton Conservation District consistent 
with the programmatic MOU dated October 28, 2025. The applicant is required to 
provide a fully executed conservation district agreement to the Planning Division 
prior to the issuance of any building permits for the pickle ball facility.  

4. Any proposed outdoor lighting associated with this CUP shall be directed downward to 
avoid unnecessary glare on neighboring parcels and I-82. 

5. Any outdoor advertising or motorist signing considered for this project will need to comply 
with state criteria.  

6. All required development permits shall be obtained and final approvals granted prior to the 
commencement of business activities. This includes approval of permits required by the 
following, as applicable: 

a. Benton County Building Division; for building permits. 
b. Benton County Fire Marshal; for fire and safety regulations. 
c. Benton County Public Works; for a road approach permit. 
d. Benton Franklin Health District. 
e. Benton Clean Air Agency. 
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7. Future construction or activities associated with this conditional use require review under 
the Benton County Zoning Ordinance. Applicants shall contact the Planning Division prior 
to any construction or changes in activities on site. 

8. The project facility shall follow the rules and regulations of the Benton-Franklin Health 
District at all times, including standards for drinking water, on-site sewage systems, and 
BFHD standards. 

 
TIME TO COMPLETE CONDITIONS OF APPROVAL:  
The applicant shall have one year to meet all of the Conditions of Approval.  
 
If all conditions of approval have not been met and the Planning Division does not issue the 
Conditional Use Permit within one (1) year from the time the Hearings Examiner has conditionally 
approved the Conditional Use Permit, the Hearings Examiner may declare its approval null and 
void at a regular Hearings Examiner meeting. Prior to doing so, the applicant shall be notified in 
writing at the applicant’s last known address at least twelve (12) days in advance of the upcoming 
Hearings Examiner meeting. 
 
TRANSFERABILITY 
This Conditional Use Permit is transferable by the holder.  
 
Should the legal landowner of the parcel change at any time during the life of this Conditional Use 
Permit the new property owner must provide their written request to the Planning Division for the 
continuation or termination of the CUP.  
 
Should a new applicant wish to continue operating the CUP, the new applicant must update the 
Conditional Use Permit application, accept the Conditions of Approval in writing, submit written 
consent from the legal landowner (if different from applicant) and be approved by the Planning 
Manager prior to transfer of the permit being allowed. 
 
VIOLATIONS OF CONDITIONS OF APPROVAL:  
The applicant/owner shall continue to meet all conditions of this Conditional Use Permit while 
CUP 2025-018 is in effect. 
 
Any violation of the conditions of approval will be processed in accordance with BCC Title 11, 
Chapter 11.43 Administration and Disposition of Infractions. If the Conditional Use Permit has 
been issued and violations exist, the Hearings Examiner may revoke the permit after an open 
record hearing with notice as set forth in BCC 11.50.050(b), as amended. This condition does not 
foreclose the County’s use of other enforcement mechanisms. 



SITE

CUP 2025-018 - KNUTZEN FLYING PICKLE - VICINITY MAP
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October 10, 2025 

Knutzen Engineering  Via Email: Paul@knutzenengineering.com 
C/O Paul Knutzen 
5401 Ridgeline Drive Suite 160  
Kennewick, WA 99338 

RE: Written Determination of Completeness 
File Number(s): CUP 2025-018 and EA 2025-020 

Dear Mr. Knutzen, 

This office is in receipt of your Conditional Use Permit application and SEPA Environmental checklist 
to operate The Flying Pickle, recreational facility in the Kennewick area of unincorporated, Benton 
County, Washington. We have determined that the required materials have been submitted and the 
application is complete. File numbers have been assigned (CUP 2025-018 and EA 2025-020) and 
the review process will now begin.  

Although this office has determined that your application is complete, more clarification or 
information may be needed from you as we go through the review process.  Additional information 
and/or permits may be required from other agencies including, but not limited to, the Benton County 
Building Division, the Benton-Franklin Health District, and the Washington State Department of 
Health. 

If you have any questions regarding this matter, do not hesitate to contact this office. 

Sincerely, 

________________________ 
Andrea Watts - Senior Planner 
Benton County Community Development Department 
Planning Division 

Cc: Mike@d9contractors.com 

Community Development Department   Planning Division 
102206 E Wiser Parkway (509) 786-5612

Kennewick, WA 99338      Planning.department@co.benton.wa.us 

www.co.benton.wa.us
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October 10, 2025 

Benton County Building Division   

Benton County Code Enforcement 

Benton County Fire District #1 

Benton County Fire Marshal  

Benton County Public Works Department  

Benton-Franklin Health District 

Benton PUD 

City of Kennewick 

City of Richland 

Kennewick Irrigation District 

RE: Agency review of a Conditional Use Permit application 

 File #:  CUP 2025-018 

 Parcel #:  1-1188-101-3744-005

Applicant: Knutzen Engineering 

Attached is a Conditional Use Permit application for your agency’s review. 

The applicant is proposing to construct a 52,490 square foot indoor pickleball facility and a 131 

space parking lot.  The facility will be designed for 19 pickleball courts supported by restrooms and 

changing rooms with lockers and showers, a kitchen and a pro shop. The facility will be located at 

107855 E Detrick PR SE in the Kennewick area of unincorporated Benton County within the 

Industrial Commercial Zoning District. Parcel number 1-1188-101-3744-005. 

PLEASE SUBMIT YOUR COMMENTS to Planning.department@co.benton.wa.us by October 24, 

2025. Please reference file number CUP 2025-018 in all correspondence.   

If you have any questions or need more time to review the application, please contact the Planning 

Division at (509) 786-5612 or to the email above.   

Thank you, 

Benton County Planning Division 

Community Development Department   Planning Division 
102206 E Wiser Parkway (509) 786-5612

Kennewick, WA 99338      Planning.department@co.benton.wa.us 

www.co.benton.wa.us
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Nikki Relyea

From: Bridget Kelsay <Bridget.Kelsay@bfhd.wa.gov>
Sent: Friday, October 10, 2025 1:34 PM
To: Planning Department
Subject: [EXTERNAL] Agency Review - CUP 2025-018 - The Flying Pickle
Attachments: 27853 Permit.pdf

Follow Up Flag: Follow up
Flag Status: Flagged

Good afternoon, 

I do not have any additional comments in regard to the pickle ball court. See attached for the permit that 
was issued for sewage disposal system.  

Bridget Kelsay, EHS I 
Land Use, Sewage and Water Section 

Benton-Franklin Health District 
7102 W. Okanogan Place 
Kennewick, WA 99336 
p: 509.460.4316 
c: 509.537.5731 

www.bfhd.wa.gov   Bridget.kelsay@bfhd.wa.gov 

Follow us on   
IMPORTANT: Email coming & going from our agency is not protected, thus client information can not be 
shared in this format. Please use voicemail or fax for client communication. The contents of this email 
and any attachments are confidential. They are intended for the named recipient(s) only. If you have 
received this email in error, please notify the system manager or the sender immediately and do not 
disclose the contents to anyone or make copies thereof.  
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Nikki Relyea

From: Troy Taylor
Sent: Monday, October 13, 2025 8:48 AM
To: Planning Department
Subject: RE: Agency Review - CUP 2025-018 - The Flying Pickle

Building- comply with all current Benton County and fire codes. 

From: Planning Department <Planning.Department@co.benton.wa.us>  
Sent: Friday, October 10, 2025 11:17 AM 
To: Brad O'Brien <Brad.Obrien@co.benton.wa.us>; Troy Taylor <Troy.Taylor@co.benton.wa.us>; Gary Tiplady 
<Gary.Tiplady@co.benton.wa.us>; scott@bentonone.org; Code Enforcement <code.enforcement@co.benton.wa.us>; 
Code Enforcement <code.enforcement@co.benton.wa.us>; Dylan Krantz <Dylan.Krantz@co.benton.wa.us>; Shane 
Elledge <Richard.Elledge@co.benton.wa.us>; Benton Franklin Health District - JoDee Peyton <Jodeer@bfhd.wa.gov>; 
erin.hockaday@bfhd.wa.gov; Jack Howard <jack.howard@bfhd.wa.gov>; deana.chiodo@bfhd.wa.gov; Benton PUD - 
Chad Brooks <brooksc@bentonpud.org>; City of Kennewick - CEDInfo <cedinfo@ci.kennewick.wa.us>; City of Richland - 
Stevens, Mike <mstevens@CI.RICHLAND.WA.US>; Kennewick Irrigation District - Application and SEPA Review 
(development@kid.org) <development@kid.org> 
Subject: Agency Review - CUP 2025-018 - The Flying Pickle 

Good morning, 

Attached you will find the necessary application materials for Paul Knutzen on behalf of D9 
Development, who is requesting a Conditional Use Permit to construct a Recreational Facility at 107855 
E Detrick PR SE in Kennewick, WA 99338. 

Please review and provide any comments by October 24, 2025. 

This project will also be associated with a SEPA Environmental checklist which will have a separate file 
number and comment period. 

Have a wonderful rest of your day, 

Nikki Relyea 
Permit Technician 
Benton County Community Development Department 
Planning Division 
Nikki.Relyea@co.benton.wa.us 
Planning.Department@co.benton.wa.us 
(509) 786-5612
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2015 South Ely Street 

Kennewick, WA  99337 

Customer Service 509-586-9111 

Business 509-586-6012 

FAX 509-586-7663 

www.kid.org 

October 15, 2025 

Nikki Relyea, Permit Technician 

Benton County Community Development Department - Planning Division 

102206 E Wiser Parkway 

Kennewick, WA 99338 

Subject: Review Comments for CUP 2025-018 - The Flying Pickle 

Dear Ms. Relyea: 

The Kennewick Irrigation District has received a Conditional Use Permit to construct a 

recreational facility. This project is located at 107855 E Detrick PR, Kennewick, WA 99338. 

1. This parcel is within the Kennewick Irrigation District (KID) boundaries, but is not

considered irrigable lands; therefore, the Kennewick Irrigation District does not assess

them.

a. A water allotment is not assigned to this property. Water for a new allotment is

unavailable at this location.

2. Please note that permanent structures are not allowed within irrigation easements.

3. Please protect all existing irrigation facilities.

If you have any questions regarding these comments, please contact me at the address/phone 

number listed above. 

Sincerely, 

Daniel Tissell, P.E. 

Engineering Manager 

cc: LB\correspondence\File: [11-8-28] 

Applicant via mail – Paul Knutzen, 5401 Ridgeline Dr. Unit# 160, Kennewick, WA 99338 

HEM 1.9
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Nikki Relyea

From: Chad Brooks <brooksc@bentonpud.org>
Sent: Monday, October 27, 2025 9:07 AM
To: Planning Department
Cc: Paul Knutzen
Subject: [EXTERNAL] RE: [E] Agency Review - CUP 2025-018 - The Flying Pickle
Attachments: RE: [E] RE: New Flying Pickle Project Power?

Developer needs to contact Benton PUD for power design and to give contact info. 
Developer needs to provide one-line, power service size and voltage needed. 
10ft minimum width easement required for transformer. 

I attached earlier email to Paul Knutzen on this project. Below is screen shot of BPUD map. 

HEM 1.10
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Chad Brooks 
Distribution Design Tech II 
Benton PUD 
Email: brooksc@bentonpud.org 
Main # (509)582-2175 
Direct # (509)582-1233 
My Hours Mon-Thur 6:30am-5pm 
Benton PUD offices closed on Fridays 
 



Community Development Department  Planning Division 

102206 E Wiser Parkway  (509) 786-5612

Kennewick, WA 99338   Planning.department@co.benton.wa.us

October 30, 2025 

Knutzen Engineering  Via email: Paul@knutzenengineering.com 
C/O: Paul Knutzen 
5401 Ridgeline Drive Suite 160 
Kennewick, WA 99338 

RE: Written Notification of Application Hold for file EA 2025-020 and CUP 2025-018 

Dear Applicant, 

During the review of your applications (EA 2025-020 and CUP 2025-018) the Washington Department 
of Fish and Wildlife submitted comments on October 28, 2025, requesting a critical area report to be 
provided or for the applicant work with WDFW on an alternative. Additionally, the Benton County Public 
Works Department submitted comments on October 22, 2025, requesting a Traffic Impact Analysis be 
provided. 

While you are working to meet the requirements of the Washington Department of Fish and Wildlife 
and the Benton County Public Works Department, the Planning Division will place a hold on your above 
referenced applications for six (6) months from the date of this letter. This will allow you the necessary 
time to provide this office with the reports requested. When the Washington Department of Fish and 
Wildlife and the Benton County Public Works Department have provided the Planning Division 
verification that their requirements have been met the County’s environmental determination (EA 2025-
020) can be made and the Conditional Use Permit (CUP 2025-018) review can continue.

If you have any questions regarding this matter, please do not hesitate to contact the Planning Division 
at  509-786-5612 or  Planning.department@co.benton.wa.us. 

Sincerely, 

________________________________ 
Andrea S. Watts, Senior Planner 
Benton County Community Development Department 
Planning Division 

HEM 1.11
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Nikki Relyea

From: Shane Elledge
Sent: Wednesday, January 7, 2026 11:31 AM
To: Planning Department
Subject: RE: EA 2025-020 and CUP 2025-018 Hold

Good morning, 

Sory for the late response, this satisfies Public Works comments. 

Thank you. 

●

From: Planning Department <Planning.Department@co.benton.wa.us> 
Sent: Tuesday, December 23, 2025 9:54 AM 
To: Cristina Woods <Cristina.Woods@co.benton.wa.us>; Shane Elledge <Richard.Elledge@co.benton.wa.us> 
Subject: FW: EA 2025-020 and CUP 2025-018 Hold 

Good morning, 

We have received the requested traƯic impact study for the flying pickle (EA 2025-020 and CUP 2025-018). 

Can your oƯice please review and let Planning know if it satisfies your comment? 

Many thanks, 

HEM 1.12
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Type of peak hour being reported: Intersection Peak Method for determining peak hour: Total Entering Volume

LOCATION: Wiser Loop -- Wiser Pkwy QC JOB #: 17345003
CITY/STATE: Kennewick, WA DATE: Tue, Nov 18 2025

0 0

0 0 0

129 0 0 269

183 0.81 127

193 10 142 336

2 0 153

152 155

Peak-Hour: 7:40 AM -- 8:40 AM
Peak 15-Min: 8:20 AM -- 8:35 AM

0 0

0 0 0

7.8 0 0 7.1

6.6 7.1

7.3 20 7 8.3

50 0 10.5

7.9 11

0

0 0

0

0 0 0

0 0

0 0

0 0

0 0 0

N/A

N/A N/A

N/A

N/A

N/A N/A

N/A

5-Min Count
Period 

Beginning At

Wiser Loop
(Northbound)

Wiser Loop
(Southbound)

Wiser Pkwy
(Eastbound)

Wiser Pkwy
(Westbound) Total Hourly

Totals
Left Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U

7:00 AM 0 0 4 0 0 0 0 0 0 16 0 0 1 11 0 0 32
7:05 AM 0 0 10 0 0 0 0 0 0 12 0 0 0 3 0 0 25
7:10 AM 0 0 2 0 0 0 0 0 0 25 0 0 0 5 0 0 32
7:15 AM 0 0 4 0 0 0 0 0 0 26 0 0 6 2 0 0 38
7:20 AM 0 0 12 0 0 0 0 0 0 23 2 0 0 10 0 0 47
7:25 AM 0 0 12 0 0 0 0 0 0 16 1 0 7 11 0 0 47
7:30 AM 0 0 1 0 0 0 0 0 0 25 2 0 5 11 0 0 44
7:35 AM 0 0 6 0 0 0 0 0 0 21 0 0 9 4 0 0 40
7:40 AM 0 0 16 0 0 0 0 0 0 22 2 0 9 9 0 0 58
7:45 AM 0 0 5 0 0 0 0 0 0 27 4 0 8 16 0 0 60
7:50 AM 1 0 5 0 0 0 0 0 0 13 1 0 11 18 0 0 49
7:55 AM 0 0 6 0 0 0 0 0 0 14 0 0 13 14 0 0 47 519
8:00 AM 0 0 4 0 0 0 0 0 0 11 0 0 13 20 0 0 48 535
8:05 AM 0 0 4 0 0 0 0 0 0 9 0 0 9 4 0 0 26 536
8:10 AM 0 0 4 0 0 0 0 0 0 20 1 0 7 9 0 0 41 545
8:15 AM 0 0 7 0 0 0 0 0 0 17 2 0 9 6 0 0 41 548
8:20 AM 0 0 24 0 0 0 0 0 0 16 0 0 17 3 0 0 60 561
8:25 AM 1 0 20 0 0 0 0 0 0 13 0 0 20 8 0 0 62 576
8:30 AM 0 0 34 0 0 0 0 0 0 11 0 0 12 12 0 0 69 601
8:35 AM 0 0 24 0 0 0 0 0 0 10 0 0 14 8 0 0 56 617
8:40 AM 0 0 12 0 0 0 0 0 0 11 1 0 4 5 0 0 33 592
8:45 AM 0 0 13 0 0 0 0 0 0 12 0 0 2 6 0 0 33 565
8:50 AM 0 0 7 0 0 0 0 0 0 9 0 0 4 10 0 0 30 546
8:55 AM 0 0 3 0 0 0 0 0 0 9 0 0 3 11 0 0 26 525

Peak 15-Min
Flowrates

Northbound Southbound Eastbound Westbound
TotalLeft Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U

All Vehicles 4 0 312 0 0 0 0 0 0 160 0 0 196 92 0 0 764
Heavy Trucks 0 0 56 0 0 0 0 12 0 28 4 0 100

Buses
Pedestrians 0 0 0 0 0

Bicycles 0 0 0 0 0 0 0 0 0 0 0 0 0
Scooters

Comments:

Report generated on 11/26/2025 1:54 PM SOURCE: Quality Counts, LLC (http://www.qualitycounts.net) 1-877-580-2212
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Type of peak hour being reported: Intersection Peak Method for determining peak hour: Total Entering Volume

LOCATION: Wiser Loop -- Wiser Pkwy QC JOB #: 17345004
CITY/STATE: Kennewick, WA DATE: Tue, Nov 18 2025

0 0

0 0 0

186 0 0 269

144 0.75 176

148 4 93 282

10 0 138

97 148

Peak-Hour: 3:00 PM -- 4:00 PM
Peak 15-Min: 3:15 PM -- 3:30 PM

0 0

0 0 0

4.3 0 0 4.1

6.9 2.8

8.1 50 6.5 5.7

30 0 4.3

8.2 6.1

0

0 0

0

0 0 0

0 0

0 1

0 0

0 0 0

N/A

N/A N/A

N/A

N/A

N/A N/A

N/A

5-Min Count
Period 

Beginning At

Wiser Loop
(Northbound)

Wiser Loop
(Southbound)

Wiser Pkwy
(Eastbound)

Wiser Pkwy
(Westbound) Total Hourly

Totals
Left Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U

3:00 PM 1 0 4 0 0 0 0 0 0 17 0 0 14 14 0 0 50
3:05 PM 0 0 7 0 0 0 0 0 0 20 2 0 14 17 0 0 60
3:10 PM 0 0 5 0 0 0 0 0 0 9 1 0 12 15 0 0 42
3:15 PM 1 0 7 0 0 0 0 0 0 9 1 0 11 15 0 0 44
3:20 PM 2 0 34 0 0 0 0 0 0 12 0 0 10 17 0 0 75
3:25 PM 1 0 32 0 0 0 0 0 0 10 0 0 5 21 0 0 69
3:30 PM 1 0 11 0 0 0 0 0 0 9 0 0 3 14 0 0 38
3:35 PM 1 0 2 0 0 0 0 0 0 10 0 0 6 13 0 0 32
3:40 PM 0 0 9 0 0 0 0 0 0 9 0 0 4 11 0 0 33
3:45 PM 0 0 9 0 0 0 0 0 0 15 0 0 5 15 0 0 44
3:50 PM 2 0 10 0 0 0 0 0 0 8 0 0 1 5 0 0 26
3:55 PM 1 0 8 0 0 0 0 0 0 16 0 0 8 19 0 0 52 565
4:00 PM 0 0 12 0 0 0 0 0 0 21 0 0 0 12 0 0 45 560
4:05 PM 0 0 13 0 0 0 0 0 0 12 0 0 4 22 0 0 51 551
4:10 PM 0 0 4 0 0 0 0 0 0 10 0 0 6 14 0 0 34 543
4:15 PM 0 0 5 0 0 0 0 0 0 13 0 0 6 19 0 0 43 542
4:20 PM 0 0 2 0 0 0 0 0 0 12 0 0 3 19 0 0 36 503
4:25 PM 0 0 1 0 0 0 0 0 0 25 0 0 2 16 0 0 44 478
4:30 PM 0 0 1 0 0 0 0 0 0 29 0 0 6 12 0 0 48 488
4:35 PM 0 0 4 0 0 0 0 0 0 19 0 0 2 18 0 0 43 499
4:40 PM 0 0 2 0 0 0 0 0 0 11 0 0 1 13 0 0 27 493
4:45 PM 0 0 3 0 0 0 0 0 0 12 0 0 6 20 0 0 41 490
4:50 PM 0 0 8 0 0 0 0 0 0 14 1 0 6 18 0 0 47 511
4:55 PM 0 0 0 0 0 0 0 0 0 17 0 0 3 12 0 0 32 491
5:00 PM 0 0 2 0 0 0 0 0 0 19 0 0 4 17 0 0 42 488
5:05 PM 0 0 5 0 0 0 0 0 0 18 0 0 8 19 0 0 50 487
5:10 PM 0 0 6 0 0 0 0 0 0 9 0 0 4 17 0 0 36 489
5:15 PM 1 0 0 0 0 0 0 0 0 10 0 0 5 27 0 0 43 489
5:20 PM 0 0 0 0 0 0 0 0 0 8 0 0 3 29 0 0 40 493
5:25 PM 1 0 1 0 0 0 0 0 0 11 0 0 7 25 0 0 45 494
5:30 PM 1 0 4 0 0 0 0 0 0 13 0 0 4 17 0 0 39 485
5:35 PM 0 0 3 0 0 0 0 0 0 16 0 0 5 18 0 0 42 484
5:40 PM 0 0 3 0 0 0 0 0 0 8 0 0 4 11 0 0 26 483
5:45 PM 1 0 10 0 0 0 0 0 0 12 0 0 8 9 0 0 40 482
5:50 PM 0 0 1 0 0 0 0 0 0 7 0 0 3 15 0 0 26 461
5:55 PM 0 0 5 0 0 0 0 0 0 15 0 0 4 13 0 0 37 466
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Peak 15-Min
Flowrates

Northbound Southbound Eastbound Westbound
TotalLeft Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U

All Vehicles 16 0 292 0 0 0 0 0 0 124 4 0 104 212 0 0 752
Heavy Trucks 4 0 8 0 0 0 0 16 0 16 4 0 48

Buses
Pedestrians 0 0 0 0 0

Bicycles 0 0 0 0 0 0 0 0 0 0 4 0 4
Scooters

Comments:

Report generated on 11/26/2025 1:54 PM SOURCE: Quality Counts, LLC (http://www.qualitycounts.net) 1-877-580-2212
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Type of peak hour being reported: Intersection Peak Method for determining peak hour: Total Entering Volume

LOCATION: E Badger Rd -- Wiser Pkwy QC JOB #: 17345005
CITY/STATE: Kennewick, WA DATE: Tue, Nov 18 2025

339 480

266 73 0

273 327 0 0

0 0.89 0

334 7 0 0

7 153 0

80 160

Peak-Hour: 7:40 AM -- 8:40 AM
Peak 15-Min: 7:40 AM -- 7:55 AM

6.5 6.3

6.8 5.5 0

7 6.7 0 0

0 0

6.6 0 0 0

14.3 5.2 0

5 5.6

0

0 0

0

0 0 0

0 0

0 0

0 0

0 0 0

N/A

N/A N/A

N/A

N/A

N/A N/A

N/A

5-Min Count
Period 

Beginning At

E Badger Rd
(Northbound)

E Badger Rd
(Southbound)

Wiser Pkwy
(Eastbound)

Wiser Pkwy
(Westbound) Total Hourly

Totals
Left Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U

7:00 AM 0 11 0 0 0 6 12 0 19 0 0 0 0 0 0 0 48
7:05 AM 0 29 0 0 0 4 3 0 22 0 0 0 0 0 0 0 58
7:10 AM 0 20 0 0 0 2 7 0 23 0 0 0 0 0 0 0 52
7:15 AM 1 13 0 0 0 2 6 0 36 0 0 0 0 0 0 0 58
7:20 AM 0 17 0 0 0 4 11 0 33 0 0 0 0 0 0 0 65
7:25 AM 0 17 0 0 0 3 19 0 27 0 0 0 0 0 0 0 66
7:30 AM 0 21 0 0 0 2 15 0 31 0 0 0 0 0 0 0 69
7:35 AM 1 16 0 0 0 7 15 0 24 0 0 0 0 0 0 0 63
7:40 AM 0 25 0 0 0 5 18 0 33 0 1 0 0 0 0 0 82
7:45 AM 0 13 0 0 0 3 26 0 41 0 0 0 0 0 0 0 83
7:50 AM 1 14 0 0 0 7 27 0 19 0 0 0 0 0 0 0 68
7:55 AM 1 12 0 0 0 8 26 0 23 0 0 0 0 0 0 0 70 782
8:00 AM 0 13 0 0 0 7 34 0 14 0 1 0 0 0 0 0 69 803
8:05 AM 0 12 0 0 0 6 14 0 13 0 0 0 0 0 0 0 45 790
8:10 AM 1 13 0 0 0 3 13 0 22 0 0 0 0 0 0 0 52 790
8:15 AM 0 13 0 0 0 7 16 0 17 0 0 0 0 0 0 0 53 785
8:20 AM 1 9 0 0 0 8 22 0 46 0 1 0 0 0 0 0 87 807
8:25 AM 2 11 0 0 0 6 24 0 28 0 2 0 0 0 0 0 73 814
8:30 AM 1 9 0 0 0 4 25 0 32 0 1 0 0 0 0 0 72 817
8:35 AM 0 9 0 0 0 9 21 0 39 0 1 0 0 0 0 0 79 833
8:40 AM 0 15 0 0 0 3 11 0 25 0 1 0 0 0 0 0 55 806
8:45 AM 1 15 0 0 0 2 7 0 26 0 1 0 0 0 0 0 52 775
8:50 AM 0 11 0 0 0 3 15 0 16 0 0 0 0 0 0 0 45 752
8:55 AM 0 5 0 0 0 8 13 0 12 0 0 0 0 0 0 0 38 720

Peak 15-Min
Flowrates

Northbound Southbound Eastbound Westbound
TotalLeft Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U

All Vehicles 4 208 0 0 0 60 284 0 372 0 4 0 0 0 0 0 932
Heavy Trucks 0 4 0 0 8 16 8 0 0 0 0 0 36

Buses
Pedestrians 0 0 0 0 0

Bicycles 0 0 0 0 0 0 0 0 0 0 0 0 0
Scooters

Comments:

Report generated on 11/26/2025 1:54 PM SOURCE: Quality Counts, LLC (http://www.qualitycounts.net) 1-877-580-2212
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Type of peak hour being reported: Intersection Peak Method for determining peak hour: Total Entering Volume

LOCATION: E Badger Rd -- Wiser Pkwy QC JOB #: 17345006
CITY/STATE: Kennewick, WA DATE: Tue, Nov 18 2025

471 401

270 201 0

273 273 0 0

0 0.89 0

282 9 0 0

3 128 0

210 131

Peak-Hour: 3:00 PM -- 4:00 PM
Peak 15-Min: 3:20 PM -- 3:35 PM

3.8 5.2

4.1 3.5 0

4.4 6.2 0 0

0 0

6.4 11.1 0 0

33.3 3.1 0

3.8 3.8

0

0 0

0

0 0 0

0 0

0 0

0 0

0 0 0

N/A

N/A N/A

N/A

N/A

N/A N/A

N/A

5-Min Count
Period 

Beginning At

E Badger Rd
(Northbound)

E Badger Rd
(Southbound)

Wiser Pkwy
(Eastbound)

Wiser Pkwy
(Westbound) Total Hourly

Totals
Left Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U

3:00 PM 0 12 0 0 0 20 28 0 21 0 0 0 0 0 0 0 81
3:05 PM 0 10 0 0 0 23 32 0 21 0 1 0 0 0 0 0 87
3:10 PM 0 7 0 0 0 18 29 0 14 0 0 0 0 0 0 0 68
3:15 PM 1 8 0 0 0 15 24 0 14 0 1 0 0 0 0 0 63
3:20 PM 1 12 0 0 0 9 29 0 34 0 1 0 0 0 0 0 86
3:25 PM 0 8 0 0 0 14 23 0 45 0 2 0 0 0 0 0 92
3:30 PM 0 10 0 0 0 12 15 0 31 0 1 0 0 0 0 0 69
3:35 PM 1 15 0 0 0 15 17 0 11 0 1 0 0 0 0 0 60
3:40 PM 0 8 0 0 0 29 16 0 17 0 1 0 0 0 0 0 71
3:45 PM 0 9 0 0 0 14 21 0 24 0 0 0 0 0 0 0 68
3:50 PM 0 15 0 0 0 14 15 0 6 0 0 0 0 0 0 0 50
3:55 PM 0 14 0 0 0 18 21 0 35 0 1 0 0 0 0 0 89 884
4:00 PM 0 17 0 0 0 12 12 0 31 0 0 0 0 0 0 0 72 875
4:05 PM 0 8 0 0 0 15 24 0 28 0 2 0 0 0 0 0 77 865
4:10 PM 0 13 0 0 0 14 19 0 14 0 0 0 0 0 0 0 60 857
4:15 PM 0 10 0 0 0 20 26 0 16 0 0 0 0 0 0 0 72 866
4:20 PM 0 4 0 0 0 17 23 0 16 0 0 0 0 0 0 0 60 840
4:25 PM 0 12 0 0 0 19 17 0 24 0 0 0 0 0 0 0 72 820
4:30 PM 0 14 0 0 0 16 18 0 28 0 0 0 0 0 0 0 76 827
4:35 PM 0 9 0 0 0 27 21 0 22 0 0 0 0 0 0 0 79 846
4:40 PM 0 6 0 0 0 26 14 0 17 0 0 0 0 0 0 0 63 838
4:45 PM 0 11 0 0 0 10 25 0 17 0 0 0 0 0 0 0 63 833
4:50 PM 0 12 0 0 0 15 25 0 18 0 2 0 0 0 0 0 72 855
4:55 PM 0 14 0 0 0 21 13 0 20 0 0 0 0 0 0 0 68 834
5:00 PM 0 14 0 0 0 13 26 0 19 0 0 0 0 0 0 0 72 834
5:05 PM 0 10 0 0 0 19 23 0 23 0 1 0 0 0 0 0 76 833
5:10 PM 0 4 0 0 0 22 22 0 17 0 0 0 0 0 0 0 65 838
5:15 PM 1 3 0 0 0 15 34 0 11 0 0 0 0 0 0 0 64 830
5:20 PM 0 8 0 0 0 12 30 0 8 0 1 0 0 0 0 0 59 829
5:25 PM 1 13 0 0 0 19 30 0 13 0 0 0 0 0 0 0 76 833
5:30 PM 0 12 0 0 0 28 24 0 19 0 0 0 0 0 0 0 83 840
5:35 PM 1 13 0 0 0 21 22 0 18 0 2 0 0 0 0 0 77 838
5:40 PM 0 7 0 0 0 17 17 0 13 0 0 0 0 0 0 0 54 829
5:45 PM 0 9 0 0 0 20 18 0 24 0 0 0 0 0 0 0 71 837
5:50 PM 0 9 0 0 0 7 16 0 11 0 0 0 0 0 0 0 43 808
5:55 PM 0 7 0 0 0 13 18 0 19 0 0 0 0 0 0 0 57 797
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Peak 15-Min
Flowrates

Northbound Southbound Eastbound Westbound
TotalLeft Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U

All Vehicles 4 120 0 0 0 140 268 0 440 0 16 0 0 0 0 0 988
Heavy Trucks 0 0 0 0 4 24 40 0 4 0 0 0 72

Buses
Pedestrians 0 0 0 0 0

Bicycles 0 0 0 0 0 0 0 0 0 0 0 0 0
Scooters

Comments:

Report generated on 11/26/2025 1:54 PM SOURCE: Quality Counts, LLC (http://www.qualitycounts.net) 1-877-580-2212
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Type of peak hour being reported: Intersection Peak Method for determining peak hour: Total Entering Volume

LOCATION: Detrick PR -- Wiser Pkwy QC JOB #: 17345001
CITY/STATE: Kennewick, WA DATE: Tue, Nov 18 2025

2 3

0 0 2

121 0 3 124

245 0.82 121

245 0 0 247

0 0 0

0 0

Peak-Hour: 7:05 AM -- 8:05 AM
Peak 15-Min: 7:40 AM -- 7:55 AM

0 33.3

0 0 0

9.1 0 33.3 9.7

7.3 9.1

7.3 0 0 7.3

0 0 0

0 0

0

0 0

0

0 0 0

0 0

0 0

0 0

0 0 0

N/A

N/A N/A

N/A

N/A

N/A N/A

N/A

5-Min Count
Period 

Beginning At

Detrick PR
(Northbound)

Detrick PR
(Southbound)

Wiser Pkwy
(Eastbound)

Wiser Pkwy
(Westbound) Total Hourly

Totals
Left Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U

7:00 AM 0 0 0 0 0 0 0 0 0 16 0 0 0 11 0 0 27
7:05 AM 0 0 0 0 1 0 0 0 0 11 0 0 0 3 0 0 15
7:10 AM 0 0 0 0 0 0 0 0 0 25 0 0 0 5 0 0 30
7:15 AM 0 0 0 0 0 0 0 0 0 26 0 0 0 2 0 0 28
7:20 AM 0 0 0 0 0 0 0 0 0 25 0 0 0 9 1 0 35
7:25 AM 0 0 0 0 0 0 0 0 0 17 0 0 0 10 1 0 28
7:30 AM 0 0 0 0 0 0 0 0 0 27 0 0 0 11 0 0 38
7:35 AM 0 0 0 0 0 0 0 0 0 21 0 0 0 4 0 0 25
7:40 AM 0 0 0 0 0 0 0 0 0 24 0 0 0 9 0 0 33
7:45 AM 0 0 0 0 0 0 0 0 0 31 0 0 0 16 0 0 47
7:50 AM 0 0 0 0 0 0 0 0 0 14 0 0 0 18 1 0 33
7:55 AM 0 0 0 0 0 0 0 0 0 14 0 0 0 14 0 0 28 367
8:00 AM 0 0 0 0 1 0 0 0 0 10 0 0 0 20 0 0 31 371
8:05 AM 0 0 0 0 1 0 0 0 0 8 0 0 0 3 1 0 13 369
8:10 AM 0 0 0 0 0 0 0 0 0 21 0 0 0 9 0 0 30 369
8:15 AM 0 0 0 0 0 0 0 0 0 19 0 0 0 6 0 0 25 366
8:20 AM 0 0 0 0 0 0 0 0 0 16 0 0 0 3 0 0 19 350
8:25 AM 0 0 0 0 0 0 0 0 0 13 0 0 0 9 0 0 22 344
8:30 AM 0 0 0 0 0 0 0 0 0 11 0 0 0 12 0 0 23 329
8:35 AM 0 0 0 0 0 0 0 0 0 10 0 0 0 8 0 0 18 322
8:40 AM 0 0 0 0 0 0 0 0 0 12 0 0 0 5 0 0 17 306
8:45 AM 0 0 0 0 0 0 0 0 0 12 0 0 0 6 0 0 18 277
8:50 AM 0 0 0 0 0 0 0 0 0 9 0 0 0 9 1 0 19 263
8:55 AM 0 0 0 0 0 0 0 0 0 9 0 0 0 11 0 0 20 255

Peak 15-Min
Flowrates

Northbound Southbound Eastbound Westbound
TotalLeft Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U

All Vehicles 0 0 0 0 0 0 0 0 0 276 0 0 0 172 4 0 452
Heavy Trucks 0 0 0 0 0 0 0 8 0 0 12 0 20

Buses
Pedestrians 0 0 0 0 0

Bicycles 0 0 0 0 0 0 0 0 0 0 0 0 0
Scooters

Comments:

Report generated on 11/26/2025 1:54 PM SOURCE: Quality Counts, LLC (http://www.qualitycounts.net) 1-877-580-2212
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Type of peak hour being reported: Intersection Peak Method for determining peak hour: Total Entering Volume

LOCATION: Detrick PR -- Wiser Pkwy QC JOB #: 17345002
CITY/STATE: Kennewick, WA DATE: Tue, Nov 18 2025

6 0

0 0 6

219 0 0 219

186 0.86 219

186 0 0 192

0 0 0

0 0

Peak-Hour: 4:25 PM -- 5:25 PM
Peak 15-Min: 4:25 PM -- 4:40 PM

0 0

0 0 0

6.8 0 0 6.8

3.2 6.8

3.2 0 0 3.1

0 0 0

0 0

0

0 0

0

0 0 0

0 0

0 0

0 0

0 0 0

N/A

N/A N/A

N/A

N/A

N/A N/A

N/A

5-Min Count
Period 

Beginning At

Detrick PR
(Northbound)

Detrick PR
(Southbound)

Wiser Pkwy
(Eastbound)

Wiser Pkwy
(Westbound) Total Hourly

Totals
Left Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U

3:00 PM 0 0 0 0 0 0 0 0 0 17 0 0 0 15 0 0 32
3:05 PM 0 0 0 0 0 0 0 0 0 22 0 0 0 17 0 0 39
3:10 PM 0 0 0 0 0 0 0 0 0 10 0 0 0 14 1 0 25
3:15 PM 0 0 0 0 0 0 0 0 0 10 0 0 0 16 0 0 26
3:20 PM 0 0 0 0 3 0 0 0 0 9 0 0 0 19 0 0 31
3:25 PM 0 0 0 0 0 0 0 0 0 10 0 0 0 22 0 0 32
3:30 PM 0 0 0 0 0 0 0 0 0 9 0 0 0 15 0 0 24
3:35 PM 0 0 0 0 0 0 0 0 0 10 0 0 0 14 0 0 24
3:40 PM 0 0 0 0 0 0 0 0 0 9 0 0 0 11 0 0 20
3:45 PM 0 0 0 0 0 0 0 0 0 15 0 0 0 15 0 0 30
3:50 PM 0 0 0 0 0 0 0 0 0 8 0 0 0 7 0 0 15
3:55 PM 0 0 0 0 0 0 0 0 0 16 0 0 0 20 0 0 36 334
4:00 PM 0 0 0 0 0 0 0 0 0 21 0 0 0 12 0 0 33 335
4:05 PM 0 0 0 0 0 0 0 0 0 12 0 0 0 22 0 0 34 330
4:10 PM 0 0 0 0 2 0 0 0 0 8 0 0 0 14 0 0 24 329
4:15 PM 0 0 0 0 0 0 0 0 0 13 0 0 0 19 0 0 32 335
4:20 PM 0 0 0 0 0 0 0 0 0 12 0 0 0 19 0 0 31 335
4:25 PM 0 0 0 0 4 0 0 0 0 21 0 0 0 16 0 0 41 344
4:30 PM 0 0 0 0 0 0 0 0 0 29 0 0 0 12 0 0 41 361
4:35 PM 0 0 0 0 0 0 0 0 0 19 0 0 0 18 0 0 37 374
4:40 PM 0 0 0 0 0 0 0 0 0 11 0 0 0 13 0 0 24 378
4:45 PM 0 0 0 0 0 0 0 0 0 12 0 0 0 20 0 0 32 380
4:50 PM 0 0 0 0 0 0 0 0 0 15 0 0 0 18 0 0 33 398
4:55 PM 0 0 0 0 1 0 0 0 0 16 0 0 0 12 0 0 29 391
5:00 PM 0 0 0 0 1 0 0 0 0 18 0 0 0 17 0 0 36 394
5:05 PM 0 0 0 0 0 0 0 0 0 18 0 0 0 19 0 0 37 397
5:10 PM 0 0 0 0 0 0 0 0 0 9 0 0 0 17 0 0 26 399
5:15 PM 0 0 0 0 0 0 0 0 0 10 0 0 0 28 0 0 38 405
5:20 PM 0 0 0 0 0 0 0 0 0 8 0 0 0 29 0 0 37 411
5:25 PM 0 0 0 0 0 0 0 0 0 11 0 0 0 26 0 0 37 407
5:30 PM 0 0 0 0 0 0 0 0 0 13 0 0 0 18 0 0 31 397
5:35 PM 0 0 0 0 0 0 0 0 0 16 0 0 0 18 0 0 34 394
5:40 PM 0 0 0 0 0 0 0 0 0 8 0 0 0 11 0 0 19 389
5:45 PM 0 0 0 0 0 0 0 0 0 12 0 0 0 10 0 0 22 379
5:50 PM 0 0 0 0 0 0 0 0 0 7 0 0 0 15 0 0 22 368
5:55 PM 0 0 0 0 0 0 0 0 0 15 0 0 0 13 0 0 28 367
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Peak 15-Min
Flowrates

Northbound Southbound Eastbound Westbound
TotalLeft Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U

All Vehicles 0 0 0 0 16 0 0 0 0 276 0 0 0 184 0 0 476
Heavy Trucks 0 0 0 0 0 0 0 12 0 0 12 0 24

Buses
Pedestrians 0 0 0 0 0

Bicycles 0 0 0 0 0 0 0 0 0 0 0 0 0
Scooters

Comments:

Report generated on 11/26/2025 1:54 PM SOURCE: Quality Counts, LLC (http://www.qualitycounts.net) 1-877-580-2212
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Benton County Pickleball Facility 
Traffic Impact Analysis 

Ardurra Project Number: 250327 
 

November 2025  



HCM 6th TWSC
2: Wiser Parkway & E Detrick Pr 12/02/2025

AM  12:52 pm 11/19/2025 Baseline Synchro 12 Report
Page 2

Intersection
Int Delay, s/veh 0.1

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Vol, veh/h 2 0 121 3 0 245
Future Vol, veh/h 2 0 121 3 0 245
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - 100 -
Veh in Median Storage, # 0 - 0 - - 0
Grade, % 0 - 0 - - 0
Peak Hour Factor 82 82 82 82 82 82
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 2 0 148 4 0 299

Major/Minor Minor1 Major1 Major2
Conflicting Flow All 449 150 0 0 152 0
          Stage 1 150 - - - - -
          Stage 2 299 - - - - -
Critical Hdwy 6.42 6.22 - - 4.12 -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 - - 2.218 -
Pot Cap-1 Maneuver 568 896 - - 1429 -
          Stage 1 878 - - - - -
          Stage 2 752 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 568 896 - - 1429 -
Mov Cap-2 Maneuver 624 - - - - -
          Stage 1 878 - - - - -
          Stage 2 752 - - - - -

Approach WB NB SB
HCM Ctrl Dly, s/v 10.8 0 0
HCM LOS B

Minor Lane/Major Mvmt NBT NBRWBLn1 SBL SBT
Capacity (veh/h) - - 624 1429 -
HCM Lane V/C Ratio - - 0.004 - -
HCM Ctrl Dly (s/v) - - 10.8 0 -
HCM Lane LOS - - B A -
HCM 95th %tile Q (veh) - - 0 0 -



HCM 6th TWSC
4: Wiser Parkwa/Wiser Parkway & Wiser Loop 12/02/2025

AM  12:52 pm 11/19/2025 Baseline Synchro 12 Report
Page 4

Intersection
Int Delay, s/veh 4.6

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 2 153 142 127 183 10
Future Vol, veh/h 2 153 142 127 183 10
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 100 - 100 - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 81 81 81 81 81 81
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 2 189 175 157 226 12

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 739 232 238 0 - 0
          Stage 1 232 - - - - -
          Stage 2 507 - - - - -
Critical Hdwy 6.42 6.22 4.12 - - -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 2.218 - - -
Pot Cap-1 Maneuver 385 807 1329 - - -
          Stage 1 807 - - - - -
          Stage 2 605 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 334 807 1329 - - -
Mov Cap-2 Maneuver 447 - - - - -
          Stage 1 700 - - - - -
          Stage 2 605 - - - - -

Approach EB NB SB
HCM Ctrl Dly, s/v 10.8 4.3 0
HCM LOS B

Minor Lane/Major Mvmt NBL NBT EBLn1 EBLn2 SBT SBR
Capacity (veh/h) 1329 - 447 807 - -
HCM Lane V/C Ratio 0.132 - 0.006 0.234 - -
HCM Ctrl Dly (s/v) 8.1 - 13.1 10.8 - -
HCM Lane LOS A - B B - -
HCM 95th %tile Q (veh) 0.5 - 0 0.9 - -



HCM 6th TWSC
5: Badger Road & Wiser Parkway 12/02/2025

AM  12:52 pm 11/19/2025 Baseline Synchro 12 Report
Page 5

Intersection
Int Delay, s/veh 8.6

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 327 7 7 153 73 266
Future Vol, veh/h 327 7 7 153 73 266
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 89 89 89 89 89 89
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 367 8 8 172 82 299

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 420 232 381 0 - 0
          Stage 1 232 - - - - -
          Stage 2 188 - - - - -
Critical Hdwy 6.42 6.22 4.12 - - -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 2.218 - - -
Pot Cap-1 Maneuver 590 807 1177 - - -
          Stage 1 807 - - - - -
          Stage 2 844 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 585 807 1177 - - -
Mov Cap-2 Maneuver 585 - - - - -
          Stage 1 801 - - - - -
          Stage 2 844 - - - - -

Approach EB NB SB
HCM Ctrl Dly, s/v 21.3 0.4 0
HCM LOS C

Minor Lane/Major Mvmt NBL NBT EBLn1 SBT SBR
Capacity (veh/h) 1177 - 588 - -
HCM Lane V/C Ratio 0.007 - 0.638 - -
HCM Ctrl Dly (s/v) 8.1 0 21.3 - -
HCM Lane LOS A A C - -
HCM 95th %tile Q (veh) 0 - 4.5 - -



HCM 6th TWSC
2: Wiser Parkway & E Detrick Pr 12/02/2025

PM  1:50 pm 11/19/2025 Baseline Synchro 12 Report
Page 2

Intersection
Int Delay, s/veh 0.2

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Vol, veh/h 6 0 219 0 0 186
Future Vol, veh/h 6 0 219 0 0 186
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - 100 -
Veh in Median Storage, # 0 - 0 - - 0
Grade, % 0 - 0 - - 0
Peak Hour Factor 86 86 86 86 86 86
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 7 0 255 0 0 216

Major/Minor Minor1 Major1 Major2
Conflicting Flow All 471 255 0 0 255 0
          Stage 1 255 - - - - -
          Stage 2 216 - - - - -
Critical Hdwy 6.42 6.22 - - 4.12 -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 - - 2.218 -
Pot Cap-1 Maneuver 551 784 - - 1310 -
          Stage 1 788 - - - - -
          Stage 2 820 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 551 784 - - 1310 -
Mov Cap-2 Maneuver 618 - - - - -
          Stage 1 788 - - - - -
          Stage 2 820 - - - - -

Approach WB NB SB
HCM Ctrl Dly, s/v 10.9 0 0
HCM LOS B

Minor Lane/Major Mvmt NBT NBRWBLn1 SBL SBT
Capacity (veh/h) - - 618 1310 -
HCM Lane V/C Ratio - - 0.011 - -
HCM Ctrl Dly (s/v) - - 10.9 0 -
HCM Lane LOS - - B A -
HCM 95th %tile Q (veh) - - 0 0 -



HCM 6th TWSC
4: Wiser Parkwa/Wiser Parkway & Wiser Loop 12/02/2025

PM  1:50 pm 11/19/2025 Baseline Synchro 12 Report
Page 4

Intersection
Int Delay, s/veh 4.1

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 10 138 93 176 144 4
Future Vol, veh/h 10 138 93 176 144 4
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 100 - 100 - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 75 75 75 75 75 75
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 13 184 124 235 192 5

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 678 195 197 0 - 0
          Stage 1 195 - - - - -
          Stage 2 483 - - - - -
Critical Hdwy 6.42 6.22 4.12 - - -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 2.218 - - -
Pot Cap-1 Maneuver 418 846 1376 - - -
          Stage 1 838 - - - - -
          Stage 2 620 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 380 846 1376 - - -
Mov Cap-2 Maneuver 482 - - - - -
          Stage 1 763 - - - - -
          Stage 2 620 - - - - -

Approach EB NB SB
HCM Ctrl Dly, s/v 10.6 2.7 0
HCM LOS B

Minor Lane/Major Mvmt NBL NBT EBLn1 EBLn2 SBT SBR
Capacity (veh/h) 1376 - 482 846 - -
HCM Lane V/C Ratio 0.09 - 0.028 0.217 - -
HCM Ctrl Dly (s/v) 7.9 - 12.7 10.4 - -
HCM Lane LOS A - B B - -
HCM 95th %tile Q (veh) 0.3 - 0.1 0.8 - -



HCM 6th TWSC
5: Badger Road & Wiser Parkway 12/02/2025

PM  1:50 pm 11/19/2025 Baseline Synchro 12 Report
Page 5

Intersection
Int Delay, s/veh 7.3

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 273 9 3 128 201 270
Future Vol, veh/h 273 9 3 128 201 270
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 89 89 89 89 89 89
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 307 10 3 144 226 303

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 528 378 529 0 - 0
          Stage 1 378 - - - - -
          Stage 2 150 - - - - -
Critical Hdwy 6.42 6.22 4.12 - - -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 2.218 - - -
Pot Cap-1 Maneuver 511 669 1038 - - -
          Stage 1 693 - - - - -
          Stage 2 878 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 509 669 1038 - - -
Mov Cap-2 Maneuver 509 - - - - -
          Stage 1 691 - - - - -
          Stage 2 878 - - - - -

Approach EB NB SB
HCM Ctrl Dly, s/v 22.7 0.2 0
HCM LOS C

Minor Lane/Major Mvmt NBL NBT EBLn1 SBT SBR
Capacity (veh/h) 1038 - 513 - -
HCM Lane V/C Ratio 0.003 - 0.618 - -
HCM Ctrl Dly (s/v) 8.5 0 22.7 - -
HCM Lane LOS A A C - -
HCM 95th %tile Q (veh) 0 - 4.1 - -



2026 Without Project



HCM 6th TWSC
2: Wiser Parkway & E Detrick Pr 12/02/2025

AM  12:52 pm 11/19/2025 Baseline Synchro 12 Report
Page 2

Intersection
Int Delay, s/veh 0.1

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Vol, veh/h 2 0 122 3 0 247
Future Vol, veh/h 2 0 122 3 0 247
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - 100 -
Veh in Median Storage, # 0 - 0 - - 0
Grade, % 0 - 0 - - 0
Peak Hour Factor 82 82 82 82 82 82
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 2 0 149 4 0 301

Major/Minor Minor1 Major1 Major2
Conflicting Flow All 452 151 0 0 153 0
          Stage 1 151 - - - - -
          Stage 2 301 - - - - -
Critical Hdwy 6.42 6.22 - - 4.12 -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 - - 2.218 -
Pot Cap-1 Maneuver 565 895 - - 1428 -
          Stage 1 877 - - - - -
          Stage 2 751 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 565 895 - - 1428 -
Mov Cap-2 Maneuver 622 - - - - -
          Stage 1 877 - - - - -
          Stage 2 751 - - - - -

Approach WB NB SB
HCM Ctrl Dly, s/v 10.8 0 0
HCM LOS B

Minor Lane/Major Mvmt NBT NBRWBLn1 SBL SBT
Capacity (veh/h) - - 622 1428 -
HCM Lane V/C Ratio - - 0.004 - -
HCM Ctrl Dly (s/v) - - 10.8 0 -
HCM Lane LOS - - B A -
HCM 95th %tile Q (veh) - - 0 0 -



HCM 6th TWSC
4: Wiser Parkwa/Wiser Parkway & Wiser Loop 12/02/2025

AM  12:52 pm 11/19/2025 Baseline Synchro 12 Report
Page 4

Intersection
Int Delay, s/veh 4.6

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 2 155 143 128 185 10
Future Vol, veh/h 2 155 143 128 185 10
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 100 - 100 - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 81 81 81 81 81 81
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 2 191 177 158 228 12

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 746 234 240 0 - 0
          Stage 1 234 - - - - -
          Stage 2 512 - - - - -
Critical Hdwy 6.42 6.22 4.12 - - -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 2.218 - - -
Pot Cap-1 Maneuver 381 805 1327 - - -
          Stage 1 805 - - - - -
          Stage 2 602 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 330 805 1327 - - -
Mov Cap-2 Maneuver 444 - - - - -
          Stage 1 698 - - - - -
          Stage 2 602 - - - - -

Approach EB NB SB
HCM Ctrl Dly, s/v 10.9 4.3 0
HCM LOS B

Minor Lane/Major Mvmt NBL NBT EBLn1 EBLn2 SBT SBR
Capacity (veh/h) 1327 - 444 805 - -
HCM Lane V/C Ratio 0.133 - 0.006 0.238 - -
HCM Ctrl Dly (s/v) 8.1 - 13.2 10.9 - -
HCM Lane LOS A - B B - -
HCM 95th %tile Q (veh) 0.5 - 0 0.9 - -



HCM 6th TWSC
5: Badger Road & Wiser Parkway 12/02/2025

AM  12:52 pm 11/19/2025 Baseline Synchro 12 Report
Page 5

Intersection
Int Delay, s/veh 8.7

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 330 7 7 155 74 269
Future Vol, veh/h 330 7 7 155 74 269
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 89 89 89 89 89 89
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 371 8 8 174 83 302

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 424 234 385 0 - 0
          Stage 1 234 - - - - -
          Stage 2 190 - - - - -
Critical Hdwy 6.42 6.22 4.12 - - -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 2.218 - - -
Pot Cap-1 Maneuver 587 805 1173 - - -
          Stage 1 805 - - - - -
          Stage 2 842 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 582 805 1173 - - -
Mov Cap-2 Maneuver 582 - - - - -
          Stage 1 799 - - - - -
          Stage 2 842 - - - - -

Approach EB NB SB
HCM Ctrl Dly, s/v 21.7 0.3 0
HCM LOS C

Minor Lane/Major Mvmt NBL NBT EBLn1 SBT SBR
Capacity (veh/h) 1173 - 585 - -
HCM Lane V/C Ratio 0.007 - 0.647 - -
HCM Ctrl Dly (s/v) 8.1 0 21.7 - -
HCM Lane LOS A A C - -
HCM 95th %tile Q (veh) 0 - 4.7 - -



HCM 6th TWSC
2: Wiser Parkway & E Detrick Pr 12/02/2025

PM  1:50 pm 11/19/2025 Baseline Synchro 12 Report
Page 2

Intersection
Int Delay, s/veh 0.2

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Vol, veh/h 6 0 221 0 0 188
Future Vol, veh/h 6 0 221 0 0 188
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - 100 -
Veh in Median Storage, # 0 - 0 - - 0
Grade, % 0 - 0 - - 0
Peak Hour Factor 86 86 86 86 86 86
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 7 0 257 0 0 219

Major/Minor Minor1 Major1 Major2
Conflicting Flow All 476 257 0 0 257 0
          Stage 1 257 - - - - -
          Stage 2 219 - - - - -
Critical Hdwy 6.42 6.22 - - 4.12 -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 - - 2.218 -
Pot Cap-1 Maneuver 548 782 - - 1308 -
          Stage 1 786 - - - - -
          Stage 2 817 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 548 782 - - 1308 -
Mov Cap-2 Maneuver 615 - - - - -
          Stage 1 786 - - - - -
          Stage 2 817 - - - - -

Approach WB NB SB
HCM Ctrl Dly, s/v 10.9 0 0
HCM LOS B

Minor Lane/Major Mvmt NBT NBRWBLn1 SBL SBT
Capacity (veh/h) - - 615 1308 -
HCM Lane V/C Ratio - - 0.011 - -
HCM Ctrl Dly (s/v) - - 10.9 0 -
HCM Lane LOS - - B A -
HCM 95th %tile Q (veh) - - 0 0 -



HCM 6th TWSC
4: Wiser Parkwa/Wiser Parkway & Wiser Loop 12/02/2025

PM  1:50 pm 11/19/2025 Baseline Synchro 12 Report
Page 4

Intersection
Int Delay, s/veh 4.1

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 10 139 94 178 145 4
Future Vol, veh/h 10 139 94 178 145 4
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 100 - 100 - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 75 75 75 75 75 75
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 13 185 125 237 193 5

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 683 196 198 0 - 0
          Stage 1 196 - - - - -
          Stage 2 487 - - - - -
Critical Hdwy 6.42 6.22 4.12 - - -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 2.218 - - -
Pot Cap-1 Maneuver 415 845 1375 - - -
          Stage 1 837 - - - - -
          Stage 2 618 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 377 845 1375 - - -
Mov Cap-2 Maneuver 479 - - - - -
          Stage 1 761 - - - - -
          Stage 2 618 - - - - -

Approach EB NB SB
HCM Ctrl Dly, s/v 10.6 2.7 0
HCM LOS B

Minor Lane/Major Mvmt NBL NBT EBLn1 EBLn2 SBT SBR
Capacity (veh/h) 1375 - 479 845 - -
HCM Lane V/C Ratio 0.091 - 0.028 0.219 - -
HCM Ctrl Dly (s/v) 7.9 - 12.7 10.5 - -
HCM Lane LOS A - B B - -
HCM 95th %tile Q (veh) 0.3 - 0.1 0.8 - -



HCM 6th TWSC
5: Badger Road & Wiser Parkway 12/02/2025

PM  1:50 pm 11/19/2025 Baseline Synchro 12 Report
Page 5

Intersection
Int Delay, s/veh 7.5

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 276 9 3 129 203 273
Future Vol, veh/h 276 9 3 129 203 273
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 89 89 89 89 89 89
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 310 10 3 145 228 307

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 533 382 535 0 - 0
          Stage 1 382 - - - - -
          Stage 2 151 - - - - -
Critical Hdwy 6.42 6.22 4.12 - - -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 2.218 - - -
Pot Cap-1 Maneuver 507 665 1033 - - -
          Stage 1 690 - - - - -
          Stage 2 877 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 505 665 1033 - - -
Mov Cap-2 Maneuver 505 - - - - -
          Stage 1 688 - - - - -
          Stage 2 877 - - - - -

Approach EB NB SB
HCM Ctrl Dly, s/v 23.3 0.2 0
HCM LOS C

Minor Lane/Major Mvmt NBL NBT EBLn1 SBT SBR
Capacity (veh/h) 1033 - 509 - -
HCM Lane V/C Ratio 0.003 - 0.629 - -
HCM Ctrl Dly (s/v) 8.5 0 23.3 - -
HCM Lane LOS A A C - -
HCM 95th %tile Q (veh) 0 - 4.3 - -



2026 With Project



HCM 6th TWSC
2: Wiser Parkway & E Detrick Pr 12/02/2025

AM  12:52 pm 11/19/2025 Baseline Synchro 12 Report
Page 2

Intersection
Int Delay, s/veh 0.5

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Vol, veh/h 3 17 122 19 2 247
Future Vol, veh/h 3 17 122 19 2 247
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - 100 -
Veh in Median Storage, # 0 - 0 - - 0
Grade, % 0 - 0 - - 0
Peak Hour Factor 82 82 82 82 82 82
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 4 21 149 23 2 301

Major/Minor Minor1 Major1 Major2
Conflicting Flow All 466 161 0 0 172 0
          Stage 1 161 - - - - -
          Stage 2 305 - - - - -
Critical Hdwy 6.42 6.22 - - 4.12 -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 - - 2.218 -
Pot Cap-1 Maneuver 555 884 - - 1405 -
          Stage 1 868 - - - - -
          Stage 2 748 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 554 884 - - 1405 -
Mov Cap-2 Maneuver 615 - - - - -
          Stage 1 868 - - - - -
          Stage 2 747 - - - - -

Approach WB NB SB
HCM Ctrl Dly, s/v 9.5 0 0.1
HCM LOS A

Minor Lane/Major Mvmt NBT NBRWBLn1 SBL SBT
Capacity (veh/h) - - 830 1405 -
HCM Lane V/C Ratio - - 0.029 0.002 -
HCM Ctrl Dly (s/v) - - 9.5 7.6 -
HCM Lane LOS - - A A -
HCM 95th %tile Q (veh) - - 0.1 0 -



HCM 6th TWSC
3: E Detrick Pr & Approach 1 12/02/2025

AM  12:52 pm 11/19/2025 Baseline Synchro 12 Report
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Intersection
Int Delay, s/veh 6.7

Movement EBL EBT WBT WBR SBL SBR
Lane Configurations
Traffic Vol, veh/h 18 3 2 1 0 18
Future Vol, veh/h 18 3 2 1 0 18
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - - - 0 -
Veh in Median Storage, # - 0 0 - 0 -
Grade, % - 0 0 - 0 -
Peak Hour Factor 82 82 82 82 82 82
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 22 4 2 1 0 22

Major/Minor Major1 Major2 Minor2
Conflicting Flow All 3 0 - 0 51 3
          Stage 1 - - - - 3 -
          Stage 2 - - - - 48 -
Critical Hdwy 4.12 - - - 6.42 6.22
Critical Hdwy Stg 1 - - - - 5.42 -
Critical Hdwy Stg 2 - - - - 5.42 -
Follow-up Hdwy 2.218 - - - 3.518 3.318
Pot Cap-1 Maneuver 1619 - - - 958 1081
          Stage 1 - - - - 1020 -
          Stage 2 - - - - 974 -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 1619 - - - 945 1081
Mov Cap-2 Maneuver - - - - 945 -
          Stage 1 - - - - 1006 -
          Stage 2 - - - - 974 -

Approach EB WB SB
HCM Ctrl Dly, s/v 6.2 0 8.4
HCM LOS A

Minor Lane/Major Mvmt EBL EBT WBT WBR SBLn1
Capacity (veh/h) 1619 - - - 1081
HCM Lane V/C Ratio 0.014 - - - 0.02
HCM Ctrl Dly (s/v) 7.3 0 - - 8.4
HCM Lane LOS A A - - A
HCM 95th %tile Q (veh) 0 - - - 0.1



HCM 6th TWSC
4: Wiser Parkwa/Wiser Parkway & Wiser Loop 12/02/2025

AM  12:52 pm 11/19/2025 Baseline Synchro 12 Report
Page 4

Intersection
Int Delay, s/veh 4.5

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 3 155 143 143 199 11
Future Vol, veh/h 3 155 143 143 199 11
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 100 - 100 - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 81 81 81 81 81 81
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 4 191 177 177 246 14

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 784 253 260 0 - 0
          Stage 1 253 - - - - -
          Stage 2 531 - - - - -
Critical Hdwy 6.42 6.22 4.12 - - -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 2.218 - - -
Pot Cap-1 Maneuver 362 786 1304 - - -
          Stage 1 789 - - - - -
          Stage 2 590 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 313 786 1304 - - -
Mov Cap-2 Maneuver 430 - - - - -
          Stage 1 682 - - - - -
          Stage 2 590 - - - - -

Approach EB NB SB
HCM Ctrl Dly, s/v 11 4.1 0
HCM LOS B

Minor Lane/Major Mvmt NBL NBT EBLn1 EBLn2 SBT SBR
Capacity (veh/h) 1304 - 430 786 - -
HCM Lane V/C Ratio 0.135 - 0.009 0.243 - -
HCM Ctrl Dly (s/v) 8.2 - 13.4 11 - -
HCM Lane LOS A - B B - -
HCM 95th %tile Q (veh) 0.5 - 0 1 - -



HCM 6th TWSC
5: Badger Road & Wiser Parkway 12/02/2025

AM  12:52 pm 11/19/2025 Baseline Synchro 12 Report
Page 5

Intersection
Int Delay, s/veh 9.7

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 341 10 11 155 74 280
Future Vol, veh/h 341 10 11 155 74 280
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 89 89 89 89 89 89
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 383 11 12 174 83 315

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 439 241 398 0 - 0
          Stage 1 241 - - - - -
          Stage 2 198 - - - - -
Critical Hdwy 6.42 6.22 4.12 - - -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 2.218 - - -
Pot Cap-1 Maneuver 575 798 1161 - - -
          Stage 1 799 - - - - -
          Stage 2 835 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 569 798 1161 - - -
Mov Cap-2 Maneuver 569 - - - - -
          Stage 1 790 - - - - -
          Stage 2 835 - - - - -

Approach EB NB SB
HCM Ctrl Dly, s/v 23.9 0.5 0
HCM LOS C

Minor Lane/Major Mvmt NBL NBT EBLn1 SBT SBR
Capacity (veh/h) 1161 - 574 - -
HCM Lane V/C Ratio 0.011 - 0.687 - -
HCM Ctrl Dly (s/v) 8.1 0 23.9 - -
HCM Lane LOS A A C - -
HCM 95th %tile Q (veh) 0 - 5.3 - -



HCM 6th TWSC
2: Wiser Parkway & E Detrick Pr 12/02/2025

PM  1:50 pm 11/19/2025 Baseline Synchro 12 Report
Page 2

Intersection
Int Delay, s/veh 1

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Vol, veh/h 33 5 221 43 5 188
Future Vol, veh/h 33 5 221 43 5 188
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - 100 -
Veh in Median Storage, # 0 - 0 - - 0
Grade, % 0 - 0 - - 0
Peak Hour Factor 86 86 86 86 86 86
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 38 6 257 50 6 219

Major/Minor Minor1 Major1 Major2
Conflicting Flow All 513 282 0 0 307 0
          Stage 1 282 - - - - -
          Stage 2 231 - - - - -
Critical Hdwy 6.42 6.22 - - 4.12 -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 - - 2.218 -
Pot Cap-1 Maneuver 521 757 - - 1254 -
          Stage 1 766 - - - - -
          Stage 2 807 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 518 757 - - 1254 -
Mov Cap-2 Maneuver 594 - - - - -
          Stage 1 766 - - - - -
          Stage 2 803 - - - - -

Approach WB NB SB
HCM Ctrl Dly, s/v 11.4 0 0.2
HCM LOS B

Minor Lane/Major Mvmt NBT NBRWBLn1 SBL SBT
Capacity (veh/h) - - 611 1254 -
HCM Lane V/C Ratio - - 0.072 0.005 -
HCM Ctrl Dly (s/v) - - 11.4 7.9 -
HCM Lane LOS - - B A -
HCM 95th %tile Q (veh) - - 0.2 0 -
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Intersection
Int Delay, s/veh 7

Movement EBL EBT WBT WBR SBL SBR
Lane Configurations
Traffic Vol, veh/h 48 0 6 3 0 32
Future Vol, veh/h 48 0 6 3 0 32
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - - - 0 -
Veh in Median Storage, # - 0 0 - 0 -
Grade, % - 0 0 - 0 -
Peak Hour Factor 86 86 86 86 86 86
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 56 0 7 3 0 37

Major/Minor Major1 Major2 Minor2
Conflicting Flow All 10 0 - 0 121 9
          Stage 1 - - - - 9 -
          Stage 2 - - - - 112 -
Critical Hdwy 4.12 - - - 6.42 6.22
Critical Hdwy Stg 1 - - - - 5.42 -
Critical Hdwy Stg 2 - - - - 5.42 -
Follow-up Hdwy 2.218 - - - 3.518 3.318
Pot Cap-1 Maneuver 1610 - - - 874 1073
          Stage 1 - - - - 1014 -
          Stage 2 - - - - 913 -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 1610 - - - 843 1073
Mov Cap-2 Maneuver - - - - 843 -
          Stage 1 - - - - 979 -
          Stage 2 - - - - 913 -

Approach EB WB SB
HCM Ctrl Dly, s/v 7.3 0 8.5
HCM LOS A

Minor Lane/Major Mvmt EBL EBT WBT WBR SBLn1
Capacity (veh/h) 1610 - - - 1073
HCM Lane V/C Ratio 0.035 - - - 0.035
HCM Ctrl Dly (s/v) 7.3 0 - - 8.5
HCM Lane LOS A A - - A
HCM 95th %tile Q (veh) 0.1 - - - 0.1



HCM 6th TWSC
4: Wiser Parkwa/Wiser Parkway & Wiser Loop 12/02/2025

PM  1:50 pm 11/19/2025 Baseline Synchro 12 Report
Page 4

Intersection
Int Delay, s/veh 3.8

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 12 139 94 219 170 6
Future Vol, veh/h 12 139 94 219 170 6
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 100 - 100 - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 75 75 75 75 75 75
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 16 185 125 292 227 8

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 773 231 235 0 - 0
          Stage 1 231 - - - - -
          Stage 2 542 - - - - -
Critical Hdwy 6.42 6.22 4.12 - - -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 2.218 - - -
Pot Cap-1 Maneuver 367 808 1332 - - -
          Stage 1 807 - - - - -
          Stage 2 583 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 333 808 1332 - - -
Mov Cap-2 Maneuver 444 - - - - -
          Stage 1 731 - - - - -
          Stage 2 583 - - - - -

Approach EB NB SB
HCM Ctrl Dly, s/v 11 2.4 0
HCM LOS B

Minor Lane/Major Mvmt NBL NBT EBLn1 EBLn2 SBT SBR
Capacity (veh/h) 1332 - 444 808 - -
HCM Lane V/C Ratio 0.094 - 0.036 0.229 - -
HCM Ctrl Dly (s/v) 8 - 13.4 10.8 - -
HCM Lane LOS A - B B - -
HCM 95th %tile Q (veh) 0.3 - 0.1 0.9 - -
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Intersection
Int Delay, s/veh 9.9

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 295 15 13 129 203 304
Future Vol, veh/h 295 15 13 129 203 304
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 89 89 89 89 89 89
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 331 17 15 145 228 342

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 574 399 570 0 - 0
          Stage 1 399 - - - - -
          Stage 2 175 - - - - -
Critical Hdwy 6.42 6.22 4.12 - - -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 2.218 - - -
Pot Cap-1 Maneuver 480 651 1002 - - -
          Stage 1 678 - - - - -
          Stage 2 855 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 472 651 1002 - - -
Mov Cap-2 Maneuver 472 - - - - -
          Stage 1 667 - - - - -
          Stage 2 855 - - - - -

Approach EB NB SB
HCM Ctrl Dly, s/v 30.2 0.8 0
HCM LOS D

Minor Lane/Major Mvmt NBL NBT EBLn1 SBT SBR
Capacity (veh/h) 1002 - 478 - -
HCM Lane V/C Ratio 0.015 - 0.729 - -
HCM Ctrl Dly (s/v) 8.6 0 30.2 - -
HCM Lane LOS A A D - -
HCM 95th %tile Q (veh) 0 - 5.9 - -
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Land Use: 489
Pickleball Courts

Description
Pickleball courts are indoor or outdoor facilities specifically designed for playing pickleball. Pickleball 
courts can be either public or private facilities. They may be specifically designed for playing pickleball or 
converted from existing tennis courts. Pickleball courts may be used for drop-in or open play sessions, 
reserved court times, instructional clinics, or organized events and tournaments.

Private pickleball clubs typically offer indoor climate-controlled playing environments, multiple courts, 
viewing areas, pro shop services, and food and beverage options. These facilities typically operate on a 
membership or pay-to-play basis and are designed for year-round use.

Outdoor facilities can feature stand-alone pickleball courts or dedicated pickleball courts as part of broader 
recreational complexes. They are generally accessible to the public, with operations managed by municipal 
or regional park systems or affiliated with private sports and leisure organizations.

This land use excludes large-scale sports complexes that offer multiple sports or substantial spectator 
facilities.

Additional Data
Peak activity generally occurs during weekday evenings and weekends, and trip generation rates may vary 
based on the number of courts and hours of operation. Among the private pickleball clubs, the hours of 
operation begin as early as 5:00 a.m. and extend as late as 12:00 a.m.

Based on the surveyed sites, the following are the typical peak periods of the generator:

•	Weekday AM (2 sites): one hour between 9:30 a.m. and 12:30 p.m.

•	Weekday PM (4 sites): between 2:30 and 3:30 p.m., between 5:00 and 6:00 p.m., or between 7:45 and 
8:45 p.m.

•	Saturday (2 sites): between 11:30 a.m. and 12:30 p.m. or between 3:30 and 4:30 p.m.

The sites were surveyed in the 2020s in California, Oregon, and Washington.

Source Numbers
1221, 1288, 1293
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Pickleball Courts
(489)

Vehicle Trip Ends vs: Courts
On a: Weekday

Setting/Location: General Urban/Suburban
Number of Studies: 3

Avg. Num. of Courts: 9
Directional Distribution: 50% entering, 50% exiting

Vehicle Trip Generation per Court
Average Rate Range of Rates Standard Deviation

39.22 27.64 - 53.38 13.13

Data Plot and Equation
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Pickleball Courts
(489)

Vehicle Trip Ends vs: Courts
On a: Weekday,

Peak Hour of Adjacent Street Traffic,
One Hour Between 7 and 9 a.m.

Setting/Location: General Urban/Suburban
Number of Studies: 3

Avg. Num. of Courts: 9
Directional Distribution: 52% entering, 48% exiting

Vehicle Trip Generation per Court
Average Rate Range of Rates Standard Deviation

1.93 1.27 - 2.75 0.75

Data Plot and Equation
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Fitted Curve Equation: Not Given R²= ***
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Pickleball Courts
(489)

Vehicle Trip Ends vs: Courts
On a: Weekday,

Peak Hour of Adjacent Street Traffic,
One Hour Between 4 and 6 p.m.

Setting/Location: General Urban/Suburban
Number of Studies: 5

Avg. Num. of Courts: 9
Directional Distribution: 61% entering, 39% exiting

Vehicle Trip Generation per Court
Average Rate Range of Rates Standard Deviation

4.39 1.91 - 8.78 2.70

Data Plot and Equation
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Planning Division
509-786-5612

Planning. department@co.benton.wa. us

Community Development Department E
102206 East Wiser Parkway O E IM I O' Ml
Kennewick, WA 99338

MITIGATED DETERMINATION OF NON-SIGNIFICANCE

Proponent:
Knutzen Engineering
C/0: Paul Knutzen
5401 Ridgeline Drive Suite 160
Kennewick, WA 99338

File No. EA 2025-020

Benton County has received a permit application for the following project:
A proposal to construct a 52,322 sq. ft. indoor pickleball facility with a 131-stall parking lot in the Interchange 
Commercial Zoning District.

Project Location:
The project is located in the Kennewick area of unincorporated Benton County at 107855 E Detrick PR SE, 
Kennewick, WA 99338. The parcel is legally described as Lot 4 of Short Plat 3744 in Section 11, Township 08 
North, Range 28 East, W. M. Parcel number 1-1188-101-3744-005.

Jurisdiction: Benton County, Washington

Lead Agency: Benton County Planning Division

Threshold Determination: The lead agency for this proposal has determined that it will not have a probable 
significant adverse impact on the environment. An environmental impact statement (EIS) is not required under 
RCW 43.21 C.030(2)(c), provided that the following measures are taken to mitigate potential adverse impacts. 
Substantive authority to require mitigation is derived from WAC 197-11-660 and Benton County Code, Chapter 
6.35.120. The decision was made after review of a completed environmental checklist, comments received from 
various agencies and other information on file with the lead agency. This information is available to the public 
on request.

Conditions/Mitigating Measures: See attached conditions. Benton County has received timely comments and 
determined that such conditions are necessary to mitigate specific adverse impacts.

Appeals: You may appeal this determination to the Benton County Planning Division at 102206 E Wiser 
Parkway, Kennewick, WA 99338, no later than Friday February 27, 2026, by written notice. The fee for a 
threshold determination appeal is $800.00. An appeal of the determination must be made in writing to the Benton 
County Planning Division and a public hearing will be scheduled and the appellant will be notified of the date, 
time, and place. You should be prepared to make specific factual objections. Contact the Planning Division to 
read or ask about the procedures for SEPA appeals.

SEPA Responsible Official: Damien Hooper
Position/Title: Planning Manager
Address: 102206 E Wiser Parkway, Kennewick, WA 99338.

Date: February 13, 2026
Damien Hooper, IrfannifrrjJVIanager
Benton County Community Development Department

HEM 1.13

mailto:department@co.benton.wa


EA 2025-020 The Flying Pickle MDNS Conditons  1 

CONDITIONS/MITIGATION MEASURES 
File No. EA 2025-020 – The Flying Pickle 
 
Applicant: Knutzen Engineering 

C/O: Paul Knutzen 
5401 Ridgeline Drive Suite 160 
Kennewick, WA 99338 

      
The environment threshold determination and conditions are based on an analysis of information contained in the 
file and the following documents. 
 
1. Benton County, BCC Title 6.35 Environmental Policy (SEPA); 
2. Benton County, BCC Title 11, Zoning; 
3. Benton County Comprehensive Plan; 
4. Benton County, BCC Title 15 Critical Area Ordinance; 
5. Benton County, BCC Title 3 Building Code, Fire Code, and Road Standards; and 
6. Regulations of the Washington State Department of Fish and Wildlife, Department of Ecology, Department 

of Natural Resources, and Department of Archaeology and Historic Preservation. 
 
Findings: 
1. Location:  

a. The project is located in the Kennewick area of unincorporated Benton County at 107855 E Detrick 
PR SE, Kennewick, WA 99338. The parcel is legally described as Lot 4 of Short Plat 3744 in Section 
11, Township 08 North, Range 28 East, W. M. Parcel number 1-1188-101-3744-005. 
 

2. Scope of work: 
a. Applicant wishes to construct a 52,322 sq. ft. indoor pickleball facility with a 131-stall parking lot in 

the Interchange Commercial Zoning District. 
 

3. The applicant submitted the following materials for the SEPA review process: 
a. SEPA Environmental Checklist dated October 10, 2025. 

 
4. Benton County, BCC Title 11, Zoning: 

a. The zoning designation for the project area is Interchange Commercial Zoning District (IC).  This 
zoning district permits Commercial Recreational Facilities with a Conditional Use Permit.  
 

5. Benton County Comprehensive Plan:  
a. The project area is designated Rural Commercial in the Benton County Comprehensive Plan.  

 
6. Benton County, BCC Title 15, Critical Area Ordinance: 

a. Upon completion of a review of BCC Title 15 and the Benton County Critical Area Maps, the project 
site does not contain FEMA designated flood zones, wetlands, critical aquifer recharge areas, or 
geologically hazardous areas but does contain priority habitat areas.  

b. Wetlands: None identified.  
c. Critical Aquifer Recharge Area: None identified.  
d. Fish and Wildlife Habitat Conservation Area: Priority Habitat Shrubsteppe. 
e. Frequently Flooded Areas: None identified. 
f. Geologically Hazardous Areas: None Identified.  

 
7. The following comment was received from the Benton Clean Air Agency on October 13, 2025: 

a. The Benton Clean Air Agency (BCAA) requires the applicant submit a Proof of Contact: Soil 
Destabilization Notification for this project prior to any excavation/construction taking place. This 
will ensure that the proponent has the ability and resources to control fugitive dust emissions that 
may be created because of construction activities. This will also inform them of the regulations and 
requirements of the BCAA. Additionally, a written dust control plan must be developed and 
maintained for all soil destabilization projects and must be readily available upon request by the 
BCAA. Part of this plan is submitting the name of at least one person for the project so that the 
BCAA has a point of contact should we receive any dust complaints from the project. The Soil 
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Destabilization Notification form can be found and submitted on our website, 
www.bentoncleanair.org. 

b. For more information, please contact the Benton Clean Air Authority at (509) 783-1304.

8. The following comment was received from the Benton County Building Division on October 13, 2025:
a. The applicant must comply with all current Benton County building and fire codes.
b. For more information, please contact the Benton County Building Division at (509) 735-3500.

9. The following comment was received from the Washington State Department of Transportation on October
21, 2025:
a. The subject property is adjacent to Interstate 82 (I-82) and the Badger Road (Exit 109) interchange.

I-82, including the interchange, is a fully controlled limited access facility. WSDOT has acquired all
access rights to I-82, the on- and off-ramps, and along Badger Road a distance of 300’ southerly
of the eastbound ramp terminal intersection. Direct access to I-82 or within our limited access
boundary is prohibited.

b. We are not opposed to the proposed project; however, we are concerned with the cumulative
impact development is having on the operational efficiency of the Exit 109 interchange. Further,
Badger Road lacks interconnected pedestrian facilities between the developed areas north and
south of the interstate. With continued growth being the sole factor driving the need for
improvements, including multi-modal connectivity, WSDOT recommends the County require the
proponent contribute towards the County’s planned improvements at the interchange in proportion
to their impact.

c. Any proposed lighting should be directed down towards the site, and away from I-82.
d. Any outdoor advertising or motorist signing considered for this project will need to comply with state

criteria. The applicant should contact Tanya Joblonski of the WSDOT Headquarters Traffic Office
for specifics. She can be reached at (360) 705-7294.

e. For more information, please contact the Washington State Department of Transportation at (509)
577-1635.

10. The following comment was received from the Benton County Public Works Department on October 22,
2025:
a. Benton County Public Works requires a Traffic Impact Analyses (TIA) to assess the impacts to

Wiser Pkwy.
b. Intersection to be included is as follows:

i. Detrick PR SE and Wiser Pkwy, Wiser loop and Wiser Pkwy, Wiser Pkwy and Badger Rd.
and Wiser Pkwy and Railroad crossing

c. For more information, please contact the Benton County Public Works Department at (509) 786-
5611.

11. A follow-up comment was received from the Benton County Public Works Department on January 7,
2026:
a. The provided TIA satisfies Public Works comments.

12. The following comment was received from the Washington State Department of Fish and Wildlife on
October 28, 2025:
a. The Washington Department of Fish and Wildlife (WDFW) has reviewed relevant maps and

documents for the proposed Development on Parcel #111881013744005 / 17855 E Detrick PR SE.
WDFW conducted a roadside visit on March 17, 2025 and provided comments on the re-zone in a
letter dated March 27, 2025. Those comments remain relevant to this project action.

b. This project will impact an area of approximately 3.5 acres. The area is primarily shrubsteppe
habitat and contains potential habitat for Townsend’s ground squirrel, black-tailed jackrabbits, and
is a Ferruginous Hawk Core Area. As such, we offer the following recommendations:

i. WDFW acknowledges that this site contains some areas of high disturbance along with
shrubsteppe and riparian habitat. As an alternative to producing a critical area report,
WDFW proposes removing the disturbed road edges and “2-track” through the site and
moving forward under the assumption that the project will result in 2.5 acres of a Fish and
Wildlife Habitat Conservation Area (shrubsteppe) being permanently converted. If this is
not a desirable path forward, WDFW requests a critical area report be produced to
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determine the acreage of shrubsteppe and riparian habitat that will be impacted. WDFW 
requests to review the critical area report and provide our analysis of the report to the 
county. 
WDFW recommends avoidance of shrubsteppe habitat as outlined in the mitigation 
sequencing found in Benton County Code 15.02.220. Seeing as this is not possible under 
the proposed action, WDFW recommends that The County and project developers work 
together to develop a mitigation plan to provide mitigation that contains equal or greater 
habitat functions and values. WDFW would be willing to assist in review of the plan to assist 
the county in implementation of its code. 

ii. Many birds local to our area as well as active nests are listed as “protected wildlife” under
RCW 77.12.020(3). To avoid impacts to protected songbird species, a nesting bird survey
should be completed prior to any activity that disturbs standing woody vegetation on the
site in the spring or summer nesting seasons (February 1 – July 31). Please contact WDFW
Area Habitat Biologist Troy Maikis (troy.maikis@dfw.wa.gov) with any survey questions.

c. For more information, please contact the Washington Department of Fish and Wildlife at (509) 312-
8117.

13. The following comment was received from the Washington State Department of Ecology on October 29,
2025:
a. If your project anticipates disturbing ground with the potential for stormwater discharge off-site, the

NPDES Construction Stormwater General Permit is recommended. This permit requires that the
SEPA checklist fully disclose anticipated activities including building, road construction and utility
placements. Obtaining a permit may take 38-60 days.

b. The permit requires that a Stormwater Pollution Prevention Plan (Erosion Sediment Control Plan)
shall be prepared and implemented for all permitted construction sites. These control measures
must be able to prevent soil from being carried into surface water and storm drains by stormwater
runoff. Permit coverage and erosion control measures must be in place prior to any clearing,
grading, or construction.

c. In the event that an unpermitted Stormwater discharge does occur off-site, it is a violation of
Chapter 90.48 RCW, Water Pollution Control and is subject to enforcement action.

d. Note: If your project is less than 5 acres it may be possible to obtain an Erosivity Waiver.
e. More information on the stormwater program may be found on Ecology's stormwater website.

Please submit an application or contact Lloyd Stevens Jr at the Dept. of Ecology, (509) 571-3866
with questions about this permit.

f. For more information, please contact the Washington State Department of Ecology at (509) 723-
5677.

Conditions: 
The applicant is responsible for providing the Planning Division with verification and approval of any listed condition. 
The applicant shall meet and comply with the following mitigating conditions for this Mitigated Determination of Non-
Significance (MDNS). 

1. Meet and comply with the Benton County Planning Division requirement of compliance with all requirements
of the Benton County Planning and Building Divisions for all associated building permits.
a. The applicant has chosen to mitigate shrub-steppe impacts associated with the development by

paying a fee-in-lieu to the Benton Conservation District consistent with the programmatic MOU
dated October 28, 2025.  The applicant is required to provide a fully executed conservation district
agreement to the Planning Division prior to the issuance of any building permits for the pickle ball
facility.

2. Meet and comply with the Benton Clean Air Agency’s requirement of submitting a Proof of Contact: Soil
Destabilization Notification for this project prior to any excavation/construction taking place.

3. Future construction must meet and comply with all Benton County Building and Fire codes.

4. Meet and comply with the Washington State Department of Transportation’s requirements of:
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a. Any proposed lighting should be directed down towards the site, and away from I-82.
b. Any outdoor advertising or motorist signing considered for this project will need to comply with state

criteria.

5. Meet and comply with the Washington State Department of Ecology’s comment regarding obtaining a
NPDES Construction Stormwater General Permit if needed.



 

 

Community Development 
Building Division 
102206 E. Wiser Parkway 
Kennewick, WA 99338 

  Fire Marshal 
Gary Tiplady 

 (509) 735-3500 
Gary.Tiplady@co.benton.wa.us  

Fire Marshal Comments: 

Andrea, 

   The proposed commercial structure housing “The Flying Pickel” will have to comply with 
Benton County Code 3.16 & 3.18, IFC and the NFPA. During preapplication meetings it has 
been determined that the proposed structure will need to install a fire sprinkler system 
and an associated alarm system. The building will also need a fire access road for fire 
apparatus to gain access to within 150’ of any point of the structure.     

   If you have questions on these comments, please, feel free to contact the 
County Fire Marshal at (509) 735-3500.  Ext 2411. 

Re:  CUP 2025-018, The Flying Pickle 

Gary Tiplady 
Benton County Fire Marshal 
Building Inspector II 
509-735-3500
Gary.Tiplady@co.benton.wa.us

HEM 1.14
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Andrea Watts

From: Paul Knutzen <paul@knutzenengineering.com>
Sent: Tuesday, February 17, 2026 8:42 AM
To: Andrea Watts
Subject: [EXTERNAL] RE: CUP 2025-018 The Flying Pickle

Here you go Andrea, 

1. Size and type of signage to be used: Sign will be approximately 18'x3.5' Placed on front of building
2. Estimated number of visitors to the property on a daily & weekly basis:  Approximately 250 daily and 1,500
weekly
3. Number of employees who do not live on site: No employees will live on site, estimated to have 24 employees
4. Hours and days of operation: Operating hours are 6 am - 12 am daily.
5. Do you plan to have outdoor lighting, site screen or fencing?  There will be building facade lighting and parking
lot lighting for security at night.  The trash dumpster area will be screened with a block fence but no other site
fencing or screening is proposed.

From: Andrea Watts <Andrea.Watts@co.benton.wa.us> 
Sent: Friday, February 13, 2026 1:03 PM 
To: Paul Knutzen <paul@knutzenengineering.com> 
Subject: RE: CUP 2025-018 The Flying Pickle 

You can ignore questions 6 and 7. I see you included that in your application. 

Thank you!  

HEM 1.15
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Andrea Watts 
Senior Planner 
Benton County Community Development Department - Planning Division 
102206 E. Wiser Pkwy, Kennewick, WA 99338 
Andrea.watts@co.benton.wa.us 
(509) 786-5612

From: Andrea Watts  
Sent: Friday, February 13, 2026 11:41 AM 
To: Paul Knutzen <paul@knutzenengineering.com> 
Subject: CUP 2025-018 The Flying Pickle 

Hi Paul, 

I’m trying to rush through getting the Flying Pickle CUPs staƯ memo ready for this month’s hearing and I have some 
question I’m hoping you can answer or somehow get for me. 

1. Size and type of signage to be used:
2.Estimated number of visitors to the property on a daily & weekly basis:
3.Number of employees who do not live on site:
4. Hours and days of operation:
5. Do you plan to have outdoor lighting, site screen or fencing?
6. What type of food or beverage are proposed?
7. Will any retail activities of products be taking place?

Many thanks for your time, 



NOTICE OF OPEN RECORD HEARINGS 

NOTICE IS HEREBY GIVEN that the following applications have been proposed to the Hearings 
Examiner for Benton County, Washington. An open public record hearing for the below stated 
applications will be held on February 27, 2026, at 10 a.m. via in person and virtual meeting format in 
the Commissioners Room on the third floor of the Courthouse, 620 Market Street, Prosser WA.  To 
find information on attendance options, please visit www.tinyurl.com/BCPublicNotice. 

CONDITIONAL USE PERMIT – CUP 2025-018 The applicant, Knutzen Engineering, is requesting to 
construct a 52,490 square foot indoor pickleball facility and 131 space parking lot. The project is 
located at 107855 E Detrick PR SE, Kennewick, WA 99338. 

CONDITIONAL USE PERMIT – CUP 2025-023 The applicants, Randall and Janet Williams, are 
requesting to construct a 320 sq. ft. detached accessory dwelling unit on a parcel with an existing 816 
sq. ft. single family residence. The project is located at 133302 W Johnson Road, Prosser, WA 99350. 

CONDITIONAL USE PERMIT – CUP 2025-024 The applicant, Karl Hulse, is requesting to construct 
a 766 sq. ft. detached accessory dwelling unit within a shop on a parcel with an existing 2,462 sq. ft. 
single family residence. The project is located at 92102 W Good Road, Prosser WA 99350. 

CONDITIONAL USE PERMIT – CUP 2025-025 The applicant, Stacy Brinkley, is requesting to 
construct a 796 sq. ft. detached accessory dwelling unit on a parcel with an existing 2,050 sq. ft. single 
family residence. The project is located at 510 E 27th Avenue, Kennewick, WA 99337. 

CONDITIONAL USE PERMIT – CUP 2026-001 The applicant, Roman Uzarraga, is requesting to 
construct a 790 sq. ft. detached accessory dwelling unit on a parcel with an existing 2,265 sq. ft. single 
family residence. The project is located at 205604 E Bryson Brown Road, Kennewick, WA 99337. 

Questions can be directed to the Planning Division at 509-786-5612 or at 
planning.department@co.benton.wa.us. Written comments regarding the above applications must be 
received by February 24, 2026 via email or submitted to the Planning Division office at the Public 
Services Building, 102206 E Wiser Parkway, Kennewick, WA 99338. Any information submitted to 
Benton County is subject to the public records disclosure laws for the State of Washington (RCW 
Chapter 42.17) and all other laws that may require the release of the documents to the public. 

No individual with a disability shall be denied the benefit of participating in such meetings. If you wish 
to use auxiliary aids or require assistance to comment at a public meeting, please contact the Benton 
County Planning Division at least ten days prior to the meeting date to make arrangements for special 
needs. 

Dated this February 6, 2026 

PUBLICATION DATE: February 11, 2026 

SUSAN E. DRUMMOND  Damien Hooper – Planning Manager 
Benton County Hearings Examiner   Community Development Department 

Community Development Department  Planning Division 

102206 E Wiser Parkway  (509) 786-5612

Kennewick, WA 99338 Planning.department@co.benton.wa.us
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