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STAFF REPORT TO THE  
BENTON COUNTY PLANNING COMMISSION 

FILE NO: OA 2022-001 (Ordinance Amendment to BCC 11.19.070 Red 
Mountain Agricultural Zoning- Adding a Conditional Use Permit 
option for agricultural stands located on at least 2 acres in size but 
less than 20 acres) 

MEMO DATE: March 28, 2022 

HEARING DATE: April 12, 2022 

APPLICANT: Stacey Gingras, 28206 N Sunset Road, Benton City, WA 99320 

OWNER: N/A 

LOCATION: Unincorporated Benton County- Red Mountain Zoning District  

PROPERTY SIZE: A parcel at least 2 acres in size but less than 20 acres.  

AREA TO BE USED: N/A 

LAND USE: Agricultural  

COMP. PLAN:  Agricultural  

ZONING: Red Mountain Agricultural Zoning District 

SUGGESTED STAFF  

RECOMMENDATION: Positive recommendation subject to five findings of fact. 

APPLICATION DESCRIPTION 

Background: 

The Benton County Zoning Ordinance currently allows an agricultural stand as a permitted use 
in Red Mountain Agricultural District (BCC 11.19.040(d)), provided the stand is located on a 
parcel of land of least 20 acres or more in size. An agricultural stand is defined in BCC 
11.030.010(10) as a structure up to 1000 square feet in area used for the retail sale of 
agriculture products, excluding livestock, grown on the premises. 

Application: 

The applicant is requesting to amend the zoning text in the Red Mountain Agricultural District to 
allow agricultural stands as a conditional use permit option provided the stand would be located 
on a parcel at least two (2) acres in size but less than twenty (20) acres.  
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The proposal adds the following to 11.19.070- USES REQUIRING PERMITS--CONDITIONAL USE 
PERMIT REQUIRED: 

(j) Agricultural stands, as defined under BCC 11.03.010(10), on a parcel at least two (2)
acres in size but less than twenty (20) acres.

The application has been reviewed by Planning Staff and the Benton County Prosecuting 
Attorney’s office. 

PUBLIC NOTICE 

1. A Notice of Public Hearing was published in the Prosser Record Bulletin on March 23,
2022 and was put on the County’s website on March 18, 2021.

APPLICABLE STANDARDS/ORDINANCES 

1.  Comprehensive Plan:  Benton County Comprehensive Plan. 

2.  Zoning Code:    Benton County Code, Title 11, Zoning. 

AGENCY COMMENTS 
None. 

RECOMMENDATION 

Benton County Planning Staff will assist the Planning Commission with the determination of 
findings of fact for - File OA 2022-001. 

The Benton County Planning Division recommends that the Planning Commission forward a 
recommendation of approval to the Benton County Board of Commissioners for application 
OA 2022-001 with the following suggested findings of fact and motion. 

SUGGESTED FINDINGS OF FACT: 

1. Planning Case File Application OA 2022-001 is found to be in conformance and
consistent with the intent of the Benton County Comprehensive Plan. The proposal is
consistent with the following:

(a) Section 3.4.2.3 Red Mountain Agricultural District; and

(b) Section 3.3.2.5 Agricultural Land Use Designation.

2. Planning Case File Application OA 2022-001 is found to be in conformance and
consistent with the intent of the Benton County Zoning Code.  The proposal is consistent
with the following:
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(a) BCC 11.53 Amendments and Appeals, which includes the process to initiate and
apply for a text amendment to the zoning regulations and,

(b) BCC 11.19.010 Purpose of the Red Mountain Agricultural District; and

3. Planning Case File Application OA 2022-001 was submitted by email to the State of
Washington’s Department of Commerce on March 8, 2022, for review in compliance with
WAC 365-196-630 (6).

4. The legal notification for Planning Casefile Application OA 2022-001 was given on March
23, 2022, pursuant to RCW 36.70.590.

5. Agricultural stands involve the retail sales of agricultural products and is a typical
allowed or conditional use that is normally considered to be compatible with other
agricultural uses in an agricultural zoning district.

SUGGESTED MOTION- 
I move that the Chairman, in conjunction with the Secretary of the Planning Commission, 
prepare and adopt written findings and conclusions reflecting the Commission’s 
recommendation for approval of the proposed zoning amendment, modifying Ordinance 611, 
Section 76 and BCC 11.19.070 as noted in Casefile OA 2022-001, that articulate and are 
consistent with the findings, conclusions and recommendations made by the Planning 
Commission tonight.  
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NOTICE OF OPEN RECORD HEARING 

NOTICE IS GIVEN that the following application will be considered by the Benton County Planning 
Commission at a in person and virtual public hearing on Tuesday, April 12, 2022, at 6 p.m in the 
Planning Hearing Room, First Floor, Courthouse Prosser WA, 620 Market Street, Prosser, WA. 

In an effort to continue to provide public access to the Planning Commission meetings, Benton 
County will be providing both in person, telephonic and video access for the public to 
view and provide testimony at the Planning Commission meetings. A map to the meeting room 
is posted on our website at the link below.  If you choose to join the meeting telephonically, 
we ask that you please limit background noise or mute your line to prevent any unnecessary 
interruption to the meeting.  To find information on virtual attendance options, including 
streaming video, WebEx video conferencing and telephone, please visit 
www.tinyurl.com/BCPublicNotice. 

OA 2022-001 an ordinance relating to the Red Mountain Agricultural District; amending the 
section relating to uses requiring permits-conditional use permits required; and amending 
Ordinance 611, Section 76, and BCC 11.19.070 to allow agricultural stands as defined under BCC 
11.03.010(10) on a parcel of at least two acres in size but less than twenty acres. 

NOTICE IS FURTHER GIVEN that the proposed ordinance amendment has been reviewed under 
the requirements of the State Environmental Policy Act and a Determination of Non-Significance 
(DNS) was issued on March 8, 2022, and accordingly an Environmental Impact Statement was 
not required.  Any comments regarding this determination and the environmental impacts of the 
proposal can be made at the Planning Commission Hearing as using the method noted below or 
in writing to the Benton County Planning Division by 5 p.m. on Monday April 11, 2022. 

At this hearing, the Planning Commission may recommend approval, conditional approval, or 
disapproval of the applications to the Benton County Board of Commissioners.  All parties 
concerned may present any support or objections for the application per the phone in instructions 
above.  Information concerning the applications can be obtained at the Benton County Planning 
Division, by calling 736-3086 (Tri-Cities) or 786-5612 (Prosser). 

Dated at Prosser, Washington on this 18th day of March 2022. 

Martin Sheeran, Chairman 
BENTON COUNTY PLANNING COMMISSION 

Michelle Cooke, Planning Manager 
BENTON COUNTY PLANNING DIVISION 

PUBLISH ON: March 23, 2022 
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03/10/2022

Ms. Michelle Cooke
Associate Planner
Benton County
1002 Dudley Avenue
Post Office Box 910
Prosser, WA 99350-0910     

Sent Via Electronic Mail

Re: Benton County--2022-S-3736--60-day Notice of Intent to Adopt Amendment

Dear Ms. Cooke:

Thank you for sending the Washington State Department of Commerce (Commerce) the 60-day 
Notice of Intent to Adopt Amendment as required under RCW 36.70A.106.  We received your 
submittal with the following description.

Benton County is amending its development regulations for the Red Mountain 
Agricultural District (RMAD) relating to uses requiring permits-conditional use permits 
to add language to BCC 11.109.070 allowing agricultural stands as defined under BCC 
11.03.010(10) on a parcel of at least two acres in size but less than twenty acres.

We received your submittal on 03/08/2022 and processed it with the Submittal ID 2022-S-3736. 
Please keep this letter as documentation that you have met this procedural requirement.  Your 
60-day notice period ends on 05/07/2022.

We have forwarded a copy of this notice to other state agencies for comment.

Please remember to submit the final adopted amendment to Commerce within ten days of 
adoption.

If you have any questions, please contact Growth Management Services at 
reviewteam@commerce.wa.gov, or call William Simpson, (509) 280-3602.

Sincerely,

Review Team
Growth Management Services

STATE OF WASHINGTON

DEPARTMENT OF COMMERCE
1011 Plum Street SE � PO Box 42525 � Olympia, Washington 98504-2525 � (360) 725-4000

www.commerce.wa.gov

Page: 1 of 1
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Donna Hutchinson

From: Clark Posey

Sent: Monday, March 14, 2022 10:19 AM

To: Donna Hutchinson

Subject: RE: EA 2022-004

After review, SEPA (EA) Environmental checklist EA # 2022-004 

Fire Marshal has no comment for this application.

EA 2022-004 
Stacy Gingras & Craig Huff 
38206 N, Sunset Road 
Benton City, WA 99320 

Thank you, 

Clark 

( 

From: Donna Hutchinson <Donna.Hutchinson@co.benton.wa.us> 

Subject: EA 2022-004 

The Benton County Planning Department has prepared the attached DNS in accordance with the State 
Environmental Policy Act regulation. This DNS is being circulated for review by all agencies with 
jurisdiction. We are circulating it for comments on the environmental impacts of this action 

We appreciate your review of the proposal and return of comments no later than March 22, 2022. 
This proposal will not be acted upon before that time. 
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Donna Hutchinson 
Office Assistant IV 
Community Development Dept. 
Planning Division 
PO Box 910 Prosser WA 99350 
(509) 786-5612 
 

 

 

NOTICE OF PUBLIC DISCLOSURE: This e-mail account is public domain.  Any correspondence from or to this email account may be a 

public record.  Accordingly, this email, in whole or in part, may be subject to disclosure pursuant to RCW 42.56, regardless of any 

claim of confidentiality or privilege asserted by an external party. 

 

Prosser: We are now located within the Road Department/Public Works Office on the first floor of the Benton County 
Courthouse at 620 Market St, Prosser WA 99350.  Kennewick: The County has opened a new Public Services Office at 
102206 E Wiser Parkway, Kennewick, which houses the Planning, Building and Road Departments.  

 



2015 South Ely Street 
Kennewick, WA  99337 

Customer Service 509-586-9111 
Business 509-586-6012 

FAX 509-586-7663 
www.kid.org 

March 16, 2022 

Donna Hutchinson 
Benton County Community Development Dept. 
Planning Division 
PO Box 910 
Prosser, WA 99350 

Subject: Review Comments for EA 2022-004 Red Mountain Agricultural District 

Dear Ms. Hutchinson: 

The Kennewick Irrigation District (KID) has reviewed your EA 2022-004 DNS regarding the 
Red Mountain Agricultural District submitted by Stacy Gingras/Craig Huff, 38296 N. Sunset 
Road, Benton City, WA 99320.  

KID owns and operates a large irrigation system including several miles of underground 
pipelines and above ground irrigation components, along with valves and other appurtenances 
that need to be accessed and maintained.   

In order to protect KID facilities and easements, KID requests additional language be added to 
the Benton County conditional use permit review process to require a site plan be submitted to 
KID for review and approval to ensure the agricultural stands are not placed within irrigation 
easements or impede KID’s ability to maintain the irrigation facilities.   

In addition please note: 

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

Chris D. Sittman 
CAD Specialist 

cc: LB\correspondence\Red Mountain 
Applicant via mail – Stacy Gingras/Craig Huff, 38206 N. Sunset Road, Benton City, WA 99320 
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