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STAFF REPORT TO THE  
BENTON COUNTY PLANNING COMMISSION 

 
 
FILE NO:    ZC 2025-001 - Change to the Zoning Designation 

MEMO DATE:   August 14, 2025 

HEARING DATE:  August 26, 2025 

APPLICANT:   Knutzen Engineering 
5401 Ridgeline Drive, Suite 160 

    Kennewick, WA 99338 

OWNER:   5D Development at Cottonwood I LLC 
    410 Fanning Road 
    Pasco, WA 99301 

LOCATION: The project is located north and east of the intersection of Wiser Parkway 
and East Detrick Private Road in the Kennewick area of unincorporated 
Benton County. The parcels are legally described as Lot 4 of Short Plat 
3744 and Lot 1 of the Plat of Cottonwood Commercial Plaza, Section 11, 
Township 8 North, Range 28 East. Parcel numbers 1-1188-101-3744-005 
and 1-1188-102-0000-015. 

PROPERTY SIZE:  10.52 acres  

LAND USE:   Vacant 

COMP PLAN:   Rural Commercial 

CURRENT ZONING:  Light Industrial 

PROPOSED ZONING: Interchange Commercial 

STAFF 
RECOMMENDATION:  Planning Division staff recommends that the Planning Commission forward 

to the Board of County Commissioners a recommendation to approve zone 
change request ZC 2025-001, subject to the sixteen (16) findings of fact.   

 
APPLICATION DESCRIPTION: 

ZC 2025-001 proposes to change the zoning designation of two parcels north and east of the intersection 
of Wiser Parkway and East Detrick Private Road in the Kennewick area of unincorporated Benton County. 
Both parcels are currently zoned Light Industrial, and the applicant is requesting to change the parcels’ 
zoning designation to Interchange Commercial. 

This change to the zoning designation will allow the parcels to be zoned consistently with a recent 
Comprehensive Plan Land Use Designation Amendment on June 3, 2025.  

If approved, the zone change will require the need to update Official Zoning Map A-4, through a 
subsequent ordinance amendment, to reflect the change in the zoning designation of these parcels. 
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The requested zone change would allow commercial uses to be sited on the undeveloped properties in 
an area which contains a mixture of existing commercial and industrial uses. 
 
PUBLIC NOTICE: 

1. The application for ZC 2025-001 was submitted to the Benton County Planning Division on August 
4, 2025.  

2. The application was declared complete for processing on August 5, 2025. 

3. The application documents were distributed to reviewing agencies on August 13, 2025. 

4. Legal notification for the Planning Commission public hearing was published on August 13, 2025, 
in the Prosser Record Bulletin.  

5. Notice of the Planning Commission public hearing was emailed/mailed to property owners of 
record within 300 feet of the proposal on August 12, 2025.  

6. An Environmental Checklist (EA 2025-001) was submitted on November 15, 2024, and a 
Determination of Non-Significance was issued on March 5, 2025, with a 14-day comment period. 

7. The Planning Commission public hearing is scheduled for August 26, 2025. 
 

APPLICABLE STANDARDS/ORDINANCES: 

1. Benton County Code (BCC) 11.53.020, Zoning – Zoning Map and Text Amendments.   

2. Benton County Code (BCC) 11.53.020, Zoning – Amendments - Initiation. 

3. Benton County Code (BCC) 11.53.020, Zoning – Application Required – Non-Refundable 
Application Fee.   

4. Benton County Code (BCC) 11.53.020, Zoning – Planning Commission Hearing. 
 
AGENCY COMMENTS:  

1. The application documents were distributed to the following reviewing agencies on August 13, 
2025: 

a. Benton Clean Air Authority 
b. Confederated Tribes of the Umatilla Indian 

Reservation 
c. Benton County Building Division 
d. WA State Department of Ecology 
e. Benton County Fire Marshal 
f. WA State Department of Fish and Wildlife 
g. Benton County Public Works Department 
h. WA State Department of Health 
i. Benton-Franklin Health District 

j. Futurewise 
k. WA State Department of Transportation 
l. Bureau of Land Management 
m. City of Kennewick 
n. Bureau of Reclamation 
o. Kennewick Irrigation District 
p. Benton PUD 
q. Fire District #1 

 

2. No comments of significance were received.  

3. The following are general comments and discussion points from the Planning Division: 

a. The Planning Division analyzed the application for consistency with the Growth 
Management Act, the Benton County Comprehensive Plan, the County-Wide Planning 
Policies, Benton County Code, and other regulations adopted by Benton County as 
applicable.  

b. Prior to 2018, both the Comprehensive Land Use Designation and Zoning District for both 
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parcels were Interchange Commercial. The subject parcels are currently zoned Light 
Industrial, and an Interchange Commercial Zoning District designation would be consistent 
with adjacent uses in the area.  

c. On June 3, 2025, the subject parcels’ Comprehensive Plan Land Use Designations were 
from Rural Industrial to Rural Commercial. The approval of this rezone application would 
allow the parcels to be zoned consistently with the County’s Comprehensive Plan Land 
Use Designation. 

 
CRITERIA FOR FINDINGS OF FACT: 

1. Benton County Code (BCC) 11.53.020, Zoning Map and Text Amendments. 

(a) The Board of Commissioners may, upon recommendation of the County Planning 
Commission, change by ordinance the following:   

(1) The Benton County Official Zoning Map, pursuant to Chapter 11.05 BCC, including 
zoning district boundary lines and zoning classifications. 

2. Benton County Code (BCC) 11.53.050, Amendments - Planning Commission Hearing. 

After holding at least one open record hearing, the County Planning Commission shall transmit to 
the Board of County Commissioners its recommendations for the zoning map or zoning text 
amendment. The Planning Commission may recommend for the approval, approval with 
conditions, or denial of the application request. The Planning Commission must make Findings of 
Fact with respect to the following: 

(a)  The amendment to the zoning map or zoning text will not result in any building construction, 
land use or other development related activity which would be detrimental to or endanger 
the public health, safety, comfort, or general welfare of the community as a whole or any 
portion thereof. 

(b) The amendment to the zoning map or zoning text is consistent with the spirit and intent of 
the Benton County Zoning Ordinance and Comprehensive Plan. 

 
RECOMMENDATION: 

The Benton County Planning Division recommends that the Planning Commission forward a 
recommendation of approval to the Benton County Board of Commissioners for application ZC 2025-
001 with the following suggested findings of fact and motion.  
 
SUGGESTED FINDINGS OF FACT: 

The following Findings of Fact 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 ZC 2025-001 will need to be considered by the Planning Commission and may be added to 
the suggested Findings of Fact as set forth below. The Planning Commission may decide to adopt these 
as their own or amend/add to these Findings of Fact after holding the open public hearing. 
 
FINDINGS OF FACT 

1. The applicant is requesting to change the zoning district for two (2) parcels located in the 
Kennewick area of unincorporated Benton County.  The parcels, which are currently zoned Light 
Industrial Zoning District (LI) are requested to be changed to Interchange Commercial Zoning 
District (GC) for parcels 1-1188-101-3744-005 and 1-1188-102-0000-015. 

2. The applicant is Knutzen Engineering, 5401 Ridgeline Drive, Suite 160, Kennewick, WA 99338. 
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3. The property owner is 5D Development at Cottonwood I LLC, 410 Fanning Road, Pasco, WA 
99301. 

4. The project is located north and east of the intersection of Wiser Parkway and East Detrick Private 
Road in the Kennewick area of unincorporated Benton County in Section 11, Township 8 North, 
Range 28 East.  

5. Parcel numbers 1-1188-101-3744-005 and 1-1188-102-0000-015 are located north and east of 
the intersection of Wiser Parkway and East Detrick Private Road in the Kennewick area of 
unincorporated Benton County.  

6. The parcels are legally described as Lot 4 of Short Plat 3744 and Lot 1 of the Plat of Cottonwood 
Commercial Plaza, Section 11, Township 8 North, Range 28 East.  

7. The parcels are collectively 10.52 acres in size. 

8. The subject parcels are designated Rural Commercial by the Benton County Comprehensive 
Plan. 

9. If approved, the proposed zoning district of Interchange Commercial will be consistent with other 
parcels in the area which are also zoned Interchange Commercial. 

10. The amendment to the zoning map will not result in any building construction, land use or other 
development related activity which would be detrimental to or endanger the public health, safety, 
comfort, or general welfare of the community as a whole or any portion thereof. 

11. The amendment to the zoning map is consistent with the spirit and intent of the Benton County 
Zoning Ordinance and Comprehensive Plan.   

12. The application for ZC 2025-001 is consistent with the Growth Management Act (GMA) RCW 
36.70A.  

13. Adjacent properties predominantly involve commercial and industrial uses.  

14. Public notice and application requirements have been completed for the Zone Change request 
as follows: 

a. The application for ZC 2025-001 was submitted to the Benton County Planning Division 
on August 4, 2025.  

b. The application was declared complete for processing on October August 5, 2025. 

c. The application documents were distributed to reviewing agencies on August 13, 2025. 

d. Legal notification for the Planning Commission public hearing was published on August 
13, 2025, in the Prosser Record Bulletin.  

e. Notice of the Planning Commission public hearing was emailed/mailed to property owners 
of record within 300 feet of the proposal on August 12, 2025.  

f. The Planning Commission public hearing is scheduled for August 26, 2025. 

15. An Environmental Checklist (EA 2025-001) was submitted on November 15, 2024, and a 
Determination of Non-Significance was issued on March 5, 2025, with a 14-day comment 
period. 

16. The application submittal, eligibility, public notice, and procedural steps for ZC 2025-001 have 
been consistent with Benton County Code (BCC) Chapter 11.53.020 Zoning – Amendments and 
Appeals, Zoning Map and Text Amendments. 
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SUGGESTED MOTION 
 
I move that the Planning Commission forward a recommendation of approval to the Benton County 
Board of Commissioners subject to the sixteen (16) Findings of Fact listed in the Staff Report dated 
August 14, 2025, for application ZC 2025-001, and that the Planning Commission Chairman sign the 
written findings for approval. 
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102206 East Wiser Parkway  

Kennewick, WA 99338  

 
(509) 786-5612 

 

 

 

 

 

 

 

 

 

 

 

NOTICE OF PUBLIC 
HEARING 

 
NOTICE OF HEARING before the Benton County Planning Commission in the matter of County 
Planning at a special meeting on August 26, 2025, at 6:00 p.m. in person and digital attendance located 
at 7122 W. Okanogan Place, Building E. Room 303 Commissioners’ Hearing Room, 3rd Floor 
Kennewick, WA.   

 

NOTICE IS HEREBY GIVEN that public comment will be taken on the following proposed application 
before the Planning Commission at this meeting: 

ZC 2025-001 - A proposal to change the zoning designation of parcels 111881013744005 and 
111881020000015 located in the Kennewick area of Benton County from the current designation of 
Light Industrial to the Interchange Commercial Zoning District. 

SUB 2025-003 - The Preliminary Plat of Eagle Butte Estates by Tri City Development for the subdivision   
of 66.36 acres into 55 lots with an average lot size of 1.02 acres. The project is located in the Kennewick 
area of unincorporated Benton County, south of Sagebrush Road, west of Clearview Lane and north of 
Wallowa Road in Section 9, Township 08 North, Range 28 East, W.M. on parcel number 1-0988-200-
0001-001. 

 
NOTICE IS FURTHER GIVEN that the proposed zone change application has been reviewed under 
the requirements of the State Environmental Policy Act and Determinations of Non-Significance (DNS) 
was issued for EA 2025-001 on March 5, 2025 and the proposed subdivision application has been 
reviewed under the requirements of the State Environmental Policy Act and Mitigated Determination of 
Non-Significance (MDNS) was issued for EA 2025-014 on August 4, 2025. Accordingly, an 
Environmental Impact Statement was not required for this proposal. Any comments regarding the 
determination and the environmental impacts of the proposal can be made at the Planning Commission 
Hearing or in writing to the Benton County Planning Division by 3 p.m. on Friday, August 25, 2025. 

 
At this hearing, the Planning Commission may recommend approval or disapproval of the proposals 
to the Benton County Board of Commissioners. All parties concerned may present any support or 
objections for the application. Information concerning the application on virtual attendance options can 
be obtained from the Benton County Planning Division, by calling 786-5612 or by visiting 
www.tinyurl.com/BCPublicNotice. 

 

Dated this 5th day of August 2025. 
 

Martin Sheeran, Chairman 
Benton County Planning Commission 

 
Michelle Mercer, Manager 
Planning Division 

 
PUBLISH: August 13, 2025 

mailto:planning.department@co.benton.wa.us
http://www.tinyurl.com/BCPublicNotice
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State of Washington 

DEPARTMENT OF FISH AND WILDLIFE 
South Central Region • Region 3 • 1701 South 24th Avenue, Yakima, WA  98902-5720 

Telephone:  (509) 575-2740 • Fax:  (509) 575-2474 
 
August 19, 2025 
 
 
Michelle Mercer 
Benton County Planning Manager 
Benton County Planning Division 
102206 East Wiser Parkway 
Kennewick, WA 99338 
 
Subject: Benton County Zone Change ZC 2025-001 
 
Dear Ms. Mercer, 
 
Thank you for the opportunity to provide comments on the proposed zone change to amend the 
zoning of rural industrial to rural commercial for parcels 1-1188-101-3744-005 and 1-1188-102-
0000-015. WDFW has no concerns for the proposed zone change. At the project stage, there are 
several likely Fish and Wildlife Habitat Conservation Areas (FWHCA) on the property that we 
encourage the applicant and Benton County to have early conversations regarding their impacts 
prior to applications to develop the property further. There is a mapped stream on the eastern 
side of parcel 1-1188-102-0000-015 and both parcels contain shrubsteppe habitat in portions of 
the parcel. WDFW sent a comment letter on March 27, 2025 that further outlines these potential 
site level issues. That letter is attached.  
 
The applicant should schedule a site visit with the county and WDFW to review these habitat 
areas prior to an application for development being submitted. This site visit would help to 
determine what impacts to these critical areas are avoidable and which are unavoidable and need 
to be mitigated for.  
 
WDFW looks forward to working with Benton County and the applicant on this proposal.  If you 
have questions regarding any of the above comments, please contact me at 509-607-3578 or 
Scott.Downes@dfw.wa.gov. To schedule a site visit, please reach out to the Area Habitat 
Biologist, Troy Maikis—Troy.Maikis@dfw.wa.gov or 509-312-8117.  
 
Sincerely,  
 

 
Scott Downes  
Regional Land Use Lead 
Attachment: Detrick Road CPA Re-zone Comment Letter WDFW 3-27-25.pdf 
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 State of Washington 

 Department of Fish and Wildlife 

 2620 North Commercial Avenue, Pasco, WA 99301 
Phone: (509) 312-8117, E-mail: Troy.Maikis@dfw.wa.gov 

March 18, 2025 

 

Brittany Merrill 

Community Development Dept., Planning Division 

102206 E. Wiser Parkway 

Kennewick WA 99338 

 

Re: CPA 2025-001 - Detrick Road CPA & Re-zone 

 

The Washington Department of Fish and Wildlife (WDFW) has reviewed relevant maps and 

documents for the proposed comprehensive plan amendment to designate Parcel 

#111881013744005 and Parcel #111881020000015 as Rural Commercial with plans for an 

application to rezone to follow upon approval.  WDFW conducted a roadside visit on March 17, 

2025. 

 

The area is primarily shrubsteppe habitat but also contains an intermittent portion of Amon 

Creek.  The site is potential habitat for Townsend’s ground squirrel, black-tailed jackrabbits, 

numerous bird species, and is a Ferruginous Hawk Core Area.  As such, we offer the following 

recommendations: 

 

1. Based on our desktop review and site visit, there appears to be a water conveyance 

system present on the site that requires further review for project impacts on water conveyance to 

Amon Creek and the Yakama River.  Amon Creek is known to be utilized by fall chinook 

salmon and any impacts to water temperature, quality, or flow could be impactful.  WDFW 

recommends that the creek setback in the Comp Plan Amendment Map attached to the SEPA 

packet be enforced as a no-development area.  WDFW requests that the applicant meet with us to 

determine if the project will have impact on Amon Creek and potentially require a Hydraulic 

Project Approval (HPA) from WDFW.  The information from the site visit will be utilized to 

determine whether the proposed project will be required to attain a Hydraulic Project Approval 

(HPA) permit to ensure there are no impacts to fish life. 

 

2. WDFW recommends avoidance of the riparian area with a buffer zone in accordance 

with Benton County Code 15.04.040 which stipulates that for Type F (Fish) streams the 

minimum Standard Buffer Width is a minimum of seventy-five (75) feet on parcels without 

streams with adjacent slopes of ten percent (10%) or greater and one hundred (100) feet for 

parcels that have streams with adjacent slopes of ten percent (10%) or greater.   

 

3. WDFW acknowledges that this site contains some areas of high disturbance along with 

shrubsteppe and riparian habitat.  Prior approval of the project, WDFW requests a critical area 

report be produced to 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. The report is necessary to determine critical area impacts and thus should be 

 

Bm4
Text Box
PCM 1.9



March 18, 2025 

Benton County Planning Department 

Brittany Merrill 

Page 2 

 

considered when reviewing the impact of the project on critical areas.  WDFW recommends 

avoidance of shrubsteppe habitat as outlined in the mitigation sequencing found in Benton 

County Code 15.02.220.  If this will not be possible, WDFW proposes 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.   

 

4. WDFW mitigation Policy (POL-M5002) prioritizes on-site mitigation, which appears to 

be an option for this project.  WDFW would recommend the creation of a conservation easement 

on some or all of the northern portion of parcel number Parcel #111881020000015.  It would be 

preferred that a conservation easement would be placed adjacent to Amon Creek to maintain 

connectivity with the area.  If it is not possible to complete all mitigation for this project on site, 

we recommend off-site in-kind mitigation.  It is preferred that off-site shrubsteppe mitigation be 

directed at acquiring additional parcels adjacent to large remaining contiguous blocks of 

shrubsteppe to provide or protect functional wildlife connectivity corridors or at re-establishing 

sagebrush and native understory plants on an area currently within a conservation easement. 

 

5. Many birds local to our area as well as active nests are protected under the Migratory 

Bird Treaty Act as well as being 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.  

  

WDFW looks forward to working with Benton County on this project to ensure the best outcome 

for the county, its residents, and our local wildlife. 

  

 

 

Sincerely, 

 

 
 

Troy Maikis 

Area Habitat Biologist; Benton and Franklin Counties 

Washington Department of Fish & Wildlife 

2620 Commercial Ave 

Pasco, WA  99301 

(509) 312-8117 

Troy.Maikis@dfw.wa.gov 

 

cc:   Scott Downes, Fish & Wildlife Habitat Regional Land Use Lead, Region 3, Yakima 
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Brittany Merrill

From: Planning Department

Sent: Monday, August 18, 2025 8:08 AM

To: Brittany Merrill

Subject: FW: [EXTERNAL] Public Notice For Parcels 111881013744005 and 111881020000015

Follow Up Flag: Follow up

Flag Status: Flagged

 

 
 

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 

 

 

From: Jeffery Banning <jbann64@gmail.com>  

Sent: Sunday, August 17, 2025 1:17 PM 

To: Planning Department <Planning.Department@co.benton.wa.us> 

Subject: [EXTERNAL] Public Notice For Parcels 111881013744005 and 111881020000015 

 

The public notice for a zoning 

meeting, https://bentoncountywa.municipalone.com/pview.aspx?catid=45&id=1592, mentions this: 

 

ZC 2025-001 - A proposal to change the zoning designation of parcels 111881013744005 and 

111881020000015 located in the Kennewick area of Benton County from the current designation of Light 

Industrial to the Interchange Commercial Zoning District. 

 

I am hoping that is a mis-designation of the new zone as an Interchange Commercial Zoning 

District.  That would make no sense for the location of these parcels.  I am hoping they will just be 

standard single home lots. 

 

Thank you, 

Jeff Banning 

509 551-6147 

86715 E Haven View PR SE 

Kennewick, WA 99338 
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2015 South Ely Street 
Kennewick, WA  99337 

Phone 509-586-9111 
FAX 509-586-7663 

www.kid.org 
 

 
 

August 20, 2025 
 
 
Brittany Merril, Office Assistant II 
Community Development Department/Planning Division 
102206 E Wiser Parkway 
Kennewick, WA 99338 
 
Subject: ZC 2025-001_EA 2025-001 Zoning Change Reclassification (DRY) 
 
Dear Ms. Merrill: 
 
The Kennewick Irrigation District has received a Zone Change Application ZC 2025-001 & EA 
2025-001, submitted by Knutzen Engineering, Paul Knutzen, 5401 Ridgeline Dr Ste 160, 
Kennewick, WA 99338, to amend the land use designation of two (2) parcels in the Benton County 
Comprehensive Plan. The application proposes to amend the current land use designation of Rural 
Industrial to Rural Commercial for parcels #111881013744005 and #111881020000015. 
Additionally, the subsequent rezone of the properties from Light Industrial to the Interchange 
Commercial zoning district included in the SEPA application. 
 

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 KID infrastructure. 
4. KID Concurs with Section 4.4 of the Critical Areas Report dated May 15, 2023 (PBS Project 

78095.000) that states that the channel just south of this project area (The East Badger Drain) 
is part of the KID irrigation system and is not subject to regulation as a critical area under the 
CAO. 

5. As such, KID prohibits the discharge of non-irrigation stormwater into The East Badger 
Drain, and requires that all runoff be retained on site. 

 
If you have any questions regarding these comments, please contact me at the address/phone number 
listed below. 
 
Sincerely, 
 
 
 
Chris D. Sittman 
KID Engineering Department 
 
cc: LB\correspondence\File: 11-08-28 
 Applicant via mail – Knutzen Engineering, Attn: Paul Knutzen, 5401 Ridgeline Dr Ste 160, Kennewick, WA 99338 
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