RESOLUTION NO. 2025-63

A RESOLUTION OF THE CITY OF GRANDVIEW, WASHINGTON,
APPROVING THE FORREST GLEN SUBDIVISION 276-LOT PRELIMINARY PLAT

WHEREAS, the applicant, Ryan Johnston of HC Land LLC and property owner,
Wyckoff Farms, Inc., applied for preliminary plat approval for a 276-lot residential
subdivision designated as Forrest Glen Subdivision; and

WHEREAS, the Hearing Examiner held an open record public hearing on August
28, 2025 on the proposed preliminary plat and provided a recommendation for approval
to the City Council subject to compliance with conditions; and

WHEREAS, the City Council held a closed record public hearing on October 14,
2025 on the proposed preliminary plat and approved the preliminary plat subject to the
conditions outlined in the Hearing Examiner's Recommendation SUB#2025-01 dated
September 11, 2025;

NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY
OF GRANDVIEW, AS FOLLOWS:

The City Council hereby adopts the Hearing Examiner's Recommendation in
SUB#2025-01 and approves the 276-lot preliminary plat known as "Forrest Glen
Subdivision" subject to conditons as outlined in the Hearing Examiner's
Recommendation, a copy of which is attached hereto and incorporated herein by
reference.

PASSED by the CITY COUNCIL and APPROVED by the MAYOR at its regular

meeting on October 14, 2025.
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CITY CLERK

APPROVED AS TO FORM:
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CITY ATTORNEY




CITY OF GRANDVIEW
HEARING EXAMINER’S RECOMMENDATION

September 11, 2025

In the Matter of Application for
Preliminary Plat Approval
Submitted by:

| SUB#2025-01
HC Land LLC by Ryan Johnston

Preliminary Plat located on the
Northwest Corner of Forsell
Road & Forrest Road in the R-1
Low Density Residential District

)
)
)
)
)
)
For the Approval of a 276-Lot )
)
)
)
i )
Named “Forrest Glen Subdivision” )

A. Introduction. The findings relative to the hearing process conducted for this

proposed preliminary plat are as follows:

(1) The open record public hearing for this prdposed Preliminary Plat of
Forrest Glen Subdivision was held on August 28, 2025.

(2) Keelan Naasz, YVCOG Land Use Planning Manager serving as Planner
for the City of Grandview, presented her staff report which recommended
approval of this proposed preliminary plat subject to certain conditions. City
Administrator Shane Fisher and City Clerk Anita Palacios participated in the
hearing by answering questions regarding details of the proposed Preliminary Plat
of Forrest Glen Subdivision, including details relative to the park area to be
dedicated to the City.
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(3) The applicant Ryan Johnston of HC Land LLC and the applicant’s civil
engineer John Fetterolf, PE also testified regarding details of the proposed
preliminary plat and the recommended conditions. No members of the public or
other individuals testified at the hearing. Following receipt of the testimony, the
public hearing was closed.

(4) This recommendation regarding the proposed Preliminary Plat of
Forrest Glen Subdivision has been issued within 14 days of the open record public
hearing held on August 28, 2025, as is required by Subsection 14.09.030(A)(4) of
the Grandview Municipal Code.

B. Summary of Recommendation. The Hearing Examiner recommends that

the Grandview City Council approve this proposed Preliminary Plat of Forrest

Glen Subdivision subject to conditions.

C. Basis for Recommendation. Based upon a view of the site with no one

else present on August 28, 2025, consideration of the staff report, exhibits, written
comments and testimony presented at the open record public hearing on August
28, 2025, relative to the proposed preliminary plat shown on pages 8-9 of the
record; and based upon a consideration of the Grandview Subdivision Ordinance
and the Grandview Zoning Ordinance which are set forth in the Grandview

Municipal Code (GMC); the Hearing Examiner makes and issues the following:

FINDINGS

I. Applicant, Property Owner and Representative. The applicant is HC
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Land LLC by Ryan Johnston which has a contingent agreement to purchase the
property, 70 SW Century Drive, Suite 100-240, Bend, OR 97702, The property
owner is Wyckoff Farms, Inc., 160602 Evans Road, Grandview, WA 98930, The
applicant’s civil engineer for this matter who testified at the hearing is John

Fetterolf, PE, 5220 South Auburn Place, Kennewick, WA 99337,

II. Location. The proposed preliminary plat is located on the northwest corner

of Forsell Road and Forrest Road on Assessor’s Parcel No. 230915-31006.

ITI. Application. The main aspects of this application for preliminary plat

approval may be described as follows:

(1) The proposed Preliminary Plat of Forrest Glen Subdivision would
subdivide 70.48 acres into 272 residential lots plus 4 lots for a City park in an R-1
Low Density Residential zone in 8 phases from 2025 to 2029. Phase 1 would have
34 Jots, Phase 2 would have 52 lots, Phase 3 would have 27 lots, Phase 4 would
have 32 lots, Phase 5 would have 35 lots, Phase 6 would have 30 lots, Phase 7
would have 33 lots and Phase 8 would have 33 lots for a total of 276 lots. Typical
lot sizes range from 7,502 square feet to 16,499 square feet with most of them
being approximately 8,000 square feet in size.

(2) Lots 143, 144, 167 and 168 would be dedicated to the City to be
improved and maintained by the City as a park.

(3) Water and sewer for the residential lots would be provided by the City
of Grandview.

(4) The internal streets with sidewalks on both sides would be built to City
standards, as would the adjacent north half of Forsell Road, the adjacent west half
of Forrest Road and the adjacent south half of Ogle Road on a phase by phase
basis.
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(5) The Comprehensive Plan future land use designation of the property
within the proposed preliminary plat is Residential and the zoning classification is
R-1 Low Density Residential.

IV. Environmental Review. The City issued a preliminary Determination of

Non-Significance on July 16, 2025, using the optional DNS process authorized by
WAC 197-11-355 with a comment period ending on July 30, 2025. After
considering the comments received, the City’s SEPA Responsible Official Shane
Fisher issued a final Determination of Non-Significance on August 26, 2025. The
pertinent points of the written comments that were submitted during the comment
period with the Planning Staff and Hearing Examiner findings set forth in italics
are as follows:

(1) HLA Engineering and Land Surveying, Inc. provided the following
comments dated July 8, 2025, regarding the capacity of Grandview’s sewer and
water systems to provide service to the proposed subdivision.

“Sewer: Sanitary sewer pipelines currently serve the parcel proposed for
development, located in Ogle Road. The approximate depth of this sewer is
8.5 feet. The existing 10-inch sewer in Ogle Road has adequate capacity to
accept wastewater from the proposed development, The flow from the
project is less than the modeled flow in the 2022 General Sewer Plan.
Existing pipeline, lift station, and wastewater treatment plant capacity are
available to serve the proposed subdivision.

Water: In Forsell Road, the existing 8-inch water main serving the
development to the south dead ends at the south end of the proposed
development and is not looped to the 10” water main at Forsell Road and
Wallace Way. The preliminary plat indicates a new water main (must be 8~
minimum) will be installed in the proposed development which will be a
dead-ended within the development. Minimum fire flow can be met
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following the new water main installation in the proposed development and
the installation of an intertie to the existing 10” water main at
Forsell/Wallace Way with a new 12 water main. Future looping will be
required in Ogle Road to Wallace Way to provide proper fire flow to
additional development in the future. The completed subdivision will
increase the average day demand by 61,272 gallons per day, and maximum
day demand by 75,900 gallons per day. The City will have water system
capacity to serve the development, provided storage (in pre-construction)
and source (in construction) improvements are made as recommended in
the Water System Plan.”

Staff and Hearing Examiner Findings: Sufficient water and sewage capacity exists
to serve the development. In order to provide looping and increased fire flow in
this area, the developer shall install a new 12-inch water pipeline in Forsell Road
to connect with the existing 8-inch water pipeline near Whiskey Drive and the
existing 10-inch water pipeline near Wallace Way. As part of the design process
Jor the plat, the applicant will be responsible for connecting to and extending
these utilities.

(2) The Sunnyside Valley Irrigation District (SVID) provided the following
comments dated July 9, 2025, relating to their facilities located within the area of
the proposed subdivision:

“There is one (1) flowmeter delivery and an SVID DR 9 drain line located
within the subdivision, These lines are approx1mate1y shown on the
enclosed Vicinity Map. The piped drains require an easement a minimum
of 30” wide centered on the pipeline. The drain line may require a wider
easement depending on the depth of the pipeline. The open drain requires a
60’ easement. The delivery has a 20’ easement all the way around it.
Crossing or encroaching of an SVID pipeline will require a permit issued
by SVID. Please contact SVID Engineering office for more details.
Engineering contact info (590) 837-6980; Brandon Walker walkerb@)

svid.org.”
Staff and Hearing Examiner Findings: Irrigation easements shall be recorded on

the face of the plat per the above specifications, and shall be approved by SVID.
Crossing or encroaching of an SVID pipeline will require a permit from SVID.
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(3) The Washington State Department of Transportation provided the
following comments dated July 21, 2025, relative to the Exit 73 interchange:

“The subject property is in the vicinity of Interstate 82 (I-82) and the Wine
Country Road (Exit 73) interchange. WSDOT anticipates the majority of
vehicle trips generated by this project will utilize Exit 73 and we continue
to be concerned with the cumulative impact development in the area is
having on the interchange. Specifically, the left-turn queue along the
eastbound off-ramp. Without improvement, development-driven traffic will
cause this queue to exceed available storage. When this occurs, WSDOT
will give signal priority to the eastbound off-ramp to preserve the safety
and efficiency of the interstate system. This will likely result in increased
delay and queueing of vehicles along Wine Country and Stover Roads. If
the city is concerned with this impact, we recommend they begin assessing
proportionate share contributions from developments for future improve-
ments to the interchange.”

Staff’ and Hearing FExaminer Findings: The City may undertake road
improvements at the intersection of Wine Country Road and Stover Road to
mitigate for increased traffic resulting from future development. A note shall be
placed on the face of the plat stating that future owners agree to participate in a
Local Improvement District, if determined necessary by the City of Grandview,
proportionate to the development for future improvements to the intersection of
Wine Country Road and Stover Road.

(4) The Washington State Historic Preservation (DAHP) Officer provided
the following final comments dated July 23, 2025, relative to the DAHP
recommendation:

“The project is in an area determined to be at Moderately Low-risk of
containing archaeology according to the DAHP predictive model. However,
the current project has a very large footprint and will involve considerable
ground disturbance. DAHP does not recommend direct archaeological
supervision of the project at this time, but we recommend caution is
observed, and that an Inadvertent Discovery Plan be kept on site at all times
with project leads, and that all crew are briefed on what types of
archaeological material might be discovered.”
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Staff and Hearing Examiner Findings: The applicant shall keep an Inadvertent
Discovery Plan onsite at all times during construction. This plan is included in the
materials provided by DAHP. Please contact James MacNaugton, M.S. at (360)
280-7563 for more information. The project tracking code is 2025-07-04537.

V. Critical Areas/Floodways/Floodplains/Wetlands/Shorelines. There is

no floodway, floodplain, wetland, shoreline or other critical area identified per
GMC Chapter 18.06 within or near the proposed Preliminary Plat of Forrest Glen

Subdivision.

V1. Comprehensive Plan, Zoning and Land Uses. The Forrest Glen

Subdivision parcel is within the Comprehensive Plan Future Land Use Map
designation of Residential and is within the R-1 Low Density Residential District
zoning classification. The property is currently being used for its historical use of
growing hops. The surrounding lands are primarily being used for agricultural
purposes with some residential development, especially to the south. To the east
across Forrest Road are the Country Park Event Center, a Port of Grandview

Industrial Park and other mostly vacant commercial parcels.

VII. Concurrency. The applicant submitted a TIA, a Transportation Impact

Analysis, with the application which found that (i) all studied road segments
would operate at a Level of Service A in 2040; (ii) volume-to-capacity ratios
would be well below the City’s Level of Service (LOS) C standard; and (iii) the

project meets City of Grandview concurrency requirements.
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VI Notice of the Public Hearing. This application was submitted on June
23, 2025, and was determined to be complete for processing on July 2, 2025.
Notice of the August 28, 2025, open record public hearing was provided on
August 11, 2025, by posting the notice at the City Hall, Library, Police
Department and on the City’s website at www.grandview.wa.us, by mailing the
notice to property owners within 300 feet of the subject parcels, and by posting the
notice at three places on the property. Notice of the public hearing was also
provided by publishing the notice in the City’s official newspaper, the Grandview
Herald, on August 13, 2025.

IX. Jurisdiction, GMC 2.50.080(C)(3) provides that the Grandview Hearing

Examiner shall receive and examine available information, conduct public
hearings, prepare a record ‘thereof and enter findings of fact and conclusions based
upon those facts, together with a recommendation to the Grandview City Council,
for enumerated types of land use applications which specifically include

preliminary plats.

X. Development Standards for the R-1 Low Density Residential District.

The proposed preliminary plat is required to conform to all of the City develop-
ment standards including, but not limited to, the development standards which are
prescribed by GMC Title 12 (Streets, Sidewalks and Public Places), GMC Title 15
(Buildings and Construction), GMC Title 16 (Subdivisions) and GMC Title 17
(Zoning). The lots within the proposed preliminary plat either already comply with
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the following R-1 development standards required by GMC 17.34.050 or will be
reviewed for compliance at the construction stage on each lot that is created:

(1) The maximum number of dwelling units permitted per lot is one
dwelling unit.

(2) The minimum area for each lot is 7,500 square feet for single-family
structures.

(3) The maximum permissible lot coverage is 40 percent.

(4) The minimum yard setbacks are front, 20 feet; side, 5 feet; side along a
flanking street of a corner lot, 20 feet; rear for the principal building, 10 feet;
accessory structures, 5 feet; garages with vehicle doors parallel to an alley shall be
set back from the alley 20 feet.

(5) The maximum building height for the principal building is 30 feet and
for accessory buildings is 12 feet,

(6) Fences, walls and hedges shall not exceed four feet in height in the
front yard area and six feet in the side or rear yard area per GMC 17.75.050(C)(1)
and are otherwise specified by GMC Chapter 17.75.

(7) Parking for residential units is a minimum of 2 spaces per unit and
otherwise as specified in GMC Chapter 17.78,

(8) Landscaping and screening requirements include (i} a clearance of 3 feet
from fire hydrants within landscape areas per GMC 17.75.050(C)(2); (ii) no tree,
as measured from its center, shall be located within 10 feet of a street light
standard, or within five feet of a driveway or a fire hydrant; (iii) At least 50
percent of the front yard area for residential one-family and two-family dwellings,
including right-of-way but excluding driveways, shall be treated with live
vegetation and/or decorative rock per GMC 17.75.050(C){(4); and (iv) all areas of a
lot or parcel not landscaped or covered with improvements shall be maintained in
such a manner as to control erosion and dust.
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XI. Residential Design Standards for Residential Plats. The residences

constructed within the proposed preliminary plat are required to conform to the
following residential design standards required by GMC 17.70.100 which will be
reviewed at the construction stage on each lot that is created:

(1) The main entry doors of all dwellings must face the street on which the
dwelling is addressed;

(2) A minimum of 30 square feet of window surface must be on the portion
of the dwelling facing the street. Dwellings with less than 32 square feet of
window surface must contain covered porches with a minimum of a four-foot
overhang;

(3) All entry porches/landing areas must be constructed as an integral part
of the dwelling architecture;

(4) The main roof of all dwellings shall have a minimum 5:12 pitch; except
dwellings with less than a 5:12 pitch legally established as of the effective date of
the ordinance codified in this title shall be permitted to be rebuilt, altered, enlarged
or remodeled without the roof being changed to a 5:12 pitch;

(5) All eave overhangs shall be a minimum of 12 inches;

(6) Dwellings with 4:12 pitch roofs may be permitted provided the main
roof includes one or more secondary roofs intersecting the main roof at right
angles. The secondary roof must have a pitch of 5:12 or greater;

(7) No false or artificial dormers are permitted;
(8) All foundation walls must be poured concrete or masonry block;

(9) All dwellings must be permanently connected to foundations, and must
meet seismic and wind loading standards for Yakima County, Washington;

(10) No more than 12 inches of foundation wall can be exposed on the
walls facing a street;

(11) All siding must be durable materials, such as brick, masonry, stucco,
vinyl, exterior-grade wood, or exterior-grade composites, each with a lifespan of at
least 20 years under normal conditions;
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(12) All siding must extend below the top of the foundation one and one-
half to two inches. A bottom trim board does not qualify as siding and cannot be
used to cover the top of the foundation;

(13) All trim materials around windows, doors, corners, and other areas of

the dwelling must be cedar or other city-approved materials that are not subject to
deterioration;

(14) All electric meters must be securely attached to an exterior side wall of
the dwelling. Meters are not permitted to face the street upon which the dwelling
is addressed;

(15) All additions and/or other architectural features must be designed and
permanently connected to the dwelling so as to be an integral part of the dwelling;

(16) Primary driveways shall terminate into an architecturally integrated
garage or carport. No parking pad is permitted in front of a dwelling unless such
pad leads to a garage or carport.

XIIL. Subdivision Design Standards for Residentia] Plats. The subdivision

design standards for the proposed preliminary plat required by GMC Chapter
16.24 are set forth as follows with staff and Hearing Examiner findings in italics:

(1) Lots within the proposed Forrest Glen Subdivision shall be designed as
follows per GMC Chapter 16.24:

(a) Each lot shall have direct access to and frontage upon dedicated
public streets. Minimum frontage shall be 50 feet except for lots located
within the arc of a curve or where unusual topography exists, a minimum
frontage of 35 feet is allowed.

Staff and Hearing Examiner Findings: The proposed lots have street
Jrontage exceeding 50 feet along dedicated public streets.

(b) Insofar as practical, side lot lines shall be at right angles to street
lines or radial to curved street lines. Side and rear lot lines shall be straight
or composed of straight lines.
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Staff and Hearing Examiner Findings: The proposed development contains
a number of curves on the roadways. The layout of lots along straight and
curved roads in the plat meets this standard.

(c) Lots having frontage on two streets shall be avoided whenever
possible. However, double frontage lots are permitted only where
determined by the city to be essential to provide separation of residential
lots from principal and minor arterial streets, high-intensity land uses, or to
overcome specific disadvantages of topography or parcel configuration.

Staff and Hearing Fxaminer Findings: Many of the lots on the outside of
proposed plat will have firontage on the interior streets and along Forsell,
Ogle and Forrest Roads, creating double frontage lots. All access to
double-fronted lots must be from interior streets only. No direct access to
Forsell, Ogle or Forrest Roads shall be allowed.

(2) Blocks within the proposed Forrest Glen Subdivision shall be designed
as follows per GMC 16.24.030:

(a) The lengths, widths, and shapes of blocks shall be determined
with due consideration of (i) the provisions of adequate building sites
suitable to the special needs of the proposed subdivision; (ii) the need for
convenient and safe access, circulation and control of street traffic; (iii) the
limitations and opportunities of the topography.

Staff and Hearing Examiner Findings: The proposed subdivision includes
an interior road layout with blocks that meet this requirement.

(b) The maximum length of a block shall be 1,000 feet.

Staff and Hearing Examiner Findings: The proposed block lengths range
from 350 to 1,000 feet in length. No proposed blocks are longer than 1,000
Jeet. The proposed plat meets this requirement.

(3) Streets within the proposed Forrest Glen Subdivision shall be designed
as follows per GMC 16.24.040:

(a) Right-of-Way: Right-of-way shall be dedicated for new or
existing streets to or within a subdivision to accommodate the following
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right-of-way widths: Arterial streets: 70 feet minimum; Collector streets: 60
feet minimum; and Local streets: 50 feet minimum.

Staff and Hearing Examiner Findings: Right-of-Way shall be dedicated as
required.

(b) Construction Guidelines: Arterial streets: 44-foot-wide roadway
surface face of curb to face of curb, hot mix asphalt (HMA) surfacing, curb
and gutter, sidewalk both sides, illumination, and storm drainages required,;
Collector streets: 40-foot-wide roadway surface face of curb to face of curb,
hot mix asphalt (HMA) surfacing, curb and gutter, sidewalk both sides,
illumination, and storm drainages required; and Local access streets: 40-
foot-wide roadway surface face of curb to face of curb, hot mix asphalt
(HMA) surfacing, curb and gutter, sidewalk one side, illumination, and
storm drainage required.

Staff and Hearing Examiner Findings: This recommendation requires that
the developer construct all roads to meet city standards. The applicant is
proposing sidewalks on both sides of the street within the development.
Design of the roadway shall be coordinated with the Public Works
Director.

(¢) Curbs and Gutters: Cement concrete barrier curb and gutter shall
be installed along all new streets. Curb and gutter shall be poured as a
single unit in accordance with the city’s design and construction standards
and specifications for public works improvements.

Staff and Hearing Examiner Findings: This recommendation requires the
applicant to meet this standard,

(d) Surfacing Between Curbs: The street area between the curbs
shall be constructed with the following minimum compacted depth of
surfacing materials: (i) three-inch hot mix asphalt class one-half inch PG
04-28; (ii} three-inch crushed surfacing — top course (five-eighths-inch to
zero); (iii) six-inch crushed surfacing — base course (one and one-quarter
inch to zero). All materials installed and work performed pursuant to the
requirements of the above paragraph shall be done in accordance with the
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city’s design and construction standards and specifications for public works
improvements.

Staff and Hearing Examiner Findings: This recommendation requires the
applicant to meet this standard.

(¢) Grades: All grades of streets and curbs shall be approved by the
city engineer or other licensed engineer acting on behalf of the city before
any improvement is commenced.

Staff and Hearing Examiner Findings: Design plans for all proposed roads
are required to be submitted for review and approval by the City Engineer
or other licensed engineer acting on behalf of the City.

(f) Cul-de-Sacs: The maximum length of cul-de-sacs shall be 600
feet and right-of-way radius shall be 60 feet.

Staff Findings: One permanent cul-de-sac is proposed in this development.
The design of the cul-de-sac shall meet these requirements.

(g) Offset Intersections: Offset intersections shall have a minimum
of 100 feet between street centerlines.

Staff and Hearing Examiner Findings: Two offset intersections are here
proposed. These intersections occur internally along both Green Lane at
Road B and Road C, and along White Loop also at Road B and Road C.
Additionally, there is an offSet intersection with Road D and Whiskey
Drive, which is across Forsell Road to the south. All proposed offset
intersections meet this requirement.

(h) Curves: The minimum centetline radii for horizontal curves shall
be 100 feet and the minimum length for vertical curves shall be 50 feet.

Staff” and Hearing Examiner Findings: Several of the proposed roads
contain curves. Curves on the interior streets shall meet this requirement.

(i) Alleys: Alleys are not required but may be included in the
subdivision at the developer’s option. Alleys shall have a minimum right-
of-way width of 20 feet. Utility easements may be provided in lieu of
alleys.
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Staff and Hearing Examiner Findings: Since no alleys are proposed, this
standard does not apply.

(j) Dead-End Roads: All dead-end roadways shall include cul-de-
sacs. The city may allow use of an “L” or “hammerhead” turnaround upon
approval by the public works director.

Staff and Hearing Examiner Findings: There are no dead-end roads in the
proposal.

(k) Street Trees: Street trees that are planted pursuant to GMC
16.24.045 must comply with GMC Chapter 12.14.

Staff and Hearing Examiner Findings: Street trees are not required to be
planted as part of this recommendation.

(4) Easements within the proposed Forrest Glen Subdivision shall comply
with the following requirements of GMC Chapter 16.24:

(a) Utility easements shall be continuous and aligned from block to
block within a subdivision and with adjoining subdivisions.

Staff and Hearing Examiner Findings: The preliminary plat provides for
continuous utility easements that comply with this standard.

(b} A 10-foot-wide utility easement for underground power, tele-
phone, irrigation water and cable television shall be provided across the
front of each lot within a subdivision and short subdivision. Side lot line
easements shall be required where deemed necessary to adequately provide
lots with utility services or to provide for continuous easements.

Staff’ and Hearing Examiner Findings: The applicant proposes utility
easements which meet this standard,

(c) Easements for new and/or future utility lines shall be a minimum
of 16 feet wide, provided the width of the easements for buried utilities will
be at least twice the depth of the planned excavation.

Staff and Hearing Examiner Findings: All easements dedicated for new and
Suture utility lines shall meet this standard.

Applicant: HC Land LLC 15
276-Lot Preliminary Plat

Forrest Glen Subdivision

At Forsell & Forrest Roads



(d) Drainage easements shall be provided where a subdivision is
traversed by a watercourse, drainageway, or stream channel.

Staff and Hearing Examiner Findings: There are no natural watercourses
or stream channels located within this development. There is one open
drainage line and a pipeline owned by Sunnyside Valley Irrigation District
on the property. The applicant shall comply with all easement and other
requirements related fo SVID facilities on the property.

(e) Easements for unusual facilities such as high voltage electric
lines, irrigation canals, and high-capacity gas transmission lines shall be
approved by the public works director.

Staff and Hearing Examiner Findings: There are no unusual facilities that
have been identified within the proposed subdivision.

(f) Design and engineering plans are required by GMC 16.24.060.
The developer shall submit to the public works director, plan and profile
drawings of the proposed streets, grading and water, sewer, storm drainage,
planting in public rights-of-way, and irrigation water systems for
construction purposes prepared in accordance with the city’s design and
construction standards and specifications for public works improvements.
Following initial review by the city and any required corrections by the
developer for compliance with the city’s design and construction standards
and specifications for public works improvements, the developer shall
submit to the city the original plan tracings and specifications for final
approval. The city’s responsible officials shall approve such drawings and
specifications before any groundwork is done. Construction shall be in
accordance with drawings and specifications approved by the city.

Staff and Hearing Fxaminer Findings: This recommendation requires the
applicant to provide plan and profile drawings of the proposed streets,
grading and water, sewer, storm drainage, planting in public rights-of-way,
and irrigation water systems for construction purposes prepared in
accordance with the City’s design and construction standards and
specifications for public works improvements.
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(g) Submission of as-built drawings is required by GMC 16.24.070.
The developer’s consulting engineer shall prepare and maintain a neatly
marked, full-sized print set of record drawings showing the final location
and layout of all new construction of the public facilities. Prior to final
acceptance by the city of Grandview, one set of reproducible record
drawings and two sets of prints prepared by the developer’s engineer and
clearly marked “Record Drawings” shall be delivered to the public works
director for review and acceptance.

Staff and Hearing Examiner Findings: This recommendation requires the
applicant to provide a set of as-built drawings to the Public Works Director
upon completion of any required improvements.

XIII. Subdivision Improvement Requirements for Residential Plats. The

subdivision design standards for the proposed preliminary plat required by GMC
Chapter 16.28 are set forth as follows with staff and Hearing Examiner findings in
italics:

(1) Streets (GMC 16.28.010): Existing or proposed streets within or
adjacent to a proposed subdivision shall be improved at the expense of the
developer by the construction of curbs, gutters, sidewalks, illumination, storm
drainage and pavement surface in conformance with the city’s design and
construction standards and specifications for public works improvements,

Staff” and Hearing Examiner Findings: The applicant is proposing to improve
Forsell, Forrest and Ogle Streets to ¥ width city streets along the project frontage
on a phase-by-phase basis. This recommendation requires that the developer
construct all infrastructure, including roads, streetlights, sidewalks, and storm-
water facilities to meet or exceed City standards. Each phase shall be constructed
so that it can stand alone in the interim before development of the subsequent
phase.
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(2) Utilities (GMC 16.28.020): All underground utilities (non-City-owned)
in all new residential areas shall be installed and maintained at a depth of not less
than three feet below the graded surface of said way or street, provided existing
installations may be maintained at the present level until replaced. All new or
existing utilities within or adjacent to a proposed subdivision shall be installed
underground, except for the following listed in GMC 16.28.020(B): electric, pad-
mounted transformers; electric transmission systems of a voltage of 15 KV or
more; service meters at structures; TV cable amplifiers, distribution taps;
telephone pedestals and cross-connection terminals; and temporary services
necessary for construction. No buildings or structures, except fences, shall be
permitted to be constructed on any utility easements, or over any utility facilities.
Masonry fences will be considered as structures, rather than fences.

Staff and Hearing Examiner Findings: This recommendation requires that all
utilities serving the subdivision be installed underground, with the exception of
items listed in GMC 16.28.020(B).

(3) Water (GMC 16.28.030): A complete domestic water distribution and
fire protection system shall be installed at the expense of the developer in
conformance with the city’s approved water system plan. All water lines and
services shall be installed prior to street improvements. The water distribution
system shall be designed and constructed in accordance with the State Department
of Health regulations, the city’s design and construction standards and specifi-
cations for public works improvements, and with the standard practices of the city.
Fire hydrants shall be installed, at the expense of the developer, at locations
determined necessary by the fire chief. Water mains shall be extended to the far
edge of subdivisions for future extension by others. The city, at its discretion, may
direct that water main diameters in excess of that needed for service and fire
protection for the subdivision be installed. If the city directs such oversizing, the
city will pay the difference in pipe material cost between the pipe diameter
required for the subdivision and the city-directed oversize diameter pipe.

Staff and Hearing Examiner Findings: The developer shall install a new 12-inch
water pipeline in Forsell Road to connect with the existing 8-inch pipeline near
Whiskey Drive and the existing 10-inch pipeline near Wallace Way. Water
pipelines throughout the remainder of the development are required to be 8-inch
lines. Fire hydrants are required to be installed in accordance with city standards.
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(4) Sanitary Sewer (GMC 16.28.040): A sanitary sewer system shall be
installed at the expense of the developer with a separate connection to the city
sewer system for each lot and shall be constructed in conformance with the
Comprehensive Sewer Plan. Sewer lines should be located within the paved
portion of the street right-of-way and must be a minimum of eight inches in
diameter. The sanitary sewer system shall be designed and constructed in
accordance with the State Department of Ecology regulations, the city’s design
and construction standards and specifications for public works improvements, and
with the standard practices of the city. Sewer mains shall be extended to the far
edge of subdivisions for future extensions by others. The city, at its discretion,
may direct that sewer main diameters in excess of that needed for service for the
subdivision be installed. If the city directs such oversizing, the city will pay the
difference in pipe material cost between the pipe diameter required for the
subdivision and the city-directed oversize diameter pipe. A city-approved
backflow prevention device shall be installed at the expense of the developer on
the side sewer extension for each lot.

Staff and Hearing Examiner Findings: The City Engineer indicated that there is
sufficient sewer capacity to accommodate the proposed development. Each lot is
required to have a separate connection.

(5) Storm Drainage (GMC 16.28.050): Storm drainage requirements set
forth in GMC 16.28.050 include the following:

(a) Each subdivision shall provide a drainage system for the
collection, control, and disposal of surface water runoff. All storm drainage
improvements shall be planned, designed, permitted, constructed and
maintained in accordance with the requirements of the latest edition of the
Washington Department of Ecology (WDOE) Stormwater Management
Manual for Eastern Washington (SWMMEW),

{(b) It is the intent of this section to adequately provide for suitable
drainage provision in all short or long subdivisions. All subdivisions shall
provide for drainage such that their development does not conflict with
present drainage patterns or create a drainage problem within itself or for its
neighbors.
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(¢) A drainage plan, where required, shall be designed by a
professional engineer licensed in the state of Washington and submitted to
the city for review and approval for any proposed land development that
will increase the quantity of or in any way alter the drainage runoff
occurring prior to development. '

(d) Design calculations for peak flow and peak volume storage
requirements shall be based on a design storm frequency of 25 years. At the
city’s discretion, if the facilities are critical to public health and safety, or
significant property damage could occur, or the development is located in a
drainage problem area, they shall be designed to successfully pass the 50-
year or 100-year storm.

(e) The plan shall provide for the on-site detention and/or retention,
and disposal, of the total water intercepted and collected by the
development and the areas (improved or unimproved) lying and draining
presently to and through the proposed development for the design storm,
unless other natural or manmade systems are available for use.

(f) There exist several areas of subsurface drainage systems, known
as drainage improvement districts or DIDs. These systems were designed
and constructed specifically for the purpose of lowering the ground water
tables sufficiently to promote agricultural development. It was never the
intent of these systems to convey surface drainage. Over the years, the
drainage demand on these systems has steadily increased to the point where
almost all of the DIDs are experiencing overloaded conditions. Engineers
shall not consider the use of any of these DIDs in their drainage plans.

(g) Detention and/or retention of storm water runoff from any pro-
posed land development shall be accomplished by storm water holding
facilities, either open or closed. Storm water shall be introduced into
permeable soils via an infiltration system in accordance with the
SWMMEW, all remaining on site.

(h) The drainage plan shall incorporate all calculations for the deter-
mination of the required size of the system. Said calculations shall be based
on required criteria hereinafter stated and upon an analysis of estimated
runoff from areas contributing runoff to those facilities. Peak flow analyses
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and storage volume quantities shall be done using methods presented in the
SWMMEW. The assumption for the infiltration rate used will need to be
verified by the developer by actual field testing in the case of infiltration
systems. Collection systems shall be either gravity pipe systems, open
channels, or a combination of the two.

(i) The submitted drainage plan shall incorporate, among other data,
a topographical map to clearly define: (i) the proposed development; (i) all
areas, improved or unimproved, lying upstream and draining to and across
the proposed development; and (iii) drainage course, natural or otherwise,
to which the proposed development shall drain.

(j) Said plans shall include a plan-profile of the systems, including
cross-sections of all open ditches and channels. Hydraulic and physical data
such as grades, bottom elevations of ditches and channels, inverts of pipes
at all structures, such as manholes and catch basins, sizes and lengths of all
pipes, length of ditches and channels, and top elevations of all catch basin
covers shall be called out. This includes the invert elevations of the existing
or other proposed storm drainage systems that the subject drainage plan
proposes to tie into.

Staff and Hearing Examiner Findings: The applicant is proposing to manage
stormwater onsite. Stormwater facilities must be designed in compliance with the
most recent edition of the Stormwater Management Manual for Eastern
Washington. The stormwater system shall be required to be reviewed by the
Department of Ecology. Please contact the Department of Ecology to obtain the
necessary review and approvals. The final drainage plan, meeting the design and
construction requirements of GMC 16.28.050 is required to be submitted and
approved by the City Administrator prior fo finalization of the plat.

(6) Sidewalks (GMC 16.28.060): Cement concrete sidewalks shall be con-
structed at the developer’s expense along all new and existing streets in
conformance with the following minimum standards:

(a) Sidewalks shall be located in the right-of-way and shall be four
inches thick in walk areas (behind barrier curb) and six inches thick in
drivable areas (behind depressed and rolled curb);
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(b) Sidewalks shall be placed along at least one side of all local
access streets and shall have a minimum width of five feet;

(c) Sidewalks shall be placed along both sides of all arterial and
collector streets and shall have a minimum width of six feet;

(d) Where a proposed subdivision or short subdivision is located
adjacent to an existing street, the subdivider is not required to provide a
sidewalk on the opposite side of the street;

(e) Curb ramps for physically handicapped shall be constructed
pursuant to RCW 35.68.075 and 35.68.076 at all intersections and other
appropriate locations.

Staff_ and Hearing Examiner Findings: The proposal is to develop sidewalks on
both sides of the street within the development. All interior sidewalks, and
sidewalks that are proposed to be built along the frontage of Forsell, Ogle and
Forrest Roads are required to meet the standards outlined in GMC 16.28.060.
Design and installation of sidewalks shall be coordinated with the Public Works
Director. According to RCW 58.17.110(2(b), "“A proposed subdivision and
dedication shall not be approved unless the city, town, or county legislative body
makes written findings that: (a) Appropriate provisions are made for ... sidewalks
and other planning features that assure safe walking conditions for students who
only walk to and from school ...” Grandview Middle School is approximately 0.3
of a mile to the southeast of the proposed subdivision, and Grandview High School
Is just south of the Middle School. In order to ensure students can safely walk to
to school, a pedestrian crossing across Forsell Road at the intersection of Whiskey
Drive shall be provided. Striping and signaling shall be provided in a manner
acceptable to the City Administrator.

(7) Street signs and traffic control (GMC 16.28.070): The subdivider shall
install, at its expense, street signs and traffic control devices to the satisfaction of
the Public Works Director.

Staff and Hearing Examiner Findings: This recommendation requires that all
street signs and traffic control devices are installed in accordance with the
requirements of the Public Works Director.
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(8) Street Lighting (GMC 16.28.080): Streetlights shall be installed with the
initial capital cost at the city’s expense in conformance with the following
standards: (i) one streetlight at each intersection; (ii) one streetlight at midblock if
the block is longer than 450 feet; and (iii) placement of streetlights along arterial
and collector streets shall conform to the city’s design and construction standards
and specifications for public works improvements.

Staff” and Hearing Examiner Findings: This recommendation requires that the
applicant install street lighting that meets the requirements of GMC 16.28.080.

(9) Irrigation facilities (GMC 16.28.090): Irrigation facilities shall be
installed in accordance with the following requirements except for exceptions that
are made due to the fact that City of Grandview potable water will be used for
irrigation which shall be conveyed through the City’s potable water system:

(a) A pressurized irrigation piping system shall be installed at the
expense of the developer within the subdivision boundaries with a separate
three-fourths-inch minimum pipe diameter service lateral to each lot. The
irrigation system shall be designed and constructed with the standard
practices of the city.

(b) Irrigation mains shall be four-inch diameter, pressure class 160
psi or greater, polyvinyl chloride (PVC) pipe installed and maintained at a
depth of not less than two feet below the graded surface of streets or utility
casements.

(c) Individual irrigation service laterals shall be three-fourths-inch
diameter, Schedule 40, polyvinyl chloride (PVC) pipe installed and
maintained at a depth of not less than two feet below the graded surface of
streets or utility easements.

(d) Irrigation mains shall be extended to the far edge of subdivisions
for future extension by others.

Staff and Hearing Examiner Findings: This recommendation requires the appli-
cant to install irrigation facilities as required under GMC 16.28.090 except for
exceptions that are made due. to the fact that City of Grandview potable water will
be used for irrigation which shall be conveyed through the City’s potable water
system.
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(10) Open Spaces, Parks and Recreation (GMC 16.12.100): GMC
16.12.100 and RCW 58.17.110 require that the Grandview City Council review
the Hearing Examiner’s recommendations and may adopt those recommendations
for the proposed preliminary plat if they find that adequate provisions are made for
various features including open spaces, parks and recreation.

Staff and Hearing Examiner Findings: The City of Grandview has identified a
need for additional parks and/or open space within the city limits. The nearest
pork is approximately owne mile away from the proposed subdivision. A
requirement of this recommendation is that the applicant stub one single water
line to serve Lots 143, 144, 167 and 168 and dedicate those lots to the City so that
the City may improve and maintain that area as a City park.

(11) Development Contract (GMC 16.12.030): This provision states that
prior to the approval by the City Council of any preliminary plat, the applicant
shall enter into a development contract with the city. Said contract shall be written
to cover one of the following alternatives available to the applicant:

(a) The applicant may elect to complete all required improvements
prior to final approval of the project. If this is done, an agreement setting
forth the construction and inspection requirements of the city shall be
entered into prior to installation of improvements. Upon satisfactory
completion of the applicant’s obligation under the contract, the city shall
approve the final plat in accordance with applicable statutes and standards.

(b) The applicant may elect to complete required improvements after
approval of the final plat. In this event, the agreement shall set forth the
construction and inspection requirements of the city, and that the developer
shall provide a surety bond or other secure method, acceptable to the city,
providing for and securing to the city the actual construction of required
improvements within a specified period of time. Any bond or other method
shall specify the improvements covered and the schedule for completion.

Staff” and Hearing Examiner Findings: Additional time to finalize a development
contract is requested here by the applicant due to special circumstances since the
applicant is purchasing the property and will not become the owner of the
property until after the preliminary plat is approved by the City Council. For that
reason, everyone present at the hearing agreed that a development contract
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meeting option A above shall be required to be finalized prior to the issuance of
any construction permits for the property. Phasing of the subdivision is possible
with the understanding that each phase is required to be able to be self-sufficient.
Bonding may be acceptable for short periods of time, not to exceed 3 months, with
labor costs calculated at prevailing wage.

XIV. General Review Criteria of GMC Chapter 14.09 for Enumerated

Development Applications that Include Subdivisions. GMC 14.03.035

provides that a Hearing Examiner may make land use decisions as determined by
the City Council at the request of the Planning Commission or City Administrator.
GMC 14.07.030(B) requires at least 10 days prior notice of public hearings by
specific methods of mailing, posting and publication. GMC 14.03.040(A)(6) and
GMC 14.09.030(A)(4) provide that a recommendation is to be made to the
Grandview City Council regarding applications for preliminary plats that must
comply with all of the provisions set forth in GMC 14.09.030(A)(3) and GMC
14.09.030(A)(4). GMC 14.01.040(H) defines a development as any land use
permit or action regulated by GMC Titles 14 through 18 including but not limited
to subdivisions and other types of land use permits. GMC 14.09.030(A)(3)(c)
provides that the Hearing Examiner is not to recommend approval of a proposed
development without first making the following findings and conclusions:

(1) The development is consistent with the Comprehensive Plan and
meets the requirements and intent of the Grandview Municipal Code. The
proposed preliminary plat will satisfy this requirement because the City’s
Comprehensive Plan Future Land Use Map designates the property under
consideration as Residential, and the preliminary plat is intended to create lots for
new middle income single-family residences. The proposed preliminary plat
would be consistent with the following provisions of the Comprehensive Plan:

Applicant: HC Land LLC 25
276-Lot Preliminary Plat

Forrest Glen Subdivision

At Forsell & Forrest Roads



Housing Element Goal 1 which is to provide safe and sanitary housing for all
persons within the community; Policy 1.1 which is to support the development of
housing stock that meets the varied needs of the present community while
attracting higher income residents; Objective 1 which is to encourage the
construction of new units to increase the local housing supply; Policy 1.3 which is
to support housing availability to meet the needs of all income groups; Housing
Element Goal 2 to the effect that residential areas that are safe, sanitary and
attractive places to live will be established and maintained in Grandview; and
Policy 2.2 which is to require the initial cost of providing municipal services to
serve new residential developments to be borne by the developer. The proposed
preliminary plat will also meet the intent of the Grandview Municipal Code by
providing lots for single-family residences which will be developed in compliance
with Grandview Municipal Code requirements within the R-1 Low Density
Residential District where single-family residences are a permitted use per GMC
17.30.020.

(2) The development makes adequate provisions for drainage, streets
and other public ways, irrigation water, domestic water supply and sanitary
wastes. Since the proposed uses on the property will comply with all applicable
City development standards and regulations, they will make adequate provisions
for these features. The Environmental Checklist states relative to drainage that
stormwater will be captured and infiltrated on-site in accordance with City of
Grandview standards and the Department of Ecology’s Stormwater Management
Manual for Eastern Washington. A fully engineered stormwater plan will be
prepared by the applicant’s design team and approved by the City prior to the
issuance of construction permits for the project site. The preliminary plat shows
that relative to streets and other public ways the accesses to the plat will be off of
Forrest Road on the east, Forsell Road on the south and Ogle Road on the north
which will be improved to meet or exceed the City’s half-street standards. The
interior streets will be constructed to City standards as detailed above in this
recommendation. As to irrigation water, the plat will comply with the irrigation
water requirements of the City by utilizing potable water for irrigation that will be
conveyed through the City’s potable water system. The domestic water and
sanitary waste services will be provided by the City of Grandview by means of
water and sewer infrastructure that is required to be constructed to City standards.

Applicant: HC Land LLC 26
276-Lot Preliminary Plat

Forrest Glen Subdivision

At Forsell & Forrest Roads



Therefore, the proposed development will in fact make adequate provisions for
drainage, streets and other public ways, irrigation water, domestic water supply
and sanitary wastes and will do so in a manner that will comply with the City of
Grandview development standards and requirements.

(3) The development adequately mitigates impacts identified under
other GMC chapters and in particular GMC Title 18. This criterion is satisfied
because the City’s SEPA Responsible Official determined after considering
agency comments which were received during the comment petiod that the
proposed preliminary plat would not result in any probable significant adverse
environmental impacts under GMC Title 18. He issued a final SEPA Deter-
mination of Non-Significance on August 26, 2025,

(4) The development is beneficial to the public health, safety and
welfare and is in the public interest. A residential development on this property
in accordance with the Comprehensive Plan Residential designation and the R-1
Low Density Residential District zoning classification would be beneficial to the
public health, safety and welfare and would be in the public interest because it
would provide needed additional single-family residential housing within the City
of Grandview that would comply with all of the City’s development standards,

(5) The development does not lower the level of service of trans-
portation below the minimum standards as shown within the Comprehensive
Plan. If the development results in a level of service lower than those shown
in the Comprehensive Plan, the development may be approved if improve-
ments or strategies to raise the level of service are made concurrent with the
development. For the purpose of this section, “concurrent with the develop-
ment” is defined as the required improvements or strategies in place at the
time of occupancy, or a financial commitment is in place to complete the
improvements or strategies within six years of approval of the development.
Here the applicant submitted a Transportation Impact Analysis (TIA) with the
application which found that (i) all studied road segments would operate at a Level
of Service A in 2040; (ii) volume-to-capacity ratios would be well below the
City’s Level of Service (LOS) C standard; and (iii) the project meets City of
Grandview concurrency requirements.
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(6) The area, location and features of any land proposed for dedication
are a direct result of the development proposal, are reasonably needed to
mitigate the effects of the development, and are proportional to the impacts
created by the development. The dedication of land for the interior streets, the
City park and the frontage improvements will be a direct result of the development
proposal, will be reasonably needed to mitigate the effects of the development and
will be proportional to the impacts created by the development because those
improvements will be necessary to accommodate the additional traffic impacts and
park needs of the 272 new residences that will be constructed in this subdivision.

XV. Specific Review Criteria of GMC Chapter 16.12 for Subdivisions.

GMC 16.12.090 requires the Hearing Examiner to review a proposed subdivision
during a public hearing to determine conformance with six enumerated standards
applicable specifically to preliminary plats. The requisite determinations relative
to conformance with those standards are as follows:

(1) Conformance with the provisions of the zoning ordinance for the
City. All of the lots in the plat will be developed with permitted single-family
residences in conformance with the provisions of the City’s zoning ordinance
which are detailed above in this recommendation.

(2) Conformance with the gemeral purposes of the Comprehensive
Plan. As previously noted, the proposed preliminary plat for residential develop-
ment would result in the construction of new residences that would increase the
local single~-family housing supply in conformance with the Comprehensive Plan
Future Land Use Map designation of Residential for the property. As is noted
above in Subsection XIV(1) of this recommendation which pertains to a similar
GMC 14.09.030(A)(3)(c)(i) general preliminary plat criterion, this preliminary
plat is in conformance with the Comprehensive Plan Housing Element Goal 1
which is to provide safe and sanitary housing for all persons within the
community; Policy 1.1 which is to support the development of housing stock that
meets the varied needs of the present community while attracting higher income
residents; Objective 1 which is to encourage the construction of new units to
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increase the local housing supply; Policy 1.3 which is to support housing
availability to meet the needs of all income groups; Housing Element Goal 2 to the
effect that residential areas that are safe, sanitary and attractive places to live will
be established and maintained in Grandview; and Policy 2.2 which is to require the
initial cost of providing municipal services to serve new residential developments
to be borne by the developer.

(3) Conformance with the provisions of this title. The preliminary plat
and development of the lots in the proposed preliminary plat will be required to be
in conformance with all applicable provisions of Title 16 (Subdivisions), as well
as all applicable provisions of the Grandview Municipal Code, including without
limitation Title 12 (Streets, Sidewalks and Public Places), Title 15 (Buildings and
Construction) and Title 17 (Zoning).

(4) Conformance with the comprehensive water and sewer plans.
Evidence presented at the hearing confirmed that the proposed preliminary plat
would utilize City water and sewer services and would otherwise be in
conformance with the comprehensive water and sewer plans.

(5) Conformance with the ordinances governing streets, rights-of-way,
and curbs and gutters. The streets, rights-of-way, and curbs and gutters within
and adjacent to the proposed preliminary plat will be in conformance with all of
the City ordinance provisions governing streets, rights-of-way, and curbs and
gutters.

(6) Conformance with other standards necessary to serve the public
good. GMC 16.12.110 states that the City Council shall approve a proposed
preliminary plat if it makes appropriate provisions for the public health, safety and
general welfare and for such open spaces, drainageways, streets, alleys, other
public ways, transit stops, potable water supplies, sanitary wastes, parks and
recreation, playgrounds, schools and schoolgrounds and all other relevant facts,
including sidewalks and other planning features that assure safe walking
conditions for students who only walk to and from school; and if the public use
and interest will be served by the platting of such subdivision and dedication.
Each of these requirements for the City Council’s approval will be addressed
separately in the following section.
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XVLI. Criteria Required for City Council Approval of Preliminary Plats.

GMC 16.12.110 requires that the City Council must find that the proposed
preliminary plat makes appropriate provisions for various features listed in RCW
58.17.110 before it may approve a preliminary plat. The findings relative to those
criteria as they are applied to the proposed Preliminary Plat of Forrest Glen

Subdivision are as follows:

(1) The Subdivision Will Make Appropriate Provisions for the Public
Health, Safety and General Welfare and Will Serve the Public Interest (RCW
58.17.110(2)(a) and (2)(b)). The proposed preliminary plat will make appropriate
provisions for the public health, safety and general welfare by the very fact that it
will comply with the subdivision and zoning development standards and land use
requirements which have been adopted by the Grandview City Council
specifically for the purpose of promoting the public health, safety and general
welfare. The proposed preliminary plat will serve the public interest because it
will create 272 new residential lots in a good location for middle income single-
family residences that will help satisfy the City’s need for additional housing.

(2) Appropriate Provisions for Streets or Roads or Other Public Ways
(RCW 58.17.110(2)(a)). The proposed preliminary plat will make appropriate
provisions for streets and roads by complying with the development standards
detailed above in this recommendation and the conditions of this recommendation.

(3) Appropriate Provisions for Open Spaces, Parks, Playgrounds and
Recreation Areas (RCW 58.17.110(2)(a)). A recommended requirement for this
Forrest Glen Subdivision is that the applicant stub one single water line to serve
Lots 143, 144, 167 and 168 and that those lots shall be dedicated to the City so
that the City may improve and maintain that area as a City park.

(4) Appropriate Provisions for Drainageways (RCW 58.17.110(2)(a)).
In accordance with the stormwater drainage requirements of GMC 16.28.050,
drainage improvements are required to be planned, designed, permitted,
constructed and maintained in accordance with the City standards and the latest
edition of the Washington State Department of Ecology Stormwater Management
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Manual for Eastern Washington. A drainage plan meeting the detailed design and
construction requirements of GMC 16.28.050 must be submitted to and approved
by the City’s Engineer prior to finalization of the plat,

(5) Appropriate Provisions for Transit Stops (RCW 58.17.110(2)(a)).
Since the City of Grandview does not currently have a public transportation
system, the preliminary plat is not required to make provisions for transit stops.

(6) Appropriate Provisions for Potable Water Supplies (RCW
58.17.110 (2)(a)). Appropriate provisions will be made for potable water because
it will be supplied by the City of Grandview public water system and extended by
the developer to serve the new homes and to provide fire flow in accordance with
the requirements of GMC 16.28.030 and other applicable City standards.

(7) Appropriate Provisions for Sanitary Wastes (RCW 58.17.110(2)(a)).
Appropriate provisions will be made for sanitary wastes because sewer services
will be provided by the City of Grandview public sewer system which will be
extended by the developer to serve the new homes in accordance with GMC
16.28.040. The written comments from HLA Engineering and Surveying, Inc.
confirmed that pipeline, lift station and wastewater treatment capacity are
available to serve the proposed Forrest Glen Subdivision. Each lot is required to
have a separate connection with a City-approved backflow prevention device
installed at the developer’s expense on side sewer extensions for the lots.

(8) Appropriate Provisions for Schools and Schoolgrounds (RCW
58.17.110(2)(a)). The residents of the proposed subdivision will have access to
public schools and schoolgrounds within the City that are nearby to the south. No
comments were submitted suggesting that any provision should be made to
provide additional schools or schoolgrounds within the preliminary plat.

(9) Appropriate Provisions for Sidewalks and other Planning Features
that Assure Safe Walking Conditions for Students Who Only Walk to and
from School (RCW 58.17.110(2)(a)). The proposed preliminary plat will make
appropriate provisions for sidewalks for students and others by including
sidewalks constructed in accordance with the GMC 16.28.060 and City of
Grandview standards along both sides of the interior streets, along the west side of
the Forrest Road frontage, along the north side of the Forsell Road frontage and
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along the south side of the Ogle Road frontage and by including a marked
pedestrian crossing across Forsell Road at its intersection with Whiskey Drive.

(10) Adequate Facilities for Irrigation Water (RCW 58.17.310). City of
Grandview potable water will be used for irrigation which will be conveyed
through the City’s potable water system.

(11) Requirement of 2a Development Contract (GMC §16.12.030). GMC
16.12.030 requires that an applicant shall enter into a development contract with
the City prior to the approval of any preliminary plat by the City Council.
Additional time to finalize a development contract is requested here by the
applicant because the applicant is purchasing the property and will not become the
owner of the property until after this preliminary plat is approved by the City
Council. For that reason, an agreed recommended condition is that a development
contract shall be signed and recorded prior to the issuance of any construction
permits for the property. The contract may allow for phasing of the subdivision so
long as each of the phases is self-sufficient without needing any improvements
that are to be constructed in a future phase. The contract may also provide for the
bonding of improvements for short periods of time not to exceed three months
with the labor costs to be calculated at prevailing wage rates.

CONCLUSIONS

Based upon the foregoing Findings, the Hearing Examiner reaches the

following Conclusions:

(1) The Hearing Examiner has authority to recommend that the Grandview
City Council approve the 276-lot Preliminary Plat of Forrest Glen Subdivision for
the development of 272 single-family residences and a park in the Residential
Comprehensive Plan designation and the R-1 Low Density Residential District
zoning classification because it satisfies all of the subdivision ordinance, zoning
ordinance and other applicable requirements and criteria for approval so long as
the recommended conditions are satisfied.
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(2) The Grandview Municipal Code public notice requirements for the
August 28, 2025, open record public hearing relative to this proposed preliminary
plat have been satisfied.

(3) SEPA environmental review for the proposed preliminary plat was
conducted pursuant to RCW 43.21C and GMC Title 18 and resulted in the
issuance of a final Determination of Non-Significance on August 26, 2025, by the
City’s SEPA Responsible Official.

(4) The proposed preliminary plat, with the addition of improvements
required to be constructed to City of Grandview standards and the other conditions
to be imposed, would be consistent and compliant with the Comprehensive Plan,
the subdivision ordinance, the zoning ordinance, the applicable development
standards and the requisite criteria for approval.

(5) No testimony or written comments were submitted in opposition to the
proposed preliminary plat.

(6) The public use and interest will be served by the proposed preliminary
plat because it will provide additional single-family residential housing within the
City of Grandview,

(7) The Hearing Examiner’s recommendation regarding this proposed
Preliminary Plat of Forrest Glen Subdivision will be considered and decided by
the Grandview City Council at a closed record public hearing with the result that it
can either be approved, denied or conditioned by the City Council.

(8) GMC 14.11.030 provides that the final Decision of the Grandview City
Council may be appealed to Yakima County Superior Court in accordance with
RCW Chapter 36.70C accompanied by a notice in writing filed and delivered to
the City Clerk or Mayor within 21 days of the City Council’s Decision.

RECOMMENDATION

The Hearing Examiner recommends to the Grandview City Council that the

276-lot Preliminary Plat of Forrest Glen Subdivision to be located on Assessor’s
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Parcel Number 230915-31006 which is described in the application, the staff
report, this recommendation and the other documents in the record of this matter
be APPROVED, subject to compliance with the following conditions which are
similar to the conditions recommended by the City’s Planning Staff except for
further refinements which are recommended by agreement of everyone present at
the public hearing:

Prior to the finalization of the subject subdivision, the conditions imposed by the
City Council must be completed within five (5) years of the City Council’s
Decision. The City Council’s Decision authorizing the subdivision, including its
Jindings, conditions and time limit, pertains to the conditional land use action
only, and does not pertain to timelines associated with other permits (for
example, building permits). Failure to timely comply with all conditions of the
City Council’s Decision will result in the expiration of the Decision.

(1) A development contract shall be signed and recorded prior to the
issuance of any construction permits for the property.

(2) Construction of the proposed subdivision shall conform to all require-
ments of the Grandview Municipal Code including, but not limited to, Title 12
(Streets, Sidewalks, and Public Places), Title 15 (Buildings and Construction),
Title 16 (Subdivisions), and Title 17 (Zoning).

(3) All internal roadways shall be built to meet city standards.

(4) Forsell Road, Forrest Road and Ogle Road shall be improved with half-
street improvements along the project frontage to meet City standards on a phase-
by-phase basis.

(5) Double frontage lots shall only be accessed through interior streets. No
double frontage lots shall be allowed direct access onto Forsell Road, Forrest Road
or Ogle Road.

(6) Each phase shall be constructed so that it can stand alone in the interim
before development of the subsequent phase.
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(7) The location of any nearby Sunnyside Valley Irrigation District (SVID)
facilities shall be identified prior to the start of any grading or earthwork, with any
necessary SVID permits being obtained.

(8) The applicant shall keep an Inadvertent Discovery Plan (IDP) onsite at
all times during construction, and contact the State Historic Preservation Office
(DAHP) should any archaeological resources be discovered during construction.,

(9) All utilities serving the subdivision shall be installed underground, with
the exception of items listed in GMC 16.28.020(B).

(10) A new 12-inch water pipeline shall be installed in Forsell Road
connecting to the existing 8-inch water pipeline located near Whiskey Drive and
the existing 10-inch water pipeline located near Wallace Way.

(11) Water lines within the development shall be 8 inches in size.

(12) All residential lots must be served with public water and one single
water pipeline must be stubbed to serve Lots 143, 144, 167 and 168 which will be
dedicated to the City for a City park. All applicable fees must be paid, easements
provided, and water lines installed prior to final plat approval.

(13) All residential lots must be served with public sewer. All applicable
fees must be paid, easements provided, and lines installed to each of the residential
lots according to the requirements of the sewer service provided prior to final plat
approval.

(14) Fire hydrants shall be installed in accordance with City of Grandview
standards.

(15) Potable water will be used for irrigation which shall be conveyed
through the City’s potable water system.

(16) To address traffic impacts generated by the development, a note shall
be placed on the face of the plat as follows: The owners of each lot shall enter into
a Local Improvement District (LID) for improvements to the intersection of Wine
Country Road and Stover Road, should an LID be created by the City of
Grandview in the future.
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(17) Provision for a park shall be made by stubbing one single water
pipeline to serve Lots 143, 144, 167 and 168 and by dedicating those lots to the
City to allow the City to improve and maintain that area as a City park.

(18) Utility easements shall have a width of 10 feet.

(19) All easements for sewer, water, electric, gas, telecommunications,
itrigation and similar utilities shall be shown on the final plat, Easements shall be
reserved for and granted to all utilities and to their respective successors and
assigns for serving all lots within a subdivision and other property with utility
services and granting the right to enter upon the lots at all times to install, lay,
construct, renew, operate, and maintain underground conduit, cables, pipe, and
wires with necessary facilities and other equipment.

(20) A drainage plan, meeting the design and construction requirements of
GMC 16.28.050 and the requirements of the Stormwater Management Manual for
Eastern Washington is required to be submitted and approved prior to final plat
approval. The drainage plan shall be reviewed and approved by the Department of
Ecology (DOE), and any other DOE requirements shall be satisfied.

(21) Plan and profile drawings of the proposed streets, grading and water,
sewer, storm drainage, planting in public rights-of-way, and irrigation water
systems for construction purposes shall be prepared in accordance with the City’s
design and construction standards and specifications for public works improve-
ments.

(22) A set of as-built drawings shall be provided to the Public Works
Director upon completion of any required improvements.

(23) All street signs and traffic control devices shall be installed as required
by the Public Works Director.

(24) A pedestrian crossing across Forsell Road at the intersection of Forsell
Road and Whiskey Drive shall be provided. Striping and lighting/signaling shall
be provided in a manner acceptable to the City Administrator,

(25) All street lighting shall be installed to meet the standards outlined in
GMC 16.28.080.
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(26) All exterior lighting shall be designed and installed to prevent glare
onto surrounding properties.

(27) At the time the final plat is to be recorded all property taxes and
special assessments shall be paid for the full year (RCW 84.56.345).

(28) The Final Plat shall include:

(a) Boundaries for each lot and dedicated easement and right-of-

way;

(b) Construction of protective improvements such as buffer zones,
fences, dikes and levees shall be noted;

(c) A complete and accurate legal description shall be shown on the
face of the plat;

(d) Certificate or a separate written instrument containing the dedi-
cation of all lands to be conveyed to the public which shall be signed and
acknowledged before a notary public by all parties having any ownership
interest in the lands subdivided and shall be recorded as part of the final
plat;

(e) Certification that the applicant is the landowner;

(f) The signature and a statement of approval of the Public Works
Director;

(g) The signature of the Mayor, witnessed by the City Clerk, which
shall evidence the approval of the final plat by the City Council;

(h) Certification by a land surveyor certifying the accuracy of the
survey and plat;

(1) Signature of the City Treasurer indicating payment of all taxes
and assessments;

(J) Surveyor’s certificate, and location and description of mon-
uments.

DATED this 11" day of September, 2025.

Gary M. Cuillier, Hearing Examiner
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