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PLANNING COMMISSION AGENDA

Monday, March 23, 2026

5:30 PM
Connell City Hall
104 E. Adams St. Connell, WA

1. CALLTO ORDER

2. ROLL CALL
Robert Misener, Jerry Sackman, Ray Minor, Jack Brandt, Robert Welch

3. CONSENT CALENDAR
Minutes from February 23, 2026 meeting of Planning Commission

4. ORDER OF BUSINESS

a. Public Hearing — Workforce Housing Zoning Code Amendment Title 17
b. City of Connell sidewalk waiver for East Hawthorne Street Update

c. Smick Subdivision Water
d. Comprehensive Plan Update

5. OTHER

Next Planning Commission Meeting: April 27, 2026
6. ADJOURN

The public is welcome and encouraged to attend this meeting. The City of Connell wishes to provide
reasonable access to all public meeting for individuals with disabilities. Please contact the City Clerk at
least three business days prior to the meeting for accommodations to be arranged.
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PLANNING COMMISSION MEETING
February 23, 2026

BUSINESS

The regular meeting of the Connell Planning Commission was called to order by Chair
Misener at 5:35 PM in Connell City Hall.

ROLL CALL
Commission Members Present:

e Robert Meisner

e JackBrant

e Ray Minor

e RobertWelch

e Excused Absent: Jerry Sackman and Jack Brandt

Staff Members Present:

e Shelly Harper, Mayor
e Frank Scopa, Planning Director

APPROVAL OF MINUTES

Commissioner Minor moved to approval the minutes of the January 2026 Planning
Commission Meeting. Commissioner Minor seconded the motion. Motion carried
unanimously.

BUSINESS

The Public Hearing for Workforce Housing Zoning Code Amendment Title 17 has been
cancelled and may be on next agenda pending further review.
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First on the agenda is the Ortiz Sidewalk Waiver Request: 449 N. 4th Street, two blocks
from the Connell Elementary School. Property owner Jorge Ortiz is splitting a lot and
building an additional home on the west half of the property next to an existing home. City
code requires sidewalks on newly created lots for new construction. Property owner Jorge
Ortiz spoke to the commissioners requesting a waiver for the sidewalk requirement, citing
high cost relative to the value of the property and lack of existing sidewalks in the
immediate area. He noted that previous administrative guidance was requiring a sidewalk
around both sides of the property, increasing cost/difficulty.

Historical lack of sidewalks or curbs throughout the neighborhood was mentioned with
concern about fairness and establishing precedent if waiver is given. Discussion of related
sidewalk issues with new duplex developments—sidewalks promised but not constructed;
bonds and permits. Frank Scopa, Planning Director, supports the installation of a sidewalk
to establish a standard for future development and incremental neighborhood
improvement. Chairman Bob Misener acknowledgement of applicant’s positive
improvements to the property, but also importance of enforcement and consistency.

Proposal: Require sidewalk only on West Davis Street side of the new lot (approx. 50 feet,
which would include a 16-foot driveway entrance to property. This provides some
improvement and sets the expectation for future development, without overburdening
applicant. Chairman Bob Misener made a motion to allow Jorge Ortiz to install sidewalk on
West Davis Street frontage of new lot only. Motion seconded by Commissioner Minor,
passed unanimously.

Next on the agenda is the Sidewalk Waiver Request for Hawthorne Street (South Columbia
to South Burke). Subject area adjacent to US Bank, Dollar General, Ace Hardware, and
Coyote Storage facilities.

Mayor Harper explained that the City of Connell sold the parcel 109880097 in 2021 with the
stipulation that the buyer must build on the site within five years. The five years is up this
September. The current hold-up for the future build is the Connell Municipal Code
requiring 8 foot wide sidewalks on two sides of the property (East Hawthorne Street and
South Burke Avenue).

On the three lots to the south of East Hawthorne Street (Across from Dollar General and
Ace Hardware) are three Franklin PUD electrical vaults which consist of a large cement box
with a metal lid on top. These cement vaults are one foot above ground and are about 4ft
square. On all three lots on the south side of East Hawthorne, it would be impossible to put
in the required 8 foot wide sidewalk because of these vault placements. On the Coyote
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Storage Lot to the East, there is also a cement vault on the SE corner of East Hawthorne
and South Burke Ave which is Coyote Storage. They received a sidewalk waver, putup a
fence on their property line and graveled the area between the fence and the road and also
placed large rocks so parking wouldn’t be available in the gravel area next to the road.

The cost to move the electrical vaults would be approximately $30,000 EACH. There are
also two yellow pipes coming up next to the electrical vaults on the Future Site lot.
Between the electrical vaults, pipes and also the street lights, the widest the sidewalk
could be is five feet, except for the SW corner of East Hawthorne and South Burke Ave
where the box is so close to the corner, an appropriate ADA ramp and corner sidewalk
would be virtually impossible.

A waiver was obviously granted to the Coyote Storage facility because of the electrical vault
on the SE corner of Hawthorne since they have gravel installed and also large rocks instead
of a sidewalk leading to the RV Park.

The existing vault so close to the corner conflicts with ADA access, especially at vault-
inhibited corners. The suggestion was to build up to or around vaults, possibly narrowing
sidewalk width at those locations. Discussion on ADA compliance, city liability, and
aesthetics. Acknowledgment that continuous sidewalks are desirable for connectivity,
walkability, and tourism. Deliberation on whether/whose responsibility it is to move/modify
vaults (city, PUD, developer). Consensus that more measurement and consultation with
Public Utility District (PUD) is needed, particularly on technical clearances and code.

A motion was made by Chairman Misener and unanimously passed to table sidewalk
waiver request until next meeting.

Planning Director Frank Scopa will measure available width between curb and electrical
vault, consult with PUD, and share findings via email to planning commissioners.

Comprehensive Planning Update: Planning Director Frank Scopa is working extensively on
studying the current city's comprehensive plan and what needs to be updated. The
deadline for update is December 31, 2026. He will present a draft plan for continuing
updates with the Planning Commission at the March meeting for review and input. Copies
of the current Comprehensive Plan were distributed to commissioners. A required public
hearing and community survey is being organized for this spring. The consultant AHBL,
that has been used previously, will no longer be working with the City of Connell on the
Comprehensive Plan.
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OTHER ITEMS

The suggestion was made by Commissioner Minor to promote city’s new businesses (Ace
Hardware, Dollar General) as part of revitalization efforts for the city. He suggested the
idea to foster temporary/hobbyist “pop-up” shops, especially near EV charging station, as
an enhancement for tourism and downtown vibrancy. He emphasized the need of creating
an inviting, opportunity-oriented city image.

Mayor Harper updated the commissioners on the Lamb Weston plant. Itis currently being
demolished, including wastewater ponds and underground piping with a planned
completion by Thanksgiving 2026. All cement to be crushed, hazardous materials handled
per county oversight (Franklin County Building and Planning—Wes McCart). Lamb Weston
will continue to operate potato storages and retain the site, likely hedging for future
industry cycles. Americold facility continues as a functioning business.

Commissioner Minor asked for an update on the Oasis 2 Subdivision & Park Planning — The
original developer/financier for Oasis 2 subdivision went bankrupt; contractor now
attempting to take over. There are numerous legal and planning issues, notably original
plat had a 40-foot right-of-way; code and phase 1 require 50 feet. There is substantially
increased lot density in phase 2 (approx. 100 planned lots, compared to ~65in phase 1).
Tiny lot sizes raise concerns about future housing standards and potential neighborhood
blight. The contractor seeks permission to sell lots/build houses before constructing the
required park. Questions were raised about enforceability of past agreements and legal
standing of new developer.

The necessity of holding developers accountable—ensuring completion of infrastructure
and public spaces before occupancy or lot sales was emphasized by all the
commissioners. There was a general consensus on importance of learning from past
failures in city contract management and permitting (delays, lack of recourse, etc.).

MEETING ADJOURNED

There being no further business before the Connell Planning Commission, Chair Misener
adjourned the meeting at 6:48 PM.
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Agenda ltem 4a — Public Hearing
Workforce Housing Zoning Code Amendment Title 17

Clover Planning & Zoning LLC of Pasco, Washington, who has been hired by Connell
Heights Townhomes LLC, Jore Ochoa, has requested a change to Connell Municipal
Code Title 17 to allow workforce housing in the Residential Medium and Residential
High Density zones in the City of Connell.

The following pages include:

i

2.

Land Use Application Form requesting a Zoning Ordinance Amendment

Zoning Code Text Amendment documentation provided by Clover Planning and
proposed Ordinance Change requested by Clover Planning changing
Title 17.09.020 — Permitted Uses

Zoning Code Text Amendment documentation provided by Clover Planning and
proposed Ordinance Change requested by Clover Planning changing
Title 17.09.030 — Uses Requiring a Conditional Use Permit

. SEPA Environmental Checklist completed by Clover Planning requesting

Ordinance and Zone changes

. Letter dated July 22, 2025 from Connell City Administrator Kathleen Koch

denying previous zone code change request that were requested June 2025 with
full explanation as to why it was denied

Letter dated February 20, 2026 from Connell Mayor Shelly Harper denying the
current request and the reasons it was denied.

Letter dated February 20, 2026 from Shane O’Neill with Clover Planning &
Zoning LLC rejecting the City of Connell’s denial letter. The City of Connell then
requested two weeks to do additional research.

Letter dated March 9, 2026 from Frank Scopa, City Planner with City of Connell
stating again the City of Connell’s reasons for rejecting the entire request.

Email dated March from Shane O’Neill with Clover Planning requesting a formal
meeting. Mayor Shelly Harper decided then to allow the Public Hearing to move
forward for this meeting to let Planning Commission make a decision.



WASHINGTON’S

EASTERN ]
HARVESTLAND

City of Connell

Land Use Application Form

Please complete and return form to the city clerk, City of Connell, P.O. Box 1200, Connell, WA, 99326,
with fees and additional information on the instructions. A separate fee is required for each proposed
action.

[ ] CHANGE OF ZONE [ 1 VARIANCE
[ | COMPREHENSIVE PLAN AMDENMENT [ | PRE-ZONE

[ ] CONDITIONAL USE PERMIT [ ] SITE REVIEW

[ ] CRITICAL AREA PERMIT [ ] LOT COMBINE

[X] ZONING ORDINANCE AMENDMENT [ ] BOUNDARY LINE ADJUSTMENT
[ ] PLANNED UNIT DEVELOPMENT [ ] OTHER (DESCRIBE):

NAME: CLOVER PLANNING & ZONING LLC  TELEPHONE; 509-713-4560

MAILING ADDRESS: 6904 ROGUE DRIVE PASCO WA 99301
STREET P.0. BOX CITY STATE ZIP
PLEASE CHECK THE ONE THAT APPLIES: [ ] OWNER [ ] CONTRACT PURCHASER
[ ] LESSEE/RENTER [X] OTHER (SPECIFY)_Agent/Planning Consultant

NAMES, ADDRESS, AND TELEPHONE OF OWNER IF OTHER THAN APPLICANT:
CONNELL HEIGHTS TOWNHOMES LLC, 1564 Swartout Rd, Manson WA, jorgeochoa.7@gmail.com, 509-521-4530

LOCATION OF PROPERTY (ADDRESS): NA, Not site specific
LEGAL DESCRIPTION (ATTACH IF NECESSARY) NA, Not site specific

TOTAL AREA OF PARCEL/PROPERTY (PLEASE LIST FOR ALL RELATED PROPERTIES):
27,878,400 SQUARE FEET  2pprox. 220 acres (RH), 420 acres (RM) ACRES

EXISTING LAND USE _ Residential

PROPOSED LAND USE: No change, Residential
REQUESTED ACTION AND REASONS: Amend Title 17 to include workforce housing in the RM and RH zones

in accord with the supplemental application materials included herewith.

IS THE PROPOSAL IN CONFORMANCE WITH THE COMPREHENSIVE PLAN? [x] YES[ ] NO



City of Connell, WA
Wednesday, January 28, 2026

Title 17. Zoning
Chapter 17.04. AMENDMENTS TO ZONING MAP OR TEXT
§ 17.04.040. Procedure—Text amendments.

(@) Any text amendment to this title may be initiated by the planning commission, the city council or any
interested person who owns property, resides, or conducts business activities in the city. If a
proposed amendment conflicts with the comprehensive plan, consideration of the application shall
be tabled until such time as the city has completed its annual review of the comprehensive plan and
has changed the comprehensive plan so as to eliminate the conflict.

(b) Applications to amend this title must be on forms supplied by the administrator and must contain
the information stated thereon, as well as the application requirements which accompany the
application.

(c) All amendments require at least one public hearing at the planning commission, which will
recommend action to the city council. The council need not hold a public hearing. i the planning
gemmission recommends to deny a request to amend this title, the amendment is not forwarded to
ithe city council for further consideration unless the action is appealed to the council within fourteen
days of the recommendation.

(Formerly 17.78.040; Ord. 689 § 1 (part), 1997; Ord. 923 § 1 (part), 2012; Ord. 1006 § 1 (Exh. A) (part),

2020)



Zoning Code Text Amendment Adding “Community
Workforce Housing” as Conditional Uses in the RM & RH
Zones - Narrative Statement of Need and Policy

Consistency

Need for the Amendment

Connell’s economy is closely tied to agriculture and agri-business, sectors that rely heavily on a
large, seasonal, and mobile workforce. Washington State is one of the nation’s leading producers
of labor-intensive agricultural commodities, including tree fruit, vegetables, potatoes, wine
grapes, and food processing products. These industries require substantial numbers of workers
during planting, harvest, and processing periods, creating recurring peaks in labor demand that
cannot be met solely through the permanent local population.

State agencies and the Legislature have repeatedly recognized that agricultural employers face
chronic workforce shortages and that the availability of housing is a primary constraint on labor
retention. This demand is especially pronounced in Eastern Washington, where large-scale
agricultural operations are often located outside incorporated areas, but workers seek housing
within cities where water, sewer, transportation, and emergency services are available. Connell
functions as a residential and service center for surrounding agricultural lands, placing direct
pressure on the City’s housing supply during peak agricultural seasons.

The City’s existing zoning code reflects a traditional residential framework oriented toward
permanent households and conventional dwelling units. In the RM (Residential Medium
Density) and RH (Residential High Density) districts, zones intended for more intensive
residential development, the code accommodates uses such as multi-family buildings, boarding
and rooming houses, townhomes, adult family homes, and group homes, many of which are
permitted outright or subject to conditional use review as appropriate. However, the code does
not clearly address group or campus-style housing configurations characterized by shared
facilities, centralized management, and seasonal or medium-term occupancy typical of
agricultural workforce needs. As a result, proposals to meet this demand may not fit cleanly
within existing definitions, creating regulatory uncertainty for applicants and the City.

The proposed amendment fills this gap by establishing a clearly defined residential use,
Community Workforce Housing, that aligns with the purpose and intent of the RM and RH
districts. By adding it as a conditional use in these zones (already designated for higher-intensity
residential forms) and subjecting it to the conditional use permit process, the City ensures
thorough, site-specific evaluation of design, scale, parking, operations, buffering, and
neighborhood compatibility, while directly responding to demonstrated workforce housing
needs.



Consistency with State Law

Recent Washington legislation reflects a clear policy direction to expand housing options and
reduce unnecessary local barriers. Engrossed Substitute House Bill 1998 (2023, concerning co-
living housing) encourages jurisdictions to accommodate innovative housing types that serve
workforce and special needs, including shared or group configurations, and to avoid overly
restrictive zoning practices that limit housing availability. This amendment advances those
objectives by providing a clear, defined pathway for a housing type that addresses legitimate
workforce demand, while fully preserving local discretion through the conditional use review
process to ensure compatibility and mitigate impacts.

The amendment also aligns with the Growth Management Act’s requirements to plan for housing
needs across all economic segments of the population and to ensure that development regulations
implement, rather than frustrate, adopted comprehensive plans.

Consistency with the Connell Comprehensive Plan

The amendment directly implements the Connell Comprehensive Plan (as updated/amended,
including 2022 elements), particularly the Land Use and Housing Elements, including:

e Land Use Goal: Promote orderly residential development patterns that support the city’s
economic base while maintaining neighborhood character.

e Land Use Policies: Encourage higher-density and multi-family residential uses in
appropriate locations, subject to buffering, setbacks, and design standards to mitigate
impacts on less intensive uses.

e Housing Goals: Encourage a variety of housing types and densities sufficient to meet
forecasted population and workforce needs.

e Housing Policies: Allow conditional residential uses, including higher-density and
specialized housing types, where compatibility with surrounding development can be
ensured through site planning and operational standards.

By adding Community Workforce Housing as a conditional use in the RM and RH zones, the
amendment places this use in areas already planned and zoned for more intensive residential
development (as shown on the City's zoning map, with RM and RH districts in medium- and
high-density residential areas, including downtown concentrations), while ensuring potential
impacts are addressed through the discretionary conditional use permit process, including
enforceable conditions tailored to each proposal.

Conclusion

This amendment provides a legally defensible, comprehensive-plan-consistent framework for
addressing a documented housing need associated with Connell’s agricultural economy. This
amendment advances state housing policy by facilitating workforce-oriented housing options,
respects local land use objectives and neighborhood character, and maintains compatibility with
existing development through objective standards and conditional use review criteria.



CITY OF CONNELL ORDINANCE NO.

AN ORDINANCE OF THE CITY OF CONNELL, WASHINGTON, amending Title 17 of
the Connell Municipal Code to establish a new residential use classification allowing temporary
and seasonal workforce housing within the Residential, Medium-Density (RM) and Residential,
High-Density (RH) zoning districts; providing development and operational standards; adopting
findings of fact and conclusions; ensuring consistency with the City of Connell Comprehensive
Plan, Chapter 17.04 of the Connell Municipal Code, and applicable state law; and establishing an
effective date.

WHEREAS, the City of Connell has adopted Title 17 of the Connell Municipal Code to regulate
land use and development in a manner consistent with the City’s Comprehensive Plan and the
Growth Management Act;

WHEREAS, Chapter 17.04 CMC establishes the purpose, authority, and procedures for
amending zoning text and development regulations, including legislative review by the Planning
Commission and City Council;

WHEREAS, CMC 17.04.010 provides that the City may amend, supplement, or change Title 17
in order to ensure that zoning regulations remain responsive to changing conditions and
community needs;

WHEREAS, CMC 17.04.020 and 17.04.040 establish that zoning text amendments are
legislative actions subject to public hearing, Planning Commission recommendation, and City
Council adoption, and may be initiated by the City or interested persons;

WHEREAS, the City of Connell Comprehensive Plan Land Use and Housing Elements
encourage a range of residential densities and housing types to support the City’s workforce and
economic base while maintaining compatibility with established neighborhoods;

WHEREAS, the City of Connell is located within a region of Washington State characterized by
intensive agricultural production requiring a substantial seasonal and cyclical workforce;

WHEREAS, Washington State legislative findings underlying recent housing legislation,
including Engrossed Substitute House Bill 1998 (2023), recognize that local development
regulations should not impose unnecessary barriers to housing types needed to support workforce
demands;

WHEREAS, the existing Residential, Medium-Density (RM) zoning district is intended to
accommodate more intensive residential uses, including multi-family and group living
arrangements;

WHEREAS, the existing Residential, High-Density (RH) zoning district is intended to establish
areas for multiple-family residential buildings and townhomes and promote a suitable residential



environment accommodating more intensive residential uses, including multi-family and group
living arrangements;

WHEREAS, the City Council finds that existing zoning classifications do not clearly address
managed, seasonal, group workforce housing associated with agricultural employment, creating
regulatory uncertainty;

WHEREAS, the City desires to clarify and supplement Title 17 by establishing a neutral,
program-agnostic residential use classification regulated by physical form, site design, and
operations rather than by reference to specific housing programs or populations;

NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF CONNELL DO
ORDAIN AS FOLLOWS:

Section 1. Findings of Fact and Conclusions. The City Council adopts the Findings of
Fact and Conclusions set forth in Section 3 of this ordinance.

Section 2. Amendment. Title 17 of the Connell Municipal Code is amended as set forth
in Section 4 of this ordinance.

Section 3. Findings of Fact and Conclusions of Law.

Findings of Fact
1. The proposed amendment was initiated and processed in accordance with Chapter 17.04
CMC.
2. The Planning Commission held a public hearing on and forwarded a

recommendation to the City Council.

3. The amendment establishes a new residential use classification intended to address
documented workforce housing needs associated with agricultural employment.

4. The Residential, Medium-Density (RM) and Residential, High-Density (RH) zones are
appropriate locations for higher-intensity residential and group living uses when subject
to development standards.

5. The amendment does not reference or rely upon any specific state, federal, or private
housing program.

Conclusions of Law

1. The amendment is consistent with the City of Connell Comprehensive Plan, including the
Land Use and Housing Elements.

2. The amendment complies with the procedural and substantive requirements of Chapter
17.04 CMC.

3. The amendment is consistent with the Growth Management Act and relevant state
housing policy, including HB 1998.

Section 4. Text Amendment. The text amendment set forth below is hereby adopted.




Amend 17.02.010. Definitions to include the following definition,

§ 17.02.010 Definitions

“Community Workforce Housing” means a residential use consisting of one or more
buildings or structures designed to provide temporary or seasonal housing for adult occupants
employed in agricultural, food processing, or similar labor-intensive industries that operate on a
seasonal or cyclical basis. This use is characterized by:

e Individual or shared sleeping units;

o Common facilities, including kitchens, dining areas, laundry, recreation, and sanitation;

o Non-transient occupancy, with typical lengths of stay measured in weeks or months

rather than days;
o Centralized ownership or management responsible for maintenance, operations, and

compliance;

Community Workforce Housing is a residential use and shall be distinguished from hotels,
motels, short-term rentals, emergency shelters, correctional facilities, and permanent multi-
family dwellings intended for long-term household occupancy.

Amend CMC 17.09.020 — Permitted Uses (Residential, Medium-Density)

§ 17.09.020 Permitted uses.
The following are the only uses permitted in an RM district:

(1) One- and two-family structures;

(2) Boarding/rooming houses of not more than three persons in accord with Section 17.19.110;
(3) Townhomes, no more than two connected units;

(4) Manufactured home in accord with Section 17.19.180 and subject to Chapter 18.08;

(5) Nursery schools and day care facilities in accord with Section 17.19.140;

(6) Accessory uses and structures related to a permitted use in accord with Chapter 17.22;

(7) ADU (attached) in accord with Section 17.19.130;

(8) Adult family home;

(9) Group home for handicapped persons in accord with Section 17.19.160; and

(10) Family day care-; and

(11) Community Workforce Housing, as defined in CMC 17.02.010, subject to the Specific Uses
Regulations of CMC 17.19.230.




Amend CMC 17.10.020 — Permitted uses. (Residential, High-Density)

§ 17.10.030 Permitted uses.
The following uses are the only uses permitted in an RH district:

(1) Residential buildings;
(2) Boarding/rooming houses in accord with Section 17.19.110;
(3) Hospitals, nursing homes, and homes for the aged;

(4) One manufactured home per lot in accord with Section 17.19.180 and subject to Chapter
18.08,;

(5) Nursery schools, child day care, and day care facilities in accord with Sections 17.19.140 and
17.19.150;

(6) Motels, not furnishing food, drink, entertainment or car services in accord with Section
17.19.040;

(7) Multifamily buildings;

(8) Townhomes, no more than four connected units;

(9) Accessory uses and structures related to a permitted use in accord with Chapter 17.22;
(10) ADUs, attached or detached in accord with Section 17.19.130;

(11) Group home for handicapped persons in accord with Section 17.19.160;

(12) Adult family home;-and

(13) Family day care-; and

(12) Community Workforce Housing, as defined in CMC 17.02.010, subject to the Specific Uses
Regulations of CMC 17.19.230.

Add New Section to CMC Chapter 17.19 SPECIFIC USES - REGULATIONS

§ 17.19.230 — Community Workforce Housing Development and Operational Standards

(1) Applicability




This section applies to all Community Workforce Housing uses located within the Residential,
Medium-Density (RM) and Residential, High-Density (RH) zoning districts.

(2) Review Authority

Community Workforce Housing shall be reviewed administratively. The review authority shall
evaluate the proposal for consistency with the purpose of the RM and RH zones and the
development standards of this title.

(3) Density, Intensity, and Form

a) Buildings shall comply with all RM or RH standards for height, lot coverage, setbacks.
and minimum lot size.

b) Development intensity shall be regulated through physical form and site design rather
than solely by occupant count.

¢) Maximum occupancy shall be based on provisions of the International Fire Code (IFC).

(4) Site Design

a) Building placement, massing, and orientation shall be designed to minimize visual and
functional impacts on adjacent residential uses.

b) Building placement shall comply with all RM or RH standards for lot coverage, setbacks,
and minimum lot size.

(5) Parking and Transportation
a) Off-street parking shall be provided at a rate sufficient to serve residents and on-site
management.
b) The reviewing authority may approve parking reductions where a transportation or
management plan demonstrates reduced vehicle ownership or shared transportation

arrangements.

(6) Landscaping and Buffering

Landscaping, fencing, and buffering shall be provided in accordance with Title 17. Enhanced
buffering may be required where Community Workforce Housing abuts lower-intensity
residential zones.

(7) Operations and Management
a) The use shall be under single ownership or management.
b) A management plan shall be submitted to the City, addressing:
Occupancy limits and length of stay:
On-site supervision or management presence;
Maintenance of buildings and grounds;
Noise, lighting, and refuse control;
Compliance with applicable building, fire, and health codes.

o0 O 0 0

o]
(8) Duration of Occupancy
Qccupancy may occur on a seasonal or year-round basis, provided the use remains in compliance
with applicable codes.




Section 5. Severability. If any provision of this Ordinance is held invalid, such invalidity
shall not affect the remaining provisions.

Section 6. Effective Date. This Ordinance shall be in full force and in effect for the

Zoning Code on 2026.
ADOPTED by the City Council of the City of Connell and APPROVED by the Mayor
this day of 2026.
Shelly Harper, Mayor
ATTEST:
Marissa Ortiz, City Clerk

Approved as to form:

Heidi Ellerd, City Attorney



Zoning Code Text Amendment Adding “Community
Workforce Housing” as Permitted Uses in the RM & RH
Zones - Narrative Statement of Need and Policy
Consistency

Need for the Amendment

Connell’s economy is closely tied to agriculture and agri-business, sectors that rely heavily on a
large, seasonal, and mobile workforce. Washington State is one of the nation’s leading producers
of labor-intensive agricultural commodities, including tree fruit, vegetables, potatoes, wine
grapes, and food processing products. These industries require substantial numbers of workers
during planting, harvest, and processing periods, creating recurring peaks in labor demand that
cannot be met solely through the permanent local population.

State agencies and the Legislature have repeatedly recognized that agricultural employers face
chronic workforce shortages and that the availability of housing is a primary constraint on labor
retention. This demand is especially pronounced in Eastern Washington, where large-scale
agricultural operations are often located outside incorporated areas, but workers seek housing
within cities where water, sewer, transportation, and emergency services are available. Connell
functions as a residential and service center for surrounding agricultural lands, placing direct
pressure on the City’s housing supply during peak agricultural seasons.

The City’s existing zoning code reflects a traditional residential framework oriented toward
permanent households and conventional dwelling units. In the RM (Residential, Medium
Density) and RH (Residential, High Density) districts, the code is intended to accommodate
more intensive residential uses, including multi-family buildings, boarding and rooming houses,
townhomes, adult family homes, and group homes. However, the code does not clearly address
group housing configurations characterized by shared facilities, centralized management, and
seasonal or medium-term occupancy. As a result, proposals intended to meet agricultural
workforce housing demand may not fit cleanly within existing definitions, creating regulatory
uncertainty for applicants and the City alike.

The proposed amendment fills this gap by establishing a clearly defined residential use,
“Community Workforce Housing”, that aligns with the purpose and intent of the RM & RH
districts. By situating the use in zones already designed for higher-intensity residential
development and subjecting it to proposed performance standards, the City ensures that site
design, scale, parking, and operational characteristics are compatible with surrounding
neighborhoods while responding to demonstrated workforce housing needs.

Consistency with State Law

Recent Washington legislation reflects a clear policy direction to expand housing options and
reduce unnecessary local barriers. Engrossed Substitute House Bill 1998 (2023) encourages



jurisdictions to accommodate housing types that serve workforce and special housing needs and
to avoid overly restrictive zoning practices that limit housing availability. This amendment
advances those objectives by creating a predictable, objective pathway for a housing type that
serves a legitimate workforce demand, through by-right approval when objective standards are
met.

The amendment also aligns with the Growth Management Act’s requirements to plan for housing
needs across economic segments of the population and to ensure that development regulations
implement, rather than frustrate, adopted comprehensive plans.

Consistency with the Connell Comprehensive Plan

The amendment directly implements the Connell Comprehensive Plan, particularly the Land Use
and Housing Elements, including:

1) Land Use Goal: Promote orderly residential development patterns that support the city’s
economic base while maintaining neighborhood character.

2) Land Use Policies: Encourage higher-density and multi-family residential uses in
appropriate locations, subject to buffering, setbacks, and design standards to mitigate
impacts on less intensive uses.

3) Housing Goals: Encourage a variety of housing types and densities sufficient to meet
forecasted population and workforce needs.

4) Housing Policies: Allow a variety of residential uses, including higher-density and
specialized housing types, where compatibility with surrounding development can be
ensured through site planning and operational standards.

By locating Community Workforce Housing in the RM (Residential, Medium Density) and RH
(Residential, High Density) zones as a permitted use, the amendment places this housing type in
an area already intended to accommodate more intensive residential forms, while ensuring that
impacts are addressed through specific use regulations.

Conclusion

This amendment provides a legally defensible, comprehensive-plan-consistent framework for
addressing a documented housing need associated with Connell’s agricultural economy. It
advances state housing policy, respects local land use objectives, and maintains compatibility
with existing neighborhoods through clear, objective standards.



CITY OF CONNELL ORDINANCE NO.

AN ORDINANCE OF THE CITY OF CONNELL, WASHINGTON, amending Title 17 of
the Connell Municipal Code to establish a new residential use classification allowing temporary
and seasonal workforce housing within the Residential, Medium-Density (RM) and Residential,
High-Density (RH) zoning districts by way of conditional use permit approval; providing
development and operational standards; adopting findings of fact and conclusions; ensuring
consistency with the City of Connell Comprehensive Plan, Chapter 17.04 of the Connell
Municipal Code, and applicable state law; and establishing an effective date.

WHEREAS, the City of Connell has adopted Title 17 of the Connell Municipal Code to regulate
land use and development in a manner consistent with the City’s Comprehensive Plan and the
Growth Management Act;

WHEREAS, Chapter 17.04 CMC establishes the purpose, authority, and procedures for
amending zoning text and development regulations, including legislative review by the Planning
Commission and City Council;

WHEREAS, CMC 17.04.010 provides that the City may amend, supplement, or change Title 17
in order to ensure that zoning regulations remain responsive to changing conditions and
community needs;

WHEREAS, CMC 17.04.020 and 17.04.040 establish that zoning text amendments are
legislative actions subject to public hearing, Planning Commission recommendation, and City
Council adoption, and may be initiated by the City or interested persons;

WHEREAS, the City of Connell Comprehensive Plan Land Use and Housing Elements
encourage a range of residential densities and housing types to support the City’s workforce and
economic base while maintaining compatibility with established neighborhoods;

WHEREAS, the City of Connell is located within a region of Washington State characterized by
intensive agricultural production requiring a substantial seasonal and cyclical workforce;

WHEREAS, Washington State legislative findings underlying recent housing legislation,
including Engrossed Substitute House Bill 1998 (2023), recognize that local development
regulations should not impose unnecessary barriers to housing types needed to support workforce
demands;

WHEREAS, the existing Residential, Medium-Density (RM) zoning district is intended to
accommodate more intensive residential uses, including multi-family and group living
arrangements, subject to development standards and conditional use review;

WHEREAS, the existing Residential, High-Density (RH) zoning district is intended to establish
areas for multiple-family residential buildings and townhomes and promote a suitable residential



environment accommodating more intensive residential uses, including multi-family and group
living arrangements, subject to development standards and conditional use review;

WHEREAS, the City Council finds that existing zoning classifications do not clearly address
managed, seasonal, group workforce housing associated with agricultural employment, creating
regulatory uncertainty;

WHEREAS, the City desires to clarify and supplement Title 17 by establishing a neutral,
program-agnostic residential use classification regulated by physical form, site design, and
operations rather than by reference to specific housing programs or populations;

NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF CONNELL DO
ORDAIN AS FOLLOWS:

Section 1. Findings of Fact and Conclusions. The City Council adopts the Findings of
Fact and Conclusions set forth in Section 3 of this ordinance.

Section 2. Amendment. Title 17 of the Connell Municipal Code is amended as set forth
in Section 4 of this ordinance.

Section 3. Findings of Fact and Conclusions of Law.

Findings of Fact
1. The proposed amendment was initiated and processed in accordance with Chapter 17.04
CMC.
2. The Planning Commission held a public hearing on and forwarded a

recommendation to the City Council.

3. The amendment establishes a new residential use classification intended to address
documented workforce housing needs associated with agricultural employment.

4. The Residential, Medium-Density (RM) and Residential, High-Density (RH) zones are
appropriate locations for higher-intensity residential and group living uses when subject
to conditional use review and development standards.

5. The amendment does not reference or rely upon any specific state, federal, or private
housing program.

Conclusions of Law

1. The amendment is consistent with the City of Connell Comprehensive Plan, including the
Land Use and Housing Elements.

2. The amendment complies with the procedural and substantive requirements of Chapter
17.04 CMC.

3. The amendment is consistent with the Growth Management Act and relevant state
housing policy, including HB 1998.

Section 4. Text Amendment, The text amendment set forth below is hereby adopted.




Amend 17.02.010. Definitions to include the following definition,

§ 17.02.010 Definitions

“Community Workforce Housing” means a residential use consisting of one or more
buildings or structures designed to provide temporary or seasonal housing for adult occupants
employed in agricultural, food processing, or similar labor-intensive industries that operate on a
seasonal or cyclical basis. This use is characterized by:

o Individual or shared sleeping units;

e Common facilities, including kitchens, dining areas, laundry, recreation, and sanitation;

« Non-transient occupancy. with typical lengths of stay measured in weeks or months

rather than days;
« Centralized ownership or management responsible for maintenance, operations, and

compliance:

Community Workforce Housing is a residential use and shall be distinguished from hotels,
motels, short-term rentals, emergency shelters, correctional facilities, and permanent multi-
family dwellings intended for long-term household occupancy.

Amend CMC 17.09.030 — Uses Requiring a Conditional Use Permit (Residential, Medium-
Density)

§ 17.09.030 Uses requiring a conditional use permit.

The following uses require a conditional use permit in accord with Chapter 17.23:

(1) Public and quasi-public uses;

(2) Home occupations in accord with Section 17.19.190;

(3) Boarding/rooming houses for more than three persons in accord with Section 17.19.110;
(4) Nursing homes, homes for the aged;

(5) ADU (detached) in accord with Section 17.19.130; and

(6) Group home for handicapped persons (six or more clients) in accord with Section 17.19.160-;
and

(7) Community Workforce Housing, as defined in CMC 17.02.010, subject to the Specific Uses
Regulations of CMC 17.19.230.

Amend CMC 17.10.030 — Uses Requiring a Conditional Use Permit (Residential, High-Density)

§ 17.10.030 Uses requiring a conditional use permit.
The following uses require a conditional use permit in accord with Section 17.23.020:



(1) Public and quasi-public uses;
(2) Home occupations, in accord with Section 17.19.190;

(3) Mini-storage units for the storage of personal effects normally associated with a dwelling unit
(no commercial or industrial merchandise or equipment).

(4) Community Workforce Housing, as defined in CMC 17.02.010, subiject to the Specific Uses
Regulations of CMC 17.19.230

Add New Section to CMC Chapter 17.19 SPECIFIC USES - REGULATIONS

§ 17.19.230 — Community Workforce Housing Development and Operational Standards

(1) Applicability
This section applies to all Community Workforce Housing uses located within the Residential,
Medium-Density (RM) and Residential, High-Density (RH) zoning districts.

(2) Review Authority

Community Workforce Housing shall be reviewed as a Conditional Use Permit by the Hearing
Examiner. The review authority shall evaluate the proposal for consistency with the purpose of
the RM and RH zones and the development standards of this title.

(3) Density, Intensity, and Form
a) Buildings shall comply with all RM or RH standards for height, lot coverage, setbacks,
and minimum lot size.
b) Development intensity shall be regulated through physical form and site design rather
than solely by occupant count.
¢) Maximum occupancy may be conditioned based on demonstrated capacity of parking,
utilities, open space, and on-site facilities.

(4) Site Design
a) Building placement, massing, and orientation shall be designed to minimize visual and

functional impacts on adjacent residential uses.
b) Building placement shall comply with all RM or RH standards for lot coverage, setbacks.
and minimum lot size.

(5) Parking and Transportation

a) Off-street parking shall be provided at a rate sufficient to serve residents and on-site
management.

b) The reviewing authority may approve parking reductions where a transportation or
management plan demonstrates reduced vehicle ownership or shared transportation

arrangements.

(6) Landscaping and Buffering




Landscaping, fencing, and buffering shall be provided in accordance with Title 17. Enhanced
buffering may be required where Community Workforce Housing abuts lower-intensity
residential zones.

(7) Operations and Management
a) The use shall be under single ownership or management.
b) A management plan shall be submitted and approved as part of the conditional use

permit, addressing:
o Occupancy limits and length of stay:

On-site supervision or management presence:.

Maintenance of buildings and grounds;

Noise, lighting, and refuse control;

Compliance with applicable building, fire, and health codes.

O O O ©O
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(8) Duration of Occupancy
Occupancy may occur on a seasonal or year-round basis. provided the use remains in compliance
with approved conditions and applicable codes.

Section 5. Severability. If any provision of this Ordinance is held invalid, such invalidity
shall not affect the remaining provisions.

Section 6. Effective Date. This Ordinance shall be in full force and in effect for the

Zoning Code on 2026.
ADOPTED by the City Council of the City of Connell and APPROVED by the Mayor
this day of 2026.
Shelly Harper, Mayor
ATTEST:

Marissa Ortiz, City Clerk

Approved as to form:

Heidi Ellerd, City Attorney



SEPA ENVIRONMENTAL CHECKLIST
CONNELL, WASHINGTON

Purpose of checklist:

Governmental agencies use this checklist to help determine whether the environmental impacts of your
proposal are significant. This information is also helpful to determine if available avoidance, minimization
or compensatory mitigation measures will address the probable significant impacts or if an environmental
impact statement will be prepared to further analyze the proposal.

Instructions for applicants:

This environmental checklist asks you to describe some basic information about your proposal. Please
answer each question accurately and carefully, to the best of your knowledge. You may need to consuit
with an agency specialist or private consultant for some questions. You may use "not applicable” or
"does not apply” only when you can explain why it does not apply and not when the answer is unknown.
You may also attach or incorporate by reference additional studies reports. Complete and accurate
answers to these questions often avoid delays with the SEPA process as well as later in the decision-
making process.

The checklist questions apply to all parts of your proposal, even if you plan to do them over a period of
time or on different parcels of land. Attach any additional information that will help describe your proposal
or its environmental effects. The agency to which you submit this checklist may ask you to explain your
answers or provide additional information reasonably related to determining if there may be significant
adverse impact.

For guidance on completing this form or assistance in understanding a question, visit
http://www.ecy.wa.gov/programs/sea/sepa/ChecklistGuidance.html

The SEPA Handbook is available online at:
http://www.ecy.wa.gov/programs/seal/sepa/handbk/hbintro.html

Use of checklist for nonproject proposals:

For nonproject proposals (such as ordinances, regulations, plans and programs), complete the applicable
parts of sections A and B plus the supplemental sheet for nonproject actions (part D). Please completely
answer all questions that apply and note that the words “"project,” "applicant,” and "property or site” should
be read as "proposal," "proponent," and "affected geographic area," respectively. The lead agency may
exclude (for non-projects) questions in Part B - Environmental Elements —that do not contribute
meaningfully to the analysis of the proposal.

A. Background

1. Name of proposed project, if applicable:
Community Workforce Housing in the Medium-Density Residential (RM) & High-
Density Residential (RH) Zones

2. Name of applicant: c| OVER PLANNING & ZONING LLC

3. Address and phone number of applicant and contact person:
Shane O'Neill, 509-713-4560, planclover@outlook.com

SEPA Environmental checklist (WAC 197-11-960) City of Connell Page 1 of 17



4. Date checklist prepared: 1/20/2026

5. Agency requesting checklist:
City of Connell

6. Proposed timing or schedule (including phasing, if applicable):

Ordinance adoption in 2026

7. Do you have any plans for future additions, expansion, or further activity related to or
connected with this proposal? If yes, explain.

No

8. List any environmental information you know about that has been prepared, or will be
prepared, directly related to this proposal.

A traffic memo is included.

9. Do you know whether applications are pending for governmental approvals of other
proposals directly affecting the property covered by your proposal? If yes, explain.

NA, This is a non-project action.
10. List any government approvals or permits that will be needed for your proposal, if known.

City Council must adopt an ordinance officially amending CMC Title 17

11. Give brief, complete description of your proposal, including the proposed uses and the size
of the project and site. There are several questions later in this checklist that ask you to
describe certain aspects of your proposal. You do not need to repeat those answers on this
page. (Lead agencies may modify this form to include additional specific information on project
description.)

Amend CMC Title 17 to include community workforce housing as a permitted use in the RM & RH
zones, and to add the definition of community workforce housing.

12. Location of the proposal. Give sufficient information for a person to understand the precise
location of your proposed project, including a street address, if any, and section, township, and
range, if known. If a proposal would occur over a range of area, provide the range or boundaries
of the site(s). Provide a legal description, site plan, vicinity map, and topographic map, if
reasonably available. While you should submit any plans required by the agency, you are not
required to duplicate maps or detailed plans submitted with any permit applications

related to this checklist.

NA, This is a non-project action.
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To Be Completed by Applicant:

Evaluation for

Agency Use
Only:

B. ENVIRONMENTAL ELEMENTS

1. Earth

a. General description of the site:

(circle one): Flat, rolling, hilly, steep slopes, mountainous, other

NA, This is a non-project action.
b. What is the steepest slope on the site (approximate percent slope)?
NA, This is a non-project action.

c. What general types of soils are found on the site (for example, clay,
sand, gravel, peat,
muck)? If you know the classification of agricultural soils, specify them
and note any agricultural land of long-term commercial significance and
whether the proposal resuits in removing any of these soils.

NA, This is a non-project action.

d. Are there surface indications or history of unstable soils in the
immediate vicinity? If so,
describe.

NA, This is a non-project action.

e. Describe the purpose, type, total area, and approximate quantities and
total affected area of any filling, excavation, and grading proposed.
Indicate source of fill.

NA, This is a non-project action.

f. Could erosion occur as a result of clearing, construction, or use? If so,
generally describe.
No

g. About what percent of the site will be covered with impervious surfaces

after project
construction (for example, asphalt or buildings)?
NA, This is a non-project action.
h. Proposed measures to reduce or control erosion, or other impacts to the
earth, if any:
NA, This is a non-project action.
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To Be Completed by Applicant:

2. Air

a. What types of emissions to the air would result from the proposal during
construction, operation, and maintenance when the project is
completed? If any, generally describe and give approximate quantities if
known.

NA, This is a non-project action.

b. Are there any off-site sources of emissions or odor that may affect your
proposal? If so,
generally describe.

NA, This is a non-project action.

c. Proposed measures to reduce or control emissions or other impacts to
air, if any:

NA, This is a non-project action.

3. Water
a. Surface Water:

1) Is there any surface water body on or in the immediate vicinity of the
site (including
year-round and seasonal streams, saltwater, lakes, ponds,
wetlands)? If yes, describe type and provide names. |f appropriate,
state what stream or river it flows into.

NA, This is a non-project action.

2) Will the project require any work over, in, or adjacent to (within 200
feet) the described
waters? If yes, please describe and attach available plans.

NA, This is a non-project action.

3) Estimate the amount of fill and dredge material that would be placed

in or removed
from surface water or wetlands and indicate the area of the site that

would be affected.
Indicate the source of fill material.

NA, This is a non-project action.

4) Will the proposal require surface water withdrawals or diversions?

Give general
description, purpose, and approximate quantities if known.

Evaluation for

Agency Use
Only:

SEPA Environmental checklist (WAC 197-11-960) City of Connell
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To Be Completed by Applicant: Evaluation for
Agency Use
e ) . Only:
NA, This is a non-project action.

5) Does the proposal lie within a 100-year floodplain? If so, note
location on the site plan.

NA, This is a non-project action.

6) Does the proposal involve any discharges of waste materials to
surface waters? If so,
describe the type of waste and anticipated volume of discharge.

NA, This is a non-project action.

b. Ground Water:

1) Will groundwater be withdrawn from a well for drinking water or other
purposes? If so, give a general description of the well, proposed
uses and approximate quantities withdrawn from the well. Will water
be discharged to groundwater? Give general description, purpose,
and approximate quantities if known.

NA, This is a non-project action.

2) Describe waste material that will be discharged into the ground from
septic tanks or other sources, if any (for example: Domestic
sewage; industrial, containing the following chemicals. . . ;
agricultural; etc.). Describe the general size of the system, the
number of such systems, the number of houses to be served (if
applicable), or the number of animals or humans the system(s) are
expected to serve.

NA, This is a non-project action.

¢. Water runoff (including stormwater):

1) Describe the source of runoff (including storm water) and method of
collection and disposal, if any (include quantities, if known). Where
will this water flow? Wiill this water flow into other waters? If so,
describe.

NA, This is a non-project action.

2) Could waste materials enter ground or surface waters? If so,
generally describe.

NA, This is a non-project action.
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To Be Completed by Applicant:

3) Does the proposal alter or otherwise affect drainage patterns in the
vicinity of the site? If so, describe.

NA, This is a non-project action.

d. Proposed measures to reduce or control surface, ground, and runoff
water, and drainage pattern impacts, if any:

NA, This is a non-project action.

4. Plants

Evaluation for

Agency Use
Only:

a. Check the types of vegetation found on the site: ~ NA, This is a non-project action.

deciduous tree: alder, maple, aspen, other
evergreen tree: fir, cedar, pine, other
shrubs

grass

pasture
_____crop or grain
____Orchards, vineyards or other permanent crops.
_____wet soil plants: cattail, buttercup, bullrush, skunk cabbage,

other
water plants: water lily, eelgrass, milfoil, other

other types of vegetation

b. What kind and amount of vegetation will be removed or altered?
NA, This is a non-project action.

c. List threatened and endangered species known to be on or near the
site.

NA, This is a non-project action.

d. Proposed landscaping, use of native plants, or other measures to
preserve or enhance vegetation on the site, if any:

NA, This is a non-project action.

e. List all noxious weeds and invasive species known to be on or near the
site.

NA, This is a non-project action.

5. Animals

a. List any birds and other animals which have been observed on or near
the site or are known to be on or near the site.

SEPA Environmental checklist (WAC 197-11-3960) City of Connell
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To Be Completed by Applicant:

birds: hawk, heron, eagle, songbirds, other:
mammals: deer, bear, elk, beaver, other:
fish: bass, salmon, trout, herring, shellfish, other

b. List any threatened and endangered species known to be on or near the
site.

NA, This is a non-project action.
c. Is the site part of a migration route? If so, explain.

Connell lies within the Pacific Flyway

d. Proposed measures to preserve or enhance wildlife, if any:

NA, This is a non-project action.

e. List any invasive animal species known to be on or near the site.

NA, This is a non-project action.

. Energy and Natural Resources

. What kinds of energy (electric, natural gas, oil, wood stove, solar) will be

used to meet
the completed project's energy needs? Describe whether it will be used

for heating,
manufacturing, etc.

NA, This is a non-project action.

. Would your project affect the potential use of solar energy by adjacent
properties?
If so, generally describe.

NA, This is a non-project action.

. What kinds of energy conservation features are included in the plans of
this proposal?
List other proposed measures to reduce or control energy impacts, if
any:

NA, This is a non-project action.

7. Environmental Health

a. Are there any environmental health hazards, including exposure to toxic
chemicals, risk
of fire and explosion, spill, or hazardous waste, that could occur as a

result of this proposal?
If so, describe.

NA, This is a non-project action.

Only:

Evaluation for
Agency Use
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To Be Completed by Applicant: Evaluation for

Agency Use
Only:

1) Describe any known or possible contamination at the site from
present or past uses.

NA, This is a non-project action.

2) Describe existing hazardous chemicals/conditions that might affect
project development and design. This includes underground

hazardous liquid and gas transmission pipelines located within the
project area and in the vicinity.

NA, This is a non-project action.
3) Describe any toxic or hazardous chemicals that might be stored,

used, or produced during the project's development or
construction, or at any time during the operating life of the project.

NA, This is a non-project action.
4) Describe special emergency services that might be required.

NA, This is a non-project action.

5) Proposed measures to reduce or control environmental health
hazards, if any:

NA, This is a non-project action.
b. Noise

1) What types of noise exist in the area which may affect your project
(for example:

traffic, equipment, operation, other)?

NA, This is a non-project action.
2) What types and levels of noise would be created by or associated

with the project on a

short-term or a long-term basis (for example: traffic, construction,
operation, other)? Indi-

cate what hours noise would come from the site.

NA, This is a non-project action.

3) Proposed measures to reduce or control noise impacts, if any:

NA, This is a non-project action.
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To Be Completed by Applicant: Evaluation for
Agency Use
Only:

8. Land and Shoreline Use

a. What is the current use of the site and adjacent properties? Will the
proposal affect current land uses on nearby or adjacent properties? If
s0, describe.

NA, This is a non-project action.

b. Has the project site been used as working farmlands or working forest
lands? If so, describe. How much agricultural or forest land of long-term
commercial significance will be converted to other uses as a result of the
proposal, if any? If resource lands have not been designated, how many
acres in farmland or forest land tax status will be converted to nonfarm
or nonforest use?

NA, This is a non-project action.

1) Will the proposal affect or be affected by surrounding working farm or
forest land normal business operations, such as oversize equipment
access, the application of pesticides, tilling, and harvesting? If so,
how:

NA, This is a non-project action.

c. Describe any structures on the site.
NA, This is a non-project action.

d. Will any structures be demolished? If so, what?
NA, This is a non-project action.

e. What is the current zoning classification of the site?
Medium-Density Residential (RM) & High-Denisty Residential (RH)

f. What is the current comprehensive plan designation of the site?
Residential

g. If applicable, what is the current shoreline master program designation
of the site?
NA, This is a non-project action.

h. Has any part of the site been classified as a critical area by the city or
county? If so, specify.
NA, This is a non-project action.

i. Approximately how many people would reside or work in the
completed project?

NA, This is a non-project action.
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To Be Completed by Applicant: Evaluation for
Agency Use
Only:

j- Approximately how many people would the completed project displace?

NA, This is a non-project action.

k. Proposed measures to avoid or reduce displacement impacts, if any:
NA, This is a non-project action.

l. Proposed measures to ensure the proposal is compatible with existing
and projected land
uses and plans, if any:

Planning Commission and City Council review

m. Proposed measures to reduce or control impacts to agricultural and
forest lands of long-term commercial significance, if any:

NA, This is a non-project action.

9. Housing

a. Approximately how many units would be provided, if any? Indicate
whether high, middle, or low-income housing.
An undetermined number of low to middle-income housing units may be created within RM & RH zoned sites.

b. Approximately how many units, if any, would be eliminated? Indicate
whether high, middle, or low-income housing.
An undetermined number of low to middle-income housing units may be created within RM & RH zoned
sites.

If approved, the code amendment will increase the housing supply for agricultural workers

c. Proposed measures to reduce or control housing impacts, if any:

Inversely, if approved, the code amendment will increase the housing supply for agricultural workers

10. Aesthetics
a. What is the tallest height of any proposed structure(s), not including

antennas;
35'
b. What is the principal exterior building material(s) proposed?
NA, This is a non-project action.
c. What views in the immediate vicinity would be altered or obstructed?
NA, This is a non-project action.

d. Proposed measures to reduce or control aesthetic impacts, if any:

NA, This is a non-project action.
11. Light and Glare
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To Be Completed by Applicant: Evaluation for
Agency Use
Only:

a. What type of light or glare will the proposal produce? What time of day
would it mainly

oceur? NA, This is a non-project action.

b. Could light or glare from the finished project be a safety hazard or
interfere with views?

NA, This is a non-project action.

c. What existing off-site sources of light or glare may affect your proposal?

NA, This is a non-project action.

d. Proposed measures to reduce or control light and glare impacts, if any:

NA, This is a non-project action.

12. Recreation

a. What designated and informal recreational opportunities are in the
immediate vicinity?

NA, This is a non-project action.

b. Would the proposed project displace any existing recreational uses? If
so, describe.
No

c. Proposed measures to reduce or control impacts on recreation,
including recreation opportunities to be provided by the project or
applicant, if any:

NA, This is a non-project action.

13. Historic and cultural preservation

a. Are there any buildings, structures, or sites, located on or near the site
that are over 45 years old listed in or eligible for listing in national, state,
or local preservation registers ? If so, specifically describe.

NA, This is a non-project action.

b. Are there any landmarks, features, or other evidence of Indian or
historic use or occupation? This may include human burials or old
cemeteries. Are there any material evidence, artifacts, or areas of
cultural importance on or near the site? Please list any professional
studies conducted at the site to identify such resources.

NA, This is a non-project action.
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To Be Completed by Applicant: Evaluation for

Agency Use
Only:

Describe the methods used to assess the potential impacts to cultural
and historic resources on or near the project site. Examples include
consultation with tribes and the department of archeology and historic
preservation, archaeological surveys, historic maps, GIS data, etc.

NA, This is a non-project action.

. Proposed measures to avoid, minimize, or compensate for loss, changes

to, and disturbance to resources. Please include plans for the above and
any permits that may be required.

NA, This is a non-project action.

14. Transportation

a.

Identify public streets and highways serving the site or affected
geographic area and describe proposed access to the existing street
system. Show on site plans, if any.

NA, This is a non-project action. A traffic impact memo is included herewith.

. Is the site or affected geographic area currently served by public

transit? If so, generally describe. If not, what is the approximate
distance to the nearest transit stop?

NA, This is a non-project action.

. How many additional parking spaces would the completed project or

non-project proposal have? How many would the project or proposal
eliminate?

NA, This is a non-project action.

. Will the proposal require any new or improvements to existing roads,

streets, pedestrian, bicycle or state transportation facilities, not
including driveways? If so, generally describe (indicate whether public
or private).

NA, This is a non-project action.

. Will the project or proposal use (or occur in the immediate vicinity of)

water, rail, or air transportation? If so, generally describe.
This is a non-project action. However, all resulting projects will rely solely on road transportation.
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To Be Completed by Applicant:

f. How many vehicular trips per day would be generated by the completed
project or proposal? If known, indicate when peak volumes would occur
and what percentage of the volume would be trucks (such as
commercial and nonpassenger vehicles). What data or transportation
models were used to make these estimates?

NA, This is a non-project action.

g. Will the proposal interfere with, affect or be affected by the movement of
agricultural and forest products on roads or streets in the area? If so,

generally describe.

NA, This is a non-project action.

h. Proposed measures to reduce or control transportation impacts, if any:

NA, This is a non-project action.

15. Public Services

a. Would the project result in an increased need for public services (for
example: fire protection, police protection, public transit, health care,
schools, other)? If so, generally describe.

No

b. Proposed measures to reduce or control direct impacts on public
services, if any.

NA, This is a non-project action.

16. Utilities

a. Circle utilities currently available at the site:
electricity, natural gas, water, refuse service, telephone, sanitary sewer,
septic system,
other

NA, This is a non-project action.

Evaluation for

Agency Use
Only:

SEPA Environmental checklist (WAC 197-11-960) City of Connell
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To Be Completed by Applicant: Evaluation for
Agency Use
Only:

b. Describe the utilities that are proposed for the project, the utility

providing the service,and the general construction activities on the site
or in the immediate vicinity which might be needed.

NA, This is a non-project action.

SEPA Environmental checklist (WAC 197-11-960) City of Connell Page 14 of 17



C. Signature

The above answers are true and complete to the best of my knowledge. | understand that the
lead agency is relying on them to make its decision.

Shane O'Neill

Signature:
Name of signee

Date Submitted: 1/20/2026

SEPA Environmental checklist (WAC 197-11-960) City of Connell Page 15 of 17



D. supplemental sheet for nonproject actions

(IT IS NOT NECESSARY to use this sheet for project actions)

Because these questions are very general, it may be helpful to read them in conjunction
with the list of the elements of the environment.

When answering these questions, be aware of the extent the proposal, or the types of
activities likely to result from the proposal, would affect the item at a greater intensity or
at a faster rate than if the proposal were not implemented. Respond briefly and in

general terms.

1. How would the proposal be likely to increase discharge to water; emissions to air; pro-
duction, storage, or release of toxic or hazardous substances; or production of noise?

Amending the Zoning Code will not increase discharge to water; emissions to air; production, storage, or release of toxic or hazardous

substances; or production of noise
Proposed measures to avoid or reduce such increases are:

None warranted. Site-specific project will require SEPA review based on project parameters.

2. How would the proposal be likely to affect plants, animals, fish, or marine life?

In now way would the code amendment affect plants, animals or marine life.

Proposed measures to protect or conserve plants, animals, fish, or marine life are:

None warranted. Site specific projects will be evaluated for conservation measures.

3. How would the proposal be likely to deplete energy or natural resources?

In no way would farmworker housing deplete natural resources.

Proposed measures to protect or conserve energy and natural resources are:

None warranted.

4, How would the proposal be likely to use or affect environmentally sensitive areas or
areas designated (or eligible or under study) for governmental protection; such as parks,
wilderness, wild and scenic rivers, threatened or endangered species habitat, historic or

cultural sites, wetlands, floodplains, or prime farmlands?

In no way will the code amendment affect "critical” areas.

Proposed measures to protect such resources or to avoid or reduce impacts are:

None warranted

SEPA Environmental checklist (WAC 197-11-960) City of Connell Page 16 of 17



5. How would the proposal be likely to affect land and shoreline use, including whether it
would allow or encourage land or shoreline uses incompatible with existing plans?

The code amendment will not affect shorelines. Connell has no sites subject to the SMA.

Proposed measures to avoid or reduce shoreline and land use impacts are:

None warranted

6. How would the proposal be likely to increase demands on transportation or public

services and utilities?

The proposal may increase the electrical draw per residential unit in the RM & RH zones.
Proposed measures to reduce or respond to such demand(s) are:

None

7. Identify, if possible, whether the proposal may conflict with local, state, or federal laws or
requirements for the protection of the environment.

The code amendment is necessitated by the requirement to comply with State Department of Health permit requirements.
Once amended, there will be no conflict between codes at all levels with respect to community workforce housing in the

RM & RH zones.

Page 17 of 17
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EASTERN
WASHINGTON’S

HARVESTLAND

[ City of Connell

104 E. Adams ¢ P.0O. Box 1200 ¢ Connell WA 99326
(509) 234-2701 ¢ www.cityofconnell.com

July 22, 2025

Clover Planning & Zoning LLC
Shane O’Neill

6904 Rogue Dr.

Pasco, WA 99301

Via email: planclover@outlook.com

Dear Mr. O’Neill:

This letter is a zoning code interpretation in response to your request via email dated June 5, 2025, subject: “H2A
Housing in the Medium Density Residential Zone [455 & 475 N 5" Ave.]”. Specifically, you requested a zoning
interpretation as to whether H-2A Farmworker Housing was a permitted use in the City’s RM (Residential,
Medium Density) District. The City requested additional information on June 13, 2025 (through our contract
planner Nicole Stickney) and we received your answers to Ms. Stickney’s questions on June 25, 2025. As the
City Administrator, I hold the position of the person responsible for issuing a decision in reply to your inquiry.
See Connell Municipal Code (“CMC”) 11.10.110.

FINDINGS:
1. The use “Farmworker Housing” or “H-2A Farmworker Housing” is not addressed in Connell Municipal
Code Title 17 (Zoning).

2. There is no definition for the use “Farmworker Housing” or “H-2A Farmworker Housing” included
within Connell Municipal Code Chapter 17.02 (Definitions).

3. For the purposes of this decision, “Farmworker Housing” or “H-2A Farmworker Housing” generally
means housing provided to temporary agricultural workers as defined and regulated by chapter 70.114A
RCW, also known as “temporary worker housing.”

4, There is no definition for the use “temporary worker housing” as defined by chapter 70.114A RCW
included within the Connell Municipal Code Chapter 17.02 (Definitions).

5. In accordance with CMC 16A.02.040, Code Interpretations are a Type IV Adminisirative process.

6. The purpose of the RM (Residential, Medium Density) District is to “establish areas for medium density,
multiple-family residential buildings and to establish regulations for their development. The district has
more intensive residential uses where necessary or desirable to achieve good neighborhood design and to
stabilize land use.” (CMC 17.09.010).



7. There are ten outright permitted uses in the RM district, with an additional six uses authorized with a
conditional use permit. See CMC 17.09.020, .030. Additionally, CMC 17.09.020 states “[t]he following
are the only uses permitted in an RM district.” (emphasis added). Temporary worker housing is not listed
as either a permitted or conditional use.

8. Although RCW 70.114A.050 specifies “Temporary worker housing located on a rural worksite, and used
for workers employed on the worksite, shall be considered a permitted use at the rural worksite for the
purposes of zoning or other land use review processes...” the sites that you have identified at 455 and
457 North 5th Avenue are clearly not rural worksites and there are no agricultural activities taking place
at those locations, which are developed with duplexes. As such, this statute does not prohibit the City
from regulating Farmworker Housing on non-rural worksites. As noted above, temporary worker
housing is not listed as a permitted or conditional use in the RM district.

9. As previously identified in writing, the City does not attempt to regulate who may reside in permitted
dwellings and residences. There are no restrictions on renting or selling to any individuals, including

individuals who may be farmworkers.

CONCLUSIONS:
Based on the above findings, the City determines that Farmworker Housing, including H-2A farmworker

housing, is not a permitted use in the Residential, Medium Density District.

In closing, I want to convey that I fully recognize and appreciate the importance of the agricultural industry to
our region and to our residents, landowners, and local stakeholders. However, as to the interpretation of CMC
17.09.020, temporary worker housing is prohibited in the identified zoning district.

APPEAL:
In accordance with CMC 16A.02.040 and 16A.08.050(e), this decision may be appealed by an aggrieved party to

the City’s Hearing Examiner.

Sincerely,

Cathleen Koch
City Administrator

Ce: Aziza L. Foster, Menke Jackson Beyer, LLP
Heidi Ellerd, City Attorney
Nicole Stickney, AHBL Contract Planner
Jerry Caird, Washington Dept. of Health Lodging Program Supervisor
Juan Gamez, Washington Dept. of Health
Georgina Ochoa (gigihomes.7@gmail.com)
Jorge Ochoa (jorgeochoa.7@gmail.com)
Saul Martinez (s_martinez7(@hotmail.com)




509-234-2701

P.0. Box 1200

104 E. Adams St.
Connell, WA 99326
www.cityofconnell.com

February 20, 2026

Shane O’Neill
Clover Planning & Zoning LLC

Re: Title 17 Code Amendment Request-Connell, Washington

Shane:

After careful review of your zoning amendment request by the City of Connell Planning
Director Frank Scopa, the request for a variance for Migrant Housing is denied. There is
nothing within Title 17, Zoning that allows for migrant housing within the city limits of the
City of Connell. Migrant housing is limited to agricultural areas only.

Additionally, the requirement for the sidewalks/curbs remains in effect as per your building
permit. Itis the intent that this project be closed out in all respects as soon as possible.

You have paid a fee for the variance review, but given that your request cannot be granted,
the fee is not refundable. You were aware of the limitations of your variance at the time you
prepared the request. The City of Connell has expended resources and finds that your
request to be without merit.

As a result of this finding, the agenda item on the Planning Commission meeting on the
23" of February regarding your request is hereby canceled. If you have any questions,
please don’t hesitate to ask. Thank you!

Sincerely,

Shelly Harper, Mayor

CC: Frank Scopa, City of Connell Planning Director
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Clover Planning & Zoning, LLC
Land Use Services Consultant
2/20/2026

To:  Shelly Harper, Mayor, CITY OF CONNELL
Frank Scopa, Planning Director, CITY OF CONNELL

This correspondence constitutes formal demand that the City of Connell process my submitted
zoning text amendment application in strict compliance with Connell Municipal Code
§16A.02.060 and applicable Washington law.

The City’s stated intent to administratively reject the application prior to Planning Commission
hearing, while retaining the application fee, lacks legal authority under the municipal code and
state statute.

1. The Amendment Is a Legislative Action Not Subject to Administrative Screening

CMC § 16A.02.060(a)(1) expressly classifies zoning text amendments as legislative actions and
states that they are not subject to the project permit procedures of Title 16A except as
specifically provided. Legislative amendments are also excluded from the definition of “project
permit” under RCW 36.70B.020(4).

Accordingly, the administrative completeness and 120-day project review provisions of §
16A.02.040 do not apply. The City Administrator has no delegated authority under Chapter
16A.02 to reject a legislative amendment on substantive or discretionary grounds.

2. The Code Grants Broad Initiation Rights
CMC § 16A.02.060(b) authorizes initiation of zoning text amendments by:
e Any property owner,
e Any citizen,
e Any agency or neighborhood association,
e The mayor,
¢ The planning commission, or
e The city council.
The ordinance does not condition initiation on staff approval. Any administrative refusal to
process a properly submitted application effectively nullifies the initiation rights expressly
granted by ordinance.

3. Public Hearing Before the Planning Commission Is Mandatory
CMC § 16A.02.060(f)(1) provides:
“All amendments require a public hearing before the planning commission.”



This language is mandatory. The Code assigns the evaluative function to the Planning
Commission (§ 16A.02.060(f)(2)) and final legislative authority to the City Council (§
16A.02.060(f)(5)). Pre-hearing rejection by staff unlawfully substitutes administrative discretion
for the legislative process established by ordinance.

4. The City Must Follow Its Adopted Procedures

Under RCW 36.70A.035 and RCW 36.70A.140, the City is required to follow its adopted public
participation procedures for amendments to development regulations. Washington courts
consistently hold that municipalities must adhere to their own procedural ordinances when
exercising land use authority. Failure to do so constitutes unlawful action and may implicate
Article I, § 3 of the Washington Constitution.

5. Fee Retention Without Processing

If the City refuses to process the amendment while retaining the fee, it must identify the specific
adopted ordinance provision authorizing non-refundable retention under these circumstances.
Regulatory fees must bear a reasonable relationship to services rendered. Retaining the fee
without processing the application presents substantial legal exposure.

6. Formal Demand
Accordingly, I demand that the City:

1. Confirm in writing that the zoning text amendment will be scheduled for Planning

Commission public hearing pursuant to CMC § 16A.02.060(f)(1); and

2. Identify the anticipated hearing schedule;
— or—
Provide, within ten (10) calendar days, written citation to the specific municipal code provision
authorizing administrative rejection of a legislative amendment prior to Planning Commission
hearing and authorizing retention of the application fee.

Absent timely compliance, I will pursue all available remedies, including petitioning the superior
court for a writ of mandamus under RCW 7.16.160 to compel the City to perform its ministerial
duty to process the application as required by its own ordinance. I will also seek recovery of fees
and costs to the extent authorized by law.

This matter can and should be resolved by adherence to the City’s adopted code. I remain
available to discuss scheduling and procedural coordination, but I will insist upon compliance
with Chapter 16A.02.

Sincerely,

Without recourse

Agent, U.C,C. 3-402(b)(1}

Shane O’Neill
CLOVER PLANNING & ZONING, LLC
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March 9, 2026

Clover Planning and Zoning, LLC
6904 Rogue Drive
Pasco, WA 99301

Attn: Mr. Shane O’Neill
Subject: Land Use Application for Amendment to Title 17
Dear Mr. O’Neill:

Based on your recently submitted request for review of your Land Use Application, my
initial findings have not changed. The reasons for maintaining the denial are as follows:

1. Zoning Ordinance Amendment —you are requesting that the City of Connell take into
consideration changing the Comprehensive Management Plan to incorporate
accommodation of Substitute House Bill 1998. Per the entire Bill, this change applies
to large cities or counties with a sufficient population to absorb migrant housing
without an impact. Per the RCW 35.22, First Class Cities, the definition of a First
Class City has a population equal to or above 10,000. A reminder that the City of
Connell has a population of less than 5,000. Connell definitely does not qualify as a
First Class City. There are limitations placed on cities by Substitute House Bill 1998
that do affect the City of Connell. The intent of Substitute House Bill 1998 is to
minimize the impacts of migrant housing on locales. Your request would have a
serious impact on current property values.

2. Your conclusion of law that your proposed amendment to the Comprehensive Plan is
in error. You have stated that your proposal for inclusion of Substitute House Bill 1998
is in compliance with the “large city” requirement. The City of Connell is not a large
city, therefore your conclusion is without merit.



3. You state that the existing zoning classifications do not clearly address manged,
seasonal, group workforce housing associate with agricultural employment. Per
Substitute House Bill 1998, the City of Connell is not under any obligation to provide a
zoning change based on the legislative actions.

4. You want to add the definition of Community Workforce Housing to the RM and RH
zoning requirements. Once again it must be reiterated that the legislature did not
make this a requirement of small cities. Hence your definition cannot be accepted.

5. You are requesting a Conditional Use Permit based on your application for 220 acres
of RH zoning and 420 acres of RM zoning. Your proposal incorporates probably all of
the residential housing in the City of Connell. Per CMC 17.04.040 you can propose
amendments to the official zoning maps if “or any interested person who owns
property, resides, or conducts business activities in the city. Further if a proposed
amendment conflicts with the comprehensive plan, consideration of the application
shall be tabled until such time as the city has completed its annual review of the
comprehensive plan and has changed the comprehensive plan so as to eliminate the
conflict.” Review of the comprehensive plan is in process at this time. | cannot
estimate when the review will be completed.

Based on the facts presented it is felt that your request does not have merit. Please feel
free to discuss this with myself, and Mayor Harper. We can also arrange for an informal
discussion with the members of the Planning Commission. Please let me know how you
want to proceed.

Sincerely

(Yo S

Frank Scopa
Planning Director



Shellx Harper _

From: Clover Planning <planclover@outlook.com>
Sent: Tuesday, March 10, 2026 8:47 AM

To: Frank Scopa; Shelly Harper

Cc Jorge Ochoa

Subject: RE: Code Amendment - Workforce Housing
Attachments: Letter tp Clover Planning and Zoning.pdf
Frank,

Thank you for your letter. I understand and appreciate your point that HB 1998 does not strictly mandate Connell to
allow co-living housing due to population size. The bill was referenced as indicia of intent by the State and was not
positioned as mandating Connell to take action. This point is easily remedied by modifying some of my Code
Amendment application materials; it is not central to my case in support of allowing H2A housing. However, the larger
issue at hand is the City’s failure to follow the mandatory legislative process outlined in CMC 16A for consideration of
zoning text amendments. Because your letter, dated March 9, 2026, demonstrates a gross demonstrates a
misunderstanding of both the nature of my application request and the procedural requirements governing zoning text
amendments under CMC 16A, I request the attention of the Mayor and the Planning Commission as offered in your
letter. Under CMC 16A, zoning text amendments are legislative actions that require review and recommendation by the
Planning Commission at a public hearing prior to consideration by the City Council. Even though presenting my
request to the Planning Commission in a public hearing setting would in fact be the proper path forward, as outlined in

your code, I will liken a preliminary informal meeting to a workshop meeting, which 1s fine.

Please arrange the meeting referenced in your letter at the earliest practical opportunity.
Thank you,

Shane O'Neill

Senior Planner
CLOVER PLANNING & ZONING LLC
(509)713-4560

www.planclover.com

From: Frank Scopa <fscopa@connellwa.org>

Sent: Monday, March 9, 2026 9:52 AM

To: Clover Planning <planclover@outlook.com>; Shelly Harper <sharper@Connellwa.org>
Cc: Jorge Ochoa <jorgeochoa.7@gmail.com>

Subject: Re: Code Amendment - Workforce Housing

You'll have the response today.



Frank Scopa

Planning Director

Email:
fsco connellwa.ol

Address: Telephone:
PO BOX 1200 5094389459
Connell, WA

www.cityofconnell.com
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From: Clover Planning <planclover@outlook.com>

Sent: Monday, March 9, 2026 9:16 AM

To: Shelly Harper <sharper@Connellwa.org>; Frank Scopa <fscopa@connellwa.org>
Cc: Jorge Ochoa <jorgeochoa.7@gmail.com>

Subject: RE: Code Amendment - Workforce Housing

Shelly, Frank,

Today marks the end of the requested two-week discovery period. Has staff decided how to proceed?

Shane O'Neill

Senior Planner
CLOVER PLANNING & ZONING LLC
{(509)713-4560



Frank Scopa

Planning Director

Email:

fscopa@connellwa.org

Address: Telephone:
PO BOX 1200 5094389459
Connell, WA

www.citvofconnell.com

From: Clover Planning <planclover@outlook.com>

Sent: Monday, March 9, 2026 9:16 AM

To: Shelly Harper <sharper@Connellwa.org>; Frank Scopa <fscopa@connellwa.org>
Cc: Jorge Ochoa <jorgeochoa.7 @gmail.com>

Subject: RE: Code Amendment - Workforce Housing

Shelly, Frank,
Today marks the end of the requested two-week discovery period. Has staff decided how to proceed?

Shane O'Neill

Senior Planner
CLOVER PLANNING & ZONING LLC
(509)713-4560



www.planclover.com

From: Clover Planning

Sent: Monday, February 23, 2026 10:34 AM

To: 'Shelly Harper' <sharper@Connellwa.org>; Frank Scopa <fscopa@connellwa.org>
Cc: Jorge Ochoa <jorgeochoa.7@gmail.com>

Subject: RE: Code Amendment - Workforce Housing

Shelly,

The two-week delay is acceptable. To contribute to your discovery effort, I will also point out the only other mention
of a use in the subject category is “labor camps” permitted in the Urban Reserve zone. The use we are discussing is not
a labor camp; far from it. Workforce housing will occur in permanent, code-compliant permanent housing structures.

Shane O'Neill

Senior Planner
CLOVER PLANNING & ZONING LLC
(509)713-4560

www.planclover.com

From: Shelly Harper <sharper@Connellwa.org>

Sent: Monday, February 23, 2026 10:28 AM

To: Clover Planning <planclover@outlook.com>; Frank Scopa <fscopa@connellwa.org>
Cc: Jorge Ochoa <jorgeochoa.7@gmail.com>

Subject: RE: Code Amendment - Workforce Housing

Shane:

We would like to request two weeks to do more discovery please.

Once we have our discovery process completed, we will get back with you and establish the correct way
forward.

Our next Planning Commission Meeting is scheduled for March 23" but we can always call for a special
meeting before that.

Thank you for your patience in this matter.

Shelly Harper

Mayor

City of Connell

P.0. Box 1200 - 104 E. Adams St.
Connell, WA 99326
SHarper@ConnellWA.org
(509)234-2701 ext. 1236



From: Clover Planning <planclover@outlook.com>

Sent: Monday, February 23, 2026 9:23 AM

To: Shelly Harper <sharper@Connellwa.org>; Frank Scopa <fscopa@connellwa.org>
Cc: Jorge Ochoa <jorgeochoa.7@gmail.com>

Subject: RE: Code Amendment - Workforce Housing

Shelly, Frank,

The housing element of your Comprehensive Plan (pg 28) already states that H2A housing is allowed in the City. My
Code Amendment application simply offers to codify in which zone(s) the use may locate. If the City would like to
simply allow the use in the RM & RH zones by way of interpretation, I will happily withdraw the Code Amendment

application.

CITY OF CONNELL Comprehensive Plan

Temporary Worker Housing (Migrant Farmworker Housing) may locate in the City. The housing is
commonly referred to as “H-2A housing,” as H-2A is the coding number for a "guest worker" program
administered by the Employment Security Department, with oversight by the U.S. Department of Labor.

It has been my original assertion since I got involved, that the worker housing is consistent and compatible with multi-
family housing developments, and should be treated as such. Prior staff took the position that because a separate use
specific to worker housing was not listed in any zone, that it is not permitted. This runs counter to the commitment

made in the City’s Comp. Plan Housing element.

How does the City wish to proceed?

Shane O'Neill

Senior Planner

CLOVER PLANNING & ZONING LLC
(509)713-4560
www.planclover.com

From: Clover Planning

Sent: Friday, February 20, 2026 9:36 AM

To: 'Shelly Harper' <sharper@Connellwa.org>

Cc: Frank Scopa <fscopa@connellwa.org>; Jorge Ochoa <jorgeochoa.7 @gmail.com>
Subject: Code Amendment - Workforce Housing




Shelly, Frank,

In response to your letter dated February 20, 2026, please see the attached formal demand regarding processing of my
zoning text amendment application. Your correspondence characterizes my submission as a “variance request” and
purports to deny it administratively; however, the application submitted was a zoning text amendment under CMC ?
16A.02.060, not a project permit or variance subject to administrative disposition. Chapter 16A.02.060 is
unambiguous: zoning text amendments are legislative actions, initiation is broadly authorized, and a public hearing
before the Planning Commission is mandatory. The Code does not grant administrative authority to reject a properly
submitted legislative amendment prior to hearing, to cancel a properly noticed Planning Commission agenda item on
that basis, or to retain the application fee absent processing. I am requesting written confirmation within ten (10) days
that the matter will be restored to the Planning Commission agenda and scheduled in accordance with the Code, or
citation to the specific ordinance provision relied upon for rejection and fee retention. I would prefer to resolve this
cooperatively, but I am prepared to pursue mandamus relief if necessary to compel compliance.

Sincerely,

Shane O'Neill

Senior Planner
CLOVER PLANNING & ZONING LLC
(509)713-4560

www.planclover.com

From: Shelly Harper <sharper@ Connellwa.org>
Sent: Friday, February 20, 2026 8:07 AM

To: Clover Planning <planclover@outlook.com>

Cc: Frank Scopa <fscopa@connellwa.org>

Subject: RE: Code Amendment - Workforce Housing

Shane:

After careful review of your zoning amendment request by the City of Connell Planning Director Frank
Scopa, the request for a variance for Migrant Housing is denied.

There is nothing within Title 17, Zoning that allows for migrant housing within the city limits of the City of
Connell. Migrant housing is limited to agricultural areas only.

Additionally, the requirement for the sidewalks/curbs remains in effect as per your building permit. Itis
the intent that this project be closed out in all respects as soon as possible.

You have paid a fee for the variance review, but given that your request cannot be granted, the fee is not
refundable. You were aware of the limitations of your variance at the time you prepared the request. The
City of Connell has expended resources and finds that your request to be without merit.

As a result of this finding, the agenda item on the Planning Commission meeting on the 23rd of February
regarding your request is hereby canceled. If you have any questions, please don’t hesitate to ask. Thank
you.

Shelly Harper
Mayor



City of Connell
P.0. Box 1200 - 104 E. Adams St.
Connell, WA 99326
SHarper@ConnellWA.org
(509)234-2701 ext. 1236

From: Clover Planning <planclover@outlook.com>
Sent: Thursday, February 19, 2026 10:25 AM

To: Shelly Harper <sharper@Connellwa.org>
Subject: RE: Code Amendment - Workforce Housing

Shelly,
Is a staff report available for my item for the hearing on the 237

Shane O'Neill

Senior Planner

CLOVER PLANNING & ZONING LLC
(509)713-4560
www.planclover.com

From: Shelly Harper <sharper@Connellwa.org>
Sent: Wednesday, February 4, 2026 11:53 AM

To: Clover Planning <plariclover@outlook.com>
Subject: RE: Code Amendment - Workforce Housing

Yes! We have a notice running the next two weeks in the Franklin County Graphic newspaper that we are
conducting a public hearing on Monday February 23 at 5:30pm at the next Planning Commission
Meeting. Either our team can present your request to the Planning Commission, or you can come doit
yourself if you’re available. The Planning Commission will then make the decision to accept it or deny

it. If Planning Commission says yes, then it will then go to City Council on March 4™ at 6pm for final
approval.

Let me know if you have any questions. Thankyou.

Shelly Harper, Mayor

City of Connell

(509)234-2701 ext. 1236

P.O. Box 1200 - 104 E Adams Street
Connell WA 99326



From: Clover Planning <planclover@outlook.com>
Sent: Wednesday, February 4, 2026 10:09 AM

To: Shelly Harper <sharper@Connellwa.org>
Subject: Code Amendment - Workforce Housing

Hi Shelly,

I am following up on my zoning code amendment application. Have you targeted an upcoming Planning Commission
meeting to present my proposal?

Thank you,

Shane O'Neill

Senior Planner
CLOVER PLANNING & ZONING LLC
(509)713-4560

www.planclover.com



Agenda Item 4b City of Connell sidewalk waiver for East Hawthorne Street Update

The owner of Parcel 109880097 on East Hawthorne Street was sent a letter at the
beginning of March stating that on February 23, 2026, the Planning Commission met
and discussed the issue with the encroachment of existing utilities in regards to the
required eight foot sidewalks on your property on the corner of East Hawthorne Street
and South Burke Avenue. The owner was notified that the City of Connell is requesting
that a seven foot sidewalk be installed (instead of an eight foot sidewalk) on the East
Hawthorne side of the lot and the North Burke side of the lot. The owner must have an
engineered ADA offramp for the corner around the existing PUD electrical vauit and
phone box to the best of their abilities. They must submit a drawing for the sidewalk for
city approval and permitting before commencing with building the sidewalk.



Agenda Item 4c Smick Subdivision Water Request

Local land owner Neal Smick is requesting city water for a subdivision he is currently
building on the east side of 395 and Nordheim Road. This subdivision will consist of 33
one acre parcels, of which two are already sold. Several years ago, Neal Smick helped
pay for the water line to B&R Airport lots in exchange for the ability to tap into the water
line for his future development, but unfortunately, this deal was done on a handshake
with City of Connell staff at the time. No paperwork was ever drawn up at the time.

Neal Smick is requesting to tap into the city waterline to provide water to each lot as
homes are built. Each property will have its own septic system so no city sewer
services are needed. This lot is currently outside of Connell City Limits.

The City of Connell does provide city water to Access Road homes to water system
named Skylark. The City also has several homes with septic systems, not on city
sewer, within city limits.

Under our current Comprehensive Pan > Lan Use Goals and Policies:

Goal #6 Policy 3 states: Allow for the development of large-scale energy facilities
including such as solar farms, but do not allow development of wind turbines which are
not suitable for Connell.*

Goal #6 Policy 4 states: Support large-scale energy facility projects that generate clean
energy, provided that setbacks, fencing, screening, vegetative buffers and height
limitations are used to reduce negative impacts through zoning code standards and
requirements.*

Goal #6 Policy 5 states: Use the city’s authority under the State Environmental Policy
Act (SEPA) to evaluate the environmental impacts of proposed energy facilities
including but not limited to solar glare, stormwater management, wildlife habitat
management, visual impacts, etc. and to require decommissioning agreements as well
as agreements to address project abandonment.*

*(City of Connell Comprehensive Plan Ord 1004-2020; Amended Ord 1019-2021;
Amended Ord 1028-2023 page 22).

Question #1 — Can the Smick Subdivision have access to city water.

Question #2 — Should we annex into city limits parcel 106665023 (Smick Subdivision) in
order for the subdivision to have access to water.

Question #3 — Should we annex into city limits parcel 106560036 (Solar Farm)?



Regarding the Smick Subdivision the following pages include:

1.

Letter from Neal Smick to the City of Connell dated May 24, 2024 regarding
water line and water system across property.

Response letter from City of Connell Administrator Cathleen Koch dated June 21,
2024 to Neal Smick regarding his request for water.

Agreement between the City of Connell and Bernard & Nanci Eskildsen dated
October 9, 1995, regarding water agreement to B&R Airport property.

Map of proposed Smick Subdivision
Map of area showing location of Smick Subdivision
Map of area showing city water line to B&R Airport

Zoning Map showing Smick property in Urban Growth Area



D. NEAL SMICK

6505 Northridge Ct.
Yakima, WA 98908
(509) 539-5097
May 24, 2024
City Council
City of Connell
P.O. Box 1200

Connell, WA 99326-1200

RE: Water Line and Water System Across Propery

Dear Council Members:

My name is Neal Smick. | own property just outside the city limits of the City of Connell. The City
contacted me through Nick Desmarais and Chris Eskildsen in 2017, and asked me for permission to put a
water line across my property. The City wanted to put a 6" line across the property. In conversation with
the contractor for the City, Nick Desmarais, | suggested that an 8" line would be a better choice for the
City, allowing for more water and pressure. The City agreed, if | would be willing to pay the difference,
which it turned out to be $15,000.00. | agreed with the understanding that { could tap into the water line
at a future date for use on my property to existing homes and any future homes built on the property.
Most of the conversations were done with the contractor, Nick Desmarais, who was placing the line across
my property for the City. The funds paid were paid to Chris Eskildsen. Ed Brown, Connell’s Public Works
Director who has recently retired, also had knowledge the line with two tees was placed across my
property. One tee was for a proposed drag strip on ground | had sold for that purpose in 2017. The other
tee was for me, if | wanted to use it for my farm water supply or future housing.

After recently contacting the City regarding tapping into the water line, | was told by the present City
Manager that | would be unable to do this. First, | was told that the City would not deliver water outside
the city limits. | asked that she check the records and it became obvious the City was delivering water to
people outside the City limits. My next response from the City was that there was a waiting list ahead of
me, which | believe were approximately 37 homes. When | recently checked, | was told that there was a
waiting list ahead of me of more than 250 homes that the water was spoken for.

It is my hope that we can resolve this matter. | obviously didn’t give consent for a water line to be put
across my property and pay for an enlargement of a water line out of the goodness of my heart. | relied
upon statements made by the City and its agents that | would be able to tap into the water line for future
use and for use of the two existing homes. | would ask that | be allowed to tap into the line pursuant to
our earlier understanding, and if future homes are built on the property, that they be aliowed to tap into
the line.

I thank you for your consideration and cooperation on this matter.

Very truly yours,

D. Neal Smick .
3 e e



Cathleen Koch, City Administrator

104 E. Adams P.O. Box 1200 Connell WA 99326
" (509F 234-2701 ext 1234

www. citvofconnell.com
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June 21,2024

D. Neal Smick
6505 Northridge Ct.
Yakima, WA 98908

RE: Response to Letter Regarding “Water Line and Water System Across Property”
Dear Neal,

Thank you for your letter dated May 24, 2024. We appreciate your patience as we looked into
the matter.

The water line you referenced was not constructed by the City of Connell and it is a private water
line that is owned by Chris Eskildsen. In 1995, the City entered into an agreement allowing the
Eskildsen’s to connect their line to the City’s main water line. | have attached a copy of that
Agreement for your reference. According to the Agreement, the Eskildsen’s would not allow
additional tap-ins without the City’s permission (see paragraph 4 of the Agreement). In 2017,
they obtained permission from the City to upsize the line. Our current Public Works Director,
Hallie Tuck confirmed with the previous Public Works Director that the City did not participate
in the project in the way you might have understood and verified that the water line has remained
private.

Regarding our discussion about providing water outside the City limits, you are correct that [ was
unaware at the time that the City was already supplying water to homes outside of the City. This
existing arrangement does not mean that the City will extend similar provisions to others. If the
City had the infrastructure in place to extend water to your area. the Mayor and [ would
recommend that the City Council require you to annex into the City limits. I understand that you
are amenable to annexation when we have the infrastructure to provide water services to your

property.

You and I did not discuss a waiting list of homes but we have had conversations about other
developments that are underway in the City limits:

1. Coyote Flats is under construction.

2. Oasis Village II has begun grading and, when all paperwork is in order, they will be able
to begin construction.
Summit Point Estates has preliminary plat approval, and they have five years from the
date of that approval to apply for final plat.

(O8]



Page 2
June 21, 2024
Smick Water Line & System

Each of these developments went through a process that included evaluating our water and sewer
system capabilities and availability, which must be considered when any application or inquiry is
submitted. Therefore, some of the City’s water availability has been spoken for with the
developments that are in progress.

As previously discussed, the City has not conducted a detailed study of the water or sewer
systems to determine whether our infrastructure can support your request to connect to City
water. We are currently studying our water system and will have an updated plan in 2025. We
have asked our consultants to include the Urban Growth Area encompassing your property in the
study. It is important to note that a Sewer System Study is not planned at this time, and this will
need to be conducted before the City can determine whether sewer services can also be provided.

We thank you for your interest in Connell and encourage you to monitor the City’s agendas for a
presentation to our City Council when the Water System Study is available for their review. That
will give us a much better understanding of our water system’s capabilities.

This letter is not and should not be interpreted to be a land use decision.
If you have any questions, feel free to reach out to Mayor Barrow or me.

Sincerely.

\ T -~

1) B
Cathleen Koch
City Administrator

Cc Mayor Lee Barrow
Connell City Council
Public Works Director Hallie Tuck
City Clerk Marissa Ortiz
Jake Hollopeter, Anderson Perry
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THIS AGREEMENT made and entered into this é 7k day of MMV . 1993, by and
between the CITY OF CONNELL, WASHINGTON, hereinafter referred to as “City”, and BERNARD
ESKILDSEN and NANCI ESKILDSEN, husband and wife, hereinafter referred to as Eskildsen,;
W-1-T-N-E-S-S-E-T-H:

WHEREAS, a water service line of over 3600 fest is necessary to connect the Eskildsen

with the City’s domestic water supply system; NOW, THEREFORE,
THE PARTIES MUTUALLY AGREE as follows:

1. The parties acknowledge that this Agreement affects the obligations and rights of
City and Eskildsen relating to supplying of domestic water to the following-described real property, to-wit:

The South half of the North half of the Northwest quarter and the South half of the

Northwest quarter of the Northeast quarter, all in Section 32, Township 14 North, Range

32 East, W.M.

2. City will allow Eskildsen to construct the service line, from City’s main line at E.
Clark Street and N. Ford Avenue to the Eskildsen place of use and City will supply domestic water to
Eskildsen subject to the same terms and conditions as any other City domestic water user.

3 City shall place a water meter at an appropriate location at E. Clark Street and N.
Ford Avenue. City shall retain ownership and control of the water meter.

4. Eskildsen agrees that once the water line is connected to City’s main water line,
Eskildsen will allow no other tap-ins into the water line without first obtaining written permission of City.
City acknowledges that Eskildsen will have the following connections to the water line:

2 each for Private Residences

2 each for Airport Hangers

1 each Stand Pipe

1 each Office

1 each Future Residence
3. Eskildsen shall be solely responsible for the cost of maintenance and repair of
said water line; provided, however, that any time Eskildsen undertakes any activities relating to the repair
or replacement of said water line, Eskildsen shall first notify City, and all of the activities of Eskildsen in
connection therewith shall be subject to review and approval by City.

6. The original construction of the water line shall include double check valving and

such other measures as City may require to insure integrity of its domestic water system.



7. The parties acknowledge that the purpose of this Agreement and the purpose of the
construction of the water line described herein, is to serve the domestic water needs of the existing
structures on the subject property and the proposed single-family residence of Chris Eskildsen to be located
in the southeast comer of the subject property, and no other tap-in and no other use of said water line shall
be allowed without the express written consent of both City and Eskildsen.

8. Eskildsen shall be responsible for all regular city water bills for water delivered
through the single meter. The monthly water bill will include a minimum charge for each separate building
or structure connected to the system, plus a charge for any excess water usage exceeding the minimum
amount specified by the Municipal Code.

Eskildsen acknowledges that City, after reasonable notice in advance, may require Eskildsen to
replace the water line with a municipal-grade water line, and City agrees that City
would require the replacement with a municipal-grade water line only in the event that another agency
requires the replacement, the integrity of City’s water system is in question because of the existence of the

nonstandard line, or for violation the terms of this Agreement by Eskildsen.

DONE this éﬂ“ day of M&M 1995,

CITY,OF CO NNELL

BY

Jlm ltlmdworth Mayor

ATTEST: M/ //MZM/

Carolyn M. Miller, City Clerk

ngard Eskildsen

4

//{{'L/{ = e
Nagm Eskildsen
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Parcel 1066650
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Zoning Map showing Smick property as Urban Growth Area.



