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I. ISSUE: 1 

Thurston County needs to analyze the current land use and zoning of this property to assess if 2 
they are appropriate in light of the existing environmental and site characteristics present on the 3 
property.  4 
 5 

II.  BACKGROUND: 6 
A.  Amendment Description: 7 

The property in question is generally located east of the intersection of Tilley Road and 8 
Maytown Road in south central Thurston County and has two zoning designations.  This is 9 
shown on the Maytown Land Use Evaluation Study Areas and Zoning Map as Areas 1 and 2 in 10 
Attachment A.  An Aerial Photo and Ownership map is also shown in Attachment A.  Table 1, 11 
List of Affected Properties shows the affected Assessor’s Tax Parcels. 12 
 13 
The proposed amendment is summarized below: 14 
 15 
Area 1: Property in Area 1 includes land totaling 1,614± acres owned by the Port of 16 

Tacoma, Todd and Laurie Batten, and the McIntosh Family Estate.  The proposed 17 
changes would amend the Thurston County Comprehensive Plan Land Use Plan 18 
Map M-15 and the Thurston County Official Zoning Map to change the land use 19 
and associated zoning designations from RRI and RRR 1/5 to R 1/20.   20 

 21 
Area 2: Property in Area 2 includes land totaling 809± acres owned by the Washington 22 

State Department of Fish and Wildlife.  The proposed changes would amend the 23 
Thurston County Comprehensive Plan Land Use Plan Map M-15 and the 24 
Thurston County Official Zoning Map to change the land use and associated 25 
zoning designations from RRI and RRR 1/5 to PP. 26 

 27 
Table 1:  List of Affected Properties 28 
Property 
Owners Assessor’s Tax Parcels Approximate 

Acreage 
Current 
Zoning 

Proposed 
Zoning 

McIntosh 
Estate 

12601120000, 12601200000, 12602110000, 
12602130000, 12602210000, 12602300200, 
12602340100, 12735310200, 12735410000, 
12735420100, 12735430000, 12735440000, 
and 12736320000 

805 RRR 1/5 R 1/20 

Port of 
Tacoma 

12602340100 745 RRR 1/5 & 
RRI R 1/20 

Batten 
Property 

12602300200 40 RRR 1/5 & 
RRI R 1/20 

WDFW 

12601400000, 12602300100, 12603410101 
12611110300, 12611420000, 12612120100, 
12612220000, 12612220100,   
and 12612440100 

809 RRR 1/5 & 
RRI PP 

City of 
Tacoma 

Rail 

12601300000 and 12602320700 
24 RRR 1/5 R 1/20 

 Total Acreage: 2,423   
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 1 
In the Fall of 2007, the Friends of Rocky Prairie submitted a site-specific comprehensive plan 2 
land use plan amendment and rezoning application, Attachment B. Petitions with over 2,000 3 
signatures supporting the application were also submitted, Attachment C.  This issue was placed 4 
on the 2008 docket, but was not processed.  The proposal included all of the property in Area 1, 5 
except for property owned by Todd and Laurie Batten. 6 
 7 
In April of 2008, the Board of County Commissioners approved Ordinance No. 14046 which 8 
placed the property zoned RRI in Area 1 under a moratorium prohibiting any new uses under 9 
TCC 20.29 Rural Resource Industrial District.  The moratorium was last renewed on September 10 
15, 2009 with an effective date of October 15, 2009 with Ordinance No. 14278. 11 
 12 
In June of 2009, the Board of County Commissioners placed this issue on the 2009 Official 13 
Docket of Comprehensive Plan Amendments as a legislative issue, and expanded the scope to 14 
include nearby properties totaling 2,426± acres, of which 300± acres are zoned RRI.  However, 15 
this issue is being treated as quasi-judicial amendment under the Thurston County 16 
Comprehensive Plan.  The decision will apply to a limited number of parcels with readily 17 
identifiable ownership in a limited geographic area.  In addition, the proposed amendment does 18 
not require changes to broadly applied policies.  More information on this subject is available in 19 
Chapter 11--Plan Amendments in the Thurston County Comprehensive Plan. 20 
 21 

B. Land Use and Zoning History: 22 
With the adoption of the first County-wide zoning ordinance in 1980, the property was zoned 23 
“unmapped use.”  This was changed to Rural Residential One Unit per Five Acres in 1990 24 
following the adoption of the 1988 Thurston County Comprehensive Plan.  No industrial or 25 
commercial area was zoned at that time for what was the Tenino planning area since no 26 
specific/sub-area plan had been adopted.  Commercial and industrial zoning was only put in 27 
place if there was a corresponding sub-area plan.  The land use and zoning changed again with 28 
the advent of the RRR 1/5 zoning district, and all of the property was rezoned to RRR 1/5.  In 29 
1999, Citifor, Inc. applied for and received approval on 300± acres for a Comprehensive Plan 30 
Land Use Plan amendment and rezoning from RRR 1/5 to RRI (Resolution No. 12108 and 31 
Ordinance No. 12109, QJ-CPAM 990103 Citifor, Inc. 1999). 32 
 33 
In 2005, the Thurston County Hearing Examiner approved a special use permit (020612 SUPT, 34 
Allen & Company LLC, Maytown Aggregates) for a gravel mine to extract approximately 20.6 35 
million cubic yards of sand and gravel from a mine area totaling approximately 284± acres 36 
within a 497± acre project site on the Port of Tacoma property.  Current maps of the project area 37 
are shown in Attachment D.  The designation of the property by the Hearings Examiner on the 38 
“Official Designated Mineral Resource Lands” map occurred concurrent with the approval of the 39 
special use permit by the Hearings Examiner as allowed under Chapter 20.30B TCC Designated 40 
Mineral Lands. 41 
 42 

C. Site Description and History: 43 
The property in question is generally bounded by 143rd Avenue to the south; Tilley Road to the 44 
west; and Blooms Ditch, Pitman Lake and undeveloped land to the north; and undeveloped land 45 
to the east.  Surrounding land uses generally include rural single-family residential, agriculture 46 
and forestland.  Millersylvania State Park and Deep Lake Resort are located at the northwest 47 
corner.   48 
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 1 
The City of Tacoma’s Mountain Division Rail Line runs through the center of the property in 2 
question from west to east beginning at the intersection of Maytown Road SW/SR 12 and Tilley 3 
Road SW.  Their property includes 23± acres.  A portion of their property was a part of the 4 
Friends of Rocky Prairie rezoning proposal. 5 
 6 
The McIntosh Family Estate comprises 806± acres as shown on the Aerial Photo and Ownership 7 
map in Attachment A and is undeveloped.  The properties are classified by the Assessor’s office 8 
with the use code “88 - Designated Forest” under RCW 84.33 and are zoned RRR 1/5.  This 9 
property was a part of the Friends of Rocky Prairie rezoning proposal, and the property owner 10 
has indicated support for the proposed land use and zoning designations. 11 
 12 
The Batten property comprises 40± undeveloped acres as shown in Attachment A.  The western 13 
portion of the property is zoned RRI, and the eastern portion is zoned RRR 1/5.  This property 14 
was once owned by Citifor, Inc. along with the Port of Tacoma property described below.  This 15 
property was not a part of the Friends of Rocky Prairie rezoning proposal. 16 
 17 
The Port of Tacoma property comprises 746± acres as shown in Attachment A and is zoned RRI 18 
and RRR 1/5.  The industrially zoned portion of the property along with portions of the 19 
residentially zoned property have been used for industrial purposes from the 1940’s to 1994 20 
beginning with explosives manufacturing.  In the 1990’s Citifor, Inc. heavily logged the 21 
property.  This property was a part of the Friends of Rocky Prairie rezoning proposal.   22 
 23 
The Washington Department of Fish and Wildlife (WDFW) property includes approximately 24 
809± acres as shown in Attachment A most of which is zoned RRR 1/5.  A small portion is 25 
zoned RRI.  This property was formerly owned by Citifor, Inc. and was part of the Pacific 26 
Powder explosives manufacturing plant site.  WDFW acquired the property following the 27 
approval of the gravel mine described above, and is currently in the process of recovering prairie 28 
and other habitat on the site.  This property was not a part of the Friends of Rocky Prairie 29 
rezoning proposal. 30 
 31 

III. DEPARTMENT and AGENCY COMMENTS: 32 
The proposed amendment was sent to affected agencies on September 22, 2009.  Agency 33 
comments are located in Attachment E.  Summaries of the comments are provided below. 34 
 35 

A. TACOMA RAIL:  Tacoma Rail would object to any proposal that would re-zone the 36 
properties and inhibit the ability to develop additional rail infrastructure in the future.  37 
Tacoma Rail remains committed to contributing to ongoing environmental stewardship 38 
and economical development. 39 

 40 
B. PORT OF TACOMA:  The Port of Tacoma objects to the proposed land use plan 41 

amendment because the historic use of their property is heavy industrial.  Much of the 42 
property was disturbed by the use of the property, subsequent clean-up efforts, and 43 
logging.  The property is ideally suited to industrial use because of its proximity to 44 
Interstate 5, and the adjoining City of Tacoma rail line.  The Thurston County 45 
Comprehensive Plan supports the need to preserve industrial lands and their associated 46 
jobs and revenue. 47 

 48 
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C. WDFW:  The Washington Department of Fish and Wildlife has indicated no objections 1 
to the proposed redesignation of its property in Area 2.   WDFW will not comment on the 2 
proposed redesignation of property in Area 1 due to a conflict of interest.  The agency has 3 
pursued purchase of property located in Area 1. 4 

 5 
IV. ANALYSIS: 6 
A. Tax Implications: 7 

According to the Thurston County Assessor’s Office, the selling price of the Port of Tacoma 8 
property will carry the most weight in setting the value of the property.  In the short term, the 9 
zoning of the property would not change the property tax implications.  The property owned by 10 
the Port of Tacoma is currently exempt from taxation because it is government land.  If it is sold, 11 
it will then become taxable.  The future value of the developed land would depend on many 12 
factors that are difficult to project at this time.   13 
 14 
According to estimates provided by the Port of Tacoma, returning the property to private 15 
ownership and gravel mining would produce an estimated $210,000 to $250,000 per year in local 16 
property, business and operation, sales and gas taxes.  In their testimony to the Planning 17 
Commission on December 16, 2009, representatives from the Port of Tacoma indicated that tax 18 
revenues generated from a private gravel mining operation is estimated at $450,000 or more.  19 
The previously approved special use permit for the gravel mining operation will be unaffected by 20 
changing the land use and zoning. 21 
 22 
The WDFW property is owned by the State of Washington and is exempt from property taxes.  23 
The McIntosh property is “Designated Forest Land.”  Taxes for “Designated Forest Land” are 24 
already reduced.  The rezoning is unlikely to affect current tax assessments. As with other 25 
properties, future tax assessments of the McIntosh property are difficult to predict and will vary 26 
depending on demand, level of development, full extent of undevelopable areas and so on. 27 
 28 

B. Environmental: 29 
1. Soil: 30 

Soils information comes from Thurston County GeoData and the online and text versions of the 31 
USDA Natural Resources Conservation Service Soil Survey of Thurston County.  The property is 32 
characterized by a number of soil types as shown on the Maytown Soils map.  The predominant 33 
soil types include: 34 
 35 

• Spanaway-Nisqually Complex 2 to 10% slopes (114)   36 
• Spanaway gravelly sandy loam (110) 37 
• Tenino gravelly loam, 3 to 15% slopes (117) 38 
• Alderwood gravelly sandy loam 3 to 15% slopes (1)   39 
• Mukilteo muck (69)  40 

 41 
Of major significance on this list is the Spanaway-Nisqually Complex, which is primarily located 42 
in areas with Mima mounds and in areas in between the mounds.  The soil description is largely 43 
based on the presence of Mima mounds.  It has been used in the past to help map the historic 44 
extent of prairies in Thurston County, and is a listed Prairie soil in the WDFW Priority Habitat 45 
and Species List.  For a complete description of each soil type Please see the USDA Natural 46 
Resources Conservation Service Soil Survey of Thurston County.   47 
 48 
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An analysis of a 1967 aerial photo of the WDFW and Port of Tacoma property shows extensive 1 
Mima mounds corresponding to the area on the soils map shown as Spanaway-Nisqually 2 
Complex 2% to 10% slopes soil type.  In testimony given to the Thurston County Planning 3 
Commission on December 16, 2009, Port of Tacoma representatives indicated that the soil is 4 
severely degraded and many of the mounds shown in the photo are no longer there due to site 5 
development, clearing, and logging.  A copy of the aerial photo is in Attachment A. 6 
 7 
An analysis of the 2002 LiDAR Hillshade map confirms the presence of Mima mounds on the 8 
WDFW property, as well as the likely probability of continued Mima mound presence on the 9 
Port of Tacoma property. To provide a visual comparison, a LiDAR Hillshade map of the Mima 10 
Mounds and Glacial Heritage Preserve in southern Thurston County is also attached.  The 11 
Glacial Heritage Preserve is dominated by Mima mounds.   12 
 13 
Precise delineation of Mima mounds would require onsite verification.  Thurston County, 14 
WDFW, and WDNR staff has conducted several site visits.  The visits confirmed the presence of 15 
Mima mounds northeast of the Tacoma Rail Line as well as along the eastern boundary of the 16 
Port of Tacoma property adjoining the WDFW property.  The full extent has not been delineated, 17 
and it appears that many mounds have been removed.  Please see the attached Maytown LiDAR 18 
Hillshade Map for locations.  The LiDAR data is from 2002, and was available for use in 2003.   19 
 20 

2. Prairie: 21 
According to the Prairie Soils Map, soils associated with prairie are pervasive in all areas of the 22 
Port of Tacoma property, central and western portions of the McIntosh property, and the northern 23 
and eastern portions of the WDFW West Rocky Prairie wildlife area.  Please see the Prairie Soils 24 
Map in Attachment A for specific locations.  The presence of prairie soils is used as an indicator 25 
that either prairie or recoverable prairie areas may be located on the property.  High quality 26 
prairie habitat is very rare as only 3% of the original South Puget Sound prairie habitat is 27 
remaining.  Degraded prairie habitat is less rare, and in many cases can be rehabilitated with the 28 
removal of invasive species and reintroduction of native prairie species. 29 
 30 
According to the Washington State Department of Natural Resources (WDNR) Natural Heritage 31 
Program Oak Stands and Grasslands GIS layer, the northeastern portion of the WDFW property 32 
and the Port of Tacoma property has native and semi-native grassland areas as well as shrub land 33 
largely dominated by Scot’s broom.  This is shown in the attached Oak and Grassland Habitat 34 
map.  The map information is based on soils, aerial photos and limited ground truthing.  It was 35 
developed by WDNR in a 2003 study.  In semi-native grassland areas, non-native species may 36 
visually dominate the plant community, but a significant component of native species also is 37 
present.  The same study also showed other prairie soils that may represent historic prairie areas. 38 
 39 
Prairies were delineated on both the Port of Tacoma property and the WDFW property under the 40 
old Critical Areas Ordinance definition of prairie habitat.  According to the Special Use Permit 41 
application for the Maytown Aggregates, gravel mine (File No. SUPT 020612), there were small 42 
non-jurisdictional native outwash prairie habitat areas identified at that time on the Port of 43 
Tacoma property.  These areas are classified by WDNR as Scrubland Potentially Restorable to 44 
Grassland on the Oak and Grassland Habitat Map.  The largest prairie area is located in the 45 
eastern portion of the WDFW property, and roughly corresponds to an area south of the City of 46 
Tacoma rail line shown as Semi-Native Grassland on the Oak and Grasslands Habitat Map.  The 47 
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area north of the City of Tacoma rail line shown as Semi-Native Grassland on the Oak and 1 
Grasslands Habitat Map was not delineated as prairie for the gravel mine. 2 
 3 
None of the properties in question has been evaluated under the current interim Prairie 4 
Conservation Ordinance, Ordinance No. 14260.  Prior to the adoption of the interim ordinance, 5 
areas could be excluded from being considered prairie habitat because of the dominance of 6 
invasive species.  For instance, previous environmental studies performed for the proposed 7 
Prairie Green development and Citifor Logging permits in the mid 1990’s (reference SUPT 8 
971854) showed a larger mounded native outwash prairie area than the environmental analysis 9 
for the current gravel mine permit.  This may be attributable to the presence of invasive species.  10 
Removal of invasive prairie species such as Douglas-fir and Scot’s broom may allow prairie 11 
areas to recover.  Native plant dominance is no longer a determining criterion.  Given that the 12 
definition of prairie and oak habitat has undergone significant changes, it is possible that more 13 
areas would be considered prairie habitat.   14 
 15 

3. WDFW & WDNR Habitat Surveys: 16 
Habitat on the WDFW West Rocky Prairie property has been well documented.  In the spring 17 
and summer of 2009, WDFW and WDNR staff conducted surveys of plant and animal species on 18 
the east end of the Port of Tacoma property.  To help guide the targeted areas, in April of 2009 19 
WDFW staff prepared a map showing Maytown (Habitat) Priority Areas in and around the Port 20 
of Tacoma property.  A summary from the May 26, 2009 field visit attended by County staff is in 21 
Attachment F.  A summary of findings from the 2009 field surveys and of the existing habitat on 22 
the WDFW property was presented to the Thurston County Planning Commission on December 23 
16, 2009.  The Port of Tacoma property is characteristic of many remaining prairies in the south 24 
Puget Sound region and includes a number of plants associated with prairies.  In all, twenty-five 25 
prairie plant species have been identified on both the WDFW and Port properties.  This includes 26 
the Water Howellia (Howellia aquatilis), a Federal and State threatened species, and the White-27 
top aster (Aster curtus), a Federal species of concern/State sensitive species. 28 
 29 
According to an email received on July 5, 2009 from WDFW staff, in June staff found four at-30 
risk butterflies, the Puget blue (SC), great spangled fritillary (SC), Oregon branded skipper 31 
(SCGN) and Sonora skipper on the Priority 1 acquisition area.  This is shown on the map below 32 
and in Attachment F.  Staff also surveyed for two federal candidate butterflies, mardon skipper 33 
and Taylor’s checkerspot.  This may have been due to the unusually cool weather at the time of 34 
the survey.  The presence of other at-risk species indicates the functionality of the prairie.  35 
 36 
May 26, 2009 Field Visit Summary: Port of Tacoma 37 
Property 38 
The area north of the rail road tracks in the far northeast 39 
corner of the Port of Tacoma property had typical prairie 40 
plants that had developed in a previously logged area, and 41 
did not have the quantity of Scot’s broom found in other 42 
areas of the Port of Tacoma property.  This area is labeled 43 
“Priority 1” on the adjacent map.  Prairie quality was 44 
degraded similarly to the neighboring WDFW property.  45 
The survey found scattered Mima mounds, which also 46 
show up on the LiDAR map described above. 47 
 48 
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The second primary area surveyed, labeled “Priority 2” on the 1 
map, corresponds with an area shown on the LiDAR maps as 2 
having Mima mounds on the south eastern portion of the Port 3 
of Tacoma property adjoining the prairie habitat on the WDFW 4 
property.  The surveys found patches of high quality prairie 5 
mixed with degraded areas having dense Scot’s broom.  Mima 6 
mound formations were found during the survey. 7 
 8 
The Puget blue butterfly was found along the City of Tacoma 9 
rail line.  The Puget blue butterfly is a state candidate species, 10 
and is known to inhabit the adjoining WDFW property to the 11 
southeast.   12 
 13 

4. Wetlands: 14 
According to Thurston County GeoData, two major wetland areas are located in the study area as 15 
shown on the Maytown Wetlands Map in Attachment A.  Additional wetlands are located on the 16 
Batten, WDFW, and the Port of Tacoma properties, which were evaluated during previous 17 
permitting activities in the 1990’s for timber removal and the Maytown Aggregates gravel mine 18 
special use permit.  The previous wetland reports include one performed by Fall Creek 19 
Environmental (1995 to 1996), Swan Resources (1997 to 1998), and Environmental Land 20 
Services (May to June 2002).  Not all of the wetlands delineated in these reports are shown on 21 
the GeoData Maytown Wetlands Map.  The McIntosh property has not been fully evaluated for 22 
the presence of wetlands.   23 
 24 
The area north of the Tacoma Rail line tracks extending from the eastern half of the Batten 25 
property over to Mine Area 1 has extensive wetlands, as shown on the Reclamation Sequence 26 
Map in Attachment D.  The Environmental Land Services wetlands report indicates that the 27 
boundaries of the wetlands delineated in earlier reports were rechecked for the gravel mine use 28 
permit, and were found to be consistent with earlier reports with one minor exception.  The 29 
boundary markers were replaced where necessary.   30 
 31 
The WDFW West Rocky Prairie property includes numerous wetlands.  The western two-thirds 32 
of the WDFW property is dominated by a large Category I wetland complex associated with 33 
Beaver Creek and Allen Creek, which is home to Water Howellia (Howellia aquatilis) and the 34 
Oregon spotted frog (Rana pretiosa). 35 
 36 
Changes to the County’s critical areas regulations are currently being proposed.  As per state 37 
recommendations, under the proposed critical areas regulations the size of a jurisdictional 38 
wetland would be reduced from 22,000 square feet to 1,000 square feet.  This may cause 39 
additional wetlands to be mapped on the property.  A new wetland report would be required of 40 
any new development proposal following the adoption of the proposed critical areas ordinance. 41 
 42 

5. Oak Stands: 43 
There are four mapped Oregon white oak stands (Quercus garryana) located on the WDFW 44 
property and the Port of Tacoma property, as well as lone oaks intermixed with Douglas-fir.  The 45 
mapped oak stands are shown on the Reclamation Sequence Map in Attachment D.  These areas 46 
were evaluated under the Critical Areas regulations in place at the time the gravel mine special 47 
use permit application was submitted.  They range in size from 2.3 acres to 4 acres.  The 48 
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Thurston County Hearing Examiner found that none of the areas met the definition of a regulated 1 
oak stand at the time because the areas did not exceed five acres in size.  The areas are marked as 2 
oak habitat and are not included in mining areas. All four of these areas would be regulated 3 
under the current interim regulations.  The interim regulations significantly changed the 4 
definition of Oregon white oak habitat, and reduced the minimum size requirement to one acre.  5 
In some cases, individual oaks may be considered important habitat when habitat connectivity is 6 
evaluated.  It is probable that areas considered as oak habitat would be expanded under the 7 
revised definition for Oregon white oak habitat.  The McIntosh property has not been evaluated 8 
for the presence of Oregon white oak.   9 
 10 

C. Ecology Agreed Order: 11 
The Port of Tacoma property has historically been used to manufacture explosives, which ended 12 
in 1993. This led to asbestos, lead, petroleum and dinitrotoluene (DNT) contamination of soil 13 
and limited groundwater areas.  According to the Department of Ecology, the Port of Tacoma 14 
has conducted several cleanup activities including: 15 
 16 

• Completion of an Interim Action at the Drum Burial Area. 17 
• Sympathetic detonation (controlled explosions) at locations where nitroglycerin has been 18 

handled. 19 
• Completion of a soil cleanup report for the drum burial area interim action. 20 
• Completion of a draft Remedial Investigation Report. 21 
• Removal of 6,429 tons of DNT-contaminated soil and transport to a disposal site. 22 
• Soil sampling. 23 
• Groundwater monitoring. 24 

 25 
 26 
Over 19,000 tons of soil and debris contaminated with DNT, asbestos, lead, petroleum 27 
hydrocarbons, and other explosives have been remediated.  Site soils now meet the Model Toxic 28 
Control Act (MCTA) cleanup levels for unrestricted site use.  However, groundwater in the 29 
former Drum Burial Area and Mix House Area continues to contain DNT above MCTA cleanup 30 
levels, and may need further clean-up activities. 31 
 32 

D. Gravel Mine Permit: 33 
The Special Use Permit for the Maytown Aggregates gravel mine (File No. SUPT 020612) was 34 
approved in 2005 under the regulations in place at the time, including the Critical Areas 35 
Ordinance (Chapter 17.15 TCC).  The Hearing Examiner also designated the property on the 36 
“Official Designated Mineral Resource Lands” map under Chapter 20.30B TCC Designated 37 
Mineral Lands.  A change in zoning affects future uses of the property.  Existing permitted uses 38 
and the designation on the mineral lands map will be unaffected by a change in land use 39 
designation and zoning.   40 
 41 
Updated maps for the gravel mine permit were provided to staff on January 14, 2010 and are 42 
shown in Attachment D.  The Existing Topography Map shows the gravel mine permit boundary, 43 
the limits of excavation, and critical areas mapped at the time the permit was approved.  The 44 
limits of excavation largely coincide with the WDFW priority habitat acquisition areas spoken of 45 
earlier in the staff report.  Specifically, Mine Area 1 coincides with the Priority 1 area; Mine 46 
areas 3, 4, and 6 coincide with the Priority 2 area.  47 
 48 
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The proposed Reclamation Sequence Map shows each of the mining areas as future lakes 1 
ranging in size from 27 acres to 48 acres.  The lakes are proposed to provide future wildlife 2 
habitat.  3 
 4 

E. Rural Rezoning Project: 5 
In 2007, Thurston County completed the Rural Rezoning project.  This area was considered for a 6 
Rural 1/20 designation.  However, it was felt at the time that more site specific analysis needed 7 
to take place prior to redesignation/rezoning.  The Rural Rezoning project only looked at 8 
residential zoning, and did not address commercial and industrial zoning.  For more information, 9 
please see Attachment G. 10 
 11 

F. Comprehensive Plan Goals and Policies: 12 
Chapter 2 Land Use also includes numerous goals and policies regarding rural land use.  In 13 
summary, the purpose of rural areas includes protecting rural character, allowing low intensity 14 
residential uses that do not require a high level of public services, protect and promote natural 15 
resource-based industries, and to protect environmentally sensitive lands such as fish and 16 
wildlife habitat.  Industrial uses in the rural area are generally those that are related to and 17 
dependent on natural resources such as agriculture, timber or minerals.  Chapter 2 Land Use also 18 
includes a number of general location criteria and decision making guidelines applicable to all 19 
land use designations to help determine how and where to designate land uses, which are 20 
included in Attachment H.  The criteria include: 21 
 22 

• Land Capability/Environmental Constraints 23 
• Natural Resources 24 
• Public Services 25 
• Existing Land Uses 26 

 27 
General Decision-Making Guidelines include: 28 
 29 

• Citizen Preference Identified Through Public Process 30 
• Impacts on Economy, Employment, and Tax Base 31 
• Easy to Identify Boundaries 32 

 33 
In addition to the above, there are purpose, characteristic, and location guidelines for each land 34 
use designation.  For your convenience, the applicable guidelines specific to the land use 35 
designations are located in Attachment H.   36 
 37 
According to Goal 1, Objective B, Policy 10 in Chapter 2 Land Use of the Thurston County 38 
Comprehensive Plan,  39 
 40 
“10. Rezoning of any parcel with a rural designation to a different designation should only 41 

occur when: 42 
  43 

a. Circumstances have substantially changed since the current land use 44 
designation/zoning was adopted and the definition, characteristics or locational 45 
guidelines for the current district no longer apply;  46 

 47 
 b. The rezone would promote the general welfare of the affected community; 48 
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 1 
 c. The rezone would maintain or enhance environmental quality; or 2 
 3 
 d. Thurston County pursues a legislative rezone.” 4 
 5 
As indicated earlier in this report, Thurston County has elected to pursue a legislative 6 
comprehensive plan amendment and rezoning proposal encompassing 2,426± acres with several 7 
different landowners. 8 
 9 
In addition, Thurston County should follow Goal 1, Objective B, Policy 11 in Chapter 2 if a 10 
rezone is requested for residential properties.  It reads as follows: 11 
 12 
“11. If rezoning is requested for a portion of a land use designation: 13 
  14 

a. The impact of a proposed rezone on landowners remaining in the original 15 
designation should be evaluated and considered; 16 

 17 
b. The proposed rezone should only be allowed if there is projected to be minimal 18 

adverse impact on neighboring landowners and on the continued use of a rural 19 
district for natural resource-based industries or conservation purposes; 20 

 21 
 c. Regular, easily definable boundaries should be maintained; and 22 
 23 
 d. The rezoning should not increase the demand for urban levels of service.” 24 
 25 
The proposed land use changes should result in minimal to no adverse impacts on surrounding 26 
landowners and will not increase the demand for urban levels of service because the intensity 27 
and density of the R 1/20 and PP land use designations are necessarily less than the RRI and 28 
RRR 1/5 designations. The resulting designations will also have regular boundaries, with the 29 
exception of the northern boundary of Area 2, which follows a parcel boundary.  The use of the 30 
property for natural resource based industries for the portion proposed for R 1/20 will be 31 
unaffected.  The portion proposed for PP is currently used as a nature preserve owned by 32 
WDFW, and would not be used for a natural resource based industry such as gravel mining. 33 
 34 

1. Rural One Dwelling unit per Twenty (20) Acres (R 1/20): 35 
The proposed land use change for Area 1 meets the locational criteria for the R 1/20 land use 36 
category.  Area 1 includes the Batten property, the Port of Tacoma property, and the McIntosh 37 
property.  The R 1/20 land use category was added to the Comprehensive Plan in 2007.  It is 38 
intended for environmentally sensitive areas to provide greater opportunities for protecting 39 
critical areas and creating open space corridors.  By environmentally sensitive, the 40 
Comprehensive Plan refers to the presence of natural features of the land that either may be 41 
sensitive to, or destroyed by development, such as Mima mounds, sensitive aquifers, or other 42 
critical areas.  Prairie and wetland habitat are sensitive habitats in the Thurston County Critical 43 
Areas Ordinance (Chapter 17.15 TCC).  As discussed earlier in this report, there are numerous 44 
wetlands and prairie habitats present in the study area, some of which are extensive.   45 
 46 
Prairie soils and Mima mounds are present on the Port of Tacoma property.  While many 47 
mounds have been removed due to past development practices and timber removal, there are still 48 
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mounds present on the property.  The base prairie soil structure may be relatively intact despite 1 
the removal of the mounds, past development, and invasive species.  As demonstrated in the 2 
WDFW Priority 1 area, given time, prairie plants can recover with the removal of invasive 3 
species such as Douglas-fir.  This area was logged in the mid to late 1990’s.  Recent habitat 4 
surveys have found prairie obligate plant and animal species.  High quality prairie habitat has 5 
also been found in other areas of the Port of Tacoma property.  While the old industrial area is 6 
severely degraded, and may or may not recover as prairie habitat, the area would provide habitat 7 
connectivity for plant and animal species on an ecosystem wide basis. 8 
 9 
The predominant parcel size in the study area is greater than 20 acres over the entire study area.  10 
Parcels range from 26± acres on the McIntosh property to 745± acres for the Port of Tacoma 11 
property.  No public utilities are located in the area.  Areas designated as R 1/20 allow for 12 
mineral extraction and forestry activities.  Redesignation of the property from the RRR 1/5 and 13 
RRI land use categories will not preclude such activity.  Previously permitted activities will not 14 
be affected. 15 
 16 

2. Rural Residential/Resource One Dwelling unit per Five (5) Acres (RRR 1/5): 17 
The property located in Area 1 generally meets the locational criteria for the RRR 1/5 18 
designation.  Existing land uses include resource-oriented uses such as forestry and mineral 19 
extraction.  The Port of Tacoma property was logged in the 1990’s, and the McIntosh property is 20 
an ongoing sustainable forestry use.  Industrial uses were discontinued on the RRI zoned 21 
property in 1993.  Mineral extraction is currently permitted on the Port of Tacoma property.  22 
However, the RRR 1/5 may not be the most appropriate designation given the sensitivity of the 23 
prairie habitat, wetlands, and sensitive species located on and around the property.  As described 24 
above, the predominant parcel size exceeds 20± acres, and may be more appropriate for a less 25 
dense land use category.   26 
 27 

3. Public Parks, Trails and Preserves (PP): 28 
The proposed land use change for Area 2 meets the locational criteria for the PP land use 29 
designation.  The property included in Area 2 is wholly owned by the Washington State 30 
Department of Fish and Wildlife as the West Rocky Prairie preserve.  The property includes 31 
prairie habitat and extensive wetlands.  Prairie habitat is considered a rare and important habitat 32 
in Thurston County.  Only 3% of native prairies exist, and many of these have been degraded by 33 
development and invasive species. 34 
 35 

4. Rural Resource Industrial (RRI) and LAMIRD Designation: 36 
At the December 16, 2009 Planning Commission meeting, the Port of Tacoma indicated that the 37 
RRI zoned property met the definition for a Limited Areas of More Intensive Rural Development 38 
(LAMIRDs).  LAMIRDs are permitted under the Growth Management Act (36.70A RCW) to 39 
designate areas where uses may take place that are more intensive than normal rural uses, but 40 
less intense than urban densities and intensities.  LAMIRDs may be residential, commercial, or 41 
industrial.  The use must have been in operation on or before July 1, 1990.  Even if uses more 42 
intensive that normal rural development have occurred, the GMA does not require that the 43 
County designate properties as a LAMIRD unless a more intensive rural use is desired for a 44 
given area. 45 
 46 
The Thurston County Comprehensive Plan does not have language explicitly calling out 47 
properties designated RRI as industrial LAMIRDs.  However, Objective A, Policy 7 addresses 48 
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isolated commercial and industrial businesses in the rural area.  This policy is a direct reflection 1 
of one of the criteria for designating isolated nonresidential LAMIRDs in the rural area under the 2 
LAMIRD provisions in the GMA.  Policy 7 states: 3 
 4 

“7. Isolated commercial and industrial businesses in the rural area, legally 5 
established on or before July 1, 1990, that may not be principally designed 6 
to serve the existing or projected rural population and nonresidential uses, 7 
but do provide job opportunities for rural residents, should be allowed to 8 
expand or change use provided the expansion or conversion does not 9 
constitute new urban development in the rural area, is contained on the 10 
same lot as the existing use, is visually compatible with the surrounding 11 
rural area, and detrimental impacts to adjacent properties will not be 12 
increased or intensified.” (Chapter 2 Land Use pg. 2-40) 13 

 14 
The industrially zoned portion of this property was designated in 1999 as RRI (Resolution No. 15 
12108 and Ordinance No. 12109, QJ-CPAM 990103 Citifor, Inc.).  The subject property was 16 
used as an industrial property from 1940 to 1993.  The majority of the historical industrial 17 
activity occurred on 100± to 169± acres and included manufacturing of dynamite, ammonium 18 
nitrate fuel oil, and slurry explosives, within a 700-acre use area.  The 1967 Aerial Photo shows 19 
most of the historic affected areas, and shows the industrial use necessarily scattered throughout 20 
the property.  The area most impacted by the manufacturing is located in the north central 21 
portion of the site.  This industrial use is appropriate for an isolated area away from population 22 
centers due to the potential hazards associated with explosives manufacturing.  A culvert 23 
production facility operated from 1976 to the mid 1980’s.  No industrial activity was reported on 24 
the Batten property north of the Tacoma rail tracks, and none is shown in historical photos.  The 25 
RRI zoning boundaries established in 1999 were roughly based on the existing industrial 26 
buildings and a portion of the use area in place at the time.  The site plan from the 1999 rezoning 27 
application is shown in Attachment J.  The 1967 Aerial photo in Attachment A also shows the 28 
general extent of industrial activity on the site.   29 
 30 
In designating this property for rural industrial uses, in 1999 the County found the designation to 31 
conform adequately with the Thurston County Comprehensive Plan criteria for RRI.  However, it 32 
should be noted that this does not mean that the property did not meet the criteria and policies for 33 
the RRR 1/5 land use category as well, which was not analyzed in the staff report for the 34 
rezoning. 35 
 36 
In summary, the 1999 staff report provided the following findings: 37 
 38 

1. Thurston County did not have an adequate supply of rural resource-based industrial land.  39 
Inquiries at the time to the Economic Development Council indicated that there was 40 
likely a demand for resource-based industrial land with the appropriate features. 41 

 42 
2. Thurston County did have an adequate supply of rural residential/resource land.  The 43 

proposed change was determined not to have a significant impact on availability of land 44 
in this category. 45 

 46 
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3. The site had been used for industrial purposes for many years and would be very difficult 1 
to redevelop for residential, or convert to agricultural or other natural resource uses due 2 
to onsite industrial improvements and history as a hazardous waste site.  3 

 4 
4. The area being considered for RRI is relatively free and clear of critical areas. 5 

 6 
5. The route to and from Interstate 5 is not heavily developed with residences, and that there 7 

are only a few older homes along the route. 8 
 9 
6. The main environmental issues for the site are the loss of wildlife habitats and the 10 

consequences of truck and rail traffic.   11 
 12 
7. The relative isolation of the site is an ideal location for rural industrial uses. 13 

 14 
The original manufacturing/industrial use would not have conformed to the RRR 1/5 designation 15 
as this was, and is, primarily a rural residential designation.  By the time the application was filed 16 
for the redesignation to RRI, the inactive manufacturing use would have been considered a 17 
vacated nonconforming use under the Thurston County Zoning Ordinance (Chapter 20.56 TCC).  18 
Nonconforming uses are considered vacated after three years of inactivity.  Without the 19 
redesignation and rezoning, industrial uses would have been discontinued at this site. 20 
 21 

5. Citizen Preference in Land Use Decision Making: 22 
When property generally meets the locational criteria for several different land use categories, 23 
other goals, policies, and citizen preferences need to be assessed.  Citizen preferences are usually 24 
assessed during the pubic process and through public hearings.  The Thurston County 25 
Comprehensive Plan places heavy importance on citizen preference when deciding between 26 
potentially conflicting factors, such as when properties may appear to meet the general locational 27 
criteria for several land use categories.  In addition to letters of support received for the land use 28 
plan amendment over the course of 2009, petitions with over 2,000 signatures in support of the 29 
land use plan amendment were submitted by the Friends of Rocky Prairie in 2008.  30 
 31 

6. Other Comprehensive Plan Goals and Policies: 32 
Other goals and policies in the Comprehensive Plan play an important role in land use decision-33 
making.  Chapter 9 Natural Environment includes goals and policies for environmentally 34 
sensitive lands.  As discussed earlier in this report, the property subject to the proposed 35 
amendment contains prairie habitat, possibly recoverable prairie habitat, wetlands, and is over a 36 
Category 1, Extreme Aquifer Sensitivity Recharge Area. 37 
 38 
Goal E indicates that the county should, “Protect, conserve, and enhance the ecological functions 39 
of important fish, wildlife, and plant habitats.”  The objectives and policies associated with this 40 
goal include the protection of rare wildlife habitat unique to Thurston County, and habitat that 41 
supports priority species and endangered species both at the federal and state levels. There are 42 
several methods to achieve this goal, including critical areas regulations, property purchases, and 43 
conservation easements.  One important method in the Comprehensive Plan is the land use 44 
designation assigned to a property.  Lower density and intensity land use categories are more 45 
appropriate for environmentally sensitive lands.   46 
 47 
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Chapter 8 Economic Development includes goals and policies for future industrial lands.  1 
Specifically, Objective D, with it associated goals and policies, calls for the County to designate 2 
enough industrial land for future employment growth in an environmentally sound fashion.  In 3 
addition, Priority industrial business activities should have a natural resource base and should be 4 
dependant on a rural setting.  Industrial areas should be located where there are low risks to 5 
environmental quality.   6 
 7 

G. Supply of Resource-Based Industrial Lands: 8 
There is a total of 695± acres of land zoned RRI in the County.  In addition to the 300± acres 9 
owned by the Port of Tacoma and Battens, there are five sites designated RRI in rural Thurston 10 
County as shown on the Thurston County Areas Zoned RRI Map.  Three of the sites are in 11 
Rochester, one in Littlerock, and one in Maytown.  The sites are listed below: 12 
 13 
Site 1. This property appears to be used for vehicle and low cost warehouse storage and was 14 

once owned by Cenex/Land O’Lakes. 15 
 16 
Site 2. Historic manufacturing and commercial uses are located at this site. 17 
 18 
Site 3.  This site has historic manufacturing and commercial uses, including door production and 19 

storage by Uncle Howard’s Barns.   20 
 21 
Site 4. This grouping of properties has several historic warehouse and commercial uses in the 22 

unincorporated town of Littlerock.  On the northeast corner of 128th Ave SW and River 23 
St. SW is a tavern that dates back to 1934.  Several of the properties are owned by 24 
Thurston County for the Chehalis Western Trail and for materials storage. 25 

 26 
Site 5. Historic small scale commercial, manufacturing and the Ritchie Bros auction house are 27 

located at this site.  The area on the east side of I-5 is primarily undeveloped, but is very 28 
challenged by severe site constraints including steep slopes, a salmon-bearing stream, 29 
Olympic mud minnows, and wetlands.  Of the 280± acres, only about 40± acres are 30 
developable. 31 

 32 
Site 6. Port of Tacoma Property and Batten Property:  This is the Pacific Powder site and former 33 

Citifor property.  The Port of Tacoma property is currently permitted for gravel mining. 34 
 35 
At the time the Port of Tacoma and Batten properties were rezoned to RRI, the Thurston County 36 
Economic Development Council had indicated that Thurston County did not have an adequate 37 
supply of rural resource-based industrial land.  In 1998-99, staff concluded that there was only 38 
about 43 acres of vacant, developable land for rural resource-based industrial uses.  The 39 
adequacy of resource-based industrial land does not appear to have been studied since that time, 40 
and no further RRI rezonings have taken place.  Some development has occurred on RRI zoned 41 
properties, however, the largest property, outside of the Port property, is located at I-5 and 42 
Maytown Rd. and remains undeveloped. 43 
 44 
The 2007 Buildable Lands Report for Thurston County only includes information on the 45 
industrial land supply within the Urban Growth Areas for Thurston County.  The 20-year 46 
projected need for industrially zoned land is 550± acres.  In 2007, there were 1,850 acres of 47 
vacant or partially used land available for job growth in Thurston County Urban Growth Areas.  48 
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There currently is an adequate supply of industrial lands for future employment growth over the 1 
next 20 years.   2 
 3 
 4 

H. Zoning Districts and Residential Densities: 5 
The Rural Resource Industrial (RRI) zoning district permits uses consistent with the Rural 6 
Resource Industrial land use designation.  An excerpt from the Thurston County Zoning 7 
Ordinance (Title 20) is in Attachment I.  Uses in the RRI district are limited to resource related 8 
uses (Section 20.29.020 TCC) unless a project can meet several locational and performance 9 
criteria in Section 20.29.020(5) TCC.   10 
 11 
Of these criteria, the primary limiting factor for this property is the proximity to the Interstate 5 12 
and Maytown Road interchange, which is located approximately 2.5 miles to the west.  In order 13 
to request a more intense industrial use on this site, a variance from the criterion would be 14 
required.  The merit of a variance from the criteria in Section 20.29.020(5) TCC would depend 15 
on the proposed use and the evidence presented at the time of application.  A variance cannot 16 
result in a use that is not otherwise permitted in the district.  The 1999 staff report (QJ-CPAM 17 
990103 Citifor, Inc.) did not discuss the ability to apply for a variance.  According to the staff 18 
report for the rezoning, because of the isolated nature of the property, only resource based 19 
industrial uses would have been permitted at the time. 20 
 21 
There are only minor differences between the Rural Residential Resource 1/5 (RRR 1/5) and the 22 
Rural 1/20 (R 1/20) zoning districts other than permitted density and a few special uses.  An 23 
excerpt of from the Thurston County Zoning Ordinance (Title 20) is in Attachment I.  Table 1 24 
Special Uses (Chapter 20.56 Special Uses) includes a list of special uses for all zoning districts.  25 
Each of the zoning districts being considered is highlighted. 26 
 27 
Residential densities can vary significantly in the RRR 1/5 zoning district because of the 28 
Innovative Technique (TCC 17.35.335) in the Critical Areas Ordinance (Chapter 17.15 TCC).  29 
The R 1/20 is unaffected by the Innovative Technique.  Under the innovative technique, the area 30 
of jurisdictional critical areas is subtracted from the parcel area to determine density.  Critical 31 
areas include high groundwater hazard areas, wetlands, rivers and streams, and other critical 32 
areas.  Prairies and special habitat areas are not included in the Innovative Technique.  Given the 33 
extensive nature of the wetlands on the properties described above, permitted density will be 34 
impacted by the Innovative Technique and critical areas.  More information is located in 35 
Attachment G. 36 
 37 
Accounting for the difference in permitted density between the RRR 1/5 zoning district and the 38 
R 1/20 under the Innovative Technique is difficult without the following information:   39 
 40 

• Critical areas have not been fully mapped on the McIntosh property. 41 
 42 
• The information on GeoData is not exact, and requires field verification.   43 
 44 
• GIS information about the specified critical areas present on the Port of Tacoma property 45 

and the Batten property is not currently available to the County.   46 
 47 
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Since this information is either not exact, or unavailable, a reverse approach can be used.  To do 1 
that we have to figure out how many acres of specified critical areas it would take to reduce the 2 
density on the RRR 1/5 zoned property down to that below what would be permitted by the R 3 
1/20 zoning district, excluding the WDFW property and property currently zoned RRI. 4 
 5 
Given that there are 1,277± acres zoned RRR 1/5 currently, there is the gross capacity for 6 
approximately 255 dwelling units.  This figure does not account for the Innovative Technique.  7 
Under R 1/20 zoning, there would be a capacity for 64 dwelling units on the same property.  8 
There would have to be 957± acres (75% of the property) of specified critical areas under the 9 
Innovative Technique to reduce the permitted density under the RRR 1/5 zone to a level below 10 
the R 1/20 zone.  Although the mapped critical areas are substantial, it is unlikely that there are 11 
957± acres of wetlands, rivers, streams, and high groundwater areas.  It is likely that the 12 
proposed zoning change represents a substantial change in the permitted density. 13 
 14 

I. Growth Management Act Goals: 15 
The Growth Management Act includes thirteen planning goals that are intended to guide the 16 
development of local plans and regulations.  There are several goals of the Growth Management 17 
Act that need to be considered, which include the following: 18 
 19 
2. Reduce Sprawl. Reduce the inappropriate conversion of undeveloped land into 20 
sprawling, low-density development. 21 
 22 
Changing the land use and zoning from the current designations will change the use from 23 
industrial and reduce the permitted density in Area 1.  Only public uses would be permitted in 24 
Area 2. 25 
 26 
6. Property Rights. Private property shall not be taken for public use without just 27 
compensation having been made.  The property rights of landowners shall be protected from 28 
arbitrary and discriminatory actions. 29 
 30 
The present proposal will change the land use and zoning, and no property will be taken for 31 
public use through this proposal.  The decision will be made in the context of the Growth 32 
Management Act, the Thurston County Comprehensive Plan, the Thurston County Code, and 33 
known site characteristics through an open and public process. 34 
 35 
8. Natural Resource Industries. Maintain and enhance natural resource-based industries, 36 
including productive timber, agricultural, and fisheries industries.  Encourage the conservation 37 
of productive forest lands and productive agricultural lands, and discourage incompatible uses. 38 
 39 
The gravel mine permitted under the special use permit (020612 SUPT, Allen & Company LLC, 40 
Maytown Aggregates) will not be affected by the proposed changes unless the special use permit 41 
expires.  Gravel mines are permitted by special use permit the RRI, RRR 1/5, and the R 1/20 42 
zoning districts.  The land use and zoning change will not affect the ability to conduct gravel 43 
mining.  The proposed land use plan amendments will also not affect current timber production 44 
activities located on the McIntosh property. 45 
 46 
10. Environment. Protect the environment and enhance the state’s high quality of life, 47 
including air and water quality, and the availability of water. 48 
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 1 
Rezoning the property will not affect existing permitted uses under the special use permit 2 
(020612 SUPT, Allen & Company LLC, Maytown Aggregates).  Changing the zoning from an 3 
industrial zoning district, RRI, and a higher density rural district, RRR 1/5, to a lower density 4 
district, R 1/20, and to a public district, PP, will limit the future permitted uses and densities.  5 
Non-industrial uses and lower density residential development are likely to have a lower impact 6 
on the environment. 7 
 8 

V. OPTIONS: 9 
Option 1:   10 
For Area 1, amend the Thurston County Comprehensive Plan Map M-15 Land Use Plan to 11 
change the land use designations from RRI and RRR 1/5 to R 1/20, and amend the Official 12 
Zoning Map Thurston County, WA (Title 20 Zoning) to change the zoning from RRI and RRR 13 
1/5 to R 1/20.   14 
 15 
For Area 2, amend Comprehensive Plan Map M-15 to change the land use designations from 16 
RRI and RRR 1/5 to PP, and amend the Official Zoning Map Thurston County, WA to change 17 
the zoning from RRI and RRR 1/5 to PP. 18 
 19 
Option 2: 20 
No Action.  With this option, the land use and zoning designations would remain RRI and RRR 21 
1/5. 22 
 23 
Option 3: 24 
For Area 1, amend the Thurston County Comprehensive Plan Map M-15 Land Use Plan to 25 
change the land use designations from RRI and RRR 1/5 to R 1/20, and amend the Official 26 
Zoning Map Thurston County, WA (Title 20 Zoning) to change the zoning from RRI and RRR 27 
1/5 to R 1/20.  28 
 29 
For Area 2, the land use and zoning designations would remain RRI and RRR 1/5. 30 
 31 
Option 4: 32 
For Area 1, the land use and zoning designations would remain RRI and RRR 1/5. 33 
 34 
For Area 2, amend the Thurston County Comprehensive Plan Map M-15 Land Use Plan to 35 
change the land use designations from RRI and RRR 1/5 to PP, and amend the Official Zoning 36 
Map Thurston County, WA (Title 20 Zoning) to change the zoning from RRI and RRR 1/5 to 37 
PP. 38 
 39 

VI. SEPA: 40 
 41 

A SEPA determination has not been made at this time.  42 
 43 

VII. NOTIFICATION: 44 
 45 
Written notice of the public hearing will be sent to all affected property owners, property owners 46 
within 500 feet of the affected property, and published in The Olympian at least twenty (20) days 47 
prior to the public hearing.  48 
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 1 
VIII. STAFF RECOMMENDATION: 2 

 3 
Staff recommends Option 1.   4 
 5 

IX. PRELIMINARY FINDINGS 6 
 7 

1) Current permitted uses will not be impacted by the proposed land use changes. 8 
 9 

2) The current designation of 284± acres as Mineral Lands of Long Term Commercial 10 
Significance will be unaffected by a change in land use designation. 11 

 12 
3) The historic industrial use, explosive manufacturing, is appropriate for isolated locations 13 

away from population centers, this may not be the case for other industrial uses permitted 14 
in the RRI district. 15 
 16 

4) The historic industrial use was discontinued in 1993-1994, and would have been 17 
considered a nonconforming use.  Nonconforming uses are considered vacated after three 18 
years of inactivity. 19 

 20 
5) The Port of Tacoma and previous owners have conducted extensive clean-up activities 21 

for hazardous waste as part of an agreed order pursuant to the authority of RCW 22 
70.105D.050(1) with the Washington Department of Ecology.  The agreed order was 23 
initially with Citifor, Inc. the former property owner. 24 

 25 
6) The historic industrial use and cleanup have caused habitat degradation in approximately 26 

100± to 169± acres of the property, with some of the outlying areas also degraded.  This 27 
has resulted in soil removal, including Mima mounds. 28 

 29 
7) Logging activities in the 1990’s caused the removal of Mima mounds from a large 30 

portion of the Port of Tacoma property.  This is evidenced by the successive aerial photos 31 
from 1967 to 2009, and the 2003 LiDAR map. 32 

 33 
8) The Rural Resource Industrial land use category and zoning were approved for this site in 34 

1999 with Resolution No. 12108 and Ordinance No. 12109, QJ-CPAM 990103 Citifor, 35 
Inc.  The boundaries include 300± acres, which generally were intended to contain the 36 
core industrial area and some of the historic use area. 37 

 38 
9) The approval was predicated on the need for more rural industrial land, and the history of 39 

the site for industrial use.  However, no studies appeared to have been used to make this 40 
determination. 41 

 42 
10) While the location adjacent to the rail line is desirable for future rural industrial uses, the 43 

proximity to Interstate 5 is a significant limiting factor for future rural industrial 44 
development at this location.  This was acknowledged in the staff report for QJ-CPAM 45 
990103 Citifor, Inc. Without a variance, only resource based industrial uses would be 46 
allowed. 47 
 48 
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11) According to the staff report for QJ-CPAM 990103 there were few differences between 1 
industrial developments permitted with a special use permit in the Rural 2 
Residential/Resource 1/5 zoning district, and those permitted outright in the Rural 3 
Resource Industrial zoning district at this location.  The limiting factor in the RRI is the 4 
proximity to Interstate 5. 5 

 6 
12) If additional Rural Resource Industrial land were found to be necessary in Thurston 7 

County, a location closer to the Interstate would be more appropriate, as it would likely 8 
allow for a wider variety of industrial uses to provide employment opportunities. 9 

 10 
13) According to the Growth Management Act (RCW 36.70A) and the Thurston County 11 

Comprehensive Plan, citizen preference is an important factor in land use decision-12 
making.  This is especially true when there may be conflicting goals in the Thurston 13 
County Comprehensive Plan.  Petitions with over 2,000 signatures have been received by 14 
Thurston County in support of the amendment proposed by the Friends of Rocky Prairie. 15 
 16 

14) There are environmentally sensitive lands and species located on or nearby the property. 17 
 18 

15) Prairies have been designated as a critical area in Thurston County since 1994.  The last 19 
major update for prairie habitat in the Critical Areas Ordinance was in 1996.  In 2009, 20 
Thurston County adopted interim regulations to protect prairie and oak habitat. 21 

 22 
16) Since 1996 and 1999, new science is now known regarding prairie habitat and the 23 

recovery of prairie habitat.  In 2007, the Washington Department of Fish and Wildlife 24 
updated the prairie habitat definition in the Priority Habitat and Species List.  The 25 
dominance of native species is no longer a primary factor in determining prairie habitat.  26 
Areas that have a predominance of invasive species with a substantial understory of 27 
prairie plants are recoverable upon the removal of invasive species.  Areas dominated by 28 
invasive species in between isolated small prairie habitat areas provide habitat 29 
connectivity, especially when near native prairie habitat.  Many former prairies 30 
dominated by invasive species such as Douglas-fir and Scot’s broom (Cystisus scoparius) 31 
are recoverable as prairie. 32 

 33 
17) The far northeastern section of the Port of Tacoma property was dominated by Douglas-34 

fir and other invasive species until logging in the mid 1990’s.  Trees in this area were 35 
estimated to be about 45 to 60 years old.  Previous habitat studies showed this area as 36 
forested.  Plant surveys for understory varieties were not included in the studies.  Recent 37 
surveys in 2009 by the Washington Department of Fish and Wildlife and the Washington 38 
Department of Natural Resources have found prairie obligate plant, animal and 39 
invertebrate species in this area, and other areas of the Port of Tacoma property.  40 
 41 

18) Only eight percent of the original Puget Sound prairie still supports grassland vegetation, 42 
and only about two to three percent is still dominated by native prairie vegetation.   43 

 44 
19) New Best Available science has shown that the definition used in 1999 for Oregon white 45 

oak (Quercus garryana) in the Critical Areas Ordinance is no longer valid.  Smaller 46 
habitat areas down to one acre in size, and areas with more widely spaced oak trees are 47 
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now considered a priority habitat.  This may result in more locations and larger areas 1 
being considered a priority habitat in Thurston County, including this property. 2 
 3 

20) The Washington Department of Fish and Wildlife Comprehensive Wildlife Conservation 4 
Strategy recognizes prairie and Oregon white oak habitat as an important habitat type for 5 
at least ten animal species of greatest conservation need.  6 

 7 
21) The proposed Reclamation Sequence Map in Attachment D for the gravel mine shows a 8 

series of lakes intended to provide aquatic habitat.  Future use of the property as wildlife 9 
habitat is consistent with the Rural 1/20 land use category.   10 
 11 

22) The Rural 1/20 land use category and zoning district were adopted into the Thurston 12 
County Comprehensive Plan in 2007 with Resolution No. 13885 and Ordinance No. 13 
13886 and were designed specifically for environmentally sensitive lands and natural 14 
resource uses.  Mining is considered a natural resource use. 15 
 16 

23) Mima mounds are a unique geologic feature for Thurston County, which is a formation 17 
found on prairies in Thurston County. Less than one percent of the remaining Puget 18 
Sound prairie and Oregon white oak woodland habitats are protected in parks or reserves.  19 
Areas with such features are considered environmentally sensitive lands in Thurston 20 
County. 21 

 22 
24) The use of the Washington Department of Fish and Wildlife West Rocky Prairie property 23 

as a preserve is consistent with the Public Parks, Trails and Preserves land use category in 24 
the Thurston County Comprehensive Plan. 25 

 26 
ATTACHMENTS: 27 
Attachment A Maps  28 
Attachment B Friends of Rocky Prairie Application 29 
Attachment C Petitions Supporting Application  30 
Attachment D Gravel Mine Maps 31 
Attachment E Agency Comments 32 
Attachment F WDFW Habitat Comments and Maps 33 
Attachment G Rural Rezoning and Innovative Technique Information 34 
Attachment H Thurston County Comprehensive Plan Excerpts 35 
Attachment I   Thurston County Zoning Ordinance (Title 20) Excerpts 36 
Attachment J   Site Plan – Aspect Consulting 37 
Attachment K List of Documents Reviewed 38 
 39 
More information is available at: 40 
http://www.co.thurston.wa.us/planning/rocky_prairie/rocky_prairie_home.htm 41 
_____________________________________ 42 
 43 
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