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CITY OF COLLEGE PLACE HEARING EXAMINER 
City Council Chambers – 625 S College Ave, College Place WA 

December 11, 2017 – 1:30 P.M. 
 

Staff Report  
 
Project: Village at Fort Walla Walla PUD  

I. Description of Proposal:  

The proposed project consists of an approximate 30-acre development located on the 

south side of East Whitman Drive between Northeast Myra Road and South East Maple 

Ave in College Place, Washington. The development is to be comprised of approximately 

10 acres for a residential apartment complex (Phase 1), and the remaining 20 acres is 

planned for commercial development (Phase 2-5). The Village at Fort Walla Walla (The 

Village) development proposes a quality mixed-use project that will include a 

commercial center, a medical district, and a housing district. The commercial center will 

include a 25,000 sq. ft. grocery store, 110,000 sq. ft. of mixed-use retail with 114 

apartments along a centralized park space, and multiple small commercial building pads 

for restaurants or boutique stores. The 60,000 sq. ft. medical district will fulfill a need 

for local medical offices in a centralized location. The residential portion of the project 

includes a 180-unit apartment complex. The entire project is designed to create a 

unified community that is connected by a network of open space, sidewalks and streets.  

 
II. General Information: 

1. Owner(s):   EDLA WA CP, LLC – Bob Price & Marcus Fullard-Leo 
  505 NE Village St 
  Fairview, OR 97024 

2. Applicant(s): College Place Land Development Partners, LLC – Pat Corrick  
  101 E Front St #304 
  Missoula, MT 59802 

  EDLA WA CP, LLC – Bob Price & Marcus Fullard-Leo 
  505 NE Village St 
  Fairview, OR 97024 
 

3. Tax Parcel(s) Number:  350725430051, 350725440002, 350725440006, 

350725440032, 350725440033, 350725440037 

4. Location:  South side of East Whitman Drive between NE Myra Road and SE 

Maple Ave. College Place, WA, 99324 
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5. Land Use Designation:  Commercial/Light Industry Mix 

6. Zoning:  CG – General Commercial  

7. Square Footage/Acreage:  32.27 Acres 

8. Proposed Use:   

Phase 1 – 10 Acres of Multifamily Residential, 180 Dwelling Units; 

Phase 2-4 – 20 Acres Mixed Use, 114 Dwelling Units, 110,000 SQ. FT. of retail,  

25,000 SQ. FT. of Grocery, 60,000 SQ. FT. of Medical Office Buildings. Phase 5 – 

unplanned.  

9. Number of Lots: 6 parcels  

10. Residential Density:  Phase 1 – 20 units per acre; Phase 2-5 – 6 units per acre 

11. Open Space: 7.26 acres of open space provided in the PUD or 23% 

12. Sanitary Sewer:  City of College Place 

13. Domestic Water Supplier:  City of College Place 

14. Fire District:  City of College Place 

15. School District:  College Place School District No. 250 

16. Source of Electricity:  CREA – Columbia Rural Electrical Association & Pacific 

Corp both serve the site. 

 
III. History/Background: 

1. Date of Application:  September 14, 2017 

2. Date Application deemed complete:  October 3, 2017 (Appendix I) 

3. Background:  The property was annexed in May of 2006 (Ordinance No. 956) 

and assigned the zoning of CG – General Commercial.  The project site was 

farmed for many years but was taken out of production around 2007.  In 

February 2008 the City issued an administrative approval of a 300,000 SQ. FT. 

retail commercial development know as Whitman Crossing, the project never 

came to fruition.  Whitman Drive between Larch and Myra was completed in 

the summer of 2008.  The city water tanks and booster station west of the site 

were completed in 2011. 

IV. SEPA Threshold Determination:  A SEPA Checklist was prepared (Appendix D) and was 

reviewed by city staff.  A Mitigated Determination of Non Significance (MDNS) was 

issued on November 27, 2017 (Appendix H).  The city expects to revise this MDNS as a 
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result of the revised Traffic Impact Analysis (TIA) (Appendix F2) and any additional 

information that may be obtained during the public hearing. 

  

V. Public Hearing Notice:  On November 27, 2017, 65 surrounding property owners and 

parties of interest were notified by mailed (exhibit 6), the property was posted (exhibit 

7) and a notice was published in the Walla Walla Union Bulletin (exhibit 8).  

VI. Agencies Contacted:  College Place Postmaster, All City Departments, Cascade Natural 

Gas, Columbia Rural Electric Association, Basin Disposal Inc., Charter Digital Cable, 

Pacificorp, School District #250, Qwest, NoaNet, PocketiNet, SpectrumNet,  Valley 

Transit, Walla Walla County Public Works, City of Walla Walla, WA State Department of 

Ecology and SEPA contacts.  

VII. Natural Environment 

1. Topography:  Most of the project site is flat with slopes ranging from 1 to 3%. 

There are steep slopes to the south of the property range from 15% up to 70% 

2. Soils:  The site consists of predominately silt soils overlying silty gravels with 

sporadic layers of lean clay. 

3. Surface Water:  USGS Mapping shows the end of an intermittent stream in the 

north portion of the site. The Critical Areas Report describes further 

investigation of this feature. It was determined that no hydric soils or wetland 

hydrology was present where the USGS mapping indicated. There is a man-

made ditch along the east edge of the side, but it is considered an artificial 

wetland and is not regulated. The ditch drains into Thompson Creek to the 

north. During construction installation of BMPs will prevent sediment 

transportation to the nearby creek. 

4. Vegetation:  Shrubs, grass and other types of vegetation cover the site including 

hairy crabgrass, reed canary grass and thistles.   

5. Wildlife:  Existing wildlife consists of Ferruginous Hawk (Buteo Regalis) and 

songbirds. WA Fish and Wildlife interactive map denotes land to the east of the 

project (Fort Walla Walla) as a Priority Habitats and Species (PHS) for 

Ferruginous Hawk breading.  No species were indicated in the project area.  

VIII. Neighborhood Characteristics: 

1. Land Use:  The project site was farmed for many years but was taken out of 

production around 2007. To the north there is single family and multiple family 

dwelling units and large box retail (Home Depot).  Directly to the east the City 

of Walla Walla operates Fort Walla Walla Park.  To the south is a public 

cemetery and single family homes, there are seven residences that directly abut 

the proposed PUD.  To the east the City of College Place operates two above 

ground water storage tanks. 
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2. Surrounding Streets:  Whitman Drive forms the norther boundary with Myra 

forming the eastern boundary.  Larch is approximately 550 FT to the west.  All 

three streets have a functional street classification of Minor Arterial.  Myra 

Road is within the jurisdiction of the City of Walla Walla and controls all access.  

3. Municipal Boundary: The western edge of Myra Road forms the eastern city 

limits of College Place.  A portion of the southern boundary (approximately 

1,500 FT) of the development abuts Walla Walla County in the proximity of the 

Blue Mountain Memorial Garden Cemetery. 

IX. Design Features: 

1. Site Information:  The Village at Fort Walla Walla (The Village) development 

proposes a quality mixed-use project that will include a commercial center, a 

medical district, and a housing district. The commercial center will include a 

grocery store, mixed-use retail along a centralized park space, and multiple 

small commercial building pads for restaurants or boutique stores. The medical 

district will fulfill a need for local medical offices in a centralized location. The 

residential portion of the project includes a 180-unit apartment complex. The 

entire project is designed to create a unified community that is connected by a 

network of open space, sidewalks and streets. The intent of the conceptual site 

plan in conjunction with the PUD zoning is to provide an ample supply of 

commercial, mixed-use, and housing while providing a high-quality 

neighborhood for residents. The plan includes sufficient parking, strong 

connectivity throughout the site, and abundant outdoor green space.  The 

Village at Fort Walla Walla aspires to create a unique sense of place. This is 

established by the arrangement of buildings and architectural design features 

such as high quality building design, pedestrian connections between buildings 

and streets, and open space improvements. The commercial portion of the 

design includes a shared-use linear park that will provide a unique destination 

for users to enjoy. The design of the medical facilities includes structured 

parking that will reduce the overall parking foot print of the community. The 

apartment neighborhood includes a community building with amenities such as 

a pool, which will function as a central gathering space for residents.  

2. Open Space:  CPMC 17.33 (exhibit 9) requires PUD’s to have 15 percent of the 

total site area for usable common open space.  The development proposal 

includes a combined open space of 23% or 7.26 acres.   The open space areas 

include the pool area and surrounding landscaping, fenced dog run, linear 

parkway, public art & seating areas and dense landscape screening and buffer 

areas along the southern property lines of all phases.  
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3. Screening:  Dense landscape screening consisting of a variety of evergreen and 

deciduous trees and bushes ranging width from 30-50FT in width along the 

southern property lines of all phases.  A six foot neighborhood fence shall be 

constructed along the southern perimeter of the PUD where the PUD abuts 

adjacent residential properties.   

 

X. Transportation Plans 

 

On September 26, 2017, TD&H Engineering (TD&H) submitted a Transportation Impact 

Analysis (TIA, Appendix F) on behalf of College Place Land Development Partners, LLC 

addressing impacts and mitigations related to the proposed Village at Fort Walla Walla 

development.    The City requested third-party review of the TIA by PBS Engineering 

(PBS, Appendix F1) and TD&H subsequently submitted a revised TIA (Appendix F2), 

dated December 5, 2017, addressing concerns noted by the PBS review. 

 

The revised TIA assumes a 5-phase development of the 32-acre property with the 

current Phase 1 limited to residential multi-family development (apartments) and 

subsequent phases projected to include a grocery store (Phase 2), main street mixed use 

(Phase 3), a medical district (Phase 4) and a final phase with as yet to be determined 

uses.    The proposed site accesses include four existing approaches along the south Side 

of E Whitman Drive and a proposed right-in/right-out access on SE Myra Road.    Impacts 

to the following intersections were reviewed as part of the analysis: 

 

• E Whitman Drive & College Ave. – Signal Controlled 

• E Whitman Drive & SE Myra Road – Signal Controlled 

• E Whitman Drive & NE Larch Avenue – Stop Controlled 

• NE C Street & NE Myra Road – Signal Controlled 

• NE C Street & SE Larch Avenue – Stop Controlled 

• NE C Street & NE Lambert Avenue – Stop Controlled 

• Larch Avenue & SE 12th Street – Stop Controlled 

• NE Rose St & NE Myra Road – Signal Controlled 

• SR125 & SE Myra Rd – Signal Controlled 

• SE 12th St & SE Myra Rd – Signal Controlled 

 

Projected in-process trip generation from the Walla Walla Town Center that is currently 

under construction was included in the analysis. 

 

Total 20-year build-out recommendations based on current projections include: 
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 Reconstructing Site Access 4 right-turn entry for eastbound traffic and larger 

radius flare for northbound vehicles entering Whitman Drive. 

 Constructing a new right-turn-in, right-turn-out access on Myra Road 

 Separate left and right turn egress lanes for Site Access 3 

 Signal improvements (new signal heads and controllers) at the NE Rose St. & 

NE Myra Rd. intersection 

 Signal improvements (new signal heads and controllers) at the NE C  St. & NE 

Myra Rd. intersection 

 New traffic signal at NE Larch Ave./E Whitman Dr. 

 New traffic signal at NE Larch Ave. /SE 12th St. 

 

PBS’s third party review estimated $350,000 as a reasonable total cost for each of the 

signals (or round-abouts) at the NE Larch Ave./E Whitman Dr. and SE Larch Ave. /12th St. 

intersections with a total build-out project cost share of $150,562 based on 2027 traffic 

generation. 

 

Given that phase assumptions and trip generation may change before subsequent 

phases are developed, recommended conditions of development shall be revisited for 

each phase as it develops.  Phase 1 is projected to generate 8% of total project build-out 

traffic and only 7% of the peak PM traffic.    

 

Recommended Conditions for development for Phase 1 shall be: 

 

1. Compensation to the city of $12,375 to reflect Phase 1’s 8% of the project’s total 

estimated proportionate share ($150,562) for the new signals.  Compensation to 

the City shall be due in full at issuance of permits for Phase 1. 

2. Site design and access refinement to mitigate site distance issues at Site Access 

#1 and Site Access #2 per TIA recommendations. 

 

Recommended Conditions for subsequent phase approvals shall include: 

 

3. City-approved addendums to the TIA with the addendum’s recommended 

mitigations required as part of each phase’s conditions of development.   

4. Addressing any new in-process development in TIA addenda to include traffic 

generation from the Whitman Crossing development north of Home Depot. 

5. Compensation to the City for each subsequent phase’s proportionate share of 

the Larch Ave./Whitman Dr. and Larch Ave./SE 12th Street signals (or equivalent 



Village at Fort Walla Walla PUD  
Staff Report 12/08/2017 

7 

improvement) up to the full combined project share of $150,562 adjusted for 

annual inflation and as modified by subsequently-approved TIA’s. 

6. The full cost for “signal improvements” noted above (new signal heads and 

controllers at NE Rose St./Myra Rd. and NE C St./Myra Rd. intersections) at the 

phase requested by the entity with jurisdictional control of Myra Road (City of 

Walla Walla or WSDOT). 

XI. Public Services 

1. Schools:  School District #250 operates Davis Elementary School, John Sager 

Middle School and College Place High School in College Place.  Two private 

schools, Rogers Elementary and Walla Walla Valley Academy serve the area as 

well. Sidewalks and pathways are utilized throughout the development and 

there is a multi-use pathway on Whitman Drive that connects the 

developments to Davis Elementary which is within one half mile of the 

development.  Currently, the district does not collect impact fees for 

residential/multifamily developments. 

2. Parks and Recreation Space:  The City has 17.5 acres of park ground.  Hayden 

Homes is dedicating a 1.94 acre park as part of the Homestead Village PUD 

which will bring the total to 19.44 acres.  The City's Comprehensive Plan Level 

of Service (LOS) requirement for parks is 2 acres per thousand people. Based on 

the 2017 OFM population census estimate of 9,440 the existing park inventory 

adequate for development.  

XII. Building Official Review – Construction documents shall be prepared in accordance with 

the most recently adopted International Building Code.  

XIII. Fire Marshal Review – Construction documents shall be prepared in accordance with the 

most recently adopted International Fire Code.   

XIV. Public Works Director Review – The Public Works Director has reviewed the PUD 

request and finds that the PUD substantially meets the adequacy of the proposed street 

system, sewage disposal and water supply systems within the PUD:  

XV. City Engineer Review – The City Engineer has reviewed the PUD request and finds that 

the PUD substantially meets the adequacy of the proposed street system, sewage 

disposal and water supply systems within the PUD.  

XVI. Public Comment (Appendix M) as of 12/08/2017 

1. Jeff Foertsch of 336 SE Highland Park Drive – Opposed  

2. State of WA Department of Ecology 

3. ____________________________________________ 

4. ____________________________________________ 

5. ____________________________________________ 

6. ____________________________________________ 
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XVII. Criteria for Approval & Conclusions (CPMC 17.33.050). The following is a summary of 
how project complies with the criteria for approval.  In order to approve a preliminary 
PUD application, the hearing examiner must find that the proposed planned unit 
development:  

1. Is consistent with the city's comprehensive plan – The Washington State 

Growth Management Act (GMA) and the following goals and policies from the 

comprehensive plan are supportive of the proposed PUD:  

 Overall Residential Goal – Establish a range of residential densities which 

reflect the type of housing that ensures housing is available to all economic 

segments of the community. 

 Policy LU-4C – Within the City it is recognized that higher densities can be 

allowed to more efficiently utilize the land and conserve natural resources 

through less costly utilities (roads, public facilities and services, etc.) 

 Goal LU-5 Multiple Family – Encourage a range of types of multiple family 

structures to ensure a continued choice in housing opportunities. 

 Policy LU-5A – High density residential areas should be located in the vicinity 

of existing high density residential areas, institutions, shopping areas, and 

major transportation routes. 

 Policy LU-10A – The design of commercial facilities shall reflect the character 

of College Place and provide a sense of place with appropriate scale and well-

designed landscaping, parking, transit, vehicular and pedestrian access. 

 Policy LU-10B – All negative impacts and/or costs associated with new 

commercial development must be mitigated and/or equitably defrayed by 

the developer. 

 Goal LU-12 – Commercial districts should be accessible to both vehicular and 

pedestrian traffic while providing adequate parking which is convenient to 

the people that it serves.  

 Goal LU-16 Rose St./Whitman Dr/Myra Rd Commercial District Recognizing 

that the Blue Mountain Mall has been developed in the City of Walla Walla 

and Home Depot in the City of College Place along this corridor, it is the 

intent of the City of College Place to encourage regional commercial facilities 

to locate along the west side of Myra Road.  

 Policy LU-16A – Such facilities should be located so as to provide convenient, 

safe ingress and egress to and from the parking area.  

 Policy LU-16B New facilities should be located with reasonable consolidated 

access from arterial or collector streets.  
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 Policy LU-16C – They should provide enough land for integrated 

development of vehicular circulation, off street parking, and pedestrian 

connections to transit and between facilities. 

Summary: 

 1. The project is in line with the overall goal of being consistent with the State of 

Washington’s Growth Management Act statutory goal number two to reduce 

urban sprawl. The proposed project is located within both the City limits and the 

Urban Growth Boundary of College Place. The community has invested in 

adjacent infrastructure, including upgrading Whitman Drive. Water, sewer and 

storm drain lines are in place along Whitman Drive and the community has 

planned for development of the project parcel by construction of recommended 

access points, with water, sewer, and storm drain connection points at these 

locations. The proposed development will tie into the existing system in a 

planned and thoughtful manner.  

2. The project is in line with College Places’ Overall Residential Goal: Establish a 

range of residential densities which reflect the type of housing that ensures 

housing is available to all economic segments of the community. More 

specifically Goal LU-5 Multiple Family to encourage a range of types of multiple 

family structures to ensure a continued choice in housing opportunities. The 

proposed project will support a multi-family housing opportunity with the 

proposed 180-unit apartment complex.  

 

Furthermore, Policy LU-5A states that High density residential areas should be 

located in the vicinity of existing high density residential areas, institutions, 

shopping areas, and major transportations routes. Not only is the proposed 

project located adjacent to existing commercial and multi-family areas (north), 

the proposed project also includes a large commercial/mixed-use development.  

Additionally, Myra Road is considered a major transportation route, which is 

adjacent to the development.  

 

Finally, Goal LU-8: In residential areas, make pedestrian and vehicular traffic as 

safe as possible. In Phase 1 portion of the project, the apartments are laid out in 

a matter that allows all, but one, of the buildings to access the centrally located 

open space, clubhouse and pool amenities without having to cross streets or 

parking lots. Additionally, the large open space park that connects the 

apartments to the commercial/mixed-use portion of the site aligns with the main 

walkway of the residential site so once the future phases of the project are built, 
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the entire project will function as a community with safe pedestrian access to the 

commercial side of the project from the residential.  

 

3. The project is also in line with College Places’ Overall Commercial Goal: Work 

in partnership with the business community and the public in making the city of 

College Place a desirable location for commercial development, by providing 

sufficient land areas in a variety of sites to diversify and improve commercial 

activities which serve the needs of College Place Citizens. More specifically, Goal 

LU-10A: The design of commercial facilities shall reflect the character of College 

Place and provide a sense of place with appropriate scale and well-designed 

landscaping, parking, transit, and vehicular and pedestrian access. As shown in 

the detailed site plan and landscape concepts provided, the intent of the project 

is to provide a high-quality development that fits seamlessly into the City of 

College Place. The linear parkway provides a strong connection through the 

entire project and creates a destination for residents of residential portion as well 

as the community at large. Ample pedestrian access is provided both internal and 

external to the site which will further integrate the project into the community.  

 

Furthermore, the project is in line with Goal LU-16 Rose Street/Whitman 

Drive/Myra Road Commercial District: Recognizing that the Blue Mountain Mall 

has been developed in the City of Walla Walla and Home Depot in the City of 

College Place along this corridor, it is the intent of the City of College Place to 

encourage regional commercial facilities to locate along the west side of Myra 

Road.  

 • Policy LU-16A Such facilities should be located so as to provide 

convenient, safe ingress and egress to and from the parking area.  

 • Policy LU-16B New facilities should be located with reasonable 

consolidated access from arterial or collector streets.  

 • Policy LU-16C They should provide enough land for integrated 

development of vehicular circulation, off street parking, and pedestrian 

connections of transit and between facilities.  

 

The proposed development anticipates a regional grocery store and regional 

medical facilities to anchor the commercial portion of the development. 

Additionally, retail, mixed-use, restaurants, and the residential use would support 

the regional commercial uses. The access to the proposed project is limited to 

pre-constructed access points from Whitman Drive and one proposed, limited 
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right in right out, access to Myra Rd, making access to the site reasonable and 

consolidated.  

 

Finally, the proposed design includes a strong consideration for both pedestrian 

and vehicular circulation and parking throughout the commercial portion of the 

site. A large park area creates shared-use atmosphere along the “main street” 

portion of the commercial property. It additionally adds connectivity to the 

residential apartment complex, which creates a unified vision for the entire 

property. 

   

2. Will not be detrimental to surrounding land uses and that land surrounding the 

proposed development can be planned in coordination with the proposed 

development so as to be mutually compatible: 

 

• North of the site is an existing regional commercial center (Home Depot). The 

proposed development includes similar regional commercial facilities that will 

support the adjacent use.  

• A regional park (Fort Walla Walla) is located to the east, the proposed 

development will not have a negative impact to the park. Pedestrian access from 

the proposed development is limited to a crossing at Whitman Dr. and Myra Rd., 

with internal access to the park located north and south of this intersection.  

• Southeast of the project is the Blue Mountain Memorial Garden Cemetery and 

vacant farmland. Neither of these uses will be impacted. Additionally, all 

structures of the development will be set back a minimum of half the vertical 

height of the adjacent slope, if required by the building code.  

• Southwest of the project is existing single-family residential uses which abuts 

the proposed apartment portion of the project. In order to mitigate the higher 

density uses from the lower density uses, the developers are proposing to keep 

the proposed apartment buildings approximately 100-feet from the southern 

property line. Additionally, the area between the proposed parking lot and the 

existing single family residential uses is The Village at Fort Walla Walla Proposed 

Site Development Information College Place, Washington 25 proposed to be 

heavily landscaped with a planting screen (see the proposed landscape plan and 

details). 

 • West of the project is a water facility owned and operated by the City of 

College Place. The proposed development includes a 15-foot setback from the 

City-owned land to the parking lot of the apartment buildings. This area will be 

landscaped and designed to provide a buffer between the two uses. 
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3. Streets and sidewalks (both public and private) existing and proposed, are 

suitable and adequate to carry anticipated on- and off-site traffic: 

 A traffic impact analysis (TIA) was developed as a part of the submittal 

process for the proposed development and is provide in a separate document 

(Appendix F, F1, F2). The proposed internal and external streets and sidewalks 

were deemed adequate to serve the proposed development with 

consideration for mitigation as identified in the revised TIA. Additional 

internal sidewalks have been added to facilitate pedestrian connectivity 

throughout the site. The internal street and driveway network has been 

designed to slow traffic and encourage a shared-use of the main street. The 

majority of the parking was provided behind the buildings to create a sense of 

place. The overall concept provides adequate vehicular and pedestrian 

circulation.  

4. Utility services and other improvements existing and proposed are adequate 

for development: 

 Proposed utilities include, sanitary sewer, water, and stormwater facilities, as 

well as “dry utilities” (e.g. gas, communications, power). Dry utilities were not 

evaluated as part of this application as they will be evaluated during final 

design by each utility company that provides service to the facility.  

 

A comprehensive sanitary sewer system is proposed serving the entire 

commercial and residential development (refer to Exhibit 11 – Conceptual 

Utility Plan). Survey work completed in preparation of the application 

included checking invert elevations for existing sanitary sewer within E. 

Whitman Drive, which borders the north edge of the development. Existing 

manholes within E. Whitman Drive vary between 10 feet and 11 feet in depth. 

The sanitary sewer collector within this street is 12” PVC. The proposed 

development will discharge to this system by connecting to existing sewer 

stubs located at multiple approaches into the property.  

 

Water will be supplied to the development via an existing water distribution 

system previously constructed in E. Whitman Drive. This water main includes 

tees, valves, and fire hydrants at each of the existing approaches into the 

property. Proposed water mains will provide service to all areas of the 

residential and commercial development and will be looped to improve flow 

to all parts of the system. Fire hydrants will be installed in accordance with 

local and national codes and standards.  
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Stormwater facilities are addressed in detail in a Stormwater Design Report, 

see Appendix E. Drainage basin hydrology has been calculated in accordance 

with the Stormwater Management Manual for Eastern Washington. 

Generally, the site slopes from northeast to southwest. An existing 16” storm 

sewer collection system was constructed in E. Whitman Drive. However, it will 

be difficult to discharge on-site stormwater detention facilities residing at 

lower elevations to this E. Whitman Drive collection system. Therefore, a 

combination of grass-lined detention ponds and subsurface infiltration 

galleries are proposed that are designed for the 100-year storm event.  

 

5. Each phase of the proposed development as it is planned to be completed, 

includes adequate on-site parking spaces, open spaces and landscaping 

necessary to create a desirable and stable development:   

 Parking: The total parking requirement for the proposed PUD is 1,115 spaces 

at full build out. The proposed development provides ±1,172 spaces. The 

spaces will primarily be surface parking, with structured parking proposed for 

the regional medical office portion of the project. For Phase 1, which includes 

the residential apartments, 270 spaces are required per code; the developers 

are proposing to provide 296 surface spaces with ±10 being handicap 

accessible. The parking for the mixed-use/commercial portion of the site will 

be a shared arrangement. A full breakdown of parking requirements and the 

proposed parking can be found in Table 2: Proposed Use, Area, Parking & 

Open Space/Landscape Standards of this report. Refer to the detailed site 

plan for layout and additional information.  

 

 Open Space & Landscape: The Village at Fort Walla Walla will include over 

20% open space and landscape areas. The overall concept for these areas is 

to integrate them into the site to create a seamless development that is 

enhanced by the landscape areas. The planting scheme will include areas of 

native plants that are rich in biodiversity as well as an area with visual impact 

that would include mass plantings. The overall concept for the landscape will 

be focused on a modern design theme that integrates the site into its 

surroundings.  

 

Phase 1, the residential apartment portion, includes over 40% open space 

area. The residential apartments will also include several exterior amenities 

dispersed throughout the site including a pool/clubhouse, a fenced dog run, 
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and a public art area with a seating/picnic component. These amenities will 

be designed to fit harmoniously into the site with easy access for residents. 

The design includes a number of internal pedestrian sidewalk connections for 

connectivity to internal and external amenities. Bicycle parking will also be 

included at the clubhouse and each of the six apartment buildings. The 

residential landscape concept will support the modern architectural design 

features of the building with mass plantings that form strong rows at the 

building entries and ample grass areas for residents to enjoy. A landscape 

buffer and large building setback will be provided along the southern 

boundary of the residential portion of the site to help mitigate any impacts to 

the existing neighboring single family residential uses.  

 

The mixed-use commercial and regional medical offices in Phases 2-5 include 

over 15% open space/landscape area. The main feature of the mixed-use 

commercial portion of the site will feature a linear parkway that traverses the 

development east to west. The park will create a shared-use street concept 

that develops the retail spine of the project into a “main street” type 

development. The park will include passive amenities such as seating, plaza 

gathering spaces, and public art installations. The open space area also 

includes enhanced landscaping along E. Whitman Drive and Myra Road. The 

existing 35-foot natural bioswale/creek adjacent to Myra Road will be 

maintained and enhanced with additional naturalized plantings as 

recommended by the Critical Area Report. 

 

A full breakdown of landscape requirements and the proposed landscaping 

can be found in Table 2: Proposed Use, Area, Parking & Open 

Space/Landscape Standards of this report. 

 

The following exhibits have been provided to give additional information on 

the proposed landscape/open space of the development:  

 • Exhibit 12 – Conceptual Landscape Plan – Overall Project  

 • Exhibit 13 – Conceptual Landscape Plan – Phase 1 Residential  

 Apartments  

 • Exhibit 14 – Conceptual Landscape Plan – Phase 2-5 Mixed-

 Use/Commercial/Medical District  

 • Exhibit 15 – Conceptual Project Sections 
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6. That the unique physical features of the site have been protected and 

enhanced in a manner which creates a desirable environment;  

 The project site is generally flat with limited unique physical features. The two 

features in the development include steep slopes along the southern property 

boundary and a critical area along Myra Rd. The intent for these areas is to 

leave mostly undisturbed and enhance with landscaping, as necessary. For 

the steep slopes, plantings that will screen the development and provide 

additional stability to the slopes will be provided along the southern property 

as appropriate. In regard the critical area, additional native/habitat forming 

type plantings may be utilized to support the area. There is a proposed access 

point through the critical area; a culvert would likely be necessary to maintain 

drainage. 

7. The proposed development meets or exceeds the purposes and standards 

prescribed in this chapter: 

 The proposed development exceeds the purposes and standards prescribed by 

Title 17, Chapter 33 of the PUD Planned Unit Development District.  

8. The design of the proposed PUD is superior in one or more of the following 

ways to the design that would result from development of the subject property 

without a PUD: 

a. Increased provision of public/common open space, streetscape, 

pedestrian, or recreational facilities, or preservation of viewscapes.  

 The project meets the criteria of providing increased public/common 

open space, streetscape, pedestrian, recreation facilities, or 

preservation of viewscapes. A more detailed description of the 

proposed landscape and open space plan is provided in section 3.3.5 

Parking, Open Space, & Landscaping, as well as in the conceptual 

landscape plan provided. Additionally, cross sections have been 

provided of shared use linear parkway concept; the proposed buffer 

between the proposed multi-family and existing single family uses 

area; the steep slope area adjacent to the commercial and the 

interface between Whitman Dr.; and the proposed mixed-use 

commercial development. These items align with the intent of the 

PUD and show how the project is achieving this goal. Superior 

circulation patterns, structured parking, or location or screening of 

parking facilities.  

b. Superior landscaping, buffering, or screening in or around the proposed 

PUD, as well as green roofs.  
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 The project meets the intent to have superior circulation patterns, 

structured parking, or location or screening of parking facilities. The 

overall circulation pattern is well designed to accommodate all modes 

of transportation. There are four access points into the development 

from E. Whitman Drive. These access points were predetermined and 

built at locations deemed appropriate by the community prior to 

submittal of this application. There is also a proposed future access 

point from Myra Road. The developers understand that coordination 

with the City of Walla Walla will be necessary to accommodate this 

access and will be addressed as future Phases of the development 

occur. 

 In addition, the conceptual site plan has a clear internal network of 

driveways, parking, and access points. The site was designed to create 

a community and there are two access points between the 

commercial mixed-use area and the residential area that will 

accommodate both vehicular and pedestrian traffic.  

 The project consists of primarily surface parking. There is a proposed 

structured parking facility associated with the medical district (Phase 

4). This concept includes The Village at Fort Walla Walla Proposed Site 

Development Information College Place, Washington 34 two levels of 

parking structure with two levels of medical offices above the parking 

structure.  

 The parking for the project is primarily found internal to the site so 

parking is screened from the public's view by buildings. Where parking 

abuts the public street, frontage landscaping is proposed to provide 

screening. 

c. Superior architectural design, placement, relationship, or orientation of 

structure, as well as LEED or Built Green Certifications; LEED Homes; 

LEED Neighborhood; Built Green Single-Family Homes; Built Green 

Multi-Family; or built Green Community.  

 The project meets the intent of providing superior landscaping, 

buffering, or screening in and around the proposed PUD. Refer to the 

conceptual landscape plan, and associated details for more 

information. There are no green roofs planned in Phase 1 of the 

development. Future Phases may consider green roofs dependent on 

final design and market need. 

d. Superior public art which incorporates seating (e.g. fountain, sculpture, 

etc.):  
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 The proposed layout of the overall site includes a compelling design 

concept with the orientation of the Phase 1 residential buildings 

specifically set to allow for views and access to the central open space 

area. The site plan for Phases 2-5 includes an effective layout that 

creates a vibrant “Village” center concept that will activate the 

development and connect seamlessly to Phase 1. 

 The architectural style of Phase 1, the residential apartments, will be 

modern/contemporary in design to relate to current trends in 

architecture. The units will have a low slope roof with a combination 

of parapets and roof overhangs. The overhang will be located at each 

of the unit balconies and stair entries. The exterior materials on the 

buildings will be metal and cement/hard board siding with limited 

wood accents. Several of the building materials will be similar with 

accent colors provided at key architectural features. This will provide 

differentiation between the buildings while providing an overall 

unifying theme. The project will be built to Energy Start Certification 

utilizing the International Building Code (IBC), which is recognized by 

the USGBC as a green building certification. Additional information 

related to the architectural design of Phase 1 has been provided in the 

following exhibits: 

Exhibit 16.1 Conceptual Imagery – Phase 1 

Exhibit 16.2 Conceptual Imagery – Phase 1  

Exhibit 17 Phase 1 Building Rendering  

Exhibit 18.1 Phase 1 Building Elevations Building A: 24-Plex  

Exhibit 18.2 Phase 1 Building Elevations Building B: 36-Plex  

Exhibit 19 Phase 1 Maintenance Building & Trash Enclosure Details  

Exhibit 20 Phase 1 Carport and Storage Structure Details  

 

 The final architecture for Phases 2-5 is yet to be determined, but will 

correspond to the design standard set forth in Phase 1 of the 

development. An attached imagery board (Exhibit 21.1 & 21.2 – 

Conceptual Imagery – Phase 2-5) has been provided to show 

conceptual ideas about the future phases of the project. 

e. Superior public art which incorporates seating (e.g. fountain, sculpture, 

etc.). 

 Public art installations will be included as a part of The Village at Fort 

Walla Walla. The developers are proposing three public art feature 

areas in the plan. One will be included in Phase 1 and will likely be 
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along E. Whitman Drive at the main entrance to the residential 

apartments. The other two will be incorporated into the linear 

parkway on the mixed-use commercial phases of the project. The 

preliminary locations for these installations are shown on the 

conceptual landscape plan. 

f. Superior public transit amenities, such as a bus shelter or pullout, in 

accordance with the city's transportation plan and guidelines 

established by Valley Transit.  

 The project is not proposing to install a bus shelter as part of Phase 1. 

The bus system operates on a “flagstop” basis so the bus will pick up 

as needed along the route. Per the Valley Transit bus route 

information, the project is served by bus route 6. The bus travels in a 

clockwise direction along route 6, which brings it northbound on Myra 

Road. The bus travels on the easterly side of the street. A bus stop on 

the subject property is not logical due to the travel lane of the bus. 

There is an existing shelter at Myra and C across from the existing 

Home Depot that is within walking distance from the site. If the bus 

route changes in the future and is concurrent with another phase of 

the PUD, a bus shelter could be installed at that time. See Exhibit 22 

for the existing transit map information. 

g. Superior provision of mixed uses that exceed the basic code 

requirements.  

 The proposed project exceeds the basic code requirements compared 

to typical development. The overall development is designed in a 

cohesive, planned manner, each use will have support of the other 

uses to help the overall development flourish. A full listed of code 

requirements and proposed development standards can be found in 

Table 1: Comparative Zoning Standards and Table 2: Proposed Use 

Areas, Parking & Open Space/Landscape Standards. 

h. Preservation of historic structures as determined by the College Place 

Historic Preservation Commission. C. The preliminary PUD approval 

may be contingent upon the execution of a development agreement 

with the city specifying when and how certain improvements shall be 

constructed. 

 No existing structures are on site.  A Cultural Resource Survey was 

conducted of the site in 2007 as part of a similar project that was 

never constructed.  The result included pedestrian survey and minimal 
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shovel probing and it was determined that there was no evidence of 

Native American or Euro American occupation within the Project Area.    

 

XVIII. Recommendations: 

 

City of College Place staff recommends Hearing Examiner conditionally approve this preliminary 

PUD. 

 

XIX. Findings and Conclusions: 

1. The date of application was September 14, 2017; 

2. The application was determined to be complete on October 3, 2017; 

3. Notice of application was provided on November 27, 2017, providing for a public 

comment period of 14 days, in accordance with CPMC Chapter 19.12; 

4. On November 27, 2017 the City issued a Mitigated Determination of Non-

Significance (MDNS) authorized under by WAC 197-11-355.  The comment period for 

the MDNS closed December 11, 2017 at 12:00 p.m.;   

5. On November 27, 2017, the following methods of notification were utilized. Notice 

of application was sent to surrounding property owners within 300 feet, public 

agencies and utility companies. The notice was posted on the property; posted in 

three public places (City Hall, Fire Department, and Annex building); posted on the 

City Website and published in the Walla Walla Union Bulletin. The SEPA 

determination was also posted in the SEPA Register. 

6. A public hearing date was set for December 11, 2017; 

7. The Comprehensive Plan Land Use Designation is Commercial/Light Industry Mix; 

8. The Zoning Designation is CG-General Commercial; 

9. The proposed Planned Unit Development is consistent with the city's comprehensive 

plan;  

10. The proposed Planned Unit Development will not be detrimental to surrounding 

land uses and that land surrounding the proposed development can be planned in 

coordination with the proposed development so as to be mutually compatible;  

11. The proposed Planned Unit Development streets and sidewalks (both public and 

private) existing and proposed, are suitable and adequate to carry anticipated on- 

and off-site traffic; 

12. The proposed Planned Unit Development utility services and other improvements 

existing and proposed are adequate for development; 

13. The proposed Planned Unit Development each phase of the proposed development 

as it is planned to be completed, includes adequate on-site parking spaces, open 

spaces and landscaping necessary to create a desirable and stable development;  
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14. The proposed Planned Unit Development and the unique physical features of the 

site have been protected and enhanced in a manner which creates a desirable 

environment; 

15. The proposed Planned Unit Development meets or exceeds the purposes and 

standards prescribed in this chapter; and  

16. The proposed Planned Unit Developments design is superior in one or more of the 

following ways to the design that would result from development of the subject 

property without a PUD:  

 

a. There are increased provision of public/common open space, streetscape, 

pedestrian, and recreational facilities. 

b. There is superior circulation patterns, structured parking, and screening of parking 

facilities.  

c. There is superior landscaping, buffering, or screening in or around the proposed 

PUD.  

d. There is superior architectural design, placement, relationship, or orientation of 

structure, as well as LEED or Built Green Certifications; LEED Homes; LEED 

Neighborhood; Built Green Single-Family Homes; Built Green Multi-Family; or built 

Green Community.  

e. There is superior public art which incorporates seating (e.g. fountain, sculpture, 

etc.). 

f. There are public transit amenities near the project area, such as a bus shelter or 

pullout, if the bus route changes there could be amenities such as bus shelters 

added in future phases in accordance with the city's transportation plan and 

guidelines established by Valley Transit.  

g. There is superior provision of mixed uses that exceed the basic code 

requirements.  

 

XX. Conditions of approval: 

1. Screening.   

Phase 1: A six foot solid neighborhood fence and dense landscape screening of 

approximately 50FT wide shall be constructed and planted along the boundary of 

each phase where the PUD is directly adjacent to existing residential development.  

Screening along the existing residential development shall be completed as a part of 

Phase 1.  Landscaping shall be perpetually maintained and irrigated by a permanent 

below ground irrigation system.   

Phase 2-5: A six foot solid neighborhood fence and dense landscape screening of 

approximately 30FT wide shall be constructed and planted along the boundary of 
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the PUD.  All screening shall be completed as a part of the construction of Phase 2. 

Landscaping shall be perpetually maintained and irrigated by a permanent below 

ground irrigation system.   

2. Directional lighting – Exterior lighting shall be designed to including the following 

requirements: 

A. Maximum illumination at neighboring properties shall not exceed 0.5 

foot candles at grade level. 

B. Luminaries shall be aimed and shielded in a manner that shall not direct 

illumination on adjacent properties. 

C. Full cutoff shielding is required for all luminaries to prevent wasted light 

up into the dark sky and prevent glare from normal viewing angles. 

D. Shielding is required for luminaries located along property lines to 

prevent spill light onto adjacent properties. 

E. Photometric plan to include all exterior lighting on buildings and within 

the site. 

1. Public Art – Phase 1 will include a public art installations along Whitman Drive near 

the main entrance to Phase 1.  Two additional public art installation will be 

incorporated into the linear parkway of Phase 2-4.  

2. Transportation Mitigation: 

A.  Conditions for Phase 1 shall be: 

i. Compensation to the city of $12,375 to reflect Phase 1’s 8% of the 

project’s total estimated proportionate share ($150,562) for the new 

signals.  Compensation to the City shall be due in full at issuance of 

permits for Phase 1. 

ii. Site design and access refinement to mitigate site distance issues at 

Site Access #1 and Site Access #2 per TIA recommendations. 

B. Conditions for subsequent phase approvals shall be: 

i. City-approved addendums to the TIA with the addendum’s 

recommended mitigations required as part of each phase’s conditions 

of development.   

ii. Addressing any new in-process development in TIA addenda to 

include traffic generation from the Whitman Crossing development 

north of Home Depot. 

iii. Compensation to the City for each subsequent phase’s proportionate 

share of the Larch Ave./Whitman Dr. and Larch Ave./SE 12th Street 

signals (or equivalent improvement) up to the full combined project 

share of $150,562 adjusted for annual inflation and as modified by 

subsequently-approved TIA’s. 
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iv. The full cost for “signal improvements” (new signal heads and 

controllers at NE Rose St./Myra Rd. and NE C St./Myra Rd. 

intersections) at the phase requested by the entity with jurisdictional 

control of Myra Road (City of Walla Walla or WSDOT). 

3. In accordance with each phase, a full stormwater design and report for each phase 

shall be submitted to the City to the satisfaction of the City Engineer in accordance 

with the Stormwater Management Manual for Eastern Washington;. 

4. Each phase shall submit executed and recorded community association annexation 

documents that include “Common Maintenance Areas” to be maintained by the 

community association to include open space areas and private sewer and water 

mains and associated fire hydrants. 

5. Water Front Footage Charges for publicly installed water mains in Whitman Drive 

shall apply for each phase of development in accordance with the most recently 

adopted administrative fee resolution. 

6. Wastewater Front Footage Charges for publicly installed sewer mains in Whitman 

Drive shall apply for each phase of development in accordance with the most 

recently adopted administrative fee resolution. 

7. Water System Connection Charges shall apply in accordance with the most recently 

adopted administrative fee resolution.  

8. Wastewater System Connection Charges shall apply in accordance with the most 

recently adopted administrative fee resolution. 

9. Fire Service Connection Charges shall apply in accordance with the most recently 

adopted administrative fee resolution.  

10. Sewer and water shall follow City’s design requirements. 

11. Sewer and water shall be private within the development.  

12. Water shall be sized to meet water demands including fire flow. 

13. Water System Looping.  Water system looping will be required through all phases. 

14. Private Utilities.  The following private utilities shall be provided in all phases: 

a.  Electrical Power 

b.  Natural Gas 

c.  Telephone 

d.  Cable 

15. Undergrounding.  All private utilities shall be undergrounded. (CPMC 16.24.250 B.) 

16. The developer of each phase shall prepare detailed civil construction plans, profiles 

and specification for the required improvements in accordance with the most recent 

adopted City of College Place Standards Specifications to the approval of the City 

Engineer. 
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17. The developer of each phase shall prepare detailed building construction documents 

in accordance with the most recently adopted International Building Code and 

International Fire Code.  

18. The developer of each phase shall prepare detailed landscaping plans, profiles and 

specification for the required improvement. 

19. Professional preparation of plans.  A design professional, licensed accordingly under 

the provisions of RCW 18.08, 18.43, and 18.96 must prepare or oversee the 

preparation of plans for any building, structure, site improvement, or landscape 

improvement.  

20. Pedestrian facilities will be provided with this project as required by CPMC 

16.24.230. Americans with Disabilities Act (ADA) standards shall be observed for all 

pedestrian facilities; 

21. Erosion Control will use best management practices to control erosion, including 

diversion ditches, silt fencing, and/or compaction. A Construction Stormwater 

General Permit may be required from the State of Washington Department of 

Ecology. On site documentation to include State of Washington Department of 

Ecology Permit Coverage Letter, Construction Stormwater General Permit, Site Log 

Book, and the Stormwater Pollution Prevention Plan (SWPPP); 

22. Construction noise will be restricted to daylight hours between 7:00 a.m. and 11:00 

p.m. The contractor will be responsible for the management of noise during 

construction using best management practices. CPMC 8.20;  

23. Vibrations/concussions: No use-activity or use shall cause earth vibrations or 

concussions detectable without the aid of instruments beyond its lot lines, with the 

exception of the temporary vibration produced as a result of construction activity. 

Such temporary construction activity shall be restricted to the hours between 7:00 

a.m. and 8:00 p.m. CPMC 17.51.020.C.3; 

24. Dust control will be required during construction using best management practices, 

including minimizing ground disturbances, seeding and watering; 

XXI. Exhibits 

E1 ALTA 

E2 Vicinity Map 

E3 Aerial Map 

E4 Existing Zoning Map 

E5 Comprehensive Plan: Future Land Use Map  

E6 Existing Topography Map 

E7 Detailed Site Plan – Overall Project 

E8 Detailed Site Plan – Phase 1 Residential 

E9 Detailed Site Plan – Phase 2-5 Mixed-Use/Commercial/ Medical District  
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E10 Phasing Plan  

E11 Conceptual Utility Plan  

E12 Conceptual Landscape Plan – Overall Project 

E13 Conceptual Landscape Plan – Phase 1 Residential Apartments 

E14 Conceptual Landscape Plan – Phase 2-5 Mixed-Use/Commercial/Medical District 

E15 Conceptual Project Sections 

E16.1 Conceptual Imagery – Phase 1 

E16.2 Conceptual Imagery – Phase 1 

E17 Phase 1 Building Rendering  

E18.1 Phase 1 Building Elevations Building A: 24-Plex  

E18.2 Phase 1 Building Elevations Building B: 36-Plex  

E19 Phase 1 Maintenance Building & Trash Enclosure Details 

E20 Phase 1 Carport and Storage Structure Details  

E21.1 Conceptual Imagery – Phase 2-5  

E21.2 Conceptual Imagery – Phase 2-5  

E22 Valley Transit Route Map  

XXII. Appendix  

A Title Report 

B  Geotechnical Report 

C  Critical Areas Report 

D SEPA Checklist 

E  Stormwater Design Report 

F TIA 

F1 TIA Review Letter 

F2 TIA – Revised 

G Cultural Resource Survey 

H Mitigated Determination of Non Significance  

I Notice of Complete Application 

J Application Material  

K Public Notice, Mailing List 

L PUD Narrative 

M  Public Comment 

 


