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Introduction 16 

 17 

 18 

The Growth Management Act (GMA) provides:  19 

 20 

“(a) Each county that designates urban growth areas under RCW 36.70A.110 shall 21 

review, according to the schedules* established in [RCW 36.70A.130(5)(c)], its designated 22 

urban growth area or areas, patterns of development occurring within the urban growth area or 23 

areas, and the densities permitted within both the incorporated and unincorporated portions of 24 

each urban growth area. In conjunction with this review by the county, each city located within 25 

an urban growth area shall review the densities permitted within its boundaries, and the extent 26 

to which the urban growth occurring within the county has located within each city and the 27 

unincorporated portions of the urban growth areas. 28 

 29 

“(b) The county comprehensive plan designating urban growth areas, and the densities 30 

permitted in the urban growth areas by the comprehensive plans of the county and each city 31 

located within the urban growth areas, shall be revised to accommodate the urban growth 32 

projected to occur in the county for the succeeding 20-year period …”  33 

[RCW 36.70A.130(3)] 34 

 35 

*The GMA requires Yakima County and its cities to complete the UGA reviews and revisions by 36 

December 31, 2026.  37 

 38 

This report is part of Yakima County’s efforts to meet its obligations under the RCWs cited above. It 39 

constitutes a recommendation to the County Planning Commission as well as the County’s initial 40 

“show-your-work” exhibit as required by the GMA. A draft was shared with the City of Grandview 41 

to improve accuracy and foster a collaborative approach, and to assist Grandview in meeting its 42 

responsibilities under these RCWs. 43 

 44 

 45 

 46 

 47 

 48 
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Review of Urban Growth Area (UGA): Land Capacity Analysis (LCA) 1 

 2 

A Land Capacity Analysis is an essential component in reviewing a UGA. An LCA is a quantitative 3 

estimate of how much land a city will require as it grows over the succeeding 20-year period. It 4 

begins with consultation between a county and its cities and towns to select a population growth 5 

projection from a range of population growth projections provided by the state Office of Financial 6 

Management (OFM). The population projection, together with a county employment growth forecast, 7 

is then allocated primarily to UGAs, to assist in sizing UGAs to accommodate future urban growth.  8 

 9 

After reviewing OFM’s most recent population projections for Yakima County, the Yakima County 10 

Planning Division prepared a draft report entitled Yakima County – Draft 2046 Population 11 

Projections and Allocations that allocated the projected population growth among the county’s 14 12 

cities.  13 

 14 

The Planning Division shared the report with the County’s cities on April 15, 2024, and met with 15 

each city during the subsequent summer to review the report and get their comments on the draft 16 

allocations.  17 

 18 

Finally, staff reviewed all received comments and 19 

issued a final report on April 8, 2025. This LCA 20 

report reflects those final population allocations. 21 

 22 

Three terms will be used throughout this analysis.  23 

They will be used to describe potential growth as 24 

follows: 25 

 26 

1) Land in city: This is used to describe 27 

lands within the city limit. 28 

2) Land outside city: This is used to 29 

describe the land in the UGA over which 30 

the county has jurisdiction. 31 

3)  Land in UGA: This term refers to the 32 

city’s current area plus the areas the city 33 

plans to annex and develop over a 20-year 34 

period. The analysis combines terms 1 35 

and 2 to determine its size. 36 

 37 

The LCA quantifies the amount of land needed for Grandview’s growth according to the analytical 38 

process outlined in the “Urban Lands” section in the Land Use Element of Yakima County’s 39 

Comprehensive Plan (Horizon 2046). The general inputs and calculations1 are outlined below: 40 

 41 

Calculation of Net Acreage Available in the UGA for Future Growth: 42 

 43 

Acres needed for future residential 44 

(plus) Acres needed for future commercial 45 

(plus) Acres needed for future community facilities 46 

(plus) Acres needed for future streets  47 

 
1 The spreadsheet in Attachment 1 provides expanded descriptions for assumptions and calculations. This section is explanatory 

and provides a synopsis of the methods and inputs used for UGA and LCA analysis. 
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(plus) Acres needed for future industrial 1 

Subtotal: the total acreage needed for UGA Growth 2 

 3 

Acres of currently vacant residentially zoned land 4 

(plus) Acres of currently vacant commercially zoned land 5 

(plus) Acres of currently vacant community facilities land 6 

(plus) Acres of currently vacant industrially zoned land 7 

Subtotal: the vacant acreage available for growth within the current UGA 8 

 9 

Subtotal: total acreage needed for UGA growth  10 

(minus) Subtotal: the vacant acreage available for growth within the current UGA 11 

 12 

Total: Net Acreage Available in the UGA for Future Growth. 13 

 14 

Quantity of land calculations for non-industrial uses   15 

 16 

Yakima County’s Division of Geographic Information Services (GIS) calculated the current acreage 17 

of developed residential, commercial, retail, and community facilities; and the acreage of current 18 

vacant and partially vacant land in each zoning district to generate the figures in the “UGA Land 19 

Capacity Analysis” spreadsheet (Attachment 1). 20 

 21 

In summary, this analysis finds that Grandview’s UGA has enough vacant lands to accommodate its 22 

non-industrial growth for 115 years. It has a surplus of 1,156 residentially zoned vacant acres, a 23 

surplus of 82 commercially zoned vacant acres, and a surplus of 4 vacant acres owned by providers 24 

of community facilities to accommodate projected growth through 2046, as explained below: 25 

 26 

1. Population and Households Analysis: Based on Grandview’s projected 2024-2046 27 

population growth, this analysis estimates 858 additional households will be added to the 28 

city’s population by the year 2046. 29 

 30 

2046 population forecast for City (City/County consensus) 14,538  people 

2024 population in City (OFM’s April 1 estimate) 11,680  people 

Population change: 2024 – 2046  2,858  people 

Average household size in City in 20202 3.33 people 

Future Households in the City 2024 – 2046 858  households 

 31 

2. Future Residential Land Need: The acreage needed for future residential growth 32 

through 2046 was calculated by assuming an average future density of 5.1 dwelling units 33 

per acre (i.e., 8,500 sq. ft. for each household) and multiplying this by the number of 34 

projected future households: 35 

 36 

(8,500 sq. ft. x 858 households)  43,560 households per acre   =  167 acres 

 37 

3. Future Commercial & Retail Land Need: The acreage needed for future commercial 38 

and retail growth through 2046 was calculated by multiplying the projected population 39 

increase by the current per person acreage of developed commercial lands within the city.  40 

 41 

 
2 Taken from Table S1101 – 5-Year American Community Survey  
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2,858 people x .0225 acres per person =     64 acres 

     1 

4. Future Community Facilities Land Need: The acreage needed for future community 2 

facilities growth through 2046 was calculated by multiplying the projected population 3 

increase by the current per person acreage of developed community facilities land within 4 

the city: 5 

  6 

2,858 people x .0086 acres per person =   25 acres 

 7 

5.  Future Streets Land Need: The acreage needed for future rights-of-way to accommodate 8 

streets and utilities through 2046 was calculated by multiplying the acreage needed for 9 

future residential, commercial and retail, and community facilities by 15%: 10 

 11 

Residential acreage needed 167 acres 

(plus) Commercial/retail acreage needed 64  acres 

(plus) Community facilities acreage needed 25  acres 

Subtotal  256 acres 

Equals: Total streets acreage needed (Subtotal x 0.15) 294 acres 

 12 

6.  Land Capacity Analysis (LCA)3 13 

 14 

For this analysis we compare the identified land needs to the amount of existing vacant land 15 

to determine whether the city and the unincorporated UGA have sufficient capacity to 16 

accommodate projected growth through 2046 or whether a land deficit remains. 17 

 18 

The current acreage of vacant non-industrially zoned land is compared to the calculated 19 

needs for future non-industrial land uses. 20 

a) Residentially zoned capacity calculation: 21 

 22 

Currently vacant residentially zoned land in the city 645 acres 

(minus) needed residential acreage, including associated streets  192 acres 

Subtotal: Surplus of vacant residentially zoned land within city             453 acres 

(plus) surplus current vacant residentially zoned land outside the city 703 acres 

Equals: Surplus of vacant residentially zoned land in the UGA 1,156 acres 

b) Commercially zoned capacity calculation: 23 

 24 

Currently vacant commercial and retail zoned land in city 95 acres 

(minus) needed commercial and retail acreage, including associated streets 74 acres 

Subtotal: Surplus of vacant commercially zoned land in city 21 acres 

(plus) Surplus current vacant commercially zoned land outside the city 61 acres 

Equals: Surplus of vacant commercially zoned land in the UGA 82 acres 

c) Community facilities capacity calculation: 25 

 26 

 
3 The spreadsheet in Attachment 1 provides the LCA steps and expanded descriptions for assumptions and calculations. 
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Current vacant community facilities land in city 33 acres 

(minus) need community facility acreage, including associated streets 29 acres 

Subtotal: Surplus of vacant community facilities in City  4 acres 

(plus) current vacant community facilities land outside of the city 0 acres 

Equals: Surplus of vacant community facilities land in UGA 4 acres 

d) Net capacity of non-industrially zoned UGA calculation (total of a-c above): 1 

 2 

Surplus of vacant residentially zoned land 1,156 acres 

(plus) surplus of vacant commercially zoned land                        82 acres 

(plus) surplus of land needed for future community facilities 4 acres 

Equals: Surplus of vacant land in non-industrially zoned UGA 1,242 acres 

e) Years of growth in city (excluding industrial growth) 3 

 4 

Surplus of vacant land for residential, commercial, community facilities, 

and streets 

487 acres 

Equals: Years of growth available in City in 2046 58 years 

f) Years of growth outside city (excluding industrial growth) 5 

 6 

Equals: Years of growth available outside City in 2046 57 years 

g) Years of growth in UGA (excluding industrial growth) 7 

 8 

Surplus of vacant land for residential, commercial, community facilities, 

& streets within UGA 

 1,242 acres 

(computed) Market Choice Factor in UGA (MCF)  421% 

Equals: Years of growth available in UGA in 2046  115 years 

 9 

Years of growth for non-industrially zoned UGA calculation 10 

 11 

To determine the years of growth available in the UGA for non-industrial zoned land, we first 12 

express the surplus (or deficit) of non-industrially zoned land MCF as a percentage. For 13 

example, as shown below, if a UGA has 125 vacant acres but only needs 100 acres for future 14 

growth, it has 25% more vacant land than required. This number 25% is the Market Choice 15 

Factor. 16 

 17 

[(acres currently vacant) ÷ (acres needed for future growth)] – 1.00 = MCF% 18 

Inserting Grandview’s numbers (from the table below) in the formula provides the 19 

following percentage for Grandview’s MCF: 20 

 21 

(1537 ÷ 295) - 1 = 421% 22 

 23 

The MCF% is then utilized in the final calculations to result in the years of growth available 24 

in the UGA (see below). The County’s 2046 UGA Update calculated the amount of vacant 25 

land needed for the next 22 years of growth as Yakima County’s land capacity analysis spans 26 

2024 to 2046 (RCW 36.70A.130(b)).   27 

 28 
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MCF in Years = (421% + 1) x 22 = 115 years 1 

 2 

Total amount of vacant land needed in UGA for Future Non-industrial Uses. Adding 3 

the needed acres from the categories above calculates the total acreage below. 4 

 5 

Acres needed for future residential uses (and associated streets) 192 acres 

(plus) Acres needed for future commercial & retail uses (and associated 

streets) 

 74 acres 

(plus) Acres needed for future community facilities (and associated 

streets) 

 29 acres 

Equals: Total vacant acres needed for future non-industrial growth 295 acres 

Total amount of currently vacant Non-Industrially Zoned Land in UGA:  

(vacant residential + vacant commercial/retail uses + vacant community) 

1537 acres 

 6 

7. Future industrial land needs:  7 

 8 

As outlined in the "Urban Lands" section of the Land Use Element, the city determines the 9 

amount of land needed for future industrial use “based on its economic development strategy 10 

rather than future population projections.” The County’s GIS analysis provides current 11 

acreages of industrially zoned lands: 12 

 13 

Currently developed industrially zoned land in city 251 acres 

Currently developed industrially zoned land outside city 64 acres 

Currently vacant industrially zoned land in city 462 acres 

Currently vacant industrially zoned land outside city 387 acres 

Additionally vacant industrially zoned land need in city 0 acres 

Additionally vacant industrially zoned land need outside city 0 acres 

 14 

Review of Patterns of Development and Densities Permitted in the UGA 15 

 16 

In addition to reviewing Grandview’s UGA as shown above, Yakima County must also review the 17 

densities permitted within both the incorporated and unincorporated portions of the UGA and the 18 

patterns of development occurring within the UGA, as required by RCW 36.70A.130(3)(a). 19 

 20 

The City of Grandview includes fourteen zoning districts within its limits: Manufactured Home Park 21 

(MR) Zoning District, Single-Family Residential Suburban (R-1S) Zoning District, Single-Family 22 

Residential Park (R-1P) Zoning District, Low-Density Residential (R-1) Zoning District, Medium-23 

Density Residential (R-2) Zoning District, High-Density Residential (R-3) Zoning District, Office 24 

(O) Zoning District, Neighborhood Business (C-1) Zoning District, General Business (C-2) Zoning 25 

District, Business Park (BP) Zoning District, Light Industrial (M-1) Zoning District, Heavy Industrial 26 

(M-2) Zoning District, and Public Facility (PF) Zoning District.  27 

 28 

Yakima County applies four of its zoning districts to lands in the unincorporated UGA: Single 29 

Family Residential (R-1), General Commercial (GC), Highway/Tourist Commercial (HTC), and 30 

Light Industrial (M-1). 31 

 32 

The densities permitted in the residential zones are analyzed below. The residential zoning districts 33 

and their allowed densities are: 34 

 35 

 36 
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 1 

City of Grandview Zoning (Title 17.04 Grandview Development Regulations)  

Zoning District  Minimum Lot Size Density 

R-1S 10,000 sq. ft. lot for single-family dwelling 4 dwelling units per acre 

R-1P 5,000 sq. ft. lot for single-family dwelling 8 dwelling units per acre 

R-1 7,500 sq. ft. lot for single-family dwelling 5 dwelling units per acre 

R-2 7,500 sq. ft. lot for single-family dwelling 

8,000 sq. ft. lot for two-family dwelling 

5 dwelling units per acre 

10 dwelling units per acre 

R-3 7,500 sq. ft. lot for single-family dwelling 

8,000 sq. ft. lot for two-family dwelling 

3,000 - 6,000 sq. ft. lot for multi-family  

5 dwelling units per acre 

10 dwelling units per acre 

7 to 14 dwelling units per acre 

Yakima County Zoning in the Urban Growth Area (Yakima County Code Title 19) 

Zoning District Minimum Lot Size Density 

R-1 (Single 

Family 

Residential 

4,000 – 10,000 sq. ft. (depending on use) 

7,000 sq. ft. lot for single family residence 

7 dwelling units per acre 

 2 

Conclusions of Above Table 3 

 4 

Within the city limits, Grandview currently has 645 vacant residential acres. If developed with 5 

single-family residences on 7,500 square foot lots within city limits, the area could accommodate 6 

3,225 new homes. Developing any R-2 and R-3 zoned property at its highest density would increase 7 

that number.  8 

 9 

The unincorporated portion of Grandview’s UGA currently has 703 vacant residential acres. 10 

Utilizing a density of 5.1 dwelling units per acre, similar to that of calculating additional residential 11 

acreage needed to support future growth, the unincorporated UGA could accommodate 3,585 12 

dwelling units. Yakima County Code allows a maximum density of 7 units per acre in the R-1 13 

Zoning District. If the vacant residential land is built out to full capacity, approximately 4,921 new 14 

dwelling units could be established. The number does not include units lost to streets, utilities, or 15 

open space/parks. To support growth for the next 22 years, 858 additional homes are required, which 16 

is lower than the current amount of new homes the entire UGA can support.  17 

 18 

The new housing developments within Grandview have concentrated in the southern portion of the 19 

city. The road networks of these developments are designed to be easily extended into future 20 

development west of the most recent subdivision. Other subdivisions are occurring in the northwest 21 

part of the city (just south of Highway 82), and the western portion of the unincorporated UGA. 22 

These subdivisions are close to being built out, in the process of, or have just received preliminary 23 

approvals.   24 

 25 

Further Staff Findings on the Grandview UGA 26 

 27 

Grandview’s LCA report indicates there are no deficits within residential, commercial, and 28 

community facility-designated lands. The surpluses in all three categories can accommodate 115 29 

years of growth within the entire UGA. The areas that appear to be the most appropriate to remove 30 

from the UGA, in the future, are those residentially zoned properties north of Highway 82, between 31 

Lindsey Lane and the Sunnyside Main Canal, and between East Elm Road and Hanks Road. These 32 

areas are serviced by City of Grandview’s water lines; however, the majority of sewer lines remain 33 

on the southern side of Highway 82. Based on a review of the current Capital Facilities Element, 34 

there is insufficient evidence that the City of Grandview’s sewer system will extend north of 35 
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Highway 82 to the residentially zoned properties within the next 22 years unless significant financial 1 

commitments are made.  2 

 3 

Proposed Revised Plan Designations Within the Unincorporated UGA 4 

 5 

Attachments 5 and 7 depicts changes in the urban future land use designations that the county 6 

planning staff, in collaboration with Grandview’s personnel and its comprehensive plan, proposes for 7 

the UGA of Grandview. 8 

 9 

City/County Collaboration 10 

 11 

County staff met with Grandview’s representatives on May 30, 2024, to review the County’s draft 12 

population projections, preview the land capacity analysis, discuss proposed future land use 13 

designations, evaluate permitted densities, and address Grandview’s planning issues. Those planning 14 

issues are summarized below: 15 

 16 

• Discussing potential UGA additions, swaps, and major rezones within the unincorporated 17 

UGA; 18 

• Discussing the next steps for the population projection numbers to be finalized; and,  19 

• Going over the overall timeline.  20 

 21 

County staff met with Grandview’s representatives on June 5, 2025, to review the results of the land 22 

capacity analysis based on current land-use designations. The summary of the planning issues 23 

discussed are below: 24 

 25 

• The surplus of the land within the entire UGA was shown;  26 

• The potential areas identified for major rezones by city officials, based on community input, 27 

was confirmed;  28 

• The issues with expansions and UGA swaps due to new GMA laws; and,  29 

• The next steps for the remaining calendar year were laid out.  30 

 31 

At both meetings, the possibility of conducting a swap during this UGA update was discussed. The 32 

specific area proposed for addition to Grandview's UGA was located between Grandridge Road and 33 

Old Inland Empire Highway East, and from Apricot Road to the irrigation lateral to the north. 34 

However, Grandview's UGA has the capacity to handle urban and population growth during the 35 

planning period this LCA examines. Additionally, the area identified above is designated as 36 

agricultural resource lands of long-term significance by Yakima County's comprehensive plan, 37 

Horizon 2040. Conducting a swap with agriculturally designated land of long-term significance 38 

when the UGA has sufficient capacity to accommodate urban growth within the planning period is 39 

not allowed under RCW 36.70A.130(3)(c)(ii). Therefore, County staff communicated that such a 40 

proposal was not feasible. 41 

 42 

While this prohibition may appear reasonable when a jurisdiction has ample capacity, it creates a 43 

barrier for jurisdictions largely surrounded by agricultural lands. Over time, the inability to consider 44 

targeted swaps could effectively prevent jurisdictions from expanding, even when expansion is 45 

critical to their economic stability, long-term viability, and continued development patterns. In 46 

Grandview's case, the area proposed for addition to the UGA is adjacent to an area where 47 

approximately 270 new residential lots were recently platted and developed. Consequently, this 48 

regulation risks inadvertently limiting the growth and resilience, while preventing reasoned growth 49 

patterns that the GMA is intended to enable. 50 
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Major Rezone and Plan Amendment Review Criteria 1 

 2 

Amendments to the zoning map that are contingent upon legislative approval of a comprehensive 3 

plan amendment are deemed to be legislative and shall be considered major rezones that are subject 4 

to the procedures outlined in YCC Chapter 16B.10. 5 

 6 

(1) The following criteria shall be considered in any review and approval of amendments to 7 

Yakima County Comprehensive Plan Policy Plan Maps: 8 

 9 

(a) The proposed amendment is consistent with the Growth Management Act and 10 

requirements, the Yakima County Comprehensive Plan, the Yakima Urban Area 11 

Comprehensive Plan and applicable sub-area plans, applicable city comprehensive 12 

plans, applicable capital facilities plans and official population growth forecasts and 13 

allocations; 14 

(b) The site is more consistent with the criteria for the proposed map designation than it 15 

is with the criteria for the existing map designation; 16 

(c) The map amendment or site is suitable for the proposed designation and there is a 17 

lack of appropriately designated alternative sites within the vicinity; 18 

(d) For a map amendment, substantial evidence or a special study has been furnished 19 

that compels a finding that the proposed designation is more consistent with 20 

comprehensive plan policies than the current designation; 21 

(e) To change a resource designation, the policy plan map amendment must be found to 22 

do one of the following: 23 

(i) Respond to a substantial change in conditions beyond the property owner’s 24 

control applicable to the area within which the subject property lies; or 25 

(ii) Better implement applicable comprehensive plan policies than the current 26 

map designation; or 27 

(iii) Correct an obvious mapping error; or 28 

(iv) Address an identified deficiency in the plan. In the case of Resource Lands, 29 

the applicable de-designation criteria in the mapping criteria portion of the 30 

land use subchapter of Yakima County Comprehensive Plan, Volume 1, 31 

Chapter I, shall be followed. If the result of the analysis shows that the 32 

applicable de-designation criteria has been met, then it will be considered 33 

conclusive evidence that one of the four criteria in paragraph (e) has been 34 

met. The de-designation criteria are not intended for and shall not be 35 

applicable when resource lands are proposed for re-designation to another 36 

Economic Resource land use designation; 37 

(f) A full range of necessary public facilities and services can be adequately provided in 38 

an efficient and timely manner to serve the proposed designation. Such services may 39 

include water, sewage, storm drainage, transportation, fire protection and schools; 40 

(g) The proposed policy plan map amendment will not prematurely cause the need for 41 

nor increase the pressure for additional policy plan map amendments in the 42 

surrounding area. 43 

 44 

Findings: County Planning staff recommend changing Parcel 230913-31001 (Area One and 45 

as seen in Attachments 5 and 7) comprehensive plan designation from the Urban Residential 46 

to Urban Industrial Designation, and from the Single-Family Residential (R-1) Zoning 47 

District to the Light-Industrial (M-1) Zoning District. The same change is also required 48 

within Grandview’s future land-use map and current land-use map.  49 

https://www.codepublishing.com/WA/YakimaCounty/html/YakimaCounty16B/YakimaCounty16B10.html#16B.10
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 1 

Staff recommend a change in designation and zoning for a few reasons. Area One is currently 2 

enclosed by industrially designated and zoned properties where new industrial development 3 

has occurred within the past couple of years. The western property is a maintenance shop 4 

associated with Grandview’s water treatment facility. Though the maintenance shop is not a 5 

heavy industrial use, there are some aspects of a maintenance shop that can mirror industrial 6 

uses (such as the storage of heavy equipment vehicles). Fully developing the subject property 7 

to its residential capacity enables homes to be built in this existing industrial area. A large 8 

residential development can cause negative effects on new, neighboring industrial uses, as 9 

residential and industrial developments often conflict with one another. The result creates the 10 

potential to place pressure on removing the industrial uses or rezoning properties in the area 11 

because of residential use concerns (pressuring other rezones that would not have otherwise 12 

occurred) due to the incompatibility, and thus, altering the current planned use of the area. 13 

Changing the designation and zoning does not eliminate the impact, as the northern property 14 

is also within the UR Designation and R-1 Zoning District. However, the expected impact is 15 

lessened because only a portion of the southeastern property line of the northern property 16 

adjacent to Area One would then abut industrial uses. The rezone and new designation will 17 

also establish a logical boundary for the industrial area within the northeastern portion of the 18 

UGA, contributing to a reduction in industrial land-use pressure on residential areas and vice 19 

versa.  20 

 21 

The change in designation aligns with the purpose of the Urban Industrial Designation, as the 22 

area has seen an increase in industrial development along a transportation corridor directly 23 

connecting to Highway 82, and already has water lines located within the area.4 Recent 24 

residential development patterns in Grandview have concentrated in the western/south-25 

central portions of the UGA. Therefore, the change in residential development capacity of 26 

Area One does not halt, slow the moment of, or is inconsistent with the ongoing residential 27 

development patterns within Grandview’s UGA. Due to the reasoning stated above, the 28 

change in designation aligns with the goals of the GMA and Yakima County’s 29 

comprehensive plan.  30 

 31 

(2) The following criteria shall be considered in any review and approval of changes to Urban 32 

Growth Area (UGA) boundaries: 33 

(a) Land Supply: 34 

(i) The amount of buildable land suitable for residential and local commercial 35 

development within the incorporated and the unincorporated portions of the 36 

Urban Growth Areas will accommodate the adopted population allocation 37 

and density targets; 38 

(ii) The amount of buildable land suitable for purposes other than residential and 39 

local commercial development within the incorporated and the 40 

unincorporated portions of the Urban Growth Areas will accommodate the 41 

adopted forecasted urban development density targets within the succeeding 42 

twenty-year period; 43 

(iii)The Planning Division will use the definition of buildable land in YCC 44 

16B.02.045, the criteria established in RCW 36.70A.110 and .130 and 45 

applicable criteria in the Comprehensive Plan and development regulations; 46 

 
4 See the Urban Industrial Purpose statement on page 23 of the current Land-Use Element of Horizon 2040. 

http://www.codepublishing.com/WA/yakimacounty/html/YakimaCounty16B/YakimaCounty16B02.html#16B.02.045
http://www.codepublishing.com/cgi-bin/rcw.pl?cite=36.70A.110
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(iv) The Urban Growth Area boundary incorporates the amount of land 1 

determined to be appropriate by the County to support the population density 2 

targets; 3 

(b) Utilities and services: 4 

(i) The provision of urban services for the Urban Growth Area is prescribed, and 5 

funding responsibilities delineated, in conformity with the comprehensive 6 

plan, including applicable capital facilities, utilities, and transportation 7 

elements, of the municipality; 8 

(ii) Designated Ag. resource lands, except for mineral resource lands that will be 9 

reclaimed for urban uses, may not be included within the UGA unless it is 10 

shown that there are no practicable alternatives, and the lands meet the de-11 

designation criteria set forth in the comprehensive plan. 12 

 13 

Findings: There is a 16” water line within the right-of-way of Olmstead Road. Any new 14 

industrial use is expected to connect to this water line. The change in designation or zoning 15 

does not alter the urban-level development standards stipulated by Yakima County code. As 16 

Grandview has a surplus of 1,156 vacant residential land and industrial lands are not factored 17 

into residential capacity, the new designation/zoning lowers the development residential 18 

capacity of the UGA, albeit in a small amount. Additional commercial and industrial 19 

development has occurred within the area in recent years, and within the commercial and 20 

industrial area on the western/northwestern side of the UGA. The change in designation and 21 

zoning supports a clearly connected industrial corridor in the northern section of the UGA, 22 

and with a connection between the western and eastern portions of the UGA through 23 

Highway 82. The results of this are a focused industrial and commercial zoning strategy 24 

within the Grandview’s UGA. 25 

 26 

(3) Land added to or removed from Urban Growth Areas shall be given appropriate policy plan 27 

map designation and zoning by Yakima County, consistent with adopted comprehensive 28 

plan(s). 29 

 30 

Findings: There are no lands being added or removed from Grandview’s UGA at this time.  31 

 32 

(4) Cumulative impacts of all plan amendments, including those approved since the original 33 

adoption of the plan, shall be considered in the evaluation of proposed plan amendments. 34 

 35 

Findings: The cumulative impacts of the proposed amendment, along with those of previously 36 

approved plan amendments since the original adoption of the Comprehensive Plan, will be 37 

evaluated to ensure consistency with countywide planning goals and to avoid adverse impacts on 38 

land supply, public services, and infrastructure capacity. The cumulative impacts will be 39 

addressed in the Planning Commission’s findings. A table showing the cumulative impacts of 40 

all proposed amendments being considered in 2025 will also be provided as part of the SEPA 41 

analysis 42 

 43 

(5) Plan policy and other text amendments including capital facilities plans must be consistent 44 

with the GMA, SMA, CWPP, other comprehensive plan goals and policies, and, where 45 

applicable, city comprehensive plans and adopted inter-local agreements. 46 

 47 

Findings: Not applicable. The changes to Grandview’s UGA are map amendments rather 48 

than policy or text amendments. 49 
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Conclusions 1 

 2 

1. The County’s LCA for Grandview calculates a surplus of 1,156 acres of vacant residentially 3 

zoned land, a surplus of 82 acres of vacant commercially zoned land, and a surplus of 4 acres of 4 

vacant land for community facilities and all associated streets within the current UGA for all non-5 

industrial uses through 2046. Overall, this is a surplus of 1,242 acres over what is needed, which 6 

can accommodate Grandview’s growth for the next 115 years (from 2024). 7 

 8 

2. This Land Capacity Analysis finds that Grandview’s current city limits would accommodate the 9 

City’s growth for 58 years (from 2024) and that the UGA could accommodate the City’s growth 10 

for 115 years (from 2024). Because the GMA requires the UGA to accommodate growth for only 11 

22 years (i.e., from 2024 to 2046), the UGA should not be expanded but could be reduced in size. 12 

However, much of the land zoned residential outside the city limits and south of I-82 is adjacent 13 

to water and sewer lines, which makes it a low priority for removal. The areas that appear to be 14 

the most appropriate to remove from the UGA are those residentially zoned properties north of I-15 

82, between Lindsey Lane and the Sunnyside Main Canal, and between East Elm Road and 16 

Hanks Road.   17 

 18 

Recommendations 19 

 20 

1. County Planning staff recommend no additions or removals to the City of Grandview’s UGA at 21 

this time, as staff aims to continue examining and engaging with the City on areas to resize, 22 

rezone, and/or remove from the UGA when more time can be spent on public engagement and 23 

planning for water, sewers, and streets.  24 

 25 

2. County Planning staff recommends the comprehensive plan designation and zoning district to 26 

Grandview’s unincorporated UGA as depicted in Attachments 5 and 7. 27 

 28 

Attachments:  29 

 30 

1. UGA LCA (spreadsheet) 31 

2. County’s population projection for city 32 

3. Horizon 2040’s description of the analytical process for the UGA LCA 33 

4. Grandview UGA Current Zoning 34 

5. Grandview UGA Proposed Zoning 35 

6. Grandview UGA Current Land-Use Designations 36 

7. Grandview UGA Recommended Changes Land-Use Designations 37 

8. Grandview UGA Recommended Changes 38 
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Area one
19.33 Acres
Changes from
R-1 to M-1
UR to UI
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Current Urban Growth
Boundary
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R-1 - Single Family Residential
AG - Agricultural
GC - General Commercial
M-1 - Light Industrial
R-10/5 - Rural -10/5

County Zoning

County Comprehensive
Plan Designations

U - Urban
UR - Urban Residential
UP - Urban Public
UC - Urban Commercial
UI - Urban Industrial
UT - Urban Tribal
AR - Agricultural Resource
RSS - Rural Self-Sufficient


