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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 Union Gap 41 

to improve accuracy and foster a collaborative approach, and to assist Union Gap 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 Union Gap’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 Union Gap’s UGA has enough vacant lands to accommodate its 22 

non-industrial growth for 44 years. It has a surplus of 147 residentially zoned vacant acres, a deficit 23 

of 27 commercially zoned vacant acres, and a surplus of 184 vacant acres of community facilities to 24 

accommodate projected growth through 2046, as explained below: 25 

 26 

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

population growth, this analysis estimates 538 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) 8,290 people 

2024 population in City (OFM’s April 1 estimate) 6,660 people 

Population change: 2024 – 2046 1,630 people 

Average household size in City: 20202 3.03 people 

Future Households in the City 2024 – 2046 538 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 538 households)  43,560 households per acre =  105 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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1,630 people x 0.0559 acres per person =     91 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 

1,630 people x 0.0456 acres per person =   74 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 105 acres 

(plus) Commercial/retail acreage needed 91 acres 

(plus) Community facilities acreage needed 74 acres 

Subtotal  270 acres 

Equals: Total streets acreage needed (Subtotal x 0.15) 311 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 88 acres 

(minus) needed residential acreage, including associated streets  121 acres 

Subtotal: (Deficit) of vacant residentially zoned land within city             (33) acres 

(plus) current vacant residentially zoned land outside the city 180 acres 

Equals: Surplus of vacant residentially zoned land in the UGA 147 acres 

b) Commercially zoned capacity calculation: 23 

 24 

Currently vacant commercial and retail zoned land in city 78 acres 

(minus) needed commercial and retail acreage, including associated streets 105 acres 

Subtotal: (Deficit) of vacant commercially zoned land in city (27) acres 

(plus) current vacant commercially zoned land outside the city   0 acres 

Equals: (Deficit) of vacant commercially zoned land in the UGA (27) 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 263 acres 

(minus) need community facility acreage, including associated streets 85 acres 

Subtotal: Surplus of vacant community facilities in City  178 acres 

(plus) current vacant community facilities land outside of the city   6 acres 

Equals: Surplus of vacant community facilities land in UGA 184 acres 

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

 2 

Surplus of vacant residentially zoned land 147 acres 

(plus) (Deficit) of vacant commercially zoned land                        (27) acres 

(plus) Surplus of land needed for future community facilities 184 acres 

Equals: Surplus of vacant land in non-industrially zoned UGA 304 acres 

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

 4 

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

streets 

118 acres 

Equals: Years of growth available in City in 2024 30 years 

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

 6 

Equals: Years of growth available outside City in 2024 14 years 

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

 8 

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

streets within UGA 

304 acres 

(computed) Market Choice Factor in UGA (MCF)4 98% 

Equals: Years of growth available in UGA in 2024 44 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 Union Gap’s numbers (from the table below) in the formula provides the 19 

following percentage for Union Gap’s MCF: 20 

 21 

(615 ÷ 311) – 1 = 98% 22 

 23 

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

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

 
4 MCF Use and Calculations Summary are found below under Conclusion of Above Tables  
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needed for the next 22 years of growth as Yakima County’s land capacity analysis spans 2024 1 

to 2046 (RCW 36.70A.130(b)).   2 

 3 

MCF in Years = (98% + 1) x 22 = 44 years of growth 4 

 5 

Total amount of vacant land needed in UGA for Future Non-industrial Uses.  Adding 6 

the needed acres from the categories above calculates the total acreage below. 7 

 8 

Acres needed for future residential uses (and associated streets) 121 acres 

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

streets)  

105 acres 

(plus) Acres needed for future community facilities (and associated streets) 85 acres 

Equals: Total vacant acres needed for future non-industrial growth 311 acres 

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

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

615 acres 

 9 

7. Future industrial land needs:  10 

 11 

As outlined in the "Urban Lands" section of the Land Use Element, the city determines the 12 

amount of land needed for future industrial use “based on its economic development strategy 13 

rather than future population projections.” The County’s GIS analysis provides current acreages 14 

of industrially zoned lands: 15 

 16 

Currently developed industrially zoned land in city 595 acres 

Currently developed industrially zoned land outside city 0 acres 

Currently vacant industrially zoned land in city 560 acres 

Currently vacant industrially zoned land outside city 0 acres 

Additionally vacant industrially zoned land need in city 0 acres 

Additionally vacant industrially zoned land need outside city 0 acres 

 17 

Review of Patterns of Development and Densities Permitted in the UGA 18 

 19 

In addition to reviewing Union Gap’s UGA as shown above, Yakima County must also review the 20 

densities permitted within both the incorporated and unincorporated portions of the UGA, and the 21 

patterns of development occurring within the UGA, as required by RCW 36.70A.130(3)(a). Recent 22 

developments within the city limits include a multi-family project in the northern central portion of 23 

the city.  24 

 25 

The City of Union Gap includes twelve zoning districts within its limits: Single-Family 1 Residential 26 

(R-1), Single-Family 2 Residential (R-2), Multi-family Residential (R-3), Corridor Multi-Family 27 

Residential (R-4), Commercial (C-1), Regional Commercial (C-2), CBD Business (CBD), 28 

Wholesale/warehouse (WW), Light Industrial (L-I), Public Building (PBD), Planned Recreational 29 

(PrC), Parks/Open Space (PkO).   30 

 31 

Yakima County applies two of its zoning districts to the lands in the unincorporated area: Suburban 32 

Residential (SR) and Single-Family Residential (R-1).  33 

 34 

The densities permitted in the residential zones are analyzed below: 35 

 36 

 37 
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City of Union Gap Zoning (Title 17 Zoning)  

Zoning District  Minimum Lot Size Density 

R-1 7,000 sq. ft. lot for single-family dwelling 

8,500 sq. ft. lot for two-family dwelling  

5 dwelling units per acre 

5 dwelling units per acre 

R-2 6,000 sq. ft. lot for single-family dwelling 

7,500 sq. ft. lot for two-family dwelling  

N/A for multi-family dwelling 

7 dwelling units per acre 

7 dwelling units per acre 

5-7 dwelling units per acre 

R-3 5,000 sq. ft. 

5,000 sq. ft. 

N/A for multi-family dwelling 

8 dwelling units per acre 

8 dwelling units per acre 

20 dwelling units per acre 

R-4  5,000 sq. ft. 

5,000 sq. ft. 

N/A for multi-family dwelling 

8 dwelling units per acre 

8 dwelling units per acre 

20 dwelling units per acre 

 

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

Zoning District Minimum Lot Size Density 

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

7,000 sq. ft. for single family residence 

7 dwelling units per acre 

R-1  4,000 – 10,000 sq. ft. (depending on use) 

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

7 dwelling units per acre 

 1 

Conclusions of Above Tables  2 

 3 

Portions of the City of Union Gap and the unincorporated UGA are within FEMA mapped 4 

floodplains. This affects subdivision potential for residential lots within these areas. An impactful 5 

development standard for subdividing within the floodplain is that new lots within the floodplain 6 

must be a minimum of one acre (YCC 16C.3.27(3)(b)(iv)). To accommodate this, the total number of 7 

residential acres within the floodplain was divided by 5.1 (the same number used to calculate the 8 

amount of residential acreage needed for future growth). The number derived from this calculation 9 

was then added to the total vacant residential designated land. This process accurately factors in 10 

residential land within the floodplain.  11 

 12 

Within the city limits, Union Gap has 87 vacant residential acres outside the floodplain and 6 vacant 13 

residential acres located within the floodplain, totaling 88 vacant residential acres (based on utilizing 14 

the formula in the paragraph above). If developed with single-family residences at five dwelling units 15 

per net residential acre, the area could accommodate 440 new homes. Developing any property to the 16 

allowable multi-family densities increases the capacity for new dwelling units within city limits.   17 

 18 

The unincorporated portion of Union Gap’s UGA has 166 vacant residential acres outside the 19 

floodplain and 70 vacant residential acres within the floodplain, totaling 180 vacant residential acres 20 

(based on utilizing the formula two paragraphs above). Utilizing a density of 5.1 dwelling units per 21 

acre, the same density that calculates additional residential acreage needed for development, the 22 

unincorporated UGA could accommodate 918 dwelling units.  23 

 24 

Based on these density standards, the existing vacant residential lands within Union Gap’s UGA have 25 

more than adequate capacity to accommodate the 538 additional dwelling units identified in the 26 

analysis for future growth.  27 

 28 

 29 

 30 
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Further Staff Findings on Union Gap’s UGA 1 

 2 

The quantitative results denote that the UGA for Union Gap is lacking twenty-seven acres of 3 

commercially zoned property required to meet commercial growth for the next 22 years. Of the 269 4 

vacant acres within the community facility designation, approximately 198 acres are privately 5 

owned, and of those 198 acres, roughly 160 acres were designated as developable due to 6 

environmental constraints stemming from Ahtanum Creek. All of the referenced land is adjacent to a 7 

beltway that is under construction. Once completed, the entire area along the beltway may contain 8 

places more suitable for commercial use, addressing the deficit. However, it is key that enough land 9 

is kept or developed as community facilities to accommodate the requisite 85 acres of community 10 

facility land needed within the next 22 years.  11 

 12 

Proposed Revised Plan Designations Within the Unincorporated UGA 13 

 14 

Attachments 5, 7, and 8 depict changes in the urban future land use designations and zoning that the 15 

county planning staff, in collaboration with Union Gap’s personnel and its comprehensive plan, 16 

proposes for the UGA of Union Gap. 17 

 18 

City/County Collaboration 19 

 20 

County staff met with Union Gap representatives on June 26, 2024, to review the County’s draft 21 

population projections, preview the land capacity analysis, discuss proposed future land use 22 

designations, evaluate permitted densities, and address Union Gap’s planning issues.  23 

 24 

County staff met with Union Gap representative again on August 14, 2025, to discuss the preliminary 25 

results of the land capacity analysis. The discussion began with a focus on the eastern side of the 26 

UGA to resolve discrepancies between the City of Union Gap and the East Valley Fire District 27 

regarding their service areas. To resolve the issue, the City plans to annex the eastern portion of the 28 

unincorporated UGA within the Yakima River and along Highway 82. The conversation shifted to an 29 

analysis of how residential property within the floodplain is calculated and what that means for 30 

where future growth can occur. Some ‘ground truthing’ was done on the zone groups and the 31 

development of select properties to reflect recently issued building permits. The conversation 32 

concluded with discussions on areas that may not be serviced by water and sewer due to 33 

environmental constraints and whether those properties should be taken out of the UGA (see Major 34 

Rezone and Plan Amendment Review Criteria below).  35 

 36 

Major Rezone and Plan Amendment Review Criteria 37 

 38 

Amendments to the zoning map that are contingent upon legislative approval of a comprehensive 39 

plan amendment are deemed to be legislative and shall be considered major rezones that are subject 40 

to the procedures outlined in YCC Chapter 16B.10. 41 

 42 

(1) The following criteria shall be considered in any review and approval of amendments to 43 

Yakima County Comprehensive Plan Policy Plan Maps: 44 

 45 

(a) The proposed amendment is consistent with the Growth Management Act and 46 

requirements, the Yakima County Comprehensive Plan, the Yakima Urban Area 47 

Comprehensive Plan and applicable sub-area plans, applicable city comprehensive 48 

plans, applicable capital facilities plans and official population growth forecasts and 49 

allocations; 50 

https://www.codepublishing.com/WA/YakimaCounty/html/YakimaCounty16B/YakimaCounty16B10.html#16B.10
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(b) The site is more consistent with the criteria for the proposed map designation than it 1 

is with the criteria for the existing map designation; 2 

(c) The map amendment or site is suitable for the proposed designation and there is a 3 

lack of appropriately designated alternative sites within the vicinity; 4 

(d) For a map amendment, substantial evidence or a special study has been furnished 5 

that compels a finding that the proposed designation is more consistent with 6 

comprehensive plan policies than the current designation; 7 

(e) To change a resource designation, the policy plan map amendment must be found to 8 

do one of the following: 9 

(i) Respond to a substantial change in conditions beyond the property owner’s 10 

control applicable to the area within which the subject property lies; or 11 

(ii) Better implement applicable comprehensive plan policies than the current 12 

map designation; or 13 

(iii) Correct an obvious mapping error; or 14 

(iv) Address an identified deficiency in the plan. In the case of Resource Lands, 15 

the applicable de-designation criteria in the mapping criteria portion of the 16 

land use subchapter of Yakima County Comprehensive Plan, Volume 1, 17 

Chapter I, shall be followed. If the result of the analysis shows that the 18 

applicable de-designation criteria has been met, then it will be considered 19 

conclusive evidence that one of the four criteria in paragraph (e) has been 20 

met. The de-designation criteria are not intended for and shall not be 21 

applicable when resource lands are proposed for re-designation to another 22 

Economic Resource land use designation; 23 

(f) A full range of necessary public facilities and services can be adequately provided in 24 

an efficient and timely manner to serve the proposed designation. Such services may 25 

include water, sewage, storm drainage, transportation, fire protection and schools; 26 

(g) The proposed policy plan map amendment will not prematurely cause the need for 27 

nor increase the pressure for additional policy plan map amendments in the 28 

surrounding area. 29 

 30 

Findings:  31 

Area One: Staff propose removing Parcels 181212-33405, 181212-33406, 181212-34405, 32 

181212-34402, 181212-33408, 181212-33407, 181212-34406, and 181212-34403 (Area One 33 

and as seen in Attachments 5, 7, and 8) from the City of Union Gap’s unincorporated UGA. 34 

Staff proposes removing Area One from the Urban Residential Designation and the Single-35 

Family (R-1) Zoning District and placing Area One within the Rural Self-Sufficient (RSS) 36 

Designation and Rural – 10/5 (R-10/5) Zoning District. 1(f) Based on current mapping 37 

information from Yaima County GIS, Union Gap’s closest water line is approximately two 38 

road miles away, and sewer lines are about two and a quarter road miles away (providing 39 

improvements to those lines is not needed). Currently, there are no municipally driven efforts 40 

to provide the southwestern portion of Union Gap’s UGA with municipal water and sewer 41 

within the current planning period.   42 

 43 

1(a-d) The lots within Area One have access via a private easement to the hard-surfaced, 44 

County-maintained Meadowbrook Road. The properties are within five road miles of a year-45 

round operating fire station (within Union Gap) and within Fire District 11. These are the 46 

subdivision criteria for the R-10/5 Zoning District (see YCC19.11.030) to allow for one 47 

dwelling unit for every five acres. If placed within the R-10 Zoning District, six of the eight 48 

lots remain eligible for subdivision, potentially creating six new lots within Area One. That 49 
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would lead to fourteen potential lots being within Area One if all eligible lots were 1 

subdivided to the maximum extent possible. The two lots not eligible for subdivision are 2 

Parcels 181212-33408 and -33407 because they are under 10 acres, and therefore, cannot 3 

meet the lot density requirements for new lots within the R-10/5 Zoning District. 4 

  5 

Subdivisions are not the only potential development within the R-10/5 Zoning District. The 6 

Allowable Land-Use Table within YCC19.14 details all the permissible uses within the R-7 

10/5 Zoning District. Some land-uses have specific development standards that may make a 8 

project infeasible, and the slopes within Area One may make other uses more difficult to 9 

develop. The Yakima County Planning Division cannot guarantee pre-approval on any 10 

applications. If an application is submitted for a subdivision or other land-use permit, the 11 

proposal will be conditioned accordingly to require all public infrastructure (such as roads 12 

and community wells) to be installed before finalization and require an applicant to address 13 

the environmental attributes of Area One as stipulated by Yakima County codes.   14 

 15 

The RSS Designation provides for a “broad choice of areas within rural Yakima County 16 

where an independent and private lifestyle can be sustained on acreage homesites.”5 To 17 

achieve this Comprehensive Plan goal, the policies for the RSS Designation6 and 18 

development standards of the R-10/5 Zoning District encourage individual wells and septic 19 

systems to be located on the lots. A clustering subdivision within the R-10/5 Zoning District 20 

is an option. A cluster subdivision within the R-10/5 Zoning District allows for lots to be 21 

between one and three acres, while maintaining the one dwelling unit for every five-acre 22 

density. Individual wells, providing that the well can be converted into a community well in 23 

the future, are possible for cluster divisions within the R-10/5 Zoning District 24 

(YCC19.25.040(2)(d)(ii)). If all buildable lots are clustered within a subdivision, then the 25 

remaining lot must be reserved in open space (see Table 19.34.035-1 within YCC19.34.035).  26 

 27 

The lots within Area One are covered by oversteepened slopes of intermediate and high risk. 28 

Yakima County code classifies oversteeped slopes as geological hazards with the following 29 

definition: “areas with slopes steep enough to create potential problems. High risk areas 30 

(OS3) have a high potential to fail, and include slopes greater than 40%, and consist of areas 31 

of rock fall, creep, and places underlain with unstable materials. Intermediate Risk areas 32 

(OS2) are less likely to fail but are still potentially hazardous. This category also includes 33 

some slopes between 15 and 40%. Low Risk areas, unlikely to fail, are unlabeled and 34 

combined with other Low Risk categories” (YCC16C.08.02(3)(b)). Any new lots within 35 

classified oversteepened slopes will need to meet the critical area requirements in 36 

YCC16C.03.27(3), which favor larger, acreage homesites as opposed to the ¼ acre lot 37 

currently viable based on the R-1 Zoning District. Due to the presence of these geological 38 

hazards on current GIS maps, an environmental site visit is required before a formal land-39 

use/environmental application is submitted (YCC16C.03.02). The purpose of the 40 

environmental site visit is to determine what additional reports and environmental permitting 41 

are necessary. If the Planning Division determines that additional reports (for example, a 42 

geotechnical report) are not needed, it does not preclude the Building & Fire Safety Division 43 

from requiring reports as stipulated by the codes the division follows.  44 

 45 

 
5 All quotations in this staff finding are taken from pages 43-46 of the current Land-Use Element of Horizon 2040.  
6 See Goal LU-R 10 and the subsequent policies on page 83 of the current Land-Use Element of Horizon 2040. 
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A key component of this analysis is determining the suitability of Area One for urban-level 1 

development and urban-level development standards. Taking this approach, it is appropriate 2 

to remove Area One from the UGA and the Urban Residential Designation. Nearby, there are 3 

large, flat, residentially zoned lands that are more plausible for urban development within the 4 

planning period (see Parcels 181212-32404, -32428, and -42004). Prioritizing urban 5 

development and growth over flat areas, areas closer to existing lines, and areas closer to city 6 

limits where urban growth exists and is expected is appropriate (RCW36.70A.110(2)). Area 7 

One is currently within the R-1 Zoning District. As municipal and regional water and sewer 8 

systems are not available and all lots within Area One exceed five acres, the prime 9 

subdivision option currently available is the cluster division per the standards of the R-1 10 

Zoning District (YCC19.34.035(2)(d)). Clustering within the R-1 Zoning District requires 11 

community wells, community on-site septic systems, and maintaining a density of four to 12 

seven units per acre, making the minimum lot size 10,890 (or a ¼ of an acre) (reference 13 

Table 19.34.035-1). Due to the steep slopes within Area One, establishing a four to seven-14 

unit density per acre causes a hindrance to development. As municipal and regional water 15 

and sewer lines are not available, the lowest density of residential development, single-family 16 

residences, at the cluster density allowed within the R-1 Zoning District is difficult due to the 17 

oversteepened slopes on the property. This does not align with the low-density development 18 

intention of the Urban Residential Designation, and the higher-density options are further 19 

incompatible.7 Therefore, removing Area One from the Urban Residential Designation and 20 

placing Area One into a rural land-use designation that allows for development and 21 

subdivisions focusing on larger lot sizes (such as acreage homesites) is appropriate.  22 

 23 

Partially based on these items, Area One is not suited for the Rural Transitional Designation 24 

or the Rural Transitional (RT) Zoning District. The Rural Transitional Designation is 25 

intended for areas where municipal-level services “necessary for development at urban 26 

densities are currently not available, but may become available in the future.” The extension 27 

of urban governmental services to Area One is not anticipated within the planning period for 28 

this UGA update. The intention of the Rural Transitional Designation is for areas with “lot 29 

sizes [that] vary (0.5 acres up to 10 acres) with an average considerably less than five acres.” 30 

The average lot size of Area One is 10.08 acres. Additionally, the RT Zoning District 31 

development standards emphasize community infrastructure due to the anticipation of the 32 

area being the next portion brought into an UGA and being annexed by a city. Community 33 

wells of some level are required for all subdivisions within the RT Zoning District (Table 34 

19.25-1 within YCC19.25.080). It makes sense to concentrate urban-level densities within 35 

the current central core of Union Gap and the areas already characterized with urban 36 

development, like the areas closer to Union Gap city limits.  37 

 38 

1(g)The changes to the zoning and designation of Area One are not expected to require other 39 

designation or zoning changes within the vicinity. The reasoning for the adjacent properties 40 

within the UGA is that they are more suitable for urban-level density of development due to 41 

their flat topography, proximity to existing lines, smaller lot sizes, and lower financial costs 42 

to extend urban governmental services. The reasoning for the adjacent properties outside of 43 

the UGA (to the west) is that they are designated as agricultural resource lands of long-term 44 

significance. Per WAC365-190-050(1), designated agricultural resource lands of long-term 45 

significance cannot be removed from that designation without a countywide analysis. There 46 

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

https://app.leg.wa.gov/wac/default.aspx?cite=365-190-050


                    page 13 of 15 

would be a substantive effort across the county if those properties’ land-use designations 1 

were under review for potential changes.  2 

 3 

This analysis does not imply that lots within Area One are undevelopable. All applications 4 

for permissible land-uses within the R-1 Zoning District and all subdivision applications are 5 

evaluated against the applicable Yakima County codes. The intent is to focus on the level of 6 

development most suitable within Area One based on the current factors of the built and 7 

natural environments, and the growth capacity of Union Gap’s UGA. 1(a)The proposal is in 8 

line with the applicable statutes of the GMA and, for the reasons outlined above, with the 9 

Yakima County comprehensive plan.  10 

 11 

Area Two: Staff propose removing Area Two from the unincorporated UGA of Union Gap. 12 

The property within Area Two has been placed into trust land, which is why a parcel number 13 

is not associated with the area. As the area is now in trust lands, there are no zoning or 14 

designations to apply to the property that detail development goals or standards because 15 

Yakima County lacks land-use jurisdiction on trust lands.  16 

 17 

A recent change in state law (see RCW36.70A.830) allows cities to extend urban 18 

governmental services beyond city limits and urban growth area boundaries to tribally 19 

controlled property, providing the tribal property abuts city limits. Area Two is now part of a 20 

larger area of tribal trust property that abuts the city limits of Union Gap. The RCW does 21 

require an agreement between the City of Union Gap and the Yakama Nation to be in place 22 

by December 31, 2028.  23 

 24 

As Yakima County lacks land-use jurisdiction on tribal trust lands, the other criteria are 25 

difficult to address. The legislature did state in HB 1039 (of 2025), making the change, that 26 

they are providing a “statement of the authority for a city and tribal government to mutually 27 

agree to contract for urban governmental services beyond the urban growth boundary of the 28 

city to tribal lands with urban development and be in compliance with the provisions of the 29 

growth management act.” Therefore, any extension of urban governmental services to Area 30 

Two is in line with the GMA.  31 

 32 

(2) The following criteria shall be considered in any review and approval of changes to Urban 33 

Growth Area (UGA) boundaries: 34 

(a) Land Supply: 35 

(i) The amount of buildable land suitable for residential and local commercial 36 

development within the incorporated and the unincorporated portions of the 37 

Urban Growth Areas will accommodate the adopted population allocation 38 

and density targets; 39 

(ii) The amount of buildable land suitable for purposes other than residential and 40 

local commercial development within the incorporated and the 41 

unincorporated portions of the Urban Growth Areas will accommodate the 42 

adopted forecasted urban development density targets within the succeeding 43 

twenty-year period; 44 

(iii)The Planning Division will use the definition of buildable land in YCC 45 

16B.02.045, the criteria established in RCW 36.70A.110 and .130 and 46 

applicable criteria in the Comprehensive Plan and development regulations; 47 

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:  14 

Area One: Due to the factors relating to the steep slopes within Area One discussed within 15 

Finding 1 of this subsection, Area One was placed within the environmentally constrained 16 

zone group, thus taking out all Area One properties from Union Gap’s LCA calculations. 17 

Therefore, the removal of Area One does not increase or decrease the development capacity 18 

of Union Gap’s UGA. The City of Union Gap’s UGA can accommodate growth for the next 19 

44 years with the current vacant residential, commercial, and community facilities lands. As 20 

described in ‘Further Staff Findings on Union Gap’s UGA,’ once a beltway connector is 21 

constructed, within the incorporated UGA, that area should see an increase in development, 22 

accommodating the deficit in commercial land. This is in addition to the vacant industrially 23 

zoned land within Union Gap’s UGA (560 acres). Urban governmental service criteria are 24 

discussed in Finding 1 above.  25 

 26 

Area Two: As Area Two is in tribal trust lands, the land is not factored into the LCA 27 

calculations. Therefore, the removal of the property does not increase or decrease the growth 28 

capacity of Union Gap’s UGA.  29 

 30 

(3) Land added to or removed from Urban Growth Areas shall be given appropriate policy plan 31 

map designation and zoning by Yakima County, consistent with adopted comprehensive 32 

plan(s). 33 

 34 

Findings: This criterion is addressed in Finding 1 of this subsection above.   35 

 36 

(4) Cumulative impacts of all plan amendments, including those approved since the original 37 

adoption of the plan, shall be considered in the evaluation of proposed plan amendments. 38 

 39 

Findings: The cumulative impacts of the proposed amendment, along with those of previously 40 

approved plan amendments since the original adoption of the Comprehensive Plan, will be 41 

evaluated to ensure consistency with countywide planning goals and to avoid adverse impacts on 42 

land supply, public services, and infrastructure capacity. The cumulative impacts will be 43 

addressed in the Planning Commission’s findings. A table showing the cumulative impacts of 44 

all proposed amendments being considered in 2025 will also be provided as part of the SEPA 45 

analysis. 46 

 47 

(5) Plan policy and other text amendments including capital facilities plans must be consistent 48 

with the GMA, SMA, CWPP, other comprehensive plan goals and policies, and, where 49 

applicable, city comprehensive plans and adopted inter-local agreements. 50 
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Findings: Not applicable. The changes to Union Gap’s UGA are map amendments rather than 1 

policy or text amendments. 2 

 3 

Conclusion: 4 

 5 

1. The County’s LCA for Union Gap calculates a surplus of 147 acres of vacant residentially zoned 6 

land, a deficit of 27 acres of vacant commercially zoned land, and a surplus of 184 acres of 7 

vacant land for community facilities and all associated streets within the current UGA for all non-8 

industrial uses through 2046. Overall, this is a surplus of 304 acres over what is needed, which 9 

can accommodate Union Gap’s growth for the next 44 years (from 2024). 10 

 11 

2. This Land Capacity Analysis finds that Union Gap’s current city limits would accommodate the 12 

City’s growth for 30 years (from 2024) and that the UGA could accommodate the City’s growth 13 

for 44 years (from 2024). Because the GMA requires the UGA to accommodate growth for only 14 

22 years (i.e., from 2024 to 2046), the UGA should not be expanded but could be reduced in size.  15 

 16 

Recommendation: 17 

 18 

1. County Planning staff recommend removing Areas One and Two from the City of Union Gap’s 19 

UGA at this time. 20 

 21 

2. County Planning staff recommends the approval of the comprehensive plan designations and 22 

zoning districts as depicted in Attachments 5, 7, and 8.  23 

 24 

Attachments:  25 

 26 

1. UGA LCA (spreadsheet) 27 

2. County’s population projection for city 28 

3. Horizon 2040’s description of the analytical process for the UGA LCA 29 

4. Union Gap UGA Current Zoning 30 

5. Union Gap UGA Proposed Zoning 31 

6. Union Gap UGA Current Land-Use Designations 32 

7. Union Gap UGA Recommended Changes Land-Use Designations 33 

8. Union Gap UGA Recommended Changes 34 
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Staff Recommendation
Union Gap UGA

Recommended Changes

Note: The changes are to the
UGA boundary, to comp plan
designations and to 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

R-1 - Single Family Residential
AG - Agricultural
GC - General Commercial
M-1 - Light Industrial
R-10/5 - Rural -10/5

County Zoning

Proposed Urban Growth Boundary

Current City Limits

Current Urban Growth Boundary


