
Planning & Community Development
818 East Edison Avenue

Sunnyside, Washington 98944
(509) 837-7999 Office, (509) 836-6383 Fax

NOTIFICATION OF PLANNING COMMISSION'S RECOMMENDATION TO THE SUNNYSIDE
CITY COUNCIL & CLOSED RECORD PUBLIC HEARING

DATE: September 26, 2023
TO: Parties of Record
SUBJECT: Notice of the Sunnyside Planning Commission’s Recommendation to 

Sunnyside City Council 
FILE#(S): RZ#2021.0657
APPLICANT: City of Sunnyside
PROJECT 
LOCATION:

220 W Edison Ave., Sunnyside WA 98944

PARCEL#(S): 22102614435, 22102614438, 22102614446, 22102614456, 
22102614457, and 22102614458

On September 12, 2023, the City of Sunnyside Planning Commission rendered their
recommendation on RZ#2021.0657, a proposal for a Nonproject Action – The City of Sunnyside
is requesting a combined Comprehensive Plan Amendment and rezone to 220 W Edison Ave,
which is approximately 3.58 acres of land currently zoned Industrial (M-1), and is requesting to
change the zoning designation to High Density Residential (R-3). The application was reviewed
at an open record public hearing on September 12, 2023.

A copy of the Planning Commission's Findings and Recommendation is enclosed. The Planning
Commission's Recommendation will be considered by the Sunnyside City Council in a public
hearing to be scheduled. 

NOTICE OF CLOSED RECORD PUBLIC HEARING: The Planning Commission’s
Recommendation will be considered by the Sunnyside City Council at a closed record public
hearing scheduled for October 23, 2023, at 6:30 p.m., at the Law and Justice Center, 401 Homer
St, Sunnyside, WA 98944.

For further information or assistance you may ·contact Community and Economic Development
Director Trevor Martin at (509) 836-6393 or email to: tmartin@sunnyside-wa.gov. 

Trevor Martin, AICP
Community and Economic Development Director

Date of Mailing: September 26, 2023
Enclosures: Planning Commission’s Recommendation
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SUNNYSIDE PLANNING COMMISSION
RECOMMENDATION TO THE SUNNYSIDE CITY COUNCIL

FOR
COMPREHENSIVE PLAN AMENDMENT

RZ#2021.0657

 WHEREAS, The City of Sunnyside adopted their Comprehensive Plan on March 28, 
2022; and

WHEREAS, The Washington Growth Management Act and local ordinances provide a 
process for the annual review of amendments to the Plan as requested by citizens, property 
owners and/ or local government; and

WHEREAS, Under the provisions of SMC Ch. 19.01 the Sunnyside Planning 
Commission
(SPC) is responsible for the review of these applications and for recommending the approval, 
modification or denial of each request; and

WHEREAS, On December 3, 2021, applications for Comprehensive Plan Amendment 
and
Rezone were submitted by the City of Sunnyside, to amend the Comprehensive Plan Future 
Land Use Map Designation from Industrial to Mixed Use, and concurrently Rezone from Light 
Industrial (M-1) to High Density Residential (R-3), Parcel Numbers 22102614435, 
22102614438, 22102614446, 22102614456, 22102614457, and 22102614458, File Numbers: 
RZ#2021.0657; and

WHEREAS, All required public notices for these amendments were provided, in 
accordance with the provisions of SMC Ch. 19.03, on August 11, 2023; and

WHEREAS, SEPA Environmental Review for these updates was considered with the
Preliminary Determination of Nonsignificance issued on July 12, 2023 being retained on August 
10, 2023; and

WHEREAS, The Sunnyside Planning Commission held an open record public hearing 
on
September 12, 2023 to hear testimony from the public, consider the amendments, and provide a
recommendation to the Sunnyside City Council;

Now therefore, the Sunnyside Planning Commission presents the following findings and 
recommendation to the Sunnyside City Council:

Based upon a review of the information contained in the application, staff report, exhibits,
testimony, and other evidence presented at an open record public hearing held on September 
12, 2023, the Planning Commission makes the following:
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APPLICATION# RZ#2021.0657
APPLICANT: Blue Mountain Ventures / Formerly Maryanne Bliesner
APPLICANT 
ADDRESS:

1619 HARVEST PL, SUNNYSIDE, WA 98944

PROJECT 
LOCATION:

220 W Edison Ave., Sunnyside WA 98944

PARCELS: 22102614435, 22102614438, 22102614446, 22102614456, 
22102614457, and 22102614458

FINDINGS OF FACT

Based upon information supplied by the applicant, comments from public agencies and a review
of the Sunnyside Municipal Code and the Sunnyside Comprehensive Plan, the Administrative 
Official enters the following:

1. Project Description: The applicant is proposing six lots, totaling approximately 3.58 acres,
from Light Industrial (M-1) to High Density Residential (R-3). 

2. Zoning/Land Use: Properties to the west are within the R-3 Zoning District. Properties to the
east and south are also in the R-3 Zoning District. Properties to the north are located within
the M-1 zoning district. The majority of the surrounding uses are residential.

3. Jurisdiction and Process: The procedure for reviewing rezone application is set forth in
Sunnyside Municipal Code (SMC) Sections 17.76.020C, 17.76.020D and 17.76.020D as
shown below:
“C. The Planning Commission shall hold a public hearing on any such amendments,
supplement or modification of the ordinance, whether initiated by petition or motion. Notice of
hearing and the nature of the proposed change shall be given by publication in the official
newspaper of the City at least 10 days prior to the date of hearing. In addition, in all cases of
change of boundaries or of zone classifications, all owners of property within 300 feet of the
boundary lines of the property proposed to be changed shall be notified of the proposed
change and the date of hearing by United States mail. Notice mailed to the last known address
of the person making the last tax payment shall be deemed proper notice; provided, however,
that in the case of a zone change affecting three or more parcels, that notice may be given by
publication in all local newspapers published in the City for two consecutive weeks of the
notice of hearing on the proposed change. The notice shall contain the date, time and place
of the hearing, and also a map which indicates the place of the hearing, and also a map which
indicates the area of the proposed change and the effects of the change. The date of last
publication of the notice shall be at least 10 days before the date set for said hearing.
D. In recommending the adoption of any proposed amendment or in concurring with the City
Council on any proposed amendment, the Planning Commission shall state fully its reasons
at the public hearing before the City Council, describing any change in conditions that it
believes makes the amendment advisable and in specifically setting forth why the Planning
Commission is of the opinion that the amendment is in harmony with the purposes set forth in
SMC 17.04.020.
E. Changes in the zoning or boundaries of zoning shall, insofar as possible, be consistent
with the optimal land use map of the comprehensive plan as provided by State law.”.

https://www.codepublishing.com/WA/Sunnyside/#!/Sunnyside17/Sunnyside1704.html#17.04.020
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4. Environmental Review: Notice of Application and SEPA Environmental Review was mailed
to SEPA agencies, the applicant, and adjoining property owners within 300 feet of the subject
property initially on December 6,2021. A Determination of Nonsignificance (DNS) was issued
on August 10, 2023. The City used the option DNS process under WAC 197-11-355 to issue
this notice of environmental review. No appeals have been received in regards to this
application.

5. Critical Areas / Shoreline Review: As disclosed in the SEPA Checklist provided by the
applicant, a portion of the project is depicted on the National Wetland Inventory wetlands
mapper, and further investigations as to the presence of any wetlands and / or wetland buffers
is warranted. 

6. Future Land Use: Per the City of Sunnyside Comprehensive Plan, the underlying land use is
residential, which is consistent the rezoning request from R-1 to R-3 zoning.

7. Site Development Standards: Permitted uses and development in the High Density (R-3)
zone are subject to the following dimensional standards and yards requirements:

Sections:
17.20.010    Density – Purpose.
17.20.20  Permitted uses.
17.20.21 17.20.030    Dimensional standards.
17.20.040    Yards.

17.20.010 Density – Purpose.

The R-3 High Density Residential zone shall consist of one to 10 and above dwelling units

per acre. The purpose of this zone is to establish areas for higher residential densities

within easy pedestrian access to commercial areas, public facilities and employment

centers of the City. [Ord. 1866 § 3, 1994; Ord. 1272 § 17-3-3, 1980.]

17.20.020 Permitted uses.

A. The following are permitted uses in the R-3 zone:

1. Single-family and two-family dwellings, apartment houses, or multiple dwellings;

2. Public transportation shelters;

3. Public utility installations of the City of Sunnyside.

4. Accessory dwelling units (ADUs) meeting the standards outlined in Chapter

17.64 SMC.

B. The following are land uses which may be allowed by conditional use permit in the R-3

zone, subject to the conditions and provisions in SMC 17.64.020:

1. Charitable institutions (SMC 17.64.020(A));

2. Convalescent, nursing, retirement homes (SMC 17.64.020(B));

3. Churches (SMC 17.64.020(C));

4. Schools (SMC 17.64.020(D));

5. Auto courts, travel trailer parks and camps (SMC 17.64.020(F));

6. Fraternal organizations, lodges, grange halls, clubs (SMC 17.64.020(G));

7. Group residential facilities (SMC 17.64.020(N));

8. Mini-storage (SMC 17.64.020(O));
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9. Storage for M-1 use (SMC 17.64.020(Q));

10. Livestock (SMC 17.64.020(S));

11. Home occupations (SMC 17.64.020(T));

12. Mobile home parks (SMC 17.64.020(Y));

13. Grounds for games, sports, parks, country clubs (SMC 17.64.020(AA));

14. Libraries, museums and art galleries (SMC 17.64.020(BB));

15. Public utility installations other than City of Sunnyside public utility installations.

17.20.030 Dimensional standards.

The dimensional standards for the R-3 zone are:

A. Minimum lot area: 4,300 square feet;

B. Minimum lot width: 50 feet;

C. Maximum building height: three full stories, not to exceed 35 feet;

D. Maximum land coverage: 75 percent.

17.20.040 Yards.

The following regulations shall apply to yards in the R-3 zone.

A. Front Yard. There shall be a front yard having a minimum depth of not less than

20 feet.

B. Side Yard. There shall be a side yard of not less than five feet in width on each

side of a building. No yard, open space, or lot area required for a building or

structure shall, during its life, be occupied by any other building or structure except:

1. Awnings and canopies;

2. Bay windows and chimneys, not to exceed two feet;

3. Driveways, curbs, sidewalks and steps;

4. Garbage disposal equipment, nonpermanent;

5. Flagpoles, landscape features, planting boxes, trees, shrubs, flowers, hedges, plants

and fences;

6. Overhanging roofs, eaves, gutters, cornices or other architectural features, not to

exceed three feet.

No building shall be erected closer than 20 feet to any abutting or adjoining street.

C. Rear Yard. There shall be a rear yard having a minimum depth of 15 feet.
D. Accessory buildings, such as garages or carports, shall not be located closer than five

feet to any rear or side lot line, provided they remain at least 20 feet away from any City

street.

8. City of Sunnyside Comprehensive Plan Goals, Policies, and Objectives: The proposed
application complies and promotes the following goals, policies, and objectives of the
Sunnyside Comprehensive Plan:

 HOUSING GOALS, POLICIES, AND OBJECTIVES
 Goal 1 - Provide safe and sanitary housing for all persons within the community.

o Policy 1.1 Support the development of a housing stock that meets the varied needs of
the present community while attracting higher income residents.
 Objective 1 Encourage the construction of new units to increase the local housing

supply. New construction should provide for a moderate, to very low income and
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elderly market demand as well as upscale residences. It should also provide for
an appropriate mix of housing types and intensities (single-family, multifamily).

o Policy 1.2 Support the implementation of public housing programs, in partnership with
private developers that supplement the efforts of local developers in meeting the
housing needs of the community.
 Objective 1 Pursue programs to expand the housing options of very low, low and

moderate income groups and the elderly.

 Goal 2 - Residential areas that are safe, sanitary and attractive places to live will be
established and maintained in Sunnyside.
 Objective 1 The initial cost of providing municipal services to serve new residential

developments will be borne by the developer.

 Goal 3 - Encourage a mixture of housing types and densities throughout the sub- area
that are compatible with public service availability.
 Objective 2 Density of development shall be based on: the existing land use

pattern, the availability of public services, municipal service plans and the provision
of services by the developer.

CONCLUSIONS
1. The zoning code does establish specific criteria for review and approval of a rezone 

application.
2. Comprehensive Plan Consistency: The proposed zoning is consistent with the future 

land use map in the City of Sunnyside comprehensive.
3. Consistent with surrounding zoning: As shown on the attached zoning map the proposed

zoning of R-3 would be consistent with the surrounding zoning.

MOTION
Based on the testimony and evidence presented during the public hearing, it was moved and
seconded that the City of Sunnyside Planning Commission APPROVE the draft findings of fact in
support of the proposal, and forward a recommendation of approval to the Sunnyside City Council.
The motion carried 5-0.

RECOMMENDATION TO CITY COUNCIL
The Planning Commission of the City of Sunnyside, having received and considered all evidence
and testimony presented at the public hearing, and having received and reviewed the record
herein, hereby recommends that the City Council of the City of Sunnyside APPROVE the
proposed Rezone from Light Industrial (M-1) to High Density Residential (R-3) for file
RZ#2021.0657.

Tom Dolan, Acting Chair Date
Sunnyside Planning Commission

___________________________________ ___________________________




