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2023/2024 Comprehensive Plan Amendments 
STAFF REPORT FOR FILE Z23-477COMP (RUSTLE AND BEMIS) 
Department of Neighborhood and Planning Services 

The following staff report concerns a proposed amendment to the City’s current Comprehensive Plan.  The proposal 
is to amend the land use plan map designation and zoning of one or more parcels in the City of Spokane.  Amendments 
to the Comprehensive Plan are enabled by Spokane Municipal Code (SMC) 17G.020 and Revised Code of Washington 
(RCW) 36.70A.130. 

I. PROPERTY SUMMARY 

Parcel(s): 25262.0108 & 25262.0505 

Address(es): 4302 W Sunset Blvd & 1603 S Bemis St 

Property Size: 0.84 acres 

Legal Description: GARDEN SPRINGS L22 EXC HWY;ALL L23-24 B5 TOG W/ S1/2 OF VAC BURCH 
ST LYG N OF & ADJ TO SD LOT 24  
-and- 
GARDEN SPRINGS ADD LT 1-3 BLK 5 EXC HWY; TOG W S1/2 VAC BURCH ST N 
OF AND ADJ 

General Location: NW of the corner of S Rustle St and W Burch St, just north of W Sunset Hwy 

Current Use: Vacant 

II. APPLICANT SUMMARY 

This application has two applicants—a private applicant and the City of Spokane itself.  The following information 
regards the original private applicant: 

Agent: Clifton Trimble, Storhaug Engineering 

Applicant: Northwest Renewables 

Property Owner: CV the James LLC 

III. PROPOSAL SUMMARY 

Current Land Use Designation: Residential Low 

Proposed Land Use Designation: General Commercial 

Current Zoning: R1 

Proposed Zoning: General Commercial (70’ max height) 

SEPA Status: A SEPA threshold determination of Non-Significance (DNS) was 
made on September 16, 2024. The appeal deadline is 5:00 PM 
on October 8, 2024. 



Z23-477COMP 

 September 20, 2024 Staff Report: File Z23-477COMP Page 2 of 12 
 

Plan Commission Hearing Date: October 9, 2024 

Staff Contact: Kevin Freibott, Senior Planner, kfreibott@spokanecity.org 

Staff Recommendation: Approve 

IV. BACKGROUND INFORMATION 

1. General Proposal Description:  Pursuant to the procedures established by SMC 17G.020, enabled by 
RCW 36.70A.130, the original applicant asked the City of Spokane to amend the land use plan map 
designation (Map LU-1 of the Comprehensive Plan) from “Residential Low to General Commercial and 
zoning designation (Official Zoning Map of the City of Spokane) from R1 to General Commercial-70 for 
two parcels in the West Hills Neighborhood.  No specific development is proposed on the properties 
at this time, though the applicant has stated their preference to develop the site with multi-family 
residential uses in the future.   

2. Site Description and Physical Conditions:  The site is currently vacant, exhibiting some severely 
eroded asphalt and some building materials left from the legal demolition of the previous car lot use 
on the site.  The site is fenced with a low chain link fence but is otherwise unimproved.  No frontage 
improvements (e.g. sidewalks) exist along the property edge. 

3. Property Ownership:  Both subject parcels are owned by CV The James, LLC, a registered Limited 
Liability Corporation.   

4. Adjacent Property Improvements and Uses:  The proposal is surrounded by existing development of 
the following nature: 

Boundary Land Use Zone Use 

North General 
Commercial 

CB-55 Apartment building and a hotel. 

East General 
Commercial 

CB-55 Commercial structure (photo 
processing/studio). 

South General 
Commercial 

GC-70 Sunset Highway and then undeveloped land.  
Further south lies a large commercial operation 

(Uhaul) 

West Residential Low R1 Vacant land, previously contained a single 
residential use but has since been demolished. 

 

5. Street Class Designations:  All streets adjacent to the subject parcels are designated “local.”  Sunset 
Highway is designated as a Major Arterial.  Similarly, S Rustle Street south of Sunset Highway is 
designated as a “minor arterial.” 

6. Current Land Use Designation and History:  As shown in Exhibit B, the subject parcels are currently 
designated for “Residential Low” in the Comprehensive Plan.  While the name of that land use 
designation has changed from Residential 4-10 to its current name of Residential Low, the subject 

mailto:kfreibott@spokanecity.org
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parcels have been designated as the lowest level of residential intensity since the City’s adoption of 
the Growth Management Act (GMA) compliant Comprehensive Plan in 2001.   

7. Proposed Land Use Designation: As shown in Exhibit B, the proposal is to amend the land use plan 
map designation to “General Commercial.”  

8. Current Zoning and History:  As shown in Exhibit C, the subject parcels are currently zoned R1, the 
lowest intensity residential zoning in the City.   The subject parcels have been classified the same since 
the adoption of the current zoning map, except for the renaming of the “RSF” zone to “R1” in January 
2024. The historical zoning, prior to 2006, is shown in the table below. 

Year Zone Description 

1958 N/A These properties weren’t annexed until 1962 

1975 R1 One-family residence zone 

After 1975, Prior to 2006 R1 One-family residence zone 

9. Proposed Zoning: As Shown in Exhibit C, the proposed zoning for all parcels and the ROW is “General 
Commercial - 70.”  During the Plan Commission workshop, the Plan Commission asked the applicant 
whether they would consider a different zoning of Community Business (CB).   

When comparing General Commercial with Community Business, there are only a few key 
differences.  Both zones allow the same primary uses, however the trigger for a Conditional Use 
Permit for industrial uses is smaller in Community Business (CUP is required when proposing 
industrial use over 20,000 square feet in Community Business rather than 50,000 square feet in 
General Commercial).  Furthermore, the Floor Area Ratio (FAR) maximum in Community Business is 
smaller than in General Commercial (1.5 versus 2.5).    

The applicant indicated in a following email that Community Business would be sufficient for their 
future concepts.  Remaining zoning standards are identical between the two zones. 

Also raised during the Plan Commission workshop is the issue of the height proposed by the 
applicant—70 feet.  While processing this application the City separately proposed a suite of 
municipal code amendments resulting from the South Logan TOD Study1.  These changes did not 
require a Comprehensive Plan Amendment and are thus part of a different program than the 
Comprehensive Plan Amendment process.  One of the changes proposed by that project is to amend 
the choices of alternative maximum heights available in commercial zones.  Essentially, SMC 
17C.120.220.B.1 now allows 75 feet as a choice, rather than 70 feet.  Those proposed changes to the 
SMC were adopted by City Council on August 13, 2024.  The applicant in this proposal has been 
asked if they would like to amend their proposed maximum height to 75 feet and they have 
indicated that they would.   

According to the above special conditions and Plan Commission discussion, the City is now being 
asked to approve a resulting zoning for this proposal of either GC-75 or CB-75.  The additional five 

 
1 https://my.spokanecity.org/projects/south-logan-transit-oriented-development-project/ 
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feet of height has been added to the maps in this case (see Exhibit C) but the zoning remains GC on 
the maps. 

V. APPLICATION PROCESS AND PUBLIC COMMENT 

1. Key Steps:  The application is being processed according to SMC 17G.060, including the following 
steps: 

 Application Submitted ....................... October 31, 2023 

 Threshold Application Certified Complete ................... November 30, 2023 

 Council Threshold Subcommittee Established2  ....................... January 22, 2024 

 Council Threshold Subcommittee Met  ....................... February 9, 2024 

 Annual Work Program Set3  ......................... March 25, 2024 

 Agency/Department Comment Period Ended  ............................ May 21, 2024 

 Notice of Application Posted  ............................ June 10, 2024 

 Plan Commission Workshop  ............................ June 26, 2024 

 60-Day Public Comment Period Ended  .......................... August 9, 2024 

 SEPA Determination Issued  ................. September 16, 2024 

 Notice of Public Hearing Posted  ................. September 25, 2024 

 Plan Commission Hearing Date (Scheduled)  ........................ October 9, 2024 

2. Agency Comments Received:  A Request for Comments was issued for this proposal on May 7, 2024 
by sending it to local agencies, jurisdictions, City departments, and the neighborhood council in which 
the proposal is located.  This request initiated an agency comment period that ended May 21, 2024.  
Three comments were received during the agency comment period, as follows: 

• Integrated Capital Management Department: No concerns. 

• Spokane Tribe: No concerns about the proposal, but requests consultation if any future 
ground-disturbing activities are proposed.  Requested notification of any inadvertent 
discovery of human remains. 

• Spokane Transit Authority: Supportive of increased density near high-performance transit 
corridors like Sunset Highway.   

Copies of all agency comments received are included in this staff report as Exhibit I. 

3. Public Comments Received:  A Notice of Application was issued for the proposal on June 10, 2024, 
initiating a public comment period that ended August 9, 2024.  No public comments were received 
on this proposal.  

 
2Spokane City Council Resolution 2024-0002 
3Spokane City Council Resolution 2024-0029 



Z23-477COMP 

 September 20, 2024 Staff Report: File Z23-477COMP Page 5 of 12 
 

4. Public Workshop: A public workshop with the Spokane Plan Commission was held on July 10, 2024, 
during which the particulars of the proposal were presented to the Plan Commission for their 
consideration and discussion.  No public comment was taken per Plan Commission rules. 

VI. APPLICATION REVIEW AND ANALYSIS 

1. Guiding Principles:  SMC 17G.020.010 provides the following guiding principles for the annual 
comprehensive plan amendment process: 

A. Keep the comprehensive plan alive and responsive to the community. 

B. Provide for simultaneous review of proposals to allow for cumulative impact analysis of all 
applications on a City-wide basis and in conjunction with budget decisions. 

C. Make map adjustments based on a foundation in policy language, consistently applying those 
concepts citywide. 

D. Honor the community’s long-term investment in the comprehensive plan, through public 
participation and neighborhood planning processes, by not making changes lightly. 

E. Encourage development that will enable our whole community to prosper and reinforce our sense 
of place and feeling of community, in an ecologically, economically, and socially sustainable 
manner. 

F. Amendments to the comprehensive plan must result in a net benefit to the general public. 

2. Review Criteria:  SMC 17G.020.030 provides a list of considerations that are to be used, as 
appropriate, by the applicant in developing an amendment proposal, by planning staff in analyzing a 
proposal, by the Plan Commission making a recommendation on a proposal, and by the City Council 
in making a decision on the proposal.  Following each of the considerations is staff’s analysis relative 
to the proposed amendment. 

A. Regulatory Changes:  Amendments to the comprehensive plan must be consistent with any recent 
state or federal legislative actions, or changes to state or federal regulations, such as changes to 
the Growth Management Act, or new environmental regulations. 

Staff Analysis: Staff reviewed and processed the proposed amendment under the most current 
regulations contained in the Growth Management Act, the Washington State Environmental 
Policy Act (SEPA), and the Spokane Municipal Code.  Staff is unaware of any recent federal, state, 
or legislative actions with which the proposals would be in conflict, and no comments were 
received to this effect from any applicable agencies receiving notice of the proposal.   

The proposal satisfies this criterion. 

B. GMA:  The change must be consistent with the goals and purposes of the State Growth 
Management Act. 

Staff Analysis:  The Growth Management Act (GMA) details 13 goals to guide the development 
and adoption of comprehensive plans and development regulations (RCW 36.70A.020, “Planning 
Goals”), which guided the City’s development of its own comprehensive plan and development 
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regulations. No comments received or other evidence in the record indicates inconsistency 
between the proposed plan map amendment and the goals and purposes of the GMA. 

The proposal satisfies this criterion. 

C. Financing:  In keeping with the GMA’s requirement for plans to be supported by financing 
commitments, infrastructure implications of approved comprehensive plan amendments must be 
reflected in the relevant six-year capital improvement plan(s) approved in the same budget cycle. 

Staff Analysis:  The City did not require, nor did any Agency or City Department comment request 
or require a traffic impact analysis for the proposal.  The subject properties are already served by 
water, sewer, bus rapid transit service, and adjacent existing City streets.  Additionally, any 
subsequent development of the site will be subject to a concurrency determination pursuant to 
SMC 17D.010.020. 

The proposal satisfies this criterion. 

D. Funding Shortfall:  If funding shortfalls suggest the need to scale back on land use objectives 
and/or service level standards, those decisions must be made with public input as part of this 
process for amending the comprehensive plan and capital facilities program. 

Staff Analysis:  No evidence of a potential funding shortfall from this proposal exists. 

The proposal satisfies this criterion. 

E. Internal Consistency:   

 The requirement for internal consistency pertains to the comprehensive plan as it relates 
to all its supporting documents, such as the development regulations, capital facilities 
program, shoreline master program, downtown plan, critical area regulations, and any 
neighborhood planning documents adopted after 2001. In addition, amendments should 
strive to be consistent with the parks plan, and vice versa. For example, changes to the 
development regulations must be reflected in consistent adjustments to the goals or 
policies in the comprehensive plan. As appropriate, changes to the map or text of the 
comprehensive plan must also result in corresponding adjustments to the zoning map and 
implementation regulations in the Spokane Municipal Code. 

Staff Analysis:  The proposal is internally consistent with applicable supporting documents 
of the Comprehensive Plan as follows: 

• Development Regulations.  As a non-project proposal, there are no specific plans 
for development of these sites. Additionally, any future development will be 
required to be consistent with the current development regulations at the time 
of application submittal.  The proposal does not result in any non-conforming 
uses or development and staff finds no reason to indicate that the proposed 
Comprehensive Plan Land Use Plan Map and concurrent zone change would 
result in a property that cannot be reasonably developed in compliance with 
applicable regulations.  In fact, the previous presence of a commercial structure 
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and use on the site reinforces the idea that this location can be developed 
according to the standards of the City’s development regulations.  

• Capital Facilities Program.  As described in the staff analysis of Criterion C above, 
no additional infrastructure or capital expenditures by the City are anticipated for 
this non-project action, and it is not anticipated that the City’s integrated Capital 
Facilities Program would be affected by the proposal. 

• Neighborhood Planning Documents Adopted after 2001. The West Hills 
neighborhood completed its initial neighborhood planning project in 2016. This 
planning effort was centered on the stretch of Fort George Wright Drive adjacent 
to the Spokane Falls Community College, far from the subject parcels, and would 
not affect or be affected by this proposal. 

• Miscellaneous Comprehensive Plan Goals and Policies.  Staff have compiled a list 
of Comprehensive Plan Goals and Policies which bear on the proposal in Exhibit 
E of this report.  Further discussion of these policies is provided under section K.2 
below.  

The proposal satisfies this criterion. 

 If a proposed amendment is significantly inconsistent with current policy within the 
comprehensive plan, an amendment proposal must also include wording that would 
realign the relevant parts of the comprehensive plan and its other supporting documents 
with the full range of changes implied by the proposal. 

Staff Analysis:  The proposal is generally consistent with current comprehensive plan 
policies, as described in further detail in the staff analysis of Criterion K.2 below and other 
criteria in this report. Therefore, no amendment to policy wording is necessary and this 
criterion does not apply to the subject proposals. 

The proposal satisfies this criterion. 

F. Regional Consistency:  All changes to the comprehensive plan must be consistent with the 
countywide planning policies (CWPP), the comprehensive plans of neighboring jurisdictions, 
applicable capital facilities or special district plans, the regional transportation improvement plan, 
and official population growth forecasts. 

Staff Analysis:  The proposed change in land use designations affects a relatively small area within 
an existing urbanized area with no foreseeable implications to regional or inter-jurisdictional 
policy issues. No comments have been received from any agency, City department, or neighboring 
jurisdiction which would indicate that this proposal is not regionally consistent.  

The proposal satisfies this criterion. 

G. Cumulative Effect:  All amendments must be considered concurrently in order to evaluate their 
cumulative effect on the comprehensive plan text and map, development regulations, capital 
facilities program, neighborhood planning documents, adopted environmental policies and other 
relevant implementation measures. 
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1. Land Use Impacts:  In addition, applications should be reviewed for their cumulative land 
use impacts. Where adverse environmental impacts are identified, mitigation 
requirements may be imposed as a part of the approval action. 

2. Grouping:  Proposals for area-wide rezones and/or site-specific land use plan map 
amendments may be evaluated by geographic sector and/or land use type in order to 
facilitate the assessment of their cumulative impacts. 

Staff Analysis:  The City is concurrently reviewing this application and five other 
applications for Comprehensive Plan amendments as part of an annual plan amendment 
cycle.  All six applications are for amendments to the land use plan map (LU-1) with 
attendant rezones. When considered together, these various applications do not interact, 
nor do they augment or detract from each other.  Thus, the cumulative effects of these 
various applications are minor. 

This proposal is located immediately adjacent to another, File Z23-478COMP.  However, 
these two applications are separate proposals by different property owners and agents.  
They are both proposals for the same land use plan map designation and zoning.  
Accordingly, the two proposals’ impacts would be identical in nature, differing only in 
magnitude due to the size difference between the proposals.  When considering the 
impacts of each (e.g. traffic impacts), the City has considered their combined impact as 
well as their individual impacts.  Regardless, neither proposal is expected to generate a 
significant cumulative impact to city systems, infrastructure, or the environment. 

The proposal satisfies this criterion. 

H. SEPA:  SEPA4 Review must be completed on all amendment proposals and is described in Chapter 
17E.050. 

1. Grouping:  When possible, the SEPA review process should be combined for related land 
use types or affected geographic sectors to better evaluate the proposals’ cumulative 
impacts. This combined review process results in a single threshold determination for 
those related proposals. 

2. DS:  If a determination of significance (DS) is made regarding any proposal, that 
application will be deferred for further consideration until the next applicable review cycle 
to allow adequate time for generating and processing the required environmental impact 
statement (EIS). 

Staff Analysis:  The application is under review in accordance with the State 
Environmental Policy Act (SEPA), which requires that the potential for adverse 
environmental impacts resulting from a proposal be evaluated during the decision-
making process.  On the basis of the information contained in the environmental checklist 
(see Exhibit G), written comments from local and State departments and agencies 
concerned with land development within the City, and a review of other information 

 
4 State Environmental Protection Act 



Z23-477COMP 

 September 20, 2024 Staff Report: File Z23-477COMP Page 9 of 12 
 

available to the Director of Planning Services, a Determination of Non-Significance was 
issued on September 16, 2024 (see Exhibit H). 

The proposal satisfies this criterion. 

I. Adequate Public Facilities:  The amendment must not adversely affect the City’s ability to provide 
the full range of urban public facilities and services (as described in CFU 2.1 and CFU 2.2) citywide 
at the planned level of service, or consume public resources otherwise needed to support 
comprehensive plan implementation strategies. 

Staff Analysis:  The proposal represents a change in land use plan map designation and zoning for 
a location already described for urban-scale development in the Comprehensive Plan.  The nature 
of that potential development would change (low intensity residential to commercial) but the 
result on public facilities still represents urban development with similar impacts to urban 
services.  To ensure that this proposal would not adversely affect the provision of public facilities, 
either existing or planned, the proposal was routed to City departments for review early in the 
application process.  No comments were received from those departments that adverse impacts 
on our systems or facilities would occur.  No other evidence has been found to that effect either.  
Any subsequent development of the site will be subject to a concurrency determination pursuant 
to SMC 17D.010.020. 

The proposal satisfies this criterion. 

J. UGA:  Amendments to the urban growth area boundary may only be proposed by the City Council 
or the mayor of Spokane and shall follow the procedures of the countywide planning policies for 
Spokane County. 

Staff Analysis:  The proposals do not include an expansion to the UGA. 

This criterion does not apply. 

K. Demonstration of Need:   

1. Policy Adjustments:  Proposed policy adjustments that are intended to be consistent with 
the comprehensive plan should be designed to provide correction or additional guidance 
so the community’s original visions and values can better be achieved. The need for this 
type of adjustment might be supported by findings from feedback instruments related to 
monitoring and evaluating the implementation of the comprehensive plan.  

Staff Analysis:  The proposals do not include a policy adjustment. 

This criterion does not apply.  

2. Map Changes:  Changes to the land use plan map (and by extension, the zoning map) may 
only be approved if the proponent has demonstrated that all of the following are true: 

a. The designation is in conformance with the appropriate location criteria identified 
in the comprehensive plan (e.g., compatibility with neighboring land uses, 
proximity to arterials, etc.); 
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Staff Analysis:  The primary Comprehensive Plan policy that guides the location 
of General Commercial uses is LU 1.8, General Commercial Uses.  LU 1.8 states 
that general commercial uses should be directed to “to Centers and Corridors 
designated on the Land Use Plan Map.”5  This proposal is not located in or near a 
Center or Corridor.  However, LU 1.8 also includes an exception to this 
requirement, stating that “exceptions to the containment policy may be allowed 
for limited expansions adjacent to existing General Commercial areas located 
outside Centers and Corridors.”6   The policy then states that the following factors 
should be considered in these cases:  

. . . maintaining the minimum depth from an arterial street 
necessary for the establishment or expansion of a general 
commercial neighborhood business; avoiding intrusion where 
incompatible into established neighborhoods; and implementing 
transitional land uses with the intent of protecting neighborhood 
character.7 

While the proposal is located outside any designated Centers or Corridors, it is 
surrounded on three sides by existing General Commercial designations.  
Regarding depth from the arterial, the street alignment on the southern 
boundary of this site is problematic from a development perspective, as W Burch 
Street runs parallel to the arterial (Sunset Highway), making for a large distance 
between the arterial road surface and this proposal, more than 100 feet.  If 
General Commercial uses are to be located on this site, their distance from the 
arterial would be naturally larger due to physical conditions outside the control 
of the applicant. 

Regarding intrusion into incompatible neighborhoods, the existing neighborhood 
south, east, and north of this site has already developed with commercial uses.  
The addition of general commercial uses on the proposal site would not intrude 
into an existing residential neighborhood.  Conversely, if the proposal site were 
to remain residential low, future development of this site with low intensity 
homes would place sensitive uses in an area functionally surrounded by much 
more intense use.    

Regarding transitional uses, the proposal would not constitute a transitional use. 
However, as the site is surrounded on three side by designated General 
Commercial properties, a transition would seem superfluous in such a small area.  
Transitional uses would be more of a concern with the property to the west, 
however as that property is also seeking to amend their land use and zoning to 
Commercial, transitional land uses in that direction would likewise seem 
superfluous.  If, however, this proposal was to be approved and the proposal to 
the west were not approved, that concern would be more valid.  Because this 

 
5 Shaping Spokane, the Comprehensive Plan for the City of Spokane, page 3-12. 
6 Ibid., page 3-13. 
7 Ibid. 
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proposal is a relatively small site, likely to develop with only one use rather than 
many, and because the existing S Bemis St to the west would provide sufficient 
buffer between commercial uses on this site and low-intensity residential use to 
the west. 

Because this site is small and functionally surrounded by General Commercial 
uses, the compatibility issues raised by policy LU 1.8 would seem either moot or 
of low potential impact to adjacent sites.  Accordingly, this proposal appears 
compatible with Comprehensive Plan location criteria.  

b. The map amendment or site is suitable for the proposed designation. 

Staff Analysis:     

c. The map amendment implements applicable comprehensive plan policies and 
subarea plans better than the current map designation. 

See the discussion under K.2 above.  This site is relatively small and functionally 
surrounded by general-commercial-scale uses on three sides.  Accordingly, 
development of low-intensity residential uses on this site would potentially 
conflict with the many stipulations in Comprehensive Plan policy that seeks to 
avoid conflicts between low-intensity uses like detached homes and higher 
intensity uses.  In fact, as general commercial uses are seen generally as one of 
the highest intensity uses outside the downtown, placing low-intensity housing 
here would seem contrary to the policy framework and development guidelines 
provided by the Comprehensive Plan.  This becomes even more significant if the 
Comprehensive Plan proposal to the west is approved (file Z23-478COMP).  If that 
application was approved, this site would become surrounded on all side by much 
more intense development.  Accordingly, the applicants proposal appears to 
better implement the overall development strategy and framework provided by 
the Comprehensive Plan.  

Staff Analysis:  

The proposals satisfy this criterion. 

 Rezones, Land Use Plan Amendment:  Corresponding rezones will be adopted 
concurrently with land use plan map amendments as a legislative action of the city council. 
If policy language changes have map implications, changes to the land use plan map and 
zoning map will be made accordingly for all affected sites upon adoption of the new policy 
language. This is done to ensure that the comprehensive plan remains internally 
consistent and to preserve consistency between the comprehensive plan and supporting 
development regulations. 

Staff Analysis: If this proposal is adopted by City Council, changes will occur concurrently 
between the Land Use Plan Map in the Comprehensive Plan and the Zoning Map.   

The proposal satisfies this criterion. 
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VII. CONCLUSION 

The proposal has been processed and considered according to the requirements of the Spokane Municipal 
Code.  According to the information provided above and the whole of the administrative record, the 
proposal appears to meet the criteria for a comprehensive plan amendment as provided in SMC 
17G.020.030.  

Following the close of public testimony and deliberations regarding conclusions with respect to the review 
criteria and decision criteria detailed in SMC Chapter 17G.020, Plan Commission will need to make a 
recommendation to City Council for approval or denial of the requested amendment to the Land Use Plan 
map of the City’s Comprehensive Plan. 

VIII. STAFF RECOMMENDATION 

Staff recommends the Plan Commission and City Council approve the proposal. 

IX. LIST OF EXHIBITS 

A. Aerial Photos 
B. Existing and Proposed Land Use Plan Map 
C. Existing and Proposed Zoning Map 
D. Application Notification Area 
E. List of Relevant Comp Plan Policies 
F. Application Materials 
G. SEPA Checklist 
H. SEPA Determination of Non-Significance 
I. Agency Comments 
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Notification Map 

Rev.20180102 

 Phone: 

 Phone: 

509-266-0029

206-390-6113

APPLICANT 

Name: Storhaug Engineering

Address: 510 E Third Ave

Email Address: clifton.trimble@storhaug.com 

PROPERTY OWNER 

Name:  CV THE JAMES, LCC; Ted Chang

Address: 7683 SE 27th STE #297

Email Address:  tchang@tolovanagroup.com         

AGENT 

Name: 

Address: 

Email Address:  Phone: 

Development Services Center   808 West Spokane Falls Boulevard, Spokane, WA 99201-3336 

my.spokanecity.org  |  Phone: 509.625.6300  |  Fax: 509.625.6822 

Application 

DESCRIPTION OF PROPOSAL: 

The current land use designation for parcels 25262.0505 and 25262.0108 is Residential 
Low (zoned RSF). We are requesting a Comprehensive Plan Amendment for the Land 
Use to become General Commercial, with the zoning designation to become GC-70

ADDRESS SITE OF PROPOSAL: (if not assigned yet, obtain address from Public Works before submitting application)

1603 S BEMIS ST & 4302 W SUNSET BLVD

http://www.spokanecity.org/
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Evaluation for 
Agency Use Only

4. How would the proposal be likely to use or affect environmentally sensitive areas or areas 

designated (or eligible or under study) for governmental protection, such as parks, wilderness, wild 

and scenic rivers, threatened or endangered species habitat, historic or cultural sites, wetlands, 

flood plains or prime farmlands?  _____________________________________________________  

_______________________________________________________________________________  

_______________________________________________________________________________ 

Proposed measures to protect such resources or to avoid or reduce impacts are:  ______________  

_______________________________________________________________________________  

_______________________________________________________________________________  

_______________________________________________________________________________

5. How would the proposal be likely to affect land and shoreline use, including whether it would allow 

or encourage land or shoreline uses incompatible with existing plans?  _______________________  

_______________________________________________________________________________  

_______________________________________________________________________________ 

Proposed measures to avoid or reduce shoreline and land use impacts are:  __________________  

_______________________________________________________________________________  

_______________________________________________________________________________

6. How would the proposal be likely to increase demands on transportation or public services and 

utilities?  ________________________________________________________________________  

_______________________________________________________________________________  

_______________________________________________________________________________ 

Proposed measures to reduce or respond to such demand(s) are:  __________________________  

_______________________________________________________________________________  

_______________________________________________________________________________

7. Identify, if possible, whether the proposal may conflict with local, state or federal laws or 

requirements for the protection of the environment.  ______________________________________  

_______________________________________________________________________________  

_______________________________________________________________________________

#   the overall scale and intensity of development on the site, such development would be 
consistent with existing development to the north and south of the site.

The land action is not anticipated to affect any sensitive areas or ecosystems.

See the attached exhibits A, B, and C for a printout/reference of those items and resources.

Compliance with all permitting and Land Development Code regulations at the time of
permitting development; compliance with all agency comments and conditions, etc.

The site is not within any
shoreline jurisdictional area. Regarding land use, the the project vicinity is already identified
for urban scale development by the comprehensive plan. While the proposal might increase...

Will
comply will all applicable local and state requirements.

Any 'General Commercial' development in the future would have somewhat of an
 increase in traffic. Per this process, traffic impacts and mitigation will be solicited to the appropriate

transportation departments and engineers by the City for comments.

Compliance with traffic mitigation measures, as determined by WSDOT and/or the City.

Unknown, however not anticipated.
In addition, all state and federal regulations will be complied with at the time of permitting, and via this process.



Kevin Freibott, Senior Planner
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Whitmarsh, Brandon

From: Development Review <developmentreview@spokanetransit.com>
Sent: Friday, May 17, 2024 12:42 PM
To: Planning & Development Services Comp Plan
Subject: RE: Request for Comments for Z23-477COMP (Rustle and Bemis) - Comments DUE May 

21, 2024

[CAUTION - EXTERNAL EMAIL - Verify Sender] 

Good afternoon, 

Thank you for taking the time to receive and record this comment for Z23-477COMP (Rustle and Bemis) from 
Spokane Transit Authority (STA). STA is supportive of the City’s eƯorts to rezone land near transit service that adds 
more residential density. Denser, multi-family housing development generally supports increased transit 
ridership.  

Additionally, STA has identified this section of Sunset Highway as a future High-Performance Transit (HPT) 
corridor. HPT investments support additional ridership by adding stop amenities and providing higher quality 
transit service (generally more frequent service with a longer span) in areas that warrant it.  

Please coordinate any future construction at these sites with STA, as construction can impact our ability to 
operate safely there.  

Please let me know if you have any questions or concerns, and thank you for working closely with STA. 

Thanks,   

Randy Brown
Associate Transit Planner 
OƯice:    (509) 344-2618  

Email:     RBrown@spokanetransit.com 

spokanetransit.com 
Sign up for regular STA text and email updates 
We are hiring - Drive your career at STA!  

Exhibit I: Agency Comments



   
                                            Spokane Tribe of Indians  
                                Tribal Historic Preservation Office  
                                                   P.O. Box 100 Wellpinit WA 99040 
 

May 13, 2023  
 
To:  Ryan Benzie, Planner  
 
RE:  File Z23-477comp 
                    
Mr. Benzie,   
 
Thank you for contacting the Tribe’s Historic Preservation Office. We appreciate the 
opportunity to provide a cultural consult for your project, the intent of this process is to 
preserve and protect all cultural resources whenever protection is feasible. 
 
In response we concur with recommendations made that the city is requesting 
“residential low to general commercial and concurrent change of zoning from R1 to 
general commercial - 70 at this time I have no concern on code change, however if any 
ground disturbing activity there will be more consultation needed to complete this 
project. 
 
However, if any artifacts or human remains are found upon inadvertent discovery, this 
office should be immediately notified and the work in the immediate area cease. 
 
Should additional information become available or scope of work change our assessment 
may be revised. 
 
Our tribe considers this a positive action that will assist us in protecting our shared 
heritage. 
 
If question arise, contact my office at (509) 258 – 4222. 
 
Sincerely,  
 
Randy Abrahamson 
Tribal Historic Preservation Officer. 
Spokane Tribe of Indians 
 



1

Whitmarsh, Brandon

From: Note, Inga
Sent: Tuesday, May 7, 2024 4:38 PM
To: Planning & Development Services Comp Plan
Subject: RE: Request for Comments for Z23-477COMP (Rustle and Bemis) - Comments DUE May 

21, 2024

No concerns on this one.  
 

From: Benzie, Ryan <rbenzie@spokanecity.org>  
Sent: Tuesday, May 7, 2024 3:32 PM 
Subject: Request for Comments for Z23-477COMP (Rustle and Bemis) - Comments DUE May 21, 2024 
 
Good aŌernoon, 
 
Please see the aƩached request for comments, SEPA checklist, and associated documents for the following project: 
 
Project Name: Z23-477COMP (Rustle and Bemis) 
LocaƟon: W Burch St between S Bemis St and S Rustle St;  NW 1/4, SecƟon 26, Township 25N, Range 42E 
 
Please direct any comments or quesƟons to compplan@spokanecity.org by May 21, 2024 at 5 PM. 
 
 
Thank you, 
 

 
Ryan Benzie | Clerk III | Planning & Economic Development 
509.625.6863 | my.spokanecity.org 
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	K. Demonstration of Need:
	1. Policy Adjustments:  Proposed policy adjustments that are intended to be consistent with the comprehensive plan should be designed to provide correction or additional guidance so the community’s original visions and values can better be achieved. T...
	Staff Analysis:  The proposals do not include a policy adjustment.
	2. Map Changes:  Changes to the land use plan map (and by extension, the zoning map) may only be approved if the proponent has demonstrated that all of the following are true:
	a. The designation is in conformance with the appropriate location criteria identified in the comprehensive plan (e.g., compatibility with neighboring land uses, proximity to arterials, etc.);
	Staff Analysis:  The primary Comprehensive Plan policy that guides the location of General Commercial uses is LU 1.8, General Commercial Uses.  LU 1.8 states that general commercial uses should be directed to “to Centers and Corridors designated on th...
	. . . maintaining the minimum depth from an arterial street necessary for the establishment or expansion of a general commercial neighborhood business; avoiding intrusion where incompatible into established neighborhoods; and implementing transitional...
	While the proposal is located outside any designated Centers or Corridors, it is surrounded on three sides by existing General Commercial designations.  Regarding depth from the arterial, the street alignment on the southern boundary of this site is p...
	Regarding intrusion into incompatible neighborhoods, the existing neighborhood south, east, and north of this site has already developed with commercial uses.  The addition of general commercial uses on the proposal site would not intrude into an exis...
	Regarding transitional uses, the proposal would not constitute a transitional use. However, as the site is surrounded on three side by designated General Commercial properties, a transition would seem superfluous in such a small area.  Transitional us...
	Because this site is small and functionally surrounded by General Commercial uses, the compatibility issues raised by policy LU 1.8 would seem either moot or of low potential impact to adjacent sites.  Accordingly, this proposal appears compatible wit...
	b. The map amendment or site is suitable for the proposed designation.
	Staff Analysis:
	c. The map amendment implements applicable comprehensive plan policies and subarea plans better than the current map designation.
	See the discussion under K.2 above.  This site is relatively small and functionally surrounded by general-commercial-scale uses on three sides.  Accordingly, development of low-intensity residential uses on this site would potentially conflict with th...
	Staff Analysis:

	The proposals satisfy this criterion.
	3. Rezones, Land Use Plan Amendment:  Corresponding rezones will be adopted concurrently with land use plan map amendments as a legislative action of the city council. If policy language changes have map implications, changes to the land use plan map ...
	Staff Analysis: If this proposal is adopted by City Council, changes will occur concurrently between the Land Use Plan Map in the Comprehensive Plan and the Zoning Map.
	The proposal satisfies this criterion.
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