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Pederson Road Neighborhood Plan

INTRODUCTION
The primary goals of the Pederson Road Neighborhood Plan are to develop a strategy to alleviate the
ownership and utility issues of the Pateros Trailer Court (AKA Pederson Road Trailer Court) and to
develop a long-range plan for the Pederson Road Neighborhood to address the broader needs of the
community.
This Plan provides a description of the planning area, existing conditions, issues and opportunities and
establishes strategies and implementation measures based on community input and analysis of
transportation, infrastructure, and land use issues. The objective is to establish and prioritize key
strategies to improve the Pederson Road Neighborhood.

Background & Vision
In March 2016, the City applied for Community Development Block Grant (CDBG) planning funds to
develop a plan for the Pederson Road neighborhood. This request was made in response to residents
asking the City to address certain land use and service issues. The City recognized the best way to solve
these ongoing issues would be through the development and implementation of a neighborhood plan.
The Pederson Road Neighborhood Plan is intended to help the City identify and prioritize neighborhood
improvements and to develop a sound and efficient financial strategy to meet the needs of the
community.
The City held several meetings
during December 2016-April
2017 to gather input for this
Plan. Participation included the
Pederson Road neighbors,
including the Pateros Trailer
Court owners, the School
District, business stakeholders,
Steering Committee, and the
City Council. Discussions
included identifying the
neighborhood’s assets,
strengths, limitations and
opportunities. This Plan is the
result of their work.

The overall vision is to connect the people living in the Pederson Road neighborhood to the City’s
recreational, commercial, and civic spaces. In addition, this Plan seeks to identify transportation and
utility improvements, enhance pedestrian access to reduce the unnecessary use of the automobile,
improve mobility and safety, and encourage planned growth that is sensitive to preserving the character
of the area.
The Pateros Trailer Court is a 2.78-acre parcel within the Person Road neighborhood. In 1998, Nickle
Orchards formed a Limited Liability Corporation (LLC) and gave each of the 20 families living there 5%
interest in the LLC. The Trailer Court owners wish to subdivide the LLC parcel into individual legal lots of
record. In addition, the Trailer Court has only one water meter serving all 20 homes, the sewer lines
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plug, the street is narrow and dangerous and road Right-of-Way is undefined. The City intends to
resolve the Trailer Court ownership and utility issues as part of this planning effort.
In addition to the addressing the needs of the Pateros Trailer Court, there is a shortage of affordable
housing in the Okanagan. The Carlton Complex Fire destroyed several homes in Pateros, displacing many
residents. The Pederson Road Neighborhood Plan provides a way to preserve existing affordable housing
units and looks to the future to plan for future residential development consistent with the character of
the neighborhood.

Area Description
The Pederson Road neighborhood is in the City of Pateros in Okanagan County, Washington. The City
covers a little over 300-acres of land. The Pederson Road Neighborhood planning area consists of land
within the jurisdiction of the City (city limits) as well as unincorporated land within the City’s urban
growth area boundary (UGA). The City and County recognize the UGA as a holding area for future
growth and development. The planning area consists of approximately 75-acres. Of those, around 53acres are within the city limits and the remaining 21-acrs are in the City’s UGA.
The planning area is in the northeasterly part of town in an older section that is somewhat separated
from the rest of the city due to topography and limited roadways. US 97 bisects the planning area
creating further separation from employment areas along the Columbia shoreline. The Pederson Road
neighborhood includes fruit orchards, industrial development, packing houses, cold storage facilities,
single family homes on large parcels, and a 20-unit trailer park. The Pederson Road Neighborhood refers
to all private and public properties located within the boundaries shown on the Pederson Road
Neighborhood Planning Area shown in Figure 1.
Figure 1. Pederson Road Neighborhood Planning Area
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Planning Framework
The City of Pateros is committed to the on-going work of providing its residents with a safe and vibrant
community. The City of Pateros Comprehensive Plan sets the vision and framework policies for
achieving this goal, it is an expression of how the city should grow and develop. The Pederson Road
Neighborhood Plan is a further refinement of the City’s Comprehensive Plan and represents the
community’s desired future.
The residential designations of the Comprehensive Plan are intended to foster a development pattern
wherein existing uses and housing needs are recognized. The designations encourage single and multifamily development that is compatible with the environment and surrounding land uses, and is
reasonably served by the city’s services. These designations are extended as appropriate to the urban
growth area to give Okanogan County an indication of the growth pattern anticipated by the city.
The public facilities and service goals and objectives in the Comprehensive Plan are intended to ensure
that facilities will be available and adequate to meet future demands. The Pederson Road neighborhood
is currently experiencing issues with the adequacy of certain facilities and utilities. The goals and policies
in the City’s Comprehensive Plan guide the prioritization of improvements for the planning area.
The Transportation Element in the Comprehensive Plan provides for the orderly movement of people
and goods throughout the City. This includes motorized and non-motorized modes of transportation.
Non-motorized refers to pedestrian and bicycle circulation. Safe pedestrian and bicycle circulation is
considered a priority for the health, safety and welfare of Pateros residents. When improving nonmotorized transportation in Pateros, safety is the priority followed by healthy exercise and recreation.
Specific goals and objectives from the Comprehensive Plan underpinning this Plan are as follows:
Land use Goal 1: Manage lands in such a way to maintain and improve Pateros as a comfortable,
aesthetically pleasing, healthy and safe place to live.
Land Use Goal 4: Coordinate the varied pattern of land use with circulation routes and public facilities so
as to promote convenience, efficiency, health and welfare of the city.
Land Use Policy 4.2: Enhance pedestrian access in and around the community in order to reduce the
unnecessary use of the automobile.
Land Use Goal 5: Protect and help develop, whenever possible, desirable public and private investments
in land and improvements.
Land Use Goal 7: Ensure that the costs of development do not create an unfair economic burden for the
taxpayers of the community.
Residential Goal 1: Provide for a variety of housing types and densities in order to accommodate the
needs of all citizens.
Residential Goal 2: Protect residential neighborhoods by preventing encroachment of incompatible
uses.
Residential Goal 3: Provide for safe, healthy, and aesthetically pleasing residential areas.
Public Facilities Goal 2: Encourage maintenance and improvements of existing public facilities.
Public Facilities Goal 3: Coordinate timing, expansion and location of public facilities and utilities to
meet present demand and allow for future growth in a cost-effective manner.
Public Facilities Goal 8: Develop School District property north of town into a community sports center.
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Transportation Goal 4: Develop a transportation system that provides for non-motorized transportation
and circulation facilities throughout the community, as well as linkages to regional facilities. Priorities
include connections between schools and residential areas, residential and commercial areas and parks
and open spaces.
Transportation Goal 5: Develop and implement improvements that reduce the potential for conflict or
hazardous situation involving vehicular and non-motorized traffic.
Transportation Goal 13: Maximize public safety along US 97, reducing traffic speed, providing clarity to
intersections, maximizing pedestrian safety, and reducing noise and visual blight.
Transportation Goal 14: Strengthen pedestrian connections, reinforcing co-spine of civic and
commercial uses.
Transportation Policy 1: Develop and maintain a transportation system that provides for safe and
efficient movement of people, goods and services to and from areas of commerce, employment,
education, residence, and recreation.
Transportation Policy 10: Analyze Rights-of-Way for narrow roadways, and explore options for
widening Ives Street, Watson Draw, and other narrow and/or hazardous streets.
Transportation Policy 12: Recognize the importance of pedestrian and non-motorized travel in
contributing to the physical health of residents and the economic wellbeing of the community.
Transportation Policy 13: Encourage development of facilities to promote safe and convenient
pedestrian and bicycle circulation in Pateros.
Transportation Policy 15: Strive to provide sidewalks or other off-street pedestrian ways along all
roadways in the city, with a priority on those areas surrounding the school.
Transportation Policy 16: Explore options for providing safe and visible crossing points for Highway 97,
especially at the intersection with Dawson Street.
Other planning documents informing this Plan include the City’s Shoreline Master Program, the City of
Pateros Comprehensive Park and Recreation Plan, and the Downtown Redevelopment Plan. Some of the
land within the planning area is within the shoreline jurisdiction and is therefore subject to the goals and
policies in that plan. The Park and Recreation and Business District plans provide further opportunities
for positive change.

EXISTING CONDITIONS
There are approximately 75-acres in the Pederson Road Neighborhood planning area. Of those, about
53-acres are in the city limits and the remaining 21-acres are in the UGA. The Neighborhood is largely
undeveloped. It has infrastructure deficiencies; undersized water and sewer lines, inadequate fire
hydrants, no trail or sidewalk system for residents to safely access school, work, the downtown business
district or city hall. The area is characterized by orchards, large lots with single family residential homes,
farm animals, and industrial activities. The Pederson Road neighborhood is largely undeveloped and
disconnected from the rest of the City.

Existing Land Use
A review of existing land uses helps to identify the existing pattern of development and where future
development may be possible as well as the types of development that would be compatible with the
character of the area. Figure 2. Shows current land use in the planning area.
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Figure 2. Pederson Road Neighborhood Current Land Use

Industrial
Residential

Public
School District
Vacant
Agriculture

For the most part, land in the Pederson Road neighborhood is currently in industrial, agricultural, and
residential uses. The area north of US 97 consists of orchards, fruit packing houses, the Pateros Trailer
court with 20 homes, and a handful of single family homes on large lots and “hobby farms” on parcels
ranging in size from a third of an acre to five acres. Two parcels on the eastern edge of the planning area
are vacant, totaling around nine acres. The land on the south side of US 97, along the shoreline contains
industrial uses except for a vacant tract owned by the School district that is approximately 8-acres in
size.

Comprehensive Plan Land Use Designations
The City’s Comprehensive Plan is the roadmap for future development. It establishes future land use
designations that were developed to implement the goals and policies in the plan. Figure 3. shows the
Comprehensive Plan Land Use Designations for the Pederson Road planning area.
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Figure 3. Comprehensive Plan Land Use Designations

Future land use designations for The Pederson Road Neighborhood includes Mixed-Residential, Urban
Growth Residential, and Light Industrial. The purpose of the Mixed-family Residential designation is to
provide for a mixture of housing needs with low to medium levels of density, ranging from one to fifteen
dwelling units per acre. This designation allows both single and multi-family dwellings and requires
larger minimum lot sizes for multi-family units to preserve a balance of overall density. The Mixed
Residential designation also provides for manufactured park homes. The intent of the Mixed-Family
Residential designation is to encourage a mixture of housing types and ensure that mixed-family
residential developments do not conflict with adjacent uses; criteria for this includes view, aesthetics,
noise level, traffic conditions, and access.
Urban Growth Residential Designation is a place holder for the City to grow and expand as needed. The
Pederson Road Neighborhood contains approximately 21-acres of unincorporated land within the
Pateros Urban Growth Area Boundary (UGB). Land in the Pateros UGB is under the jurisdiction of
Okanagan County until annexed. This land is largely undeveloped and provides additional land capacity
for residential development. The intent of Urban Growth Residential Designation is to show the County
the growth pattern that the City is planning for.
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The purpose of the Light Industrial Designation is to provide for existing and future light industrial uses.
Most of the Industrial land in the Pederson Road Neighborhood is built out except for an 8-acre parcel
owned by the School District at the eastern boundary of the planning area. The Comprehensive Plan
considers the potential to develop this property into a community sports center.

Zoning Districts
The Zoning Ordinance for the City of Pateros controls the type and density of the development within
city limits. Areas outside of the City in the UGA are predesignated with County zoning districts consistent
with the City’s Comprehensive Land Use Designations. Zoning in the planning area includes “R-2” and
Light Industrial, see Figure 4.
The R-2 zoning district is intended to implement the Comprehensive Plan Mixed-Family Residential Land
Use Designation. The R-2 zone is a flexible zone that encourages a mixture of housing types with low to
medium levels of density; a range from one to fifteen dwelling units per acre. The R-2 zone allows for
both single-family and multi-family homes which could be duplexes, apartments, or manufactured home
parks. Proposed multi-family housing in the R-2 zone is must go through the City’s Planned Development
(PD) permit process which requires a conditional use permit. The maximum building height in the R-2
zone is 35’.

Figure 4. City of Pateros Zoning Map
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Physical Features
The Pederson Road neighborhood sits on an alluvial plain of Watson Draw. The planning area has a
steep variation in elevation which contributes to the severe challenges of providing road and utilities
infrastructure. Soils in the planning area are “Group A” which refers to soils with high filtration rates,
that are excessively drained with a high rate for water transmission. These types of soils are generally
considered suitable for construction. Figure 5. Below illustrates topography in the planning area.

Figure 5. Pederson Road Planning Area Topography

Vehicle access to the Pederson Road neighborhood is severely limited. The area is primarily served by
three roads, US 97, Pederson Road (Old Hwy 10), and the Pateros Trailer Court road. US 97 is the main
arterial route through the city. It supports a wide variety of uses for locals and is also the regional
highway running through the Okanagan Valley. The Washington State Department of Transportation
(WSDOT) defines the US 97 as a Mainline Highway with a Functional Class of Rural-Principal Arterial. It is
a two-lane highway with 12’ wide lanes of traffic and 5’ of shoulder on each side. The legal speed limit is
50 mph and there is no safe place for neighborhood residents to cross. US 97 bisects the planning area
and represents a physical barrier for neighborhood access to employment and municipal services.
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Figure 6. Pederson Road Planning Area Road Network

The alignment from US 97
to Pederson Road creates
additional safety hazards for
vehicle access to the
planning area. Pederson
Road is a local access city
street, meaning it is
intended to provide access
to individual homes or
shops. The Pateros Trailer
Court road forks off from
Pederson Road and is
basically a private driveway
for the twenty homes in the
trailer court. Figure 6.
shows the road network for
the Pederson Road
neighborhood

Utilities in some of the Pederson Road neighborhood consist of water and sewer infrastructure. There is
a 10” main sewer line serving the trailer court and two adjacent parcels to the east. The remaining
parcels in the planning area are outside the City’s service area and are currently on septic systems.
The City plans to improve its existing sewer system by looping the 8” sewer line on Pederson Road with
the 10” line on the Industrial Way spur. An 8’ AC water main extends through the planning area.
However, the City does not currently serve all the Pederson Road residents with City water.

ISSUES AND OPPORTUNITIES
Over the past several months, City staff and community members have brainstormed about planning for
the Pederson Road neighborhood. Residents were asked to describe their neighborhood in one word as
it currently exists. The number one answer was “rural” followed by “animals” and “mixed”. Other words
used to describe the neighborhood included:
•
•
•

•
•

Neighborly
Complex
Orchards

Remote
Disconnected

When asked for the one word to describe the desired future state of the neighborhood, the top
response was, “animals” followed by “affordable”, and “rural”. Other words used to describe the
desired future for the Pederson Road neighborhood included:
•
•
•

•
•
•

Connected
Infrastructure
Neighborly
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For the most part, the people living in the Pederson Road neighborhood are happy and would like their
community to stay as is with some fixing. Most improvements are focused on the Trailer Court.
However, some residents recognize that the extension of city services and potential annexation of land
within the UGB would provide a way to create viable residential building lots.

Strengths, Weaknesses, Opportunities, and Threats (SWOT)
A SWOT analysis was conducted to further help identify issues and opportunities for the Pederson Road
Neighborhood Plan.
STRENGTHS: Things that currently exist and are a
positive influence

WEAKNESSES: Things that currently exist and are a
negative influence

Noise, busy traffic, merging from trailer
court onto Pederson Rd from US 97 is
dangerous, no turn off lane of US 97,
highway speeds, traffic, roads, access in/out
of planning area, lack of infrastructure

Rural character, neighborliness, animals,
quiet, uncrowded, scenic, people are close
to work, community, feel safe, the people

THREATS: Anything that is not currently a significant
problem, but could be if certain steps are not taken

OPPORTUNITIES: Anything that is not currently a
significant strength, but could be if certain steps are
taken

Rehab intersection, infrastructure
improvements, loop water and sewer, ,
annexation good if things stayed the same,
smaller lot sizes allowed

Annex, if couldn’t keep animals,
affordability, lack of infrastructure

In general, issues faced by the community include a lack of adequate transportation and utility
infrastructure. Residents expressed concern that access to their homes, essential services, school and
the workplace is dangerous at best. There are no safe pedestrian routes in the planning area. Children
and adults are forced to walk on the streets or along the narrow and poorly defined shoulder of US 97.
Issues specific to the Trailer Court residents include the need to subdivide the LLC parcel into individual
lots of record so that residents own their own tracts. This will enable them to sell their homes or take
out loans against the value of the land to make improvements.
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Other issues raised by the Trailer Court residents include the following:
•
•
•
•
•
•
•
•
•
•

There is only one meter that serves all 20 homes.
The sewer plugs up.
There is only one fire hydrant and it may not be adequate to serve the trailer court.
Each home needs its own trash bin and address.
Runoff from the hill needs to channeled better.
The power pole is in bad location.
Access and circulation needs to be improved.
A highway crossing is needed.
A safer ingress and egress from US 97 is needed, perhaps a turn lane.
Street lighting would make the neighborhood safer.

Opportunities for the Pederson Road neighborhood include:
•
•
•
•
•

Improving safety with pedestrian and bicycle routes.
Improving infrastructure.
The School District property.
The inventory of undeveloped and underdeveloped land that could support future
development.
Annexation potential could allow smaller lot sizes to provide affordable housing.

INTEGRATED STRATEGIES
This section provides three key strategies with a list of prioritized actions to achieve the Pederson Road
Neighborhood Plan goals. Plan goals to alleviate the ownership and utility issues of the Pateros Trailer
Court (AKA Pederson Road Trailer Court) and develop a long-range plan for the Pederson Road
Neighborhood to address the broader needs of the community. Some of the recommendations require
City action and some are dependent upon others. While these key strategies are high priorities for the
neighborhood, they represent a long-term vision that will be implemented over a period of several
years.

KEY STRATEGY 1: RESOLVE THE PATEROS TRAILER COURT LAND USE ISSUES
Priority Actions

Timeframe
Immediate: 1 Yr
Short: 2 Yr
Medium: 3-5 Yr
Ongoing

1.1 Acquire additional property for Planned Development requirements
1.2 Enact Planned Development to subdivide the LLC parcel
1.3 Dissolve LLC
1.4 Assign new addresses
1.5 Arrange for individual garbage pick-up
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KEY STRATEGY 2: ALLEVIATE THE PATEROS TRAILER COURT INFRASTRUCTURE ISSUES
Priority Actions

Timeframe
Immediate: 1 Yr
Short: 2 Yr
Medium: 3-5 Yr
Ongoing

2.1 Upgrade water piping and install individual meters on each home
2.2 Conduct a fire hydrant assessment
2.3 Widen and pave internal roadway
2.4 Channel stormwater runoff to open space tract for dispersion
2.5 Assess the feasibility of installing street lights
2.6 Asses and upgrade sewer piping as needed
2.7 Work with PUD to relocate power pole and underground power lines
2.8 Work with Irrigation District on an intersection design to realign
roadway

Medium
Short
Medium
Medium
Short
Medium
Ongoing
Medium

KEY STRATEGY 3: MAKE THE PEDERSON ROAD NEIGHBORHOOD SAFER AND CONNECTED
Priority Actions

Timeframe
Immediate: 1 Yr
Short: 2 Yr
Medium: 3-5 Yr
Ongoing

3.1 Develop pedestrian and bicycle transportation routes for safe route to
school
3.2 Expand the local access street network
3.3 Work with WDOT to construct a right-hand turn lane US 97 from
Pederson Road
3.4 Work with WSDOT to establish a pedestrian crossing on US 97

Ongoing
Ongoing
Ongoing
Ongoing

CONCEPTS
The Pederson Road Neighborhood Plan is the result of several months of discussion between city staff,
elected officials and the community. The identification of issues, opportunities, strengths and
weaknesses brought forth key strategies and prioritized action items. Visualizing the form these
strategies could take will stimulate additional ideas to further refine implementation measures.
The Pateros Trailer Court owners and the City worked together to draft a conceptual layout for
subdividing the LLC parcel. The concept includes acquiring a 30’ strip around the perimeter of the parcel
adjoining the orchard for open space. It also proposes a 24’ wide easement for utilities and pedestrian
access. Both elements support the integrated strategies in this Plan. The 30’ open space strip could be
used for a “green street” open space pathway to become a segment of the developing pedestrian and
transportation route. This open space strip may be used for stormwater conveyance and infiltration. It
also serves as a green barrier to protect the trailer court residents from drifting agricultural sprays and
dust from the neighboring orchard. The draft Trailer Court concept map also proposes utility easements
which will be needed to alleviate existing infrastructure issues. The private street serving the Trailer
Court would be widened and improved and dedicated to the City. See Figure 7.
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Figure 7. Pateros Trailer Court Conceptual Layout

DRAFT

13

Pederson Road Neighborhood Plan
The proposed layout and improvements for the Pateros Trailer Court address components of all three
integrated key strategies. Figure 8. Shows the extension of water and sewer infrastructure. This not only
alleviates existing infrastructure issues for the Trailer Court residents, but it provides a viable way for the
City to expand services to new developable areas in the future and build redundancy in its utility
systems.
Figure 8. Water and Sewer Infrastructure Layout

Potential to connect
future development
areas to City Utilities

New water and sanitary
sewer piping (green and
blue lines) installed for
every unit.
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Several options were considered to implement Key Strategy 3: Make the Pederson Road
Neighborhood Safer and Connected. The goal is to connect the Pederson Road Neighborhood to the
City by improving circulation and mobility for cars and pedestrians. Figures 9 and 10 illustrate a trail that
would create a non-motorized connection to create a safer route for pedestrians who currently walk
along the shoulder of US-97 to get to school or City Hall.

Figure
. 9. Conceptual Trail Layout 1

The Pateros Trailer Court private road would be improved and dedicated to the City to become a public
street. Improvements include widening to 12’ with a 6’shoulder on each side. The road would be
realigned to connect to Pederson Road to improve circulation throughout the neighborhood. Figure 11
illustrates the conceptual layout to improve circulation for the Pederson Road Neighborhood.
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Figure 10. Conceptual Trail Layout 1

Figure 11. Conceptual Road Layout

Acquire easement to
connect Pateros Trailer
Court Rd with Pederson
Rd
Acquire 30’ strip and
use for pedestrian
trail
Improve Street

Work with WSDOT for
right turn lane and
crossing solution
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PLANNING LEVEL COSTS
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Summary of Estimated Costs*
Sewer System Improvements………………. $343,868
Water System Improvements………………. $310,271
Trail……………………………………………………… $208,297
Road Improvements…………………………….

$185,451

Stormwater Management……………………. $315,410
Total

$1,363,297

* Engineering Estimates do not include land acquisition, permitting, or legal fees
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FUNDING OPTIONS
Funding options for infrastructure improvements are available from several sources – some grant but
mostly in the form of low interest loans.
FUNDING SOURCE

PROGRAM
DETAILS

APPLICATION
CYCLE

Washington State Drinking Water State Revolving Fund (DWSRF)
Preconstruction grants available for feasibility,
engineering, design and environmental review.

Up to $30,000, no
match

April -May

Preconstruction loans

Up to $300,000, no May-June
match

Construction loans

1% loan fee, 11.5% interest rate,
20 years, no match

Oct-Nov

Up to $750,000

June

Construction grants

Up to $30,000 for
water/sewer
planning and
environmental
review

Accepted year
round on fundavailable basis

Water and Environmental Programs (WEP) loans and
grants for drinking water, sanitary sewer, solid waste and
storm drainage facilities in rural areas and cities and
towns of 10,000 or less. Funds can be used for preliminary
design, engineering analysis, and feasibility studies

Long-term, low
interest loans, may
combine grant
with a loan. Up to
a 40-year payback
period

Accepted year
round on fundavailable basis

Community Development Block Grant (CDBG)
General Purpose Grant for construction projects
US Rural Development

WSDOT Safe Routes to Schools
Program provides funds for projects that improve
conditions for children to walk or bike to school

2018 opens first
part of the year
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