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PCM 1.1

STAFF REPORT TO THE
BENTON COUNTY PLANNING COMMISSION

CASE FILE: 2017 Benton County Comprehensive Plan- Periodic Review- Appeal-
Settlement Agreement

MEMO DATE: November 22, 2019

HEARING DATE: December 10, 2019

APPLICANT: Benton County

OWNER: N/A

LOCATION: Benton County

PROPERTY SIZE: N/A

AREA TO BE USED: N/A

LAND USE: N/A

COMP. PLAN: N/A

ZONING: N/A

SUGGESTED STAFF

RECOMMENDATION: Staff recommends that the Planning Commission forward to the
Board of County Commissioners a recommendation to approve an
amendment to the Benton County Comprehensive Plan to comply
with Resolution 2019-276 subject to eight (8) findings of fact.

BACKGROUND INFORMATION

The State of Washington (RCW 36.70A.130) requires mandatory "periodic updates" of the entire
comprehensive plan and development regulations every eight years for all "fully planning"” cities
and counties. Each Washington city and county must periodically review and, if needed, revise its
comprehensive plan and development regulations to ensure that they comply with the GMA.

Benton County approved its periodic update of its Comprehensive Plan on February 13, 2018
(Ordinance 600/Resolution 2018-0137).

On April 19, 2018, Futurewise challenged the compliance of Benton County Comprehensive Plan
(Ordinance 600/Resolution 2018-0137) with the Growth Management Act. Futurewise filed a
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Petitioned for Review by Futurewise to the Eastern Washington Region Growth Management
Hearings Board (Case Number 18-1-0004).

On April 2, 2019, Futurewise and Benton County, after negotiation, developed a settlement to
which Futurewise agreed to dismiss the above referenced Petition for Review if the Board of
County Commissioners considers and ultimately adopts certain amendments to the Benton County
Comprehensive Plan and additional development regulations. This agreement was adopted by
Benton County in County Resolution 2019-276.

APPLICATION DESCRIPTION

To comply with Benton County Resolution 2019-276, the Benton County Planning Department is
proposing an amendment application to the Benton County Comprehensive Plan, (Ordinance
600/Resolution 2018-0137)

This amendment includes:
1. New policies the Rural Lands-Section 2.2.3 pages 14-16; (PCM 1.5)

Amendments to Rural Domestic Water Policies-Section 2.4.3 page 19; (PCM 1.6)
Amendments to the Capital Facilities & Public Services (2.10 pg. 30); (PCM 1.7)
Housekeeping edits to pages 36 and 52 to correct an acreage amount; (PCM 1.8)

Housekeeping edits to page 95 to correct estimated number of new homes needed; (PCM
1.9)

6. Amendments to the Transportation Element-Section 7.1 page 98, 7.2.6 pages 102-103,
Section 7.2.7 pages 103, Section 7.2.7 page 103, Section 7.2.8 pages 103-104, Section
7.3.1 and 7.3.11 pages 104-105, Section 7.5.1 page 109-110; (PCM 1.10)

a s wbd

7. Amendments to the Capital Facilities Relationship between Land Use and Capital Facilities
Section 9.11 page 122; (PCM 1.11)
8. Amendments to Capital Facilities Improvement to Public Facilities identified in Other Plans-

Section 9.24 pages 125-138; Section 9.6 Siting of Essential Public Facilities pages 141 and
143(PCM 1.12)

9. Addition to the References section-page 154; (PCM 1.13)

10. Title Change to Appendix H-4 (Inventory within Benton County and 2028 Forecast and
Level of Service Analysis; (PCM 1.14)

11. Addition Appendix M (Benton County Community Wildfire Protection Plan, previously
adopted by the Board of County Commissioners); (PCM 1.15)

12. Addition Appendix N (Benton County Natural Hazard Mitigation Plan 2019, previously
adopted by the Board of County Commissioners; (PCM 1.16) and

13. Letter Change from Appendix M to Appendix O (Comment Response Matrix) (PCM 1.17)

PUBLIC NOTICE

1. Legal notification for the Planning Commission public hearing was published in the Prosser
Record Bulletin on November 27, 2019 (PCM 1.4)

2. A public hearing was held before the Planning Commission on December 10, 2019.

AGENCY COMMENTS
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1. Benton County Planning Department: The Planning Department analyzed and developed
the application for consistency with the Growth Management Act, the Benton County
Comprehensive Plan, the County-Wide Planning Policies, Benton County Resolution 2019-
276 (Agreement with Futurewise) and other regulations adopted by Benton County as
applicable.

CRITERIA FOR FINDINGS OF FACT
1. Benton County Code 16.14.080 (Comprehensive Plan- Amendments- Procedural Steps
for Review of Proposed Amendments)

2. Benton County Comprehensive Plan, 1.7 Amendments to this Comprehensive Plan.
3. Growth Management Act (RCW 36.70A)
4. Benton County Resolution 2019-276 (Agreement with Futurewise)

RECOMMENDATION
Benton County Planning Staff will assist the Planning Commission with the determination of
findings and conditions for the application.

The Benton County Planning Department recommends that the Planning Commission forward a
recommendation of approval to the Benton County Board of Commissioners with the following
suggested findings of fact and motion.

SUGGESTED FINDINGS OF FACT:

1. The State of Washington (RCW 36.70A.130) requires mandatory "periodic updates" of the
entire comprehensive plan and development regulations every eight years for all "fully
planning" cities and counties. Each Washington city and county must periodically review
and, if needed, revise its comprehensive plan and development regulations to ensure that
they comply with the GMA.

2. Benton County approved its periodic update of its Comprehensive Plan on February 13,
2018 (Ordinance 600/Resolution 2018-0137).

3. On April 19, 2018, Futurewise challenged the compliance of Benton County
Comprehensive Plan (Ordinance 600/Resolution 2018-0137) with the Growth
Management Act. Futurewise filed a Petitioned for Review by Futurewise to the Eastern
Washington Region Growth Management Hearings Board (Case Number 18-1-0004).

4. On April 2, 2019, Futurewise and Benton County, after negotiation, developed a
settlement to which Futurewise agreed to dismiss the above referenced Petition for Review
if the Board of County Commissioners considers and ultimately adopts certain
amendments to the Benton County Comprehensive Plan and additional development
regulations. This agreement was adopted by Benton County in County Resolution 2019-
276.

5. The proposed amendments comply with the standards of RCW 36.70A, the Growth
Management Act. As required in RCW 36.70A.106, the County notified the Washington
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State Department of Commerce (60-day review) on November 5, 2019 of the application
to amend the Benton County Comprehensive Plan.

6. The proposed amendments comply with Benton County Resolution 2019-276, Agreement
with Futurewise.

7. The proposed amendments comply with the public notice and procedural steps in Benton
County Code (BCC) Chapter 16.14 Amendments to the Benton County Comprehensive
Plan,

8. The proposed amendments generally include:

New policies the Rural Lands-Section 2.2.3 pages 14-16; (PCM 1.5)
Amendments to Rural Domestic Water Policies-Section 2.4.3 page 19; (PCM 1.6)
Amendments to the Capital Facilities & Public Services (2.10 pg. 30); (PCM 1.7)
Housekeeping edits to pages 36 and 52 to correct an acreage amount (PCM 1.8)

Housekeeping edits to page 95 to correct estimated number of new homes needed
(PCM 1.9)

f. Amendments to the Transportation Element-Section 7.1 page 98, 7.2.6 pages 102-
103, Section 7.2.7 pages 103, Section 7.2.7 page 103, Section 7.2.8 pages 103-104,
Section 7.3.1 and 7.3.11 pages 104-105, Section 7.5.1 page 109-110; (PCM 1.10)

g. Amendments to the Capital Facilities Relationship between Land Use and Capital
Facilities Section 9.11 page 122; (PCM 1.11)

h.  Amendments to Capital Facilities Improvement to Public Facilities identified in Other
Plans-Section 9.24 pages 125-138; Section 9.6 Siting of Essential Public Facilities
pages 141 and 143(PCM 1.12)

i Addition to the References section-page 154; (PCM 1.13)

J- Title Change to Appendix H-4 (Inventory within Benton County and 2028 Forecast
and Level of Service Analysis; (PCM 1.14)

k.  Addition Appendix M (Benton County Community Wildfire Protection Plan, previously
adopted by the Board of County Commissioners); and (PCM 1.15)

l. Addition Appendix N (Benton County Natural Hazard Mitigation Plan 2019, previously
adopted by the Board of County Commissioners (PCM 1.16)

m. Letter Change from Appendix M to Appendix O (Comment Response Matrix) (PCM
1.17)

® 20 o

SUGGESTED MOTION:

I move that the Planning Commission forward a recommendation of approval for the
proposed Comprehensive Plan amendment subject to the eight (8) Findings of Fact listed in the
Staff Report dated November 22, 2019 to the Benton County Board of Commissioners, and that
the Chairman along with the Secretary of the Planning Commission develop written findings for
approval and signature of the Planning Commission Chairman.
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ORDINANCE NO.

IN THE MATTER OF COUNTY PLANNING: COMPREHENSIVE PLAN AMENDMENT
APPLICATION, TO COMPLY WITH BENTON COUNTY RESOLUTION 2019-276,
SETTLEMENT AGREEMENT WITH FUTUREWISE.

BE 1T ORDAINED BY THE BOARD OF COUNTY COMMISSIONERS OF BENTON COUNTY,
WASHINGTON:

The following ordinance is hereby adopted but will not be codified.

Section 1. Public Interest. The Board of County Commissioners find
it to be In the public interest to amend the Benton County Comprehensive
Plan to comply with Benton County Resolution 2019-276 as it relates to
a settlement agreement with Futurewise.

Section 2. Update to Comprehensive Plan. Amend the 2017 Benton
County Comprehensive Plan (Ordinance 600) to amend the text (PCM 1.5-
1.13), create a title change to Appendix H-4, (PCM 1.14), add Appendix M
(PCM 1.15) and Appendix N (PCM 1.15) and change the appendix letter from
Appendix M to Appendix O (PCM 1.17)

The Benton County 2017 Comprehensive Plan dated February 13, 2018
is hereby amended to comply with Benton County Resolution 2019-276 as
it relates to a settlement agreement with Futurewise, as attached. The
amendment is in compliance with current requirements of the Growth
Management Act and shall become part of the Benton Comprehensive Plan
as of this date.

Section 3. Severability. If any provision of this ordinance is
declared unconstitutional, or the applicability thereof to any person or
circumstance is held invalid, the constitutionality of the remainder of
the ordinance and the applicability thereof to other persons and
circumstances shall not be affected thereby.

Section 4. Effective Date. This ordinance shall take effect and be
in full force upon its passage and adoption.

ADOPTED AND PASSED this day of December 2019.

Charrman ot the Board

Charrman Pro-Tem

Member



Approved as to Form: Constituting the Board of
County Commissioners of
Benton County, Washington

Attest:

Deputy Prosecuting Attorney Clerk of the Board



Planning Department Phone (509) 786-5612
P.O. Box 910 Fax (509) 786-5629
Prosser, WA 99350 planning.department@co.benton.wa.us

co.benton.wa.us

NOTICE OF PUBLIC HEARING

NOTICE OF HEARINGS before the Benton County Planning Commission in the matter of
the 2017 Periodic update of the County Comprehensive Plan: proposed amendments to
the land use maps and text of the Benton County Comprehensive Plan, BCC Title 9-
Subdivision Regulations and BCC Title 11-Zoning in a manner that would resolve a Petition
for Review filed by Futurewise. After negotiations, the County and Futurewise developed
a settlement on the above-mentioned Petition for Review that was approved by the Board
of County Commissioners in Resolution 2019-276.

The Planning Commission will consider amendments to the 2017 Comprehensive Plan
amending Ordinance 600 as noted below and to BCC Title 9 Subdivision Regulations (File
No. OA 2019-002) amending Ordinance 612, Section 11 and BC 9.02.100 and to BCC
Title 11-Zoning (File No. OA 2019-003) relating to building permits; amending
Ordinance 611, Section 165 and BCC 11.42.040 at a public hearing Tuesday, December
10, 2019 at 6 p.m., in the Benton County Planning Annex Hearing Room at 1002 Dudley
Avenue in Prosser. The Planning Commission will consider all comments received and
make their recommendation to the Board of County Commissioners (BOCC). The BOCC
will then conduct a hearing to consider and act upon the Planning Commission’s
recommendation.

NOTICE 1S FURTHER GIVEN that draft land use maps and related documents may be
viewed on the County’s website at http://tinyurl.com/2017compplan, a summary of those
changes follows this notice. Copies may be requested by calling or writing the planning
office using the information below. Any comments regarding the proposed hearings may
be made at the above hearings or submitted in writing. All written comments submitted
by mail should be sent to: Benton County Planning Department, P.O. Box 910, Prosser,
WA 99350-0910, and received by the Planning Department no later than December 9,
2019. Comments may also be submitted by email to
planning.department@co.benton.wa.us by 3:00 p.m. December 10, 2019.

Any information submitted to Benton County is subject to the public records disclosure
law for the State of Washington (RCW Chapter 42.17) and all other applicable law that
may require the release of the documents to the public.

It is Benton County’s policy that no qualified individual with a disability shall by reason of
such disability be excluded from participation in public meetings. If you wish to use
auxiliary aids or require assistance to comment at this public meeting, please contact the
Benton County Planning Department at the above stated phone numbers and/or address



http://tinyurl.com/2017compplan
http://tinyurl.com/2017compplan
mailto:planning.department@co.benton.wa.us
mailto:planning.department@co.benton.wa.us

no later than 48 hours prior to the date of the meeting. The Request for Reasonable
Accommodation form is available online at www.co.benton.wa.us or from the Planning
Department.

Dated this 19t day of November 2019.

MARTIN SHEERAN, Chairman
BENTON COUNTY PLANNING COMMISSION

GREG WENDT,
Interim Planning Manager

Publish date: November 27, 2019

Proposed Changes 2017 Comprehensive Plan - Ordinance 600
Draft land use maps and related documents may be viewed on the County’s website at
http://tinyurl.com/2017compplan

New policies the Rural Lands-Section 2.2.3 pages 14-16

Amendments to Rural Domestic Water Policies-Section 2.4.3 page 19

Amendments to the Capital Facilities & Public Services (2.10 pg. 30)

Amendments to the Transportation Element-Section 7.2.6 pages 102-103, Section

7.2.7 pages 103, Section 7.2.7 page 103, Section 7.2.8 pages 103-104, Section

7.3.1 and 7.3.11 pages 104-105, Section 7.5.1 page 109-110

5. Amendments to the Capital Facilities Relationship between Land Use and Capital
Facilities Section 9.11 page 122

6. Amendments to Capital Facilities Improvement to Public Facilities identified in
Other Plans-Section 9.24 pages 125-138

7. Title Change to Appendix H-4 (Inventory within Benton County and 2028 Forecast

and Level of Service Analysis

Addition to the References section-page 154

9. Addition Appendix M (Benton County Community Wildfire Protection Plan,
previously adopted by the Board of County Commissioners)

10.  Addition Appendix N (Benton County Natural Hazard Mitigation Plan 2019,

previously adopted by the Board of County Commissioners

PoOdPE

oo

OA 2019-002 Proposed Changes to BCC Title 9 Subdivision Regulations
relating to water supply; amending Ordinance 612, Section 11 and BC
9.02.100.


http://www.co.benton.wa.us/
http://www.co.benton.wa.us/
http://tinyurl.com/2017compplan
http://tinyurl.com/2017compplan

Ordinance 612, Section 11 and BCC 9.02.100(b) are hereby amended to read as follows:
(b) Private water supplies may be utilized to serve a short plat or subdivision if an
applicant demonstrates that the proposed water source is consistent with RCW 90.44.050,
as existing or hereafter amended, ((and)) with applicable rules adopted pursuant to RCW
90.22 and 90.54, as existing and hereafter amended, and with Ordinance | if
applicable.

OA 2019-003 Proposed Changes to BCC Title 11-Zoning relating to building
permits; amending Ordinance 611, Section 165 and BCC 11.42.040

Ordinance 611, Section 165 and BCC 11.42.040 are hereby amended to read as follows:
BUILDING PERMITS - (a) a) No person, company, or corporation shall erect a building or
structure of any kind or make any addition to an existing building or structure or alter
any building or structure already erected within the unincorporated area of the County of
Benton without ((first obtaining a permit in writing from a county official duly authorized
for this purpose.)) complying with Title 3 of the Benton County Code. (b) Private water
supplies may be utilized to serve a short plat or subdivision if an applicant demonstrates
that the proposed water source is consistent with RCW 90.44.050, as existing or hereafter
amended, ((and)) with applicable rules adopted pursuant to RCW 90.22 and 90.54, as
existing and hereafter amended, and with Ordinance . if applicable.















































































o Wildland Urban Interface Defensible Space - Our Fire District for the last two years has
instituted and developed a Firewise program to district residents. This has proven to offer

some reduction to our wildfire-related calls; however, it does not get much participation to
the high majority of our community despite public campaigns and strong community push.

Plan to continue to use this program and maximize the use of our staff time to meet with
property owners and educate them on the value of defensible space. Funding for staff time is
a need to enhance this program; completing structural assessments every two years has
proven difficult.

o Fire Breaks - The costs associated with maintaining established fire breaks costs our small
fire department thousands of dollars annually and cannot be sustained without some type of

financial assistance.

* Rural Water Supplies - Continue to seek and develop water supply systems in our rural
areas for assistance in fire suppression. Very few areas exist for drawing water in the rural
areas due to remoteness and lack of developed water systems.

e Residential and Agricultural Burning - All open burning within the County is subject to

guidelines concerning, size, time, location and permit requirements from Benton County
Clean Air Authority (BCCAA). Moreover, the BCCAA and the local cities have banned back
yard burning except for blown in tumbleweeds. This is a two-fold problem. The first is that

getting rid of some of the fuel loads reduces the fire potential to sustain burning. The other
issue is that burning incorrectly causes numerous out of control fires.

¢ Communications - The SECOMM system has some limitations to cover the entire two
counties due to topography despite the multiple channels and repeater sites.

e Other - As with most volunteer agencies, the District continues to seek ways to improve its
ability to recruit and retain good firefighters and emergency response personnel.

West Benton Fire Rescue:

» Capacity needs or deficiencies for addressing fire risks - Always need more volunteer
firefighter staffing. The career positions will not take away anything from the current
volunteer force and are only being hired to supplement the response of volunteers. Need to

maintain a robust roster of fulltime and volunteer staff to combat large incidents in the
jurisdiction.

* Personnel - Response model relies heavily on Volunteer Firefighters, which make up 85
percent of response force. Due to a societal decline in volunteerism and the ever-increasing
reguirements to be a firefighter, it is difficult to increase the depth of the Volunteer ranks. In
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addition, it is difficult to expand specialized services such as technical rescue and hazardous
materials response when so heavily reliant on volunteer firefighters.

e Rural Property Development - Response area continues to see development of new single-
family residential structures into the Intermix/Interface areas comprised of heavy grass/brush
fuels. Many times, fires in the interface/intermix require an extensive amount of resources to
provide structure protection as well as being actively engaged in fire suppression. This can
cause a large drain on regionally available apparatus.

e Communications - With the recent addition of Franklin County and Walla Walla Fire District
5 to dispatching, radio traffic has been extremely busy. Though local repeaters and tactical
frequencies used to command individual incidents are plentiful, both the availability of
simulcast frequencies to communicate with the dispatcher and dispatch center capability to
listen to and respond to multiple frequencies is lacking.

e Vegetation Management - Invasive plant species make managing a 5-acre rural residential

parcel difficult. Many rural property owners fail to control invasive species which leads to

insufficient or non-existent defensible space. The lack of a State Vegetation Management

Program has allowed the cheatgrass and invasive species to grow right up the end edge of

Interstate and State Highway road surfaces. Vegetation that has grown up to the edge of a
roadway becomes critically dry in the summer months and is easily ignited by discarded
smoking material, mechanical problems or traffic accidents and creates traffic hazards due to
fire, smoke and responding fire apparatus in the roadway. It is a challenge to protect
thousands of acres of lands that abut under-maintained roadways; spend a considerate
amount of time dealing with wildland fires started from roadside ignitions.

e Burn Permits - Burning is limited within the City Limits of Prosser, and surrounding UGA to
tumbleweeds. In the rural areas of the response area, Benton County Clean Air Agency sets

burning regulations and sets the daily burn decision regarding outdoor burning. Many times,
people are unaware about the daily burn decision or the presence of a burn ban.

¢ Fire Inspections - Prosser is home to a vibrant downtown core comprised of 100-year-old
multistory buildings that house restaurants, assembly occupancies, mercantiles, offices and

residential units. Fire and Life Safety Inspections came under the authority and responsibility

of the City of Prosser in 2015. Proper fire and life safety inspections must be maintained to
minimize the occurrences of devastating downtown fire losses.

e Other - Relying primarily on Volunteer Firefighters, it can be a struggle to mount an effective
initial response force to incidents, and a large/complex natural cover fire or structure always

requires the assistance from neighboring agencies to mitigate. To augment daytime
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response in during the summer months, seasonal employees help with station tasks and
incident responses.

The two fire stations are not staffed around the clock, and calls that occur at night or over

the weekend are staffed with personnel responding from home. Continue to identify ways to

decrease “turnout time" to incidents, which includes identifying funding to house responders
at the headquarters fires station.

Identifying and installing fuel breaks with heavy equipment. Continue to build private
landowner relationships and identify areas where fuel breaks will have a positive impact.

Fire District 4:

Wildland Urban Interface Defensible Space - Funding for additional staff time is needed
by the fire District to enhance the Firewise program and complete structural assessments
every two years and deliver educational materials to potential participants as the population
continues to grow and change. There are additional areas that abut City of West Richland

property (specifically the sewer treatment plant) as well as many private homes that have
never had a significant fire resulting in large buildup of fuel. The area also has extremely

limited access and does pose a significant hazard if wildfire does gain access to the area.

Efforts are needed to coordinate fuel reduction or defensible space around this area. This will

be challenging, as there are wetlands in the area as well as being adjacent to the Yakima
River and associated fish habitat.

Rural Water Supplies - Continue to seek and develop water supply systems in rural areas for

assistance in fire suppression. The District has worked with some of the vineyards to establish
water supply points at irrigation ponds, but these are not always a reliable source of water

depending upon the time of year and required water use for the vineyards. The District has

also worked with the Barker Ranch to identify water supply access points to be developed as

the ranch makes improvements to the irrigation and wetland management program. These

water supplies allow access to water supplies closer to the threat of wildland fires as
identified by landowners, users and the District.

Communications - SECOMM has a rather sophisticated, intricate, and reliable — repeater

simulcast microwave system. The system has some limitations to cover the entire two
counties due to topography despite the multiple channels and repeater sites.

Residential and Agricultural Burning - The District continues to see a high number of
controlled burning activities that are not allowed under the current Benton County Clean Air

Authority rules. The types of allowed burning depend upon the urban growth boundaries as
well as agricultural use of lands. Many of the residents who have lived in the area for longer,
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still conduct burning of natural vegetation even though they are inside the urban growth
boundary, where this type of burning is not allowed. Efforts to educate the public on the
rules continues to be a challenge based on the perceived rural nature of large portions of the
District.

Cooperative Agreements - The District is part of an automatic and mutual aid agreement
system with Three counties; Benton, Franklin and Walla Walla. We have developed a dispatch

matrix that allows us to put a large amount of resources on an incident in a relatively short
period of time in the urban areas, but the rural areas take much longer to deploy resources

due to the remote areas.

Other - As with most combination career/volunteer agencies, the District continues to seek

ways to improve its ability to recruit and retain reliable personnel to assist with the variety of

responses and other administrative activities that must occur to be a progressive and

successful organization.

Fire District 5:

Residential Growth — The District has not seen significant population growth. However,

there is growth in the suburban areas on the outer district lines, with housing development
expanding into the district.

Communications - The District is part of a Bi-County dispatch center (SECOMM) that is
responsible for dispatching all fire, ems and police, as well as one fire agency from a third
county, Walla Walla County. SECOMM has a VHF simulcast and microwave system utilized by
fire agencies, and law enforcement agencies operate on an 800MHz radio system. The VHF
radio system is outdated and will require a major overhaul within the next 2 to 5 years as
parts are no longer available. The merger to one dispatch center was recent. With the
addition of Franklin County Fire agencies, Pasco Fire Department and Walla Walla Fire District
#5, radio traffic has increased. It seems that the number of dispatch staff needs to be
increased to handle the increased radio traffic and calls.

Other - The District is reliant on neighboring fire agencies for structure fires as well as for
ALS services. There is a need to have access to Water Tenders and Type 1 Engines.

Cooperative Agreements — The District has mutual aid agreements with neighboring fire
agencies. The District will implement or renew needed mutual aid agreements.

Fire District 6:

Capacity needs or deficiencies for addressing fire risks - Need more volunteers and paid
staff. Have six seasoned responders that are near retirement age. However, these few
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