
CITY OF RICHLAND DEVELOPMENT SERVICES DIVISION 
STAFF REPORT TO THE HEARING EXAMINER 

  
 
GENERAL INFORMATION: 
 
 
PROPOSAL NAME: Falconridge - Preliminary Plat 
 
LOCATION: South/southeast of the intersection of Morency Drive and 

Falconcrest Loop 
 

APPLICANT: Bauder Homes LLC 
 
FILE NO.: S2020-101 
 
DESCRIPTION: Request to divide 19.56 acres into 27 single family 

residential lots and one tract. 
 
PROJECT TYPE: Type III Preliminary Plat 
 
HEARING DATE: May 11, 2020 
 
REPORT BY: Shane O’Neill, Senior Planner 
 
RECOMMENDED 
ACTION:    Approval subject to completion of proposed conditions 
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Figure 1 - Vicinity Map 

 
DESCRIPTION OF PROPOSAL 
Bauder Homes LLC has filed a preliminary plat application (Exhibit 1) to divide 
approximately 19.5 acres into twenty seven (27) residential lots known as the plat of 
Falconridge (Exhibit 2). Proposed lot sizes range from 10,996 square feet to 34,050 
square feet; with an average lot size of 17,769 square feet. The site is comprised of 
three parcels totaling 19.5-acres. Falconridge is a continuation of the plat of 
Falconcrest which expired prior to completion.  
 
Access to the plat of Falconridge would come from Morency Drive generally, while 
lots within the plat would be accessed from extensions of Falconcrest Loop on either 
side of Morency Drive. 
 
GENERAL INFORMATION 
SURVEYOR:   ROGERS SURVEYING. INC. 
ANNEXATION DATE: 2003 
COMPREHENSIVE PLAN: LOW-DENSITY RESIDENTIAL (0 TO 5 DWELLING 

UNITS PER ACRE) 
CURRENT ZONING: R-1-10 (SINGLE-FAMILY RESIDENTIAL) 
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PROJECT DATA 
GROSS PLAT AREA: 19.56-acres 
NET PLANNING AREA: 11.01-acres 
NUMBER OF LOTS: 27 
NUMBER OF TRACTS: 1 
LAND FOR STREETS: 1.86-acres 
TRACT AREA: 6.7-acres 
NET DENSITY: 2.4 units/acre 
 
GENERAL BACKGROUND/SITE HISTORY 
Sometime around 2006-2007 the subject site was included in the approval of a 
larger 40.7-acre, 145-unit residential PUD named “The Crest”.  The Crest proposed 
58 single-family lots and 87 townhomes. Considering the magnitude of development 
conditions applied to The Crest, development was abandoned. One of the more 
significant development conditions was the City’s requirement to build a small 
segment of off-site public roadway which now exists and is named Baum Street. 
Then owner, Milo Bauder, alternately decided to divide the land into several larger 
parcels, by way of exempt segregation, which he then further divided by submitting a 
series of five (5) short plat applications to create 15 lots. Remnants of these short 
plats can still be seen in the two smaller parcels comprising the subject site.  
 
In 2011, the subject site was included in a preliminary plat application, to subdivide a 
20-acre site into 44 single-family residential lots, named Falconcrest (Exhibit 9).  The 
27-lot final plat of Falconcrest Phase 1 was recorded in 2012. The east node of the 
subject preliminary plat of Falconridge is shown as phase 2 of Falconcrest. Because 
preliminary plat approval of Falconcrest has since expired, the current owner, Scott 
Bauder, has applied for another preliminary plat approval (Falconridge) in order to 
complete the hilltop development.  
 
PHYSICAL FEATURES 
The site consists of three irregularly-shaped parcels covering the Little Badger 
Mountain (also called East Badger) ridge-top together with a portion of the 
south/west slope.  For general discussion purposes the plat site consists of two 
nodes, an east node and a west node which are separated by Morency Drive. Of the 
two general “nodes” comprising the site, the east node has been previously graded 
and is therefore devoid of its natural vegetation. As shown in the site photos taken 
by staff (Exhibit 3), the east node consists of two vacant, rocky, leveled-terraces 
containing sewer infrastructure. Whereas the west node exhibits less signs of 
ground-disturbance. The west node has been partially graded for road (Falconcrest 
Loop) access to four existing residential lots created via short plat (#3553, Exhibit 
12) in 2018. Although not readily apparent, most, if not all of the west node has been 
previously disturbed for access and underground utility installation. 

 
Topographically speaking, the east node of the site has previously undergone rough 
grading into two terraces and is relatively flat compared to the previous natural 
condition. This portion of the site can generally be described as rocky. Both terraces 
are comprised of basalt cobble, some of which belonged to the original hilltop that 
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was pushed-out to create the lower terrace. The east node contains the lowest site 
elevation of approximately 980-feet above sea-level.  
 
The west node of the plat lies topographically above the east node and above the 
intersection of Morency Drive and Falconcrest Loop. When first entering the west 
node from said street intersection, immediately to the right (north) there are four (4) 
existing lots previously created by way of Short Plat #3553 which are being 
developed with single-family homes at the time this report is being written. The west 
node has been partially graded to create the westerly extension of Falconcrest Loop 
serving four lots belonging to Short Plat #3553. The west node remains in a more 
naturally sloping condition with a relatively continuous slope down the south side of 
the hill from the ridge-top. The hillside adjacent to the north boundary of west node 
falls very sharply, beginning as a cliff perched above the roof of a single-family 
home. Much of the north-slope here contains natural vegetation consisting of bunch-
grasses and sagebrush.  The west node contains the highest site elevation of 
approximately 1,150-feet above sea-level. 
 
SITE DESCRIPTION & ADJACENT LAND USES 
The subject site is comprised of three parcels, totaling 19.56-acres, on the top of 
Little Badger Mountain. Little Badger Mountain is a companion hill to Badger 
Mountain. With a peak elevation of approximately 1,200 feet above sea-level, Little 
Badger Mountain forms a ridgeline running in a northwest/southeast orientation. 
Little Badger is one of the more significant landmarks of the Tri-Cities area in an 
otherwise flat landscape.  
 
Land surrounding the site is mostly vacant with the exception of the neighboring 
homes on Falconcrest Loop (north) to which the subject plat will appear to be part of 
once developed.  There is one additional home (2495 Morency Drive) adjacent to 
and north of the west node of the plat site which is embedded into the steep hillside, 
perched above the residential neighborhood of Crested Hills and below the proposed 
plat of Falconridge. Land to the south first falls sharply before flattening-out into an 
area where a cherry orchard was previously removed and is being replaced with the 
single-family residential plat of Westcliffe Heights. Said steep slope belongs to the 
plat of Westcliffe Heights and is planned to be partially developed with homes. A 
centrally located feature of the plat site is the public right-of-way intersection of 
Morency Drive and Falconcrest Loop. 
 
For reference, site photos taken by Planning Department staff are provided herein as 
Exhibit 3. 
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Figure 2 – Comprehensive Plan Map 

 
COMPREHENSIVE PLAN 
Richland’s Comprehensive Plan designates the plat site for low-density residential 
development, allowing for residential densities ranging between 0 – 5 dwelling units 
per acre, equating to an average allowable residential density of 3.5 units per acre. 
The plat of Falconridge proposes a net residential density of 2.4 dwelling units/acre.  
 

Applicable Goals & Policies 
Provided below is a selected set of Comprehensive Plan goals & policies particularly 
applicable to the subject residential subdivision. Staff notes Natural Environment 
goals and policies specifically apply to Falconridge by encouraging preservation of 
prominent ridges and hillsides in south Richland to maintain views and to invite 
pedestrian access via trails. Staff does not find ways in which Falconridge attempts 
to preserve the ridgeline comprising the site. 
 
Land Use Goal 3: Maintain a broad range of residential land use designations to 
accommodate a variety of lifestyles and housing opportunities. 
 Policy 1: Distribute residential uses and densities throughout the urban 
growth area consistent with the City’s vision. 
 
Land Use Goal 5: Ensure connectivity that enhances community access and 
promotes physical, social, and overall well-being so residents can live healthier and 
more active lives. 
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Policy 2: Promote pedestrian and bicycle circulation throughout the 
community by connecting with the infrastructure and the City’s network of parks and 
trail system. 

 
Land Use Goal 8: Address unique land use situations in the urban area with policies 
specific to those situations that ensure compatibility between land uses without 
infringing on private property rights. 

Policy 4: Identify and encourage the preservation of lands, sites, and 
structures that have historical or archaeological significance. 

 
Natural Environment Goal 1: Promote the protection, conservation, and restoration 
of natural areas, shorelines, and critical areas as unique assets to the community, 
and provide public access for enjoyment of such facilities based on the ability of the 
resource to support the use. 

Policy 1: Use the critical areas ordinance, SMP, the state environmental 
policy act (SEPA), and other ordinances, as applicable, to designate and protect the 
critical areas and natural environment. 

Policy 4: Encourage the public and/or private acquisition of the prominent 
ridges in the south Richland area to preserve views, protect shrub-steppe habitat, 
and to provide public access. Consider the preservation of the ridges and hillside 
areas through various standards.  

Policy 5: Develop an integrated pedestrian trail system to provide access 
through the City’s important natural features, such as prominent ridges and river-
shore areas and provide necessary trail linkages between these natural features. 
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Figure 3 – Zoning Map 

 
ZONING 
This preliminary plat site is zoned R-1-10 (Single-Family Residential) allowing for 
each lot to be developed with one single-family home and accessory structures 
cumulatively covering up to forty percent (40%) of the respective parcel.  
 
The R-1-10 zone imposes an 8,000 square foot minimum lot size with a requirement 
for a 10,000 square foot average lot size (4.3 units/acre). The proposal adheres to 
said limits. 
 
Land Uses and Dimensional Standards 
The following R-1-10 standards apply to the proposed plat: 
 
Uses Permitted:  Single family homes and accessory structures 
Minimum lot size:  8,000 square feet 
Front yard setback:  20 feet minimum  
Side yard setback: 10 feet minimum 
Rear yard setback: 25 feet minimum 
Maximum building height: 30 feet (mid-roof-point) 
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CRITERIA FOR PRELIMINARY PLAT APPROVAL 
Section 24.12.053 of the RMC sets forth the criteria that must be met before a 
preliminary plat application can be approved; it states: 
 
The hearing examiner shall not recommend approval of any preliminary plat 
application, unless the approval is accompanied by written findings that: 

A. The preliminary plat conforms to the requirements of this title; 
B. Appropriate provisions are made for the public health, safety and general 

welfare and for such open spaces, drainage ways, streets or roads, alleys, 
other public ways, transit stops, potable water supplies, sanitary wastes, 
parks and recreation, playgrounds, schools and school grounds and all other 
relevant facts, including sidewalks and other planning features that assure 
safe walking conditions for students who only walk to and from school; 

C. The public use and interest will be served by the platting of such subdivision 
and dedication; and 

D. The application is consistent with the requirements of RMC 19.60.095 
 
RMC Section 24.12.050 designates the Hearing Examiner as the hearing body 
responsible for conducting the review of preliminary plat applications.  
 
PUBLIC NOTICE 
Application Date:      January 22, 2020 
Notice of Hearing Mailed:           February 24, 2020 
Notice of Hearing Posted:             February 24, 2020 
Notice of Hearing Published:  March 1, 2020 
Public Hearing:      May 11, 2020 
 
A combined notice of application and optional SEPA determination of non-
significance was provided by mailing notices to property owners within 300 feet.  
Public hearing notices were distributed through posting of the property, mailing of 
notice to property owners within 300 feet of the site and publication in the Tri-City 
Herald newspaper. Copies of the notices and affidavits are included in Exhibit 4.   
 
Public hearing on this item was originally to be held on April 11, 2020. By way of 
explanation, the month of April is missing from the date schedule above due to 
Governor Inslee’s "Stay Home-Stay Healthy" order in response to the 2020 COVID-
19 incident whereby public gatherings, including public hearings, were temporarily 
suspended. As such the hearing was moved from April 13th to May 11th. Accordingly, 
public hearing notices advertising the new hearing date were re-sent to property 
owners within 300 feet of the site. 
 
UTILITIES 
Much of the utility infrastructure available to serve this plat was installed as part of 
the neighboring short plats and the final plat of Falconcrest Phase 1 to the north 
which developed the Faconcrest Loop right-of-way. Generally, sewer, water and 
electrical power are all immediately available for extension from the boundaries of 
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the subject plat site. More detail about each utility service is provided below. The 
utility-specific discussions below indicate existing underground utility infrastructure 
while also mentioning the need for extension. This is because each utility is not 
sufficiently extended to serve all lots proposed by the subject plat and utility mains 
will need relatively short extensions to service the proposed lots. 
 
Sewer 
The nearest sewer main available to serve Falconridge is located within the 
Falconcrest Loop right-of-way, both east and west of Morency Drive. This eight (8) 
inch sewer main will need to be extended into the Falconridge site to provide 
service.  Considering portions of this plat occupy the highest elevation in Richland, 
approximately, there will be no need for special sewer infrastructure such as force-
mains or lift-stations as gravity-fed sewer service is an available solution. 
 
Water  

Potable 
The nearest water main available to serve Falconridge is located within the 
Falconcrest Loop right-of-way, both east and west of Morency Drive. This eight (8) 
inch water main is sufficiently sized to serve the plat but will need to be extended 
into the Falconridge site to provide service.  
 

Irrigation  
The project site is located outside of irrigation district boundaries of both the 
Kennewick Irrigation District (KID) and the Badger Mountain Irrigation District 
(BMID). The applicant proposes to use domestic water for irrigation purposes. City 
code generally requires all residential developments located south of the Yakima 
River be served by a separate source of irrigation water. RMC Section 18.16.080 
provides an exemption to this requirement for single-family residential lots containing 
less than 1,000 square feet of pervious area, and for sites on ground sloped greater 
than six percent. The applicant has either option of limiting the irrigable portions of 
lots to meet the 1,000 square foot exemption or to annex the site into the Badger 
Mountain Irrigation District to provide the required separate source of irrigation 
water. Conditions of approval provided by the Public Works Department intentionally 
exclude any requirement(s) for the project to install irrigation water service separate 
from city potable water. The Public Works office has therefore granted a de facto 
exemption to the requirement to provide a separate source of irrigation water.  
 
Electrical Power 
The nearest electrical power line available to serve Falconridge is located within the 
Falconcrest Loop right-of-way, both east and west of Morency Drive. Power lines will 
need to be extended into the Falconridge site to provide service. There is sufficient 
capacity in the City power distribution system to service the proposed plat. 
 
ACCESS/TRANSPORTATION 
At the approximate mid-point of the plat site lies at the intersection of Morency Drive 
and Flaconcrest Loop. As with the existing homes on Falconcrest Loop, the 
proposed project would be accessed via Morency Drive which extends from the 
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Crested Hills subdivision (below the site) up and over the ridge top of Little Badger 
Mountain. Morency Drive is classified as a “neighborhood collector” street which 
includes roadways serving as primary access between subdivisions and 
arterial/arterial collector streets.    
 
The east node of the plat contains an undeveloped portion of right-of-way, named 
Falconcrest Loop, aligned in the shape of an oval. The developed portion of this road 
borders the adjacent homes to the north, however those homes do not gain direct 
vehicle access from Falconcrest Loop. The proposed plat will complete the currently 
incomplete segment of Falconcrest Loop. 
 
Within the west node, a short segment of Falconcrest Loop currently extends 
northwesterly of Morency Drive. With development of Falconridge, Falconcrest Loop 
will be extended from its current temporary turn-around northwesterly to form a cul-
de-sac.  Plat approval is conditioned upon applying a more appropriate suffix to this 
segment of roadway other than “loop” as it does not form a loop in this location. 
 
Legacy Lane extends through much of the plat of Westcliffe Heights and intersects 
with Queensgate Drive/Bermuda Road at the entrance to Westcliffe Heights. As 
future phases of the Westcliffe Heights subdivision are completed, Morency Drive 
will be extended slightly to the southwest where it will intersect with Legacy Lane. 
The description above is provided to explain that Morency Drive will be the sole 
means of access to Falconcrest for only a short period of time, until Legacy Lane is 
completed. Once this connection is achieved, residents of Faconcrest will have the 
option (likely the preferred option) to quickly descend the hill on Queensgate Drive 
instead of meandering through the narrower Morency Drive in the Crested Hills 
neighborhood. Some traffic generated by homes in Falconcrest will inevitably 
continue to use Morency Drive depending on the destination.  
 
Staff draws the Hearing Examiner’s attention to recommended condition #55 
requiring the existing “Private Drive Easement” noted on the preliminary plat to be 
constructed to city standards. This “roadway” was not constructed to a “city 
standard. If the intent of this road is to provide access to lots 21-27 then it shall be 
improved per Richland Municipal Code.  This requires the roadway to be constructed 
34-feet wide and curb, gutter and sidewalk to be installed along the lot frontages. 
  
In regard to the level-of-service (LOS), pursuant to Sections 12.03.170 and 
12.03.180 [RMC] this development proposal as submitted is in general conformance 
with the assumptions made for land use and scale/density. Through collection of 
impact fees, the project will comply with concurrency requirements of the Municipal 
Code. 
 
To date, a traffic study/transportation analysis has not been prepared for the 
Falconridge project at-hand. Page 13 of the SEPA checklist (Exhibit 5) indicates the 
plat will generate approximately 270 vehicle trips per day at full build-out.  The 
source of this trip generation volume figure is not referenced, cited or supported by 
additional documentation.  
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Staff points-out that a traffic impact analysis (TIA) was part of the 2011 Falconcrest 
preliminary plat record. The TIA is titled The Crest Traffic Impact Analysis because it 
was prepared for The Crest PUD project and was then re-used to review 
Falconcrest.  This TIA was used in determining the value of constructing Baum 
Street and imposing the new roadway as a development condition.  Said TIA was 
prepared by JUB Engineers Inc., in July of 2007 and indicates an expiration date of 
July 15, 2009 on the cover page. 
 
FIRE SAFETY 
Portions of the plat are adjacent to undeveloped properties over 5-acres in size and 
so are subject to the City’s wildland fire protection requirements. The City has wild-
land fire protection requirements that apply to homes built on or adjacent to steep 
slopes that would impact lots within the proposed plat. Recommended condition of 
approval #57 requires compliance with these wildland fire protection requirements 
together with specific requirements related to installation of new fire hydrants.  
 
SCHOOLS 
The plat falls within the boundaries of the Richland School District. The proposed 
plat was routed to the district for review and commenting as part of the standard 
referral process. Though no comments from the district were received by the City, 
prior staff reports for nearby plat sites noted that the site is located within the White 
Bluff’s district, but it is likely that future students from this development will be 
reassigned to either Marcus Whitman or Lewis and Clark Elementary. The elevation 
and slope of the access road may require students walk to a bus stop located near 
Morency Drive and Gage Blvd. Direct access to improved sidewalks is needed to 
ensure a safe walking route. 
 
PARKS 
The previous dedication and development of the Crested Hills Park provides 
adequate neighborhood area parks for the projected number of residents, based on 
City park standards. The City of Richland owns an additional 32.8-acres of open-
space land consisting of the steep slopes adjacent to and lying below the home sites 
along the perimeter of Falconcrest Loop. Considering both Crested Hills Park and 
the 32.8-acres of open-space land were previously dedicated to the City as part of 
other developments, municipal park impact fees will be assessed for each new home 
at the time of building permit issuance.  
 
 Trails 
One noteworthy feature of the Falconridge plat survey is the presence of the 15-foot 
[hiking] trail easement along the rear line(s) of lots 11 through 20 created by way of 
auditor file as part of previously recorded short plats. Said trail easement 
terminates/originates in the northwest corner of Lot 11. During past meetings 
between Planning staff and members of the local recreation group, Friends of 
Badger (FoB), the Planning Department understands FoB aims to achieve trail 
connectivity in the location of this plat. Friends of Badger wants to secure an 
easement extending from Lot 11, northwesterly up to the top of the ridgeline where 
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the hiking trail will be extended to connect with the planned trail within the plat of 
Westcliffe Heights. The city will not be conditioning plat approval on the developer 
providing new trail easements. Whether or not the applicant prefers to provide a trail 
easement is a private matter between interested parties.   
 
CRITICAL AREAS 
The general vicinity of the project site, including the subject site, is identified in the 
City’s Critical Areas Ordinance (RMC 22.10.240) as being potentially geologically 
hazardous due to the presence of steep slopes. Accordingly, the Falconridge 
preliminary plat application materials included a geotechnical evaluation by 
Affordable Geotech Services LLC dated January 22, 2018 (Exhibit 8). The 
geotechnical report generally describes on-site subsurface conditions as being 
sufficiently stable to support the development at full build-out. An image taken by 
staff labeled “cut slope” illustrating the rocky substrate is provided in the set of site 
photos included herein as Exhibit 3. The geotechnical report revealed no site 
conditions warranting mitigation measures or further investigation.  
 
The Hearing Examiner may notice the geotechnical report by Affordable Geotech 
Services only applies to lots belonging to the west node of the plat.  By way of 
explanation, official City records for the expired preliminary plat of Falconcrest 
include a geotechnical evaluation applicable to the east node of Falconridge as lots 
therein previously belonged to Falconcrest.  This older geotechnical report was 
prepared by Intermountain Materials Testing & Geotechnical, dated Oct. 12, 2012 
and is provided herein as Exhibit 9. 
 
The site is further identified as containing intact shrub-steppe priority habitat per WA 
Dept. of Fish & Wildlife (WDFW) mapping resources. To address potential concerns 
over the impacts to shrub-steppe habitat the City solicited input from the local 
WDFW biologist, Michael Ritter. Mr. Ritter’s response letter (Exhibit 11) indicates no 
significant concerns relative to the potential loss of shrub-steppe on the Falconridge 
plat site.  
 
SEPA 
A SEPA checklist (Exhibit 5) addressing potential impacts of the proposed 
subdivision was included in the preliminary plat application. On March 26, 2020 staff 
issued a Determination of Non-Significance (DNS) (Exhibit 6) using the optional DNS 
process available under the provisions of WAC 197-11-355 whereby the SEPA 
comment period closes concurrent with close of the public hearing.  City staff 
received no comments during the advertised SEPA comment period. 
 
Falconridge preliminary plat application materials include a letter from Michael Ritter, 
Habitat Biologist with the State of Washington Department of Fish and Wildlife, 
confirming the project does not threaten priority habitat and species. This letter is 
provided as Exhibit 11. 
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AGENCY COMMENTS 
A number of public agencies and City departments were given an opportunity to 
comment on the proposal. Comments were received from: Kennewick Irrigation 
District only. The City of Richland Energy Services and Public Works Departments 
also provided respective comments. All comments received from other agencies in 
response to project advertisement are provided herein as Exhibit 7. Comments from 
Richland Energy Services and from the city Public Works/Engineering Department 
are entered directly into the set of recommended approval conditions listed at the 
end of this report. 
 
PUBLIC COMMENTS 
At the time this report was prepared, the City received no comments from members 
of the general public. 
 
ANALYSIS 
The criteria approval of a preliminary plat application (RMC 24.12.053) are reprinted 
here, with a summary of how the application complies with the standard: 
 
A. The preliminary plat conforms to the requirements of this title (RMC Title 24); 
The City’s subdivision regulations set forth specific requirements for the filing of an 
application, how notice of the application is to be provided and requires that the 
Hearing Examiner conduct a public hearing and make recommendation to the City 
Council. These steps have been followed to date.  
 
B. Appropriate provisions are made for the public health, safety and general welfare 

and for such open spaces, drainage ways, streets or roads, alleys, other public 
ways, transit stops, potable water supplies, sanitary wastes, parks and recreation, 
playgrounds, schools and school grounds and all other relevant facts, including 
sidewalks and other planning features that assure safe walking conditions for 
students who only walk to and from school; 

 Crested Hills Park is a 5.8-acre neighborhood park located 0.7-miles north of the 
proposed plat site by way of vehicle travel.  

 The larger 41.5-acre Badger Mountain Park is located approximately 3-miles 
north of the proposed plat site by way of vehicle travel. Badger Mountain Park 
contains outdoor sports fields and courts able to serve recreational needs of the 
broader surrounding vicinity.  

 Badger Mountain South, to the west, is planned to contain several other open 
space areas including parks and trails. A direct connection will eventually be 
formed between Falconridge and the larger Badger Mountain South proper 
provided the plat of Falconridge constructs trail improvements within the 15-foot 
trail corridor easement (AF #’s 2011-019372 & 2012-037725) as shown on the 
Falconridge survey (Exhibit 2) encumbering the rear fifteen-feet of lots 11 
through 20. Proposed condition of approval # 57 requires the developer construct 
a minimum 4-foot-wide soft surface trail within said easement. 

 Contrary to the SEPA checklist, the site is not located along an existing bus 
route. The Ben Franklin Transit Authority provides bus service along Keene Road 
and Gage Blvd. approximately 3.5 miles to the east.  
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 The plat would be served by City domestic water lines currently existing within 

the boundaries of the project site. Water lines have capacity to provide for the 
proposed project.  

 The City of Richland sanitary sewer system contains sufficient capacity to serve 
the proposed 27 home sites. Sanitary service will be extended to this project.  

 The plat would be served by Richland Energy Services electrical power by way of 
service line extension.  

 In accordance with City development standards, storm water drainage would 
have to be retained and managed on-site. The plat is designed to include an 
existing storm water management pond encumbering lots 7, 8 & 9.  

 Richland School District was given the opportunity to comment. No comments 
from the District were received by the City. 

 Planning staff notes a lack of contiguous sidewalk on Morency Drive available for 
children to walk to school or the nearest bus-stop.  

 
C. The public use and interest will be served by the platting of such subdivision and 

dedication;  
The proposed project is consistent with the Comprehensive Plan in terms of the 
proposed density of the plat. The project is consistent with the City’s zoning 
regulations, and would be consistent with development patterns in the surrounding 
neighborhood considering existing topographic constraints. Provision of additional 
housing units will contribute to meeting the housing demand experienced in the Tri-
Cities thereby serving public interest and demand.  Completing the small segment of 
Morency Drive within Falconridge will provide connectivity with Legacy Lane in the 
neighboring plat of Westcliffe Heights. 
 
D. The application is consistent with the requirements of RMC 19.60.095, which 

states: 
No development application for a Type II or Type III permit shall be approved by 
the city of Richland unless the decision to approve the permit application is 
supported by the following findings and conclusions: 
 

1) The development application is consistent with the adopted Comprehensive 
Plan and meets the requirements and intent of the Richland Municipal Code. 

The proposal is generally consistent with the intent of the Comprehensive Plan and 
meets requirements of the Municipal Code as outlined above. 
 

2) Impacts of the development have been appropriately identified and mitigated 
under Chapter 22.09 RMC. 

Chapter 22.09 is the City’s adoption of the State Environmental Policy Act 
provisions. The applicant filed an environmental checklist (Exhibit 5) for which the 
City issued and distributed a Determination of Non-Significance (Exhibit 6).  Review 
and analysis of the proposed development reveals no compelling evidence of any 
potentially significant environmental impacts warranting mitigation nor further review. 
 

3) The development application is beneficial to the public health, safety and 
welfare and is in the public interest. 
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The project is consistent with the City’s Comprehensive Plan and development 
regulations and it therefore would be considered beneficial to public health, safety 
and welfare and would be in the public interest. As mentioned above, staff is 
recommending several requirements in the form of conditions, aimed at ensuring the 
development does not generate any significant impacts which would be detrimental 
to the peaceful enjoyment of existing land uses in the surrounding vicinity.    
 
E.  The development does not lower the level of service of transportation facilities 

below the level of service D, as identified in the Comprehensive Plan; provided, 
that if a development application is projected to decrease the level of service 
lower than level of service D, the development may still be approved if 
improvements or strategies to raise the level of service above the minimum 
level of service are made concurrent with development. For the purposes of 
this section, “concurrent with development” means that required improvements 
or strategies are in place at the time of occupancy of the project, or a financial 
commitment is in place to complete the required improvements within six years 
of approval of the development. 

The project would add 27 new residential lots to be accessed from newly 
constructed and existing roadways leading into the subdivision. Because the project 
is within the impact fee area, traffic studies are not required to prove level of service 
or identify mitigation. The fee becomes the mitigation; thereby fulfilling concurrency 
requirements.  
 
F.  Any conditions attached to a project approval are as a direct result of the 

impacts of the development proposal and are reasonably needed to mitigate 
the impacts of the development proposal. 

The conditions of approval recommended for this project are a direct result of 
imposing City development standards as contained in City code and are directly 
related to the development proposal.   
 
FINDINGS AND CONCLUSIONS 
Staff has completed its review the preliminary plat application for Falconridge 
(S2020-101) and recommends approval of the request subject to conformance with 
the conditions of approval included below based on the following findings: 
 
Findings of Fact: 

1. The Richland Comprehensive Plan designates the project site as suitable for 
low-density residential development with an allowable density range of 0 to 5 
units per acre. 

2. R-1-10 (Single-Family Residential) zoning is applied to the site which permits 
residential densities of up to 5 units per acre. 

3. Falconridge preliminary plat consists of 27 residential lots (averaging 17,769 
square feet) representing a net residential density of 2.4 units per acre based 
on the net 11-acres of residentially (R-1-10) zoned land(s). 

4. Preliminary plats are classified as Type III permits (RMC 19.20.010.C). 
5. Morency Drive is classified as a neighborhood collector roadway in the City’s 

Comprehensive Plan.  
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6. The Falconridge preliminary plat lies within the boundary of the South 
Richland Collector Street Financing Plan (RMC 12.03).  This plat shall 
therefore be subject to the fees administered by the finance plan for any phase 
submitted for approval.  Since this property is included within the Financing 
Plan, it is exempt from the SEPA-related traffic study requirement (TIA).   

7. Section 24.12.053 of the RMC sets forth standards for review of preliminary 
plats that require the Hearing Examiner to consider whether appropriate 
provisions are made for the public health, safety and general welfare and for 
such open spaces, drainage ways, streets or roads, alleys other public ways, 
transit stops, potable water supplies, sanitary wastes, parks and recreation, 
playgrounds, schools and school grounds and all other relevant facts, 
including sidewalks and other planning features that assure safe walking 
conditions for students who only walk to and from school. 

8. The proposed preliminary plat provides for the extension of streets consistent 
with the surrounding street network, includes provisions for the extension of 
public domestic water, sewer, irrigation water and electrical power lines. 

9. Appropriate development conditions will be applied to ensure improvements 
proposed to serve the preliminary plat are consistent with the City’s 
development standards. 

10. City standards call for the construction of a Secondary Emergency Access 
Road (SEVA) to serve any development that contains 16 or more homes 
served by a single access road. That portion of Falconridge west of Morency 
Drive, including lots created by Short Plat #3553, does not propose such a 
configuration and thus the plat does not trigger the need for SEVA(s).  

11. The City has wildland fire protection requirements that apply to homes built on 
or adjacent to steep slopes that would impact lots within the proposed plat. 
Some of the proposed lots in Falconridge trigger the need for wildland fire 
protection requirements. The proposed conditions of approval address the 
affected lots. 

12. The Richland School District was invited to comment and expressed no 
concerns with the plat.  

13. City staff and other utility providers reviewed the project and have 
recommended specific conditions of approval as set forth in this report. 

14. The applicant filed an environmental checklist along with their preliminary plat 
application as required under the State Environmental Policy Act. 

15. After review of the checklist and application materials, staff issued a 
Determination of Non-Significance on May 26, 2020 using the optional DNS 
process. 

16. Richland’s Critical Areas ordinance identifies the site as being located within a 
potentially hazardous area due to the presence of steep slopes/geologic 
hazards. 

17. The Washington (State) Department of Fish & Wildlife classifies the plat site 
as a Priority Habitat Area due to the potential presence of shrub-steppe plant 
and animal associations.  

18. Fish & Wildlife biologist Michael Ritter issues a letter (Exhibit 11) indicating the 
plat project is unlikely to have negative impacts of priority habitat.  
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19. The applicant submitted a geo-technical report to comply with the City’s 
Critical Areas Ordinance (RMC 22.10.280)  

20. RMC 19.60.095(D) requires that development not lower the level of service 
standard for transportation facilities below a level of service D. 

21. The proposed project would add 27 single family lots having direct access 
onto roadways proposed in the plat.  

22. Falconridge lies within the boundary of the South Richland Collector Street 
Financing Plan (RMC 12.03).  This plat is therefore be subject to the fees 
administered by the finance plan for any phase submitted for approval.  Since 
this property is included within the Financing Plan, it is exempt from the SEPA-
related traffic study requirement (TIA).   

 
Conclusions of Law: 

1. The site lies within a critical area due to potential geologic hazards due to the 
presence steep slopes on-site.  Preliminary plat application materials included 
a geo-technical report qualifying the site as stable and suitable for residential 
construction. 
 

2. The lots within the proposed subdivision are consistent with the provisions of 
the City’s respective (R-1-10) zoning regulations.  
 

3. The proposed preliminary plat conforms to the density and type of land use 
envisioned in the land use and transportation elements of the adopted 
Comprehensive Plan. 
 

4. Pursuant to RMC Chapters 22.09 and 22.10, the procedures required under 
the State Environmental Policy Act have been completed. 
 

5. As conditioned, the proposed preliminary plat makes appropriate provisions for 
the public health, safety and general welfare and for such open spaces, 
drainage ways, streets or roads, alleys, other public ways, transit stops, 
potable water supplies, sanitary wastes, parks and recreation, playgrounds, 
schools and school grounds and all other relevant facts, including sidewalks 
and other planning features that assure safe walking conditions for students 
who only walk to and from school. 
 

6. Based on the above findings and conclusions, approval of the proposed 
preliminary plat of Falconridge, subject to the recommended conditions listed 
in this report, is warranted because the project conforms to the City’s adopted 
comprehensive plan and zoning regulations; has followed the required State 
Environmental Policy Act procedures; and is consistent with the requirements 
of the City’s subdivision regulations. 

 
Overall Conclusion: 
Based on the above findings and conclusions, approval of the proposed 
preliminary plat of Falconridge, subject to the recommended conditions listed 
herein, is warranted because the project conforms to the City’s adopted 
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Comprehensive Plan and zoning regulations; has followed the required State 
Environmental Policy Act procedures; and is consistent with the requirements 
of the City’s subdivision regulations. 
 
RECCOMMENDED CONDITIONS OF APPROVAL 
 
Public Works 
1. All final, approved plans for public improvements shall be submitted prior to 

pre-con on a 24” x 36” hardcopy format and also electronically in [.dwg] format 
compatible with the City’s standard CAD software.  Addendums are not 
allowed, all information shall be supplied in full size (and electronic) format.  
Electronic copies of the construction plans are required prior to the pre-con 
meeting along with the multiple sets of paper drawings.  When construction of 
the public infrastructure has been substantially completed, the applicant shall 
provide paper and electronic record drawings in accordance with the City’s 
“Record Drawing Requirements”. The electronic record drawings shall be 
submitted in an AutoCAD format compatible with the City’s standard CAD 
software.  The final record drawings shall be submitted and approved by the 
City before the final punchlist inspection will be performed.  All final punchlist 
items shall be completed or financially guaranteed prior to recording of the final 
plat.  
 

2. Any apnd all necessary permits that may be required by jurisdictional entities 
outside of the City of Richland shall be the responsibility of the developer to 
obtain.  
 

3. A copy of the construction drawings shall be submitted for review to the 
appropriate jurisdictions by the developer and his engineer.  All required 
comments / conditions from all appropriate reviewing jurisdictions (e.g.: Benton 
County, any appropriate irrigation districts, other utilities, etc.) shall be 
incorporated into one comprehensive set of drawings and resubmitted (if 
necessary) for final permit review and issuance. 
 

4. Any work within the public right-of-way or easements or involving public 
infrastructure will require the applicant to obtain a right-of-way construction 
permit prior to beginning work, per RMC Chapter 12.08.  The applicant shall 
pay a plan review fee based on a cost-per-sheet of engineering infrastructure 
plans. This public infrastructure plan review fee shall apply each time a project 
is submitted for review.  This fee will be different for commercial projects versus 
subdivision projects.  Please visit the Public Works Private Development page 
on the City’s webpage to find the current per-sheet fee.  A permit fee in the 
amount equal to 3% of the construction costs of the work within the right-of-way 
or easement will be collected at the time the construction permit is issued.  A 
stamped, itemized Engineers estimate (Opinion of probable cost) and a copy of 
the material submittals shall be submitted along with the approved plan 
submittal.   
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5. Public utility infrastructure located on private property will require recording of a 

City standard form easement prior to acceptance of the infrastructure and 
release of the final plat.  The City requires preparation of the easement legal 
description by the developer two weeks prior to the scheduled date of plat 
acceptance.  Once received, the City will prepare the easement document and 
provide it to the developer.  The developer shall record the easement at the 
Benton County Assessor and return a recorded original document to the City 
prior to application for plat acceptance. 
 

6. A pre-construction conference will be required prior to the start of any work 
within the public right-of-way or easement.  Contact the Public Works 
Engineering Division at 942-7500 to schedule a pre-construction conference. 
 

7. Site plan drawings which involve the construction of public infrastructure shall 
be drawn on a standard 24” x 36” drawing format to a scale which shall not be 
less than 1”=40’. 
 

8. All plan sheets involving construction of public infrastructure shall have the 
stamp of a current Washington State licensed professional engineer. 
 

9. All construction plan sheets shall include the note “CALL TWO WORKING 
DAYS BEFORE YOU DIG 1-800-424-5555 (or “811”).” Or: 
http://www.call811.com/  
 

10. A copy of the preliminary plat shall be supplied to the Post Office and all 
locations of future mailbox clusters approved prior to final platting. 

 
Design Standards: 
11. Public improvement design shall follow the following general format: 
 

A. All materials and workmanship shall be in conformance with the latest 
revision of the City of Richland Standard Specifications and Details, Public 
Infrastructure Design Guidelines, and the current edition of the State of 
Washington Standard Specifications for Road, Bridge, and Municipal 
Construction.  Please confirm that you have the latest set of standard specs 
and details by visiting the City’s web page. 

 
B. Water lines shall be aligned on the south and east side of street centerlines. 

 
C. Sanitary sewer shall be aligned on the north and west side of street 

centerlines. 
 

D. Storm sewer shall be aligned on the south and east side of street 
centerlines. 
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E. Any sewer or storm manholes that are installed outside of public Right of 
Way shall have an acceptable 12-foot wide gravel access road (minimum) 
provided from a public street for maintenance vehicles. 
 

F. 10-feet horizontal spacing shall be maintained between domestic water and 
sanitary sewer mainlines and service lines.  
 

G. Watermains larger than 8-inches in diameter shall be ductile iron. 
 

H. Watermains installed outside of the City Right of Way or in very rocky 
native material, shall be ductile iron and may need restrained joints.  
 

I. Fire hydrant location shall be reviewed and approved by the City Fire 
Marshal. 
 

J. Sewer mains over 15-feet deep shall be constructed out of SDR26 PVC or 
C900 PVC.  The entire main from manhole to manhole shall be the same 
material.  
 

K. Water valves and manholes installed on private property shall be placed so 
as to avoid parked cars whenever feasible. 
 

L. All utilities shall be extended to the adjacent property (properties) at the 
time of construction.  
 

M. The minimum centerline finish grade shall be no less than 0.30 % and the 
maximum centerline finish grade shall be no more than 10.0 % for local 
streets. 12% can be allowed for local streets for short distances.  
 

N. The minimum centerline radius for local streets shall be 100-feet. 
 

O. Any filling of low areas that may be required within the public Right of Way 
shall be compacted to City standards. 
 

P. An overall, composite utility plan shall be included in the submitted plan set 
if the project is phased.  This comprehensive utility plan benefits all 
departments and maintenance groups involved in the review and inspection 
of the project. 
 

Q. A detailed grading plan shall be included in the submitted plan set. 
 

R. For public utilities not located within public street rights-of-way the applicant 
shall provide maintenance access acceptable to the City and the applicant 
shall provide an exclusive 10-foot wide public utility easement (minimum) to 
be conveyed to the City of Richland. 
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S. Final design of the public improvements shall be approved at the time of the 
City’s issuance of a Right-of-way Construction Permit for the proposed 
construction. 
 

T. All public improvements shall comply with the State of Washington and City 
of Richland requirements, standards and codes. 
 

U. All cul-de-sacs shall have a minimum radius of 48-feet to the face of curb 
(57-foot ROW) to allow for adequate turning radius of fire trucks and solid 
waste collection vehicles. 
 

V. Curb returns at minor intersections shall have a minimum radius of 25-feet.  
Curb returns at major intersections should have minimum radius of 30-feet 
but should be evaluated on a case by case basis. 
 

W. All public streets shall meet design requirements for sight distance 
(horizontal, vertical and intersectional). 
 

X. The final engineered construction plans shall identify locations for irrigation 
system, street lighting, gas service, power lines, telephone lines, cable 
television lines, street trees and mail boxes.  All electrical appurtenances 
such as transformers, vaults, conduit routes, and street lights (including 
their circuit) need to be shown in the plan view. 
 

Y. Construction plans shall reference all City of Richland standard details 
necessary to construct all public improvements which will be owned, 
operated, maintained by the City or used by the general public.  
 

Z. The contractor shall be responsible for any and all public infrastructure 
construction deficiencies for a period of one year from the date of the letter 
of acceptance by the City of Richland. 

 
12. If the project will be built in phases the applicant shall submit a master plan for 

the sanitary sewer, domestic water, storm drainage, electrical, street lighting 
and irrigation system for the entire project prior to submitting plans for the first 
phase to assure constructability of the entire project.  This includes the location 
and size of any storm retention ponds that may be required to handle runoff. 
 

13. If the City Fire Marshal requires a secondary emergency vehicle access, it shall 
be included in the construction plan set and be designed to the following 
standards: 

 
- 2-inches compacted gravel, minimum (temp. SEVA only). 
- 2% cross-slope, maximum. 
- 5% slope, maximum.  Any access road steeper than 5% shall be paved or 

be approved by the Fire Marshal. 
- Be 20-feet in width. 
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- Have turning-radii accommodating those needed for City Fire apparatus. 
 

14. Secondary emergency vehicles accesses (SEVA’s) shall be 20-feet wide, as 
noted.  Longer secondary accesses can be built to 12-feet wide with the 
approval of the City of Richland Fire Marshal, however turn-outs are required at 
a spacing acceptable to the Fire Dept.  Temporary SEVA’s shall be constructed 
with 2-inches of compacted gravel, at a minimum.  Permanent SEVA’s shall be 
paved with 2-inches of asphalt over 4-inches of gravel, at a minimum. 
 

Survey Monument Destruction: 
15. All permanent survey monuments existing on the project site shall be 

protected.  If any monuments are destroyed by the proposed construction, the 
applicant shall retain a professional land surveyor to replace the monuments 
and file a copy of the record survey with the City. 
 
A. No survey monument shall be removed or destroyed (the physical 

disturbance or covering of a monument such that the survey point is no 
longer visible or readily accessible) before a permit is obtained from the 
Department of Natural Resources (DNR). WAC 332-120-030(2) states “It 
shall be the responsibility of the governmental agency or others performing 
construction work or other activity (including road or street resurfacing 
projects) to adequately search the records and the physical area of the 
proposed construction work or other activity for the purpose of locating and 
referencing any known or existing survey monuments.” (RCW 58.09.130). 

 
B. Any person, corporation, association, department, or subdivision of the 

state, county or municipality responsible for an activity that may cause a 
survey monument to be removed or destroyed shall be responsible for 
ensuring that the original survey point is perpetuated. (WAC 332-120-
030(2)). 

 
C. Survey monuments are those monuments marking local control points, 

geodetic control points, and land boundary survey corners. (WAC 332-120-
030(3)). 

 
When a monument must be removed during an activity that might disturb 
or destroy it, a licensed Engineer or Land Surveyor must complete, sign, 
seal and the file a permit with the DNR.  

 
It shall be the responsibility of the designing Engineer to identify the affected 
monuments on the project plans and include a construction note directing them 
to the DNR permit. 
 

Traffic & Streets: 
16. The “Falconridge” preliminary plat lies within zone 1 of the boundary of the 

South Richland Collector Street Financing Plan (RMC 12.03).  This plat shall 
therefore be subject to the fees administered by the finance plan for any phase 
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submitted for approval.  Since this property is included within the Financing 
Plan boundaries, it is exempt from the SEPA-related traffic study requirement 
(TIA). 
 

17. Morency Drive shall be constructed to City standards to the southernmost lot 
line of either Lot 11 in Phase 3 or Lot 9 in Phase 1 (whichever is the furthest 
south) at the time of phase 1 construction. The entire road section (curb, gutter, 
sidewalks and street lights) shall be built with the face of curb at 17-feet off of 
centerline.  The end of this construction shall be perpendicular to the centerline 
of the road.  A ten-foot public utility easement along the Morency Drive frontage 
shall be provided on the face of the final plat. 
 

18. The existing “Private Drive Easement” noted on the preliminary plat provides 
access to existing homes in Falconcrest Phase 1.  This roadway was not 
constructed to a “city standard” at that time. If the intent of this road is to 
provide access to lots 21-27 then it shall be improved per Richland municipal 
code.  This requires the roadway to be constructed 34-feet wide and curb, 
gutter and sidewalk to be installed along the lot frontages. 
 

19. The 54-foot wide Falconcrest Loop right-of-way proposed in Phase 4 implies a 
double frontage roadway with driveways and accesses off of the NE side of it 
for lots 21-27.  Given the existing steep grading along those lot frontages and 
the likelihood of them accessing off of the “private access easement” it’s 
doubtful they will be taking access off of Falconcrest Loop.  If so this right-of-
way could be reduced to a 40-foot ROW and become a “single frontage” 
roadway. 
 

20. The cul-de-sac west of Morency is labeled as “Falconcrest Loop”.  This name 
may need to be changed in order to comply with municipal code. 
 

21. Sidewalks shall be installed along all public right-of-way frontages that building 
lots do not front on during construction of those phases (e.g., storm drainage 
ponds, parks, HOA tracts, etc.). The west end of the cul-de-sac (“Tract A”) will 
need sidewalk installed around it when phase 2 is constructed.  
 

22. The developer and his engineer shall demonstrate on the construction plans 
that all future driveways, sidewalks and pedestrian ramps will meet City and 
ADA requirements, and also provide at least 5-feet of separation between 
driveway and/or pedestrian ramp transitions. 
 

23. Pedestrian ramps shall be designed to current City standard details and A.D.A. 
guidelines.  Adequate right-of-way shall be provided at corners to allow for at 
least 1-foot of ROW behind the ped. ramp landing.  Crosswalks between 
pedestrian ramps shall be designed to City guidelines and A.D.A. guidelines.  
Crosswalks at stop-controlled intersections shall have cross-slopes less than 
2%.  Crosswalks crossing thru-streets shall have cross-slopes less than 5%.  
The road profile shall be designed to accommodate this. 
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24. All proposed right-of-ways that are narrower than 54-feet shall have parking 

restricted, as per City standards.   
 

25. Any roads narrower than 34-feet shall have parking restricted on one side, and 
any roads 27-feet or narrower shall have parking restricted on both sides.  
Street signs indicating restricted parking shall be installed prior to final platting 
at the developer’s expense.  The restricted parking areas shall be indicated on 
the construction plans and the final plat.  All signage will be installed by the 
developer prior to final platting.   
 

26. The vision-clearance triangle needs to be shown on all corner lots on both the 
construction plans and the final plat document, in accordance with RMC 
Chapter 12.11.020.  If the intersection is in a curve, it will have to be evaluated 
per AASHTO guidelines.  This information may need to be designed by the 
engineer of record and supplied to the surveyor of record for inclusion into the 
final plat document. 
 

27. All roads shall be constructed to provide for adequate fire truck & solid waste 
collection truck access & turnaround movements. 
 

28. If the project is to be constructed in phases, all dead-end streets longer than 
150-feet that will be continued later need to have temporary turnarounds built 
at the end of them.  If the temporary turnaround is not located within the final 
plat an easement with a 50-foot radius will be required. 
 

Domestic Water: 
29. In accordance with municipal code, domestic water mains shall be extended to 

the adjoining properties adjacent to the preliminary plat, provided they are in 
the correct pressure zone. 
 

30. The developer will be required to demonstrate that all phases are capable of 
delivering adequate fire flows prior to construction plans being accepted for 
review.  This may require looping of the watermain from off-site locations, or 
oversizing of the main where needed.   
 

31. The fire hydrant layout shall be approved by the City Fire Marshal.  
 

Sanitary Sewer: 
32. A 10-foot wide exclusive sanitary sewer easement shall be provided for any 

sewer main that is outside of the public Right-of-Way.  Wider easements are 
required for mains that are buried deeper than 10-feet.  If any manholes are 
located outside of the public Right-of-Way, maintenance truck access to said 
structure may be required.  
 

33. Sanitary sewer shall be extended to the adjoining properties adjacent to the 
preliminary plat. 
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Storm Water: 
34. All construction projects that don’t meet the exemption requirements outlined in 

Richland Municipal Code, Section 16.06 shall comply with the requirements of 
the Washington State Department of Ecology issued Eastern Washington 
NPDES Phase II Municipal Stormwater Permit.  The Developer shall be 
responsible for compliance with the permit conditions.  All construction 
activities subject to this title shall be required to comply with the standards and 
requirements set forth in the Stormwater Management Manual for Eastern 
Washington (SWMMEW) and prepare a Stormwater Site Plan. In addition, a 
Stormwater Pollution Prevention Plan (SWPPP) or submission of a completed 
erosivity waiver certification is required at the time of plan submittal.  The City 
has adopted revised standards affecting the construction of new stormwater 
facilities in order to comply with conditions of its NPDES General Stormwater 
Permit program.  This project, and each phase thereof, shall comply with the 
requirements of the City’s stormwater program in place at the time each phase 
is engineered.  The project will require detailed erosion control plans. 
 

35. All public storm drainage systems shall have their flow rate and storage 
capacity designed by a professional engineer following the core elements 
defined in the latest editions of the Stormwater Management Manual for 
Eastern Washington, the current Richland municipal codes, the Phase II 
Municipal Stormwater Permit, and the City’s “Public Infrastructure Construction 
Plan Requirements and Design Guidelines”.  The storm water calculations shall 
be stamped by a professional engineer and shall include a profile of the storm 
system showing the hydraulic grade line.  The calculations should include an 
accurate delineation of the contributing drainage area to accurately size the 
stormwater facilities.  Passing the storm water downhill to an existing storm 
system will require an analysis of the downstream storm system to determine 
its capability of accepting the storm water without being overwhelmed.  The 
applicant’s design shall provide runoff protection to downstream property 
owners.  
 

36. If any existing storm drainage or ground water seepage drains onto the 
proposed site, said storm drainage shall be considered an existing condition, 
and it shall be the responsibility of the property developer to design a system to 
contain or treat and release the off-site storm drainage. 
 

37. Any proposed storm drainage retention facilities within the boundary of the 
proposed preliminary plat shall not adversely affect neighboring properties.  
 

38. Prior to or concurrent with the submittal of the first phase the developer shall 
provide a Geotechnical report including the percolation rate of the soils in the 
area of any storm retention ponds. If the project constructs a storm retention 
pond then the engineer will need to demonstrate that the pond will drain itself 
within 72 hours after the end of a storm event, and not have standing water in it 
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longer than that.  Engineering solutions are available for retention ponds that 
do not percolate within 72 hours. 
 

39. As this property is upslope of developed properties the stormwater system 
shall include provisions for possible discharge of runoff onto downslope 
properties from storms in excess of the design storm.  Those provisions may 
be required to include off-site downslope conveyance facilities and/or flowage 
easements allowing for the conveyance of stormwater to and across 
downslope properties. 
 

40. The amount of post-development storm runoff from the proposed site shall not 
exceed the amount of pre-development runoff. 
 

41. The parcel occupied by the stormwater basin shall be identified as a separate 
parcel or tract on the final plat and shall be dedicated to the City stormwater 
utility.  The design of the basin shall include access features meeting the city’s 
needs for maintenance. 
 

42. The developer should consider the long-term appearance of the storm basin, 
particularly if it will occupy a prominent location in the development.  City storm 
pond maintenance practices consist of semi-annual vegetation trimming and 
silt and debris removal, so if the developer wishes for the pond to be 
landscaped and visually appealing, then a homeowners association should be 
considered for long-term landscape maintenance responsibilities.  These 
maintenance responsibilities shall be noted on the final plat.  Basins designed 
as detention and evaporative basins need to include plantings that will tolerate 
or thrive in standing water.  Planting designs for areas not routinely exposed to 
water shall include plants that will thrive without irrigation.  At a minimum the 
landscaping plan should be consistent with the City’s intended maintenance 
standard as described above.  
 

43. The developer shall be responsible for landscaping the storm pond and for its 
maintenance and the plantings through the one-year infrastructure warranty 
period.  At 11 months after the final acceptance date the developer shall clean 
the storm system and basin of all accumulated oil, sediment, and debris. After 
this maintenance is completed and inspected the City will begin routine 
maintenance of the system and basin.  The developer shall replace any 
plantings that have failed to survive the warranty period.  The developer shall 
also perform trimmings required to control weeds in excess of 18-inches in 
height for the 12-months following the date of final plat acceptance.  
 

Final Platting / Project Acceptance Requirements: 
44. When the construction is substantially complete a paper set of “record 

drawings” shall be prepared by a licensed surveyor and include all changes 
and deviations.  Please reference the Public Works document “RECORD 
DRAWING REQUIREMENTS & PROCEDURES” for a complete description of 
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the record drawing process.  All final punchlist items shall be completed or 
financially guaranteed prior to recording of the final plat. 
 

45. Public utility infrastructure located on private property will require recording of a 
City standard form easement prior to acceptance of the infrastructure and 
release of a certificate of occupancy.  The City requires preparation of the 
easement legal description by the developer two weeks prior to the scheduled 
date of final acceptance.  Off-site (“third party”) easements or right-of-ways for 
City infrastructure are the responsibility of the developer to obtain.  Once 
received, the City will prepare the easement document and provide it to the 
developer.  The developer shall record the easement at the Benton County 
Assessor and return a recorded original document to the City prior to 
application for final occupancy. 
 

46. Any off-site easements or permits necessary for this project shall be obtained 
and secured by the applicant and supplied to the City at the time of plat 
construction and prior to final plat acceptance by the City.   
 

47. Ten-foot wide public utility easements will be required on the final plat along 
both sides of all Right-of-Ways within the proposed plat. 
 

48. The vision-clearance triangle needs to be shown on all corner lots on the final 
plat document, in accordance with RMC Chapter 12.11.020.  If the intersection 
is in a curve, it will have to be evaluated per AASHTO guidelines.  This 
information may need to be designed by the engineer of record and supplied to 
the surveyor of record for inclusion into the final plat document. 
 

49. The final plat shall include notes identifying all common areas including the 
private streets and tracts and acknowledging the ownership and maintenance 
responsibility by the homeowners association.  A note shall be added to the 
face of the final plat that states: “The private roadways are for the use and 
benefit of the homeowners abutting said roads, and are to be maintained by 
said owners.  The City of Richland accepts no maintenance responsibility for 
these roadways”.  
 

50. A note shall be added to the face of the plat that states: “The private drives 
within this plat are fire lanes and parking may be restricted.  The required no-
parking signs shall be installed by the developer where applicable.” 
 

51. Any roads narrower than 34-feet shall have parking restricted on one side, and 
any roads 27-feet or narrower shall have parking restricted on both sides.  
Street signs indicating restricted parking shall be installed prior to final platting 
at the developers expense.  The restricted parking areas shall be indicated on 
the final plats. 
 

52. All landscaped areas within the plat that are in the public right-of-way shall be 
the responsibility of the homeowners to maintain. 
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53. Property with an unpaid L.I.D. assessment towards it must be paid in full or 

segregated per Richland Municipal Code 3.12.095.   
 
54. Addressing brackets [  ] are needed on all lots and tracts in subsequent final 

plat submittals.  
 

55. The intended use and ownership of all tracts within the plat shall be noted on 
subsequent final plat(s). 

 
56. To ensure site grading provides for a useable trail corridor, a soft-surface trail 

no less than four (4) feet-wide shall be constructed within the trail corridor 
easement (AF#’s 2011-019372 & 2012-037725) encumbering the rear fifteen 
(15) feet of lots 11 through 20. 

 
57. Subsequent final plat(s) shall contain a note advising future buyers of lot 

numbers 1, 2 & 16-20, as numbered on the preliminary play survey, of the 
following construction-related requirements: 
 

a) All structures within 30 feet of a property line adjoining a wild-land area shall 
have noncombustible siding, soffit, and skirting on the side adjacent to the 
wild-land area. 

 
b) Decks and porches 36 inches or less in height shall have skirting if within 30 

feet of adjacent wild-land areas. 
 

c) Skirting shall be sufficiently constructed so as not to allow the accumulation 
of combustible material under the deck or porch. The area under the deck or 
porch shall not be used for storage. 

 
Building Department 
58. Grading shall be permitted by the City and performed in accordance with the 

Geotechnical Engineering report by Affordable Geotechnical Services and with 
Appendix J [IBC 2015]. Any specific geotechnical requirements regarding 
foundations and/or site sloes shall be noted on the (final) plat along with 
reference to the geotechnical investigation report. 

 
Fire Department 
59. Wild-land areas are areas which are undeveloped, uncultivated or unfit for 

cultivation, or considered by the city of Richland to be wasteland or desert, or 
which are any combination of these descriptions and which are deemed by the 
city of Richland as a hazard for wild fire purposes. The following requirements 
apply to buildings and structures constructed on, in, or near wild-land areas: 

 
a) All structures within 30 feet of a property line adjoining a wild-land area shall 

have noncombustible siding, soffit, and skirting on the side adjacent to the 
wild-land area when the wild-land area is in excess of five contiguous acres. 
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This requirement shall not apply to interior lots of platted parcels of land and 
development phases whose streets are accessible and whose water system 
is operational. 

 
b) Decks and porches 36 inches or less in height shall have skirting if within 30 

feet of adjacent wild-land areas when the wild-land area is in excess of five 
contiguous acres. Skirting shall be sufficiently constructed so as not to allow 
the accumulation of combustible material under the deck or porch. The area 
under the deck or porch shall not be used for storage. 

 
The preliminary plat submitted has been determine to fall within the 
requirements listed above. 

 
60. As determined by the Fire marshal, noncombustible siding or soffit material 

shall be required on the downhill side(s) of a structure that is within 30 feet of a 
grade that is 15 percent or greater in steepness. The grade shall be 
determined by the predominate slope on the downhill side measured from the 
structure or building and extending a maximum of 300 feet. 

 
* Note: Fire Department condition numbers 60 & 61 (above) will be satisfied by 
applying the final plat note describe in condition #57. 
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CITY OF RICHLAND 

NOTICE OF APPLICATION, PUBLIC HEARING AND OPTIONAL 

DNS (S2020-101 & EA2020-105) 

 

 
Notice is hereby given that Bauder Homes LLC (Scot Bauder) has filed a preliminary plat application to subdivide an 

approximately 19.56 acre site into 27 residential lots (Preliminary Plat of Falconridge). The project site is located near 

the intersection of Morency Drive and Falconcrest Loop upon Assessor’s Parcel Numbers 135983000001048, 

135983013342007 and 135983013341006.  The proposed plat will have an average lot size of 17,769 square feet. 

The Richland Hearings Examiner will conduct a public hearing and review of the application at 6:00 p.m., Monday, 

April 13, 2020 in the Richland City Hall Council Chambers, 625 Swift Boulevard. All interested parties are invited to 

attend and present testimony at the public hearing. 

Environmental Review:  The proposal is subject to environmental review.  The City of Richland is lead agency for 

the proposal under the State Environmental Policy Act (SEPA) and has reviewed the proposed project for probable 

adverse environmental impacts and expects to issue a determination of non-significance (DNS) for this project.  The 

optional DNS process in WAC 197-11-355 is being used.  This may be your only opportunity to comment on the 

environmental impacts of the proposed development.  The environmental checklist and related file information are 

available to the public and can be viewed at www.ci.richland.wa.us .  

Any person desiring to express their views or to be notified of any decisions pertaining to this application should notify 

Shane O’Neill, Senior Planner, 625 Swift Boulevard, MS-35, Richland, WA 99352. Comments may also be faxed to 

(509) 942-7764 or emailed to soneill@ci.richland.wa.us. Written comments should be received no later than 5:00 

p.m. on Friday, March 20, 2020 to be incorporated into the staff report. Comments received after that date will be 

entered into the record at the hearing.  

The application will be reviewed in accordance with the regulations in RMC Title 19 Development Regulations 

Administration and Title 24 Plats and Subdivisions. Appeal procedures of decisions related to the above referenced 

application are set forth in RMC Chapter 19.70. Contact the Richland Planning Division at the above referenced 

address with questions related to the available appeal process.  
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Please publish the following:  
 

Type of Legal Ad:                    Public Hearing Notice  
 
Date(s) of Publication:              Sunday, March 1, 2020 

           
Richland’s TCH Account:         

 450543                                                  
 
For Invoice Text Box on TCH Invoice   PC PHN – S2020-101  
(Richland MUNIS Description) 
 
For PO Box on TCH Invoice        D2586000 4401 
(Richland Account No. - MUNIS)  
 
Attention:                                  Jana Duncan (TF)  
 
*************************************************************************************** 

 
CITY OF RICHLAND  

NOTICE OF APPLICATION, PUBLIC HEARING AND OPTIONAL DNS  
 

The City of Richland received a preliminary plat application from Bauder Homes LLC to 
subdivide an approximately 19.56 acre site into 27 lots (Preliminary Plat of Falconridge). The 
project site is located near the intersection of Morency Drive and Falconcrest Loop upon 
Assessor’s Parcel Numbers 135983000001048, 135983013342007 and 
135983013341006. 
 
The Richland Hearings Examiner will conduct a public hearing and review of the application 
at 6:00 p.m., Monday, April 13, 2020 in the Richland City Hall Council Chambers, 625 Swift 
Boulevard. All interested parties are invited to attend and present testimony at the public 
hearing. 
 
The proposal is subject to environmental review.  The City of Richland is lead agency for the 
proposal under the State Environmental Policy Act (SEPA) and has reviewed the proposed 
project for probable adverse environmental impacts and expects to issue a determination of 
non-significance (DNS) for this project.  The optional DNS process in WAC 197-11-355 is 
being used.  This may be your only opportunity to comment on the environmental impacts 
of the proposed development.  The environmental checklist and related file information are 
available to the public and can be viewed at www.ci.richland.wa.us .  
 
Any person desiring to express their views or to be notified of any decisions pertaining to 
this application should notify Shane O’Neill, Senior Planner, 625 Swift Boulevard, MS-35, 
Richland, WA 99352. Comments may also be faxed to (509) 942-7764 or emailed to 
soneill@ci.richland.wa.us. Written comments should be received no later than 5:00 p.m. on 
Friday, March 20, 2020 to be incorporated into the staff report. Comments received after that 
date will be entered into the record at the hearing.  
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CITY OF RICHLAND 

NOTICE OF APPLICATION, PUBLIC HEARING AND OPTIONAL 

DNS (S2020-101 & EA2020-105) 

 

 
Notice is hereby given that Bauder Homes LLC (Scot Bauder) has filed a preliminary plat application to subdivide an 

approximately 19.56 acre site into 27 residential lots (Preliminary Plat of Falconridge). The project site is located near 

the intersection of Morency Drive and Falconcrest Loop upon Assessor’s Parcel Numbers 135983000001048, 

135983013342007 and 135983013341006.  The proposed plat will have an average lot size of 17,769 square feet. 

The Richland Hearings Examiner will conduct a public hearing and review of the application at 6:00 p.m., Monday, 

April 13, 2020 in the Richland City Hall Council Chambers, 625 Swift Boulevard. All interested parties are invited to 

attend and present testimony at the public hearing. 

Environmental Review:  The proposal is subject to environmental review.  The City of Richland is lead agency for 

the proposal under the State Environmental Policy Act (SEPA) and has reviewed the proposed project for probable 

adverse environmental impacts and expects to issue a determination of non-significance (DNS) for this project.  The 

optional DNS process in WAC 197-11-355 is being used.  This may be your only opportunity to comment on the 

environmental impacts of the proposed development.  The environmental checklist and related file information are 

available to the public and can be viewed at www.ci.richland.wa.us .  

Any person desiring to express their views or to be notified of any decisions pertaining to this application should notify 

Shane O’Neill, Senior Planner, 625 Swift Boulevard, MS-35, Richland, WA 99352. Comments may also be faxed to 

(509) 942-7764 or emailed to soneill@ci.richland.wa.us. Written comments should be received no later than 5:00 

p.m. on Friday, March 20, 2020 to be incorporated into the staff report. Comments received after that date will be 

entered into the record at the hearing.  

The application will be reviewed in accordance with the regulations in RMC Title 19 Development Regulations 

Administration and Title 24 Plats and Subdivisions. Appeal procedures of decisions related to the above referenced 

application are set forth in RMC Chapter 19.70. Contact the Richland Planning Division at the above referenced 

address with questions related to the available appeal process.  
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Owner Mail Address City State Zip

BAUDER HOMES LLC 2495 MORENCY DR RICHLAND WA 99352

FRIENDS OF BADGER MOUNTAIN   PO BOX 24 RICHLAND WA 99352

BAUDER LAND AND DEVELOPMENT INC 823 SUMMIT ST  RICHLAND WA 99352

BAUDER SCOT J & CORTNEY L 2472 FALCONCREST LOOP RICHLAND WA 99352

BAUDER MILO  2495 MORENCY DR RICHLAND WA 99352

LUKE JULIE  1495 BADGER MTN LOOP RICHLAND WA 99352

BAUDER ESTATE LLC   6855 W CLEARWATER #101‐153 KENNEWICK WA 99336

SULLIVAN CORNELIUS J 2521 FALCONCREST LOOP RICHLAND WA 99352

WANG ZHEMING  2525 FALCONCREST LOOP  RICHLAND WA 99352

AZUMA MIE 2591 FALCONCREST LP RICHLAND WA 99352

SANTANA ANTHONY A 2517 FALCONCREST LOOP RICHLAND WA 99352

ALVARADO CHAVEZ YOVANNY & MONICA L 2513 FALCONCREST LOOP RICHLAND  WA 99352

HANSON DONALD W & SALLY O 2539 FALCONCREST LOOP RICHLAND WA 99352

CATS KARLEE R 2551 FALCONCREST LOOP RICHLAND WA 99352

HANSENS JOHN E 2531 FALCONCREST LOOP RICHLAND  WA 99352

HERRIN JOHN G & EARLENE J  2535 FALCONCREST LOOP RICHLAND  WA 99352
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          File No. EA2020-105 
 

CITY OF RICHLAND 
Determination of Non-Significance 

 
Description of Proposal:   Preliminary Plat of Falconridge. 

  
Proponent:  Bauder Homes, LLC 

 
Location of Proposal:  The project site is located near the intersection of Morency 

Drive and Falconcrest Loop upon Assessor’s Parcel Numbers 
135983000001048,135983013342007 and 135983013341006. 

 
Lead Agency:    City of Richland 

 
The lead agency for this proposal has determined that it does not have a probable 
significant adverse impact on the environment.  An environmental impact statement (EIS) 
is not required under RCW 43.21C.030(2)(c). This decision was made after review of a 
completed environmental checklist and other information on file with the lead agency. This 
information is available to the public on request.   
 
(   ) There is no comment for the DNS. 
 
(  ) This DNS is issued under WAC 197-11-340(2); the lead agency will not act on this 
proposal for fourteen days from the date of issuance. 
 
( X  ) This DNS is issued after using the optional DNS process in WAC 197-11-355.  
There is no further comment period on the DNS. 
 

Responsible Official:  Mike Stevens 
Position/Title:  Planning Manager  
Address:  625 Swift Blvd., MS #35, Richland, WA  99352 
Date:  March 26, 2020  
 
Signature______________________________ 
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2015 South Ely Street 
Kennewick, WA  99337 

Customer Service 509-586-9111 
Business 509-586-6012 

FAX 509-586-7663 
www.kid.org 

        March 19, 2020 

Shane O’Neill 
Senior Planner 
City of Richland 
505 Swift Blvd. 
Kennewick, WA 99352 

Subject: S2020-101 – Falconridge Preliminary Plat - Review Comments 

Dear Mr. O’Neill: 

This letter provides Kennewick Irrigation District (KID) review comments for Falconridge 
Preliminary Plat. The proposed Preliminary Plat is located outside of the KID Boundary, but is 
located above the Badger East Canal in the WE Quarter of Section 35, Township 09 North, 
Range 28 East, W.M.  

1) Conditions Related to Design, Grading and Construction:
a. Stormwater systems for the project should be designed to retain, at minimum, a

100-year storm event above the Badger East Lateral Canal and to minimize the
introduction of water into the soils upgrading from the canal.

If you have any questions regarding these comments, please contact me at the address/phone 
number listed below. 

Sincerely, 

Rebecca S. Hiles 
Staff Engineer 

CC: LB\Correspondence\File: [35-9-28] 
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State of Washington
Department of Fish and Wildlife

Habitat Program
2620 North Commercial Avenue, Pasco, WA 99301

Phone: (509) 543-3319, E-mail, Michael.Ritter@dfw.wa.gov

MWR-10-19
June 5, 2019

Spink Engineering
Steve Spink
Richland, WA 99352

Dear Mr. Spink,

Thank you for contacting the Washington Department of Fish and Wildlife (WDFW) regarding the plat
submittal packages in the City of Richland for Skyline South and Falcon Ridge II.

WDFW appreciates the foresight by the City to have you contact us as an initial step to identify and
address any issus related to Priority Habitats and Species (PHS), and other important natural resources.

Based on my review of the WDFW PHS database and Google Earth, there are no PHS issues such as
shrub-steppe habitat or animal species occurrences associated with either preliminary plat.

While the PHS databases identifies that entire ridgeline and hill sides of Falcon Ridge II as priority shrub-
steppe habitat, Google earth reveals that most if not all of the land are for Falcon Ridge II was previously
disturbed.

Please contact me with any questions.

Sincerely,

Michael Ritter
Habitat Biologist
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