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Staff Recommendation
Suggested Conclusions of Law and Suggested Findings of Fact
Recommended Motion
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BACKGROUND
In accordance with RMC 19.90.060; the City Council shall consider each comprehensive plan amendment and
forward those selected to the Planning Commission for processing. Plan amendment applications may be submitted
via private application and/or proposed by City Staff and the Council.
The Comprehensive Plan serves as a policy document which sets forth guiding principles to ensure smart growth and
desirable development occurs. The document conveys policy and plans to accommodate 20 years of growth and
development, looking to provide strategic plans to provide needed services and amenities far into the future. The
City’s Comprehensive Plan is intended to be an all-inclusive document that should bring together various planning
documents such as the City’s Economic Development Strategic Plan, Park Plan, Transportation, Capital Facilities and
financial/budgetary plans.
The City’s Comprehensive Plan should be well understood by City Council, Boards and Commissions, and City
Staff; and most importantly should bring together Council’s vision and various plans into an integrated and
effective planning tool. In doing so, city leaders ensure lasting health and vitality for the current citizenry. The
Comprehensive Plan serves as a living document to guide land-use decisions well into the future.
Council has also directed staff to ensure a public process that is open and transparent to the public, creating a
more vital and competitive community, developing quality neighborhoods and business centers, and ensuring
smart growth planning principles are used.

PROCESSING COMPLETED UNTIL NOW
The following key dates and milestones describe action and processing taken by staff, the Planning Commission, and
Council to date on the 2018-2019 Docket.
 March 1, 2019: Deadline for Private Party Application submission
- Five (5) private party applications were received and deemed complete
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- One additional private party application was received but was subsequently withdrawn by the
property owner/applicant prior to the March 1, 2019 deadline and therefore was not processed further
April 23, 2019: City Council Workshop to review the 2018-2019 Comprehensive Plan Amendment Docket
May 7, 2019: City Council Public Hearing Establishing the 2018-2019 Comprehensive Plan Amendment
Docket and forwarding the docket to the Planning Commission for processing
June 5, 2019: Notice of Intent to Adopt Amendment 60 Days Prior to Adoption sent to the Department of
Commerce by the City’s Community Development Department
June 12, 2019: Planning Commission Workshop to review the 2018-2019 Comprehensive Plan Amendment
Docket
June 5, 2019: Notice of Public Hearing
- Notice of the Planning Commission June 26, 2019 Public Hearing was mailed to affected parcels and
those neighboring properties within 300-feet of parcels under consideration.
- A notice of public hearing was published in the newspaper and posted at City Hall and the City’s
website.
Pending Land Use Action signs were posted at the properties on June 12, 2019.
June 21, 2019: SEPA Threshold Determination of Non-Significance issued by the City’s Development Services
Department

NEXT STEPS REQUIRED FOR PROCESSING
The city is not required to approve/ disapprove a proposed Comprehensive Plan amendment in the same calendar
year and as a result of staff shortages, the 2018 Comprehensive Plan amendment proposals have been combined
with the 2019 amendment proposals thus creating the combined 2018-2019 Comprehensive Plan Amendment
Docket.
Once Planning Commission holds one (or more, if they so choose) public hearing(s), they may vote to consider to
recommend the docket as proposed or with changes to the City Council and thereby forward the docket to the
council for consideration.
Next, the City Council shall consider the Planning Commission’s recommendations and decide to either adopt or deny
the amendments during a regular council meeting. If the Council makes any changes to the Planning Commission’s
recommendation, the Council is required to hold a public hearing (per RCW 36.70A.035(2)). Comprehensive plan
amendments that are approved are to be adopted by ordinance and any amendments that are rejected are
addressed in a resolution.
Following Council action, the Planning Division will then transmit a copy of the amendments and adopted ordinances
to the State Department of Commerce who will review the submission for compliance with the State’s Growth
Management Act.

OVERVIEW
The 2018-2019 Comprehensive Plan Docket includes the following changes; staff evaluation including findings and
conclusions for the proposed amendments are provided later in this report:

Part One: Private Party Applications
APPLICANT: Brad Rew (HJBT Properties) – Horn Rapids
Golf
Change the Comprehensive Plan Map: Designate
approximately 1.99 acres as Medium Density
Residential (from Developed Open Space).

The applicant would like the comprehensive plan
designation changed from Developed Open Space
(DOS) to Medium Density Residential. The site is
currently developed as a parking lot for the Horn
Rapids Golf Course.
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APPLICANT: Bethel Church.
Change the Comprehensive Plan Map:
Change the comprehensive plan
designation on two (2) approximately 5acre sized lots from Low Density Residential
to High Density Residential.

APPLICANT: North Stone Richland, LLC.
Change the Comprehensive Plan Map:
Change the comprehensive plan
designation from Low Density Residential to
Medium Density Residential. The site is
located within an undeveloped area of
Horn Rapids west of the 4th Hole Fairway.

APPLICANT: Tim Bush.
Change the Comprehensive Plan Map:
Change the comprehensive plan
designation on Lot 2 of Short Plat No. 3592
(approximately 1.8 -acres) from Public
Facility to High Density Residential.

APPLICANT: Tim Bush.
Change the Comprehensive Plan Map:
Change the comprehensive plan
designation on Lot 4 of Short Plat No. 3592
(approximately 2-acres) from Public Facility
to Commercial.

The applicant would like the comprehensive plan designation and
zoning designation to be changed from Low Density Residential (R1-12) to High Density Residential (R-3).
The applicant has indicated that the subject property will be
developed with multi-family residential housing (senior housing)
or a nursing home facility.
Staff recommends an area-wide rezone to change the zoning for
the site to Multi-Family Residential (R-3) subject to a Development
Agreement limiting the list of allowable uses. The site is currently
undeveloped / vacant with a small portion dedicated to an
irrigation pond (KID).
The applicant would like the comprehensive plan designation and
zoning designation to be changed from Low Density Residential (R1-10) to Medium Density Residential (R-2S).
The applicant has indicated that the subject property will be
developed with single-family housing similar in size and
appearance to neighboring developments within the Horn Rapids
area.
Staff recommends an area-wide rezone to change the zoning for
the site to Medium Family Residential (R-2S). The site is currently
undeveloped / vacant.
The applicant would like the comprehensive plan designation and
zoning designation to be changed from Public Facility (PPF) to High
Density Residential (R-3).
The applicant has indicated that the subject property will be
developed with multi-family residential housing.
Staff recommends an area-wide rezone to change the zoning for
the site to Multi-Family Residential (R-3. The site is currently
undeveloped / vacant.
The applicant would like the comprehensive plan designation and
zoning designation to be changed from Public Facility (PPF) to
Commercial (C???).
The applicant has indicated that the subject property will be
developed with a yet to be determined commercial development.
Staff recommends an area-wide rezone to change the zoning for
the site to Retail Business (C-2). The site is currently undeveloped
/ vacant.
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Part Two: City of Richland Proposed Changes
APPLICANT: City of Richland Fire Dept.
Change the Comprehensive Plan Map:
Designate approximately 2 acres Parks &
Public Facilities (Parks & Public Facilities
Zoning District) on property located at the
intersection of SR 240 and Stevens Drive.

The applicant would like the comprehensive plan designation and
zoning designation to be changed to Public Facilities from
unassigned/undesignated.
The applicant has indicated that the subject property will be the
location of a future fire station should the comprehensive plan
designation and zoning designation be successful.
Staff recommends an area-wide rezone to change the zoning for
the site to Parks & Public Facilities (PPF). The site is currently
undeveloped / vacant.

APPLICANT: City of Richland
Development Services Dept.
Change the Comprehensive Plan Map: Filed
by the City of Richland to change land use
designations and zoning districts on portions
of city owned properties located at Leslie
Grove Park, Howard Amon Park, Amon
Preserve and W.E. Johnson Park.
APPLICANT: City of Richland Fire Dept.
Comprehensive Plan Text Amendment:

Staff is proposing a number of suggested housekeeping
corrections to both the comprehensive plan land use map as well
as the zoning map. The proposed changes are intended to correct
mapping discrepancies from the 2017 Comprehensive Plan
Update. The proposed changes would occur entirely upon land
owned or leased by the City of Richland.

The Fire Department requests minor amendment to the Capital
Facilities Element be adopted.
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ANALYSIS OF PRIVATE PARTY APPLICATION: BRAD REW – HORN RAPIDS GOLF COURSE
(CPA2018-103).
DESCRIPTION OF PROPOSAL
Brad Rew (HJBT Properties) is the owner of the Horn Rapids Golf Course. Mr. Rew is proposing to change the
comprehensive plan land use designation on approximately 1.99 acres of the site from its current Developed Open
Space designation to the Medium Density Residential designation.

Figure 1 – Vicinity Map (site highlighted in red)

SITE DESCRIPTION & ADJACENT LAND USES
The subject site is approximately 1.99 acres in size and is a small portion of the overall Horn Rapids Golf Course. The
area in question currently contains the paved parking lot used for patrons using the golf course / club house facility.
The subject site is roughly square in shape, whose borders are formed by the golf course on the west, Club House
Lane on the north, River Valley Drive on the east and undeveloped land on the south. The site is level and is currently
in a paved parking lot. Property to the east of River Valley Drive contains the community pool and recreation area as
well as a paved parking lot and tennis courts. Property to the north currently contains the Clubhouse Lane right-ofway and Horn Rapids Golf Course clubhouse, while property to the west is the 18 th Fairway / Green.
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Figure 2 – Comprehensive Plan

COMPREHENSIVE PLAN
The site is designated as Developed Open Space under the City’s current comprehensive plan. The adjacent
properties to the east of River Valley Drive are designated as commercial and the undeveloped land located to the
south of the site is designated as Medium Density Residential.
The plan defines Developed Open Space lands as follows:
This category includes golf courses, federal power transmission and irrigation wasteway easements,
private open space, riverfront parks, undeveloped parks, and parks intended for long-term open space.
The High Density Residential land use category is described as follows:
The MDR category includes single-family residential uses with an average density of eight dwelling units
per acre.
The comprehensive plan identifies the following goals and policies that pertain to this amendment request:
LU Goal 1: Plan for growth within the urban growth area and promote compatible land use.
Policy 2 – Facilitate planned growth and infill developments within the city.
LU Goal 2: Establish land uses that are sustainable and create a livable and vibrant community.
Policy 1 – Maintain a variety of land use designations to accommodate appropriate residential, commercial,
industrial, healthcare, educational, recreational, and open space uses that will take advantage of the existing
infrastructure network.
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LU 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.
Policy 2 – Encourage higher residential densities especially in and near the Central Business District area.
Policy 3 – Innovative and non-traditional residential developments can occur through the use of planned unit
developments, density bonuses, new types of housing, and multi-use or mixed-use developments.
HE Goal 1: Provide a range of housing densities, sizes, and types for all income and age groups of the Richland
community.

ZONING
Property to the north / northwest is zoned AG – Agricultural. Property to the south is zoned PUD – Planned Unit
Development and the property on the east side of River Valley Drive is zoned C-1 - Neighborhood Commercial.

Figure 4 – Existing Zoning

UTILITY AVAILABILITY
There is an existing 18 inch sewer main located within River Valley Drive and an 8 inch sewer main located within
Clubhouse Lane. The site contains an existing 6 inch water line extending from an existing water main located within
Clubhouse Lane. Electrical power is also available to the site.

TRANSPORTATION
Clubhouse Lane and River Valley Drive currently provide access to the subject property.

7

2018-2019 Comprehensive Plan Amendment

ENVIRONMENTAL REVIEW
The applicants have submitted an environmental checklist. Planning staff reviewed the documents and issued a
Determination of Non-Significance for the entire 2018-2019 Comprehensive Plan Docket on June 21, 2019. A copy of
the checklist and determination of non-significance is attached.

ANALYSIS
The applicant recently purchased the Horn Rapids Golf Course and plans to make many necessary improvements to
the golf course, clubhouse and related facilities. However, in order to fund the proposed improvements the applicant
is proposing to develop the subject site and the undeveloped land to the south (zoned PUD) into a townhouse style
residential neighborhood. However, in order to utilize the 1.99 acres for residential purposes, the applicant must
have the comprehensive plan designation changed from Developed Open Space (DOS) to Medium Density
Residential. Ultimately, the plan is to apply for a rezone and subdivision through the City’s Hearing Examiner review
process, but the first step is the requested map amendment.
The Horn Rapids Golf Course, including this site, contains a deed restriction which was placed on the property when
the city sold the land to the previous owner in 2005. The deed restriction indicates that the “golf course” shall only
be used as a golf course (and appurtenant facilities). The applicant is working with the city and neighboring land
owners to develop a residential concept that is acceptable to all parties prior to approaching the city council to
amend the deed restriction. While this is an important piece in the overall development of the site, it is not
something that the Planning Commission should dwell on as the restriction would be in place regardless of how the
property is designated by the comprehensive plan. The ultimate and final decision will be made by the city council
during an alternate process.

APPROVAL CRITERIA
1.

Have circumstances related to the proposed amendment and/or the area in which it is located
substantially changed since the adoption of the comprehensive plan?

Circumstances regarding the ownership of the Horn Rapids Golf Course have changed since the last major update of
the comprehensive plan. The property was sold to the applicant in February, 2019 resulting in the new ownership
having plans and visions for the golf course which have changed from the previous ownership.
2.

Are the assumptions upon which the comprehensive plan is based no longer valid, or is new information
available which was not considered during the initial comprehensive plan adoption process or during
previous annual amendments?

The current comprehensive plan assumes that the existing parking lot area of the golf course would not be developed
or needed for additional residential development. With the new vision/plans of the applicant, the location of the
clubhouse parking lot will be relocated to another portion of the golf course, thus freeing up this approximately 1.99
acres of land for further development. As indicated within the application materials, the proponent has plans to
develop this site in conjunction with land south of the site into a residential townhome community. This plan is
important to the applicant as the monies generated from sales of the townhome development will be used to
provided much needed improvements to the existing Horn Rapids Golf Course facility.

SUMMARY
Approval of the proposed comprehensive plan amendment would provide the applicant an opportunity to develop
the site as part of an overall townhome community.
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ANALYSIS OF PRIVATE PARTY APPLICATION: BETHEL CHURCH (CPA2019-101).
DESCRIPTION OF PROPOSAL
Bethel Church is the owner of two (2) approximately 5-acre parcels located north of Shockley Road and immediately
west of Bethel Church. The church is requesting an amendment to the comprehensive plan land use designation for
these parcels from their current Low Density Residential designation to a High Density Residential designation.

Figure 1 – Vicinity Map (site highlighted in red)

SITE DESCRIPTION & ADJACENT LAND USES
The site consists of two (2) approximately 5-acre parcels, rectangular in shape, whose borders are formed by
Shockley Road to the south, Bethel Church to the east and private properties to the north and west. The site is
relatively level and is currently undeveloped with the exception of a KID irrigation pond located in the very southwest
corner of the site (approximately 2 acres in size). The property located immediately south of Shockley Road is singlefamily residential in nature with a portion located within unincorporated Benton County (Donut Hole).
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Figure 2 – Comprehensive Plan

COMPREHENSIVE PLAN
The site is designated as Low Density Residential under the City’s current comprehensive plan as are the adjacent
properties to the east, west, south and northeast. The property located northwest of the subject site is currently
designated as commercial.
The plan defines Low Density Residential lands as follows:
The LDR category includes single-family residential uses with an average density of 3.5 dwelling units per
acre.
The High Density Residential land use category is described as follows:
The HDR category includes multifamily residential uses with an average density of 15 dwelling units per
acre. In transitional areas between more intensive commercial uses and lower density residential uses,
limited office/institutional uses may also be located within the HDR designated areas.
The comprehensive plan identifies the following goals and policies that pertain to this amendment request:
LU Goal 1: Plan for growth within the urban growth area and promote compatible land use.
Policy 2 – Facilitate planned growth and infill developments within the city.
LU Goal 2: Establish land uses that are sustainable and create a livable and vibrant community.
Policy 1 – Maintain a variety of land use designations to accommodate appropriate residential, commercial,
industrial, healthcare, educational, recreational, and open space uses that will take advantage of the existing
infrastructure network.
LU 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.
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Policy 2 – Encourage higher residential densities especially in and near the Central Business District area.
Policy 3 – Innovative and non-traditional residential developments can occur through the use of planned unit
developments, density bonuses, new types of housing, and multi-use or mixed-use developments.
HE Goal 1: Provide a range of housing densities, sizes, and types for all income and age groups of the Richland
community.

ZONING
Property to the east (Bethel Church) is zoned R-1-12 - Low Density Residential while properties to the north and west
are zoned AG – Agricultural. , west, south and immediately adjacent to the east is zoned AG - Agricultural. Properties
within the city limits located to the south are zoned R-1-10 – Low Density Residential and SAG (Suburban Agricultural)
– Low Density Residential. The unincorporated area to the south / southwest is zoned UGAR – Urban Growth Area
Residential by Benton County.

Figure 4 – Existing Zoning

UTILITY AVAILABILITY
There is an existing 16 inch water main located south of the site within Shockley Road as well as an 8’ sewer main.
Electrical power is also available to the site.

TRANSPORTATION
Access to the site is via Shockley Road, which extends westerly from Keene Road.

ENVIRONMENTAL REVIEW
The applicants have submitted an environmental checklist. Planning staff reviewed the documents and issued a
Determination of Non-Significance for the entire 2018-2019 Comprehensive Plan Docket on June 21, 2019. A copy of
the checklist and determination of non-significance is attached.
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ANALYSIS
The requested comprehensive plan change and subsequent change of zoning to Multi-Family Residential (R-3) seems
to be contrary to the existing and long-term development pattern in the adjacent vicinity although the applicant’s
intended use of the property for senior housing or assisted living is generally needed in the community. As can be
seen on the comprehensive plan land use map and zoning map, the lands adjacent to the site are primarily lowdensity in nature with Agriculture, Suburban Agriculture, R-1-10 and R-1-12 zoning designations. The applicants are
proposing a property use and development agreement be placed on the amendment which would eliminate uses
that are normally permitted in the R-3 zone. Those uses are: Apartments, dormitories, fraternities and sororities,
manufactured home parks and recreational vehicle parks. However, uses such as schools, day care centers and bed
and breakfasts will still be allowed.
The application indicates that the majority of the housing in the area is detached single-family in nature with
relatively few, if any, options for seniors. Staff recommends that the Planning Commission discuss with the applicant
the possibility of limiting the use of the site even further through the property use and development agreement to
only allow the property to be utilized for an assisted living facility, nursing or rest home or senior housing. This
would guarantee that the site is used solely for senior housing, which appears to be the main intent of the
amendment request.

APPROVAL CRITERIA
1.

Have circumstances related to the proposed amendment and/or the area in which it is located
substantially changed since the adoption of the comprehensive plan?

Staff is unaware of any circumstances which have changed in the vicinity since the adoption of the updated
comprehensive plan in 2017. The overall development pattern in the area is low-density in nature and will remain so
due to the existing land use designations and zoning.
2.

Are the assumptions upon which the comprehensive plan is based no longer valid, or is new information
available which was not considered during the initial comprehensive plan adoption process or during
previous annual amendments?

The assumptions on which the comprehensive plan is based still appear to be valid as there has not been an increase
in requests to increase the density or change the land use designations in the area until the submittal of this
proposal. Changing the land use designation to high density residential without placing restrictions on the allowable
list of permitted uses within the zoning appears to be contrary to how the neighborhood has developed. Again, staff
recommends that discussion with the applicant occur to possibly limit even further the list of allowable land uses
should the commission feel that the use of the site solely for senior housing is an allowable option.

SUMMARY
Approval of the proposed comprehensive plan amendment with appropriate restrictions placed on the subsequent
zoning change could provide a much needed housing option for older citizens in an area that is less congested than
other areas of town.
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ANALYSIS OF PRIVATE PARTY APPLICATION: NORTH STONE RICHLAND, LLC (CPA2019-102).
DESCRIPTION OF PROPOSAL
Stew Stone, owner of North Stone Richland, LLC is proposing to change the land use classification from Low-Density
Residential to Medium-Density Residential on approximately 12.55 acres of land located west of the Horn Rapids Golf
Course. Mr. Stone has also requested that the site of the land use change be rezoned from R-1-10 to R-2S so that he
can continue to develop the area in a consistent manner. The proposal also requests to change the zoning of an
additional 16.63 acres of land from R-2 to R-2S located north of the proposed comprehensive plan land use change
location. A change from R-2 to R-2S is permitted within the Medium-Density Residential land use classification.
A portion of the land that is proposed for re-classification is currently owned by the City of Richland; however, Mr.
Stone has right of first refusal on much of the undeveloped city owned land in the Horn Rapids area. As a result, he
will be purchasing the land from the city and will be submitting a subdivision proposal shortly after the
comprehensive plan and zoning map changes go into effect. Given the contract Mr. Stone has with the city it was
prudent for him to be the applicant.

Figure 1 – Vicinity Map (site highlighted in red)

SITE DESCRIPTION & ADJACENT LAND USES
The site consists of undeveloped land that varies in topography from flat to rolling hills. To the west is additional land
owned by the City of Richland (near Twin Bridges Road) and to the east is land that has been developed as singlefamily residential around the Horn Rapids Golf Course. Land to the north is currently undeveloped and land to the
south is within unincorporated Benton County.
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Figure 2 – Comprehensive Plan

COMPREHENSIVE PLAN
The site is designated as both Low Density Residential and Medium Density Residential under the City’s current
comprehensive plan. Adjacent properties within the city limits are designated as Low, Medium and High Density
Residential (with the Horn Rapids Golf Course designated as Developed Open Space (DOS).
The plan defines Low Density lands as follows:
The LDR category includes single-family residential uses with an average density of 3.5 dwelling units per
acre.
The plan defines Medium Density lands as follows:
The MDR category includes single-family residential uses with an average density of eight dwelling units
per acre.
The comprehensive plan identifies the following goals and policies that pertain to this amendment request:
LU Goal 1: Plan for growth within the urban growth area and promote compatible land use.
Policy 2 – Facilitate planned growth and infill developments within the City.
LU Goal 3: Maintain a broad range of residential land use designations to accommodate a variety of lifestyles and
housing opportunities.
Policy 2 – Encourage higher residential densities especially in and near the Central Business District area.
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ZONING
Properties located adjacent to the proposed sites are zoned primarily Multifamily Residential (R-3) and Agricultural
(Golf Course).

Figure 4 – Existing Zoning

UTILITY AVAILABILITY
Utilities necessary to accommodate future development in the area are located within close proximity to the subject
property.

TRANSPORTATION
State Route 240 is located north of the site and provides the major form of transportation to the area. New city
streets will be built and dedicated throughout any/all new developments. Twin Bridges Road that provides
connectivity to West Richland is also located to the west of the subject property.

ENVIRONMENTAL REVIEW
The applicants have submitted an environmental checklist. Planning staff reviewed the documents and issued a
Determination of Non-Significance for the entire 2018-2019 Comprehensive Plan Docket on June 21, 2019. A copy of
the checklist and determination of non-significance is attached.

ANALYSIS
The proposed land use change appears to be compatible with the existing and proposed land use patterns in the
area. It is likely that the Low-Density Residential (R-1-10) designation/zone was placed upon the southern portion of
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the site as either a buffer from the undeveloped county land or to create larger view lots having the ability to take in
the view towards the Yakima River and Flat Top Mountain. Approving the proposed changes will not result in a
different type of housing type or neighborhood character as the developer will continue to build in a manner similar
to what has already occurred. Much of the land in the Horn Rapids area that has been developed is zoned R-2S,
which is what the applicant would like this land to be zoned.

APPROVAL CRITERIA
1.

Have circumstances related to the proposed amendment and/or the area in which it is located
substantially changed since the adoption of the comprehensive plan?

The ownership of the property in question is the circumstance which has changed since the 2017 Comprehensive
Plan Periodic Update. Prior to the 2017 comprehensive plan update it was not known who the owner of the subject
property would be. As a result, no changes to the comprehensive plan land use designations were explored. Now
that it is know who the ownership will be, it makes sense to designate and rezone the land in a manner that will
result in the extension of new housing developments/housing products similar to what currently exists in the area.
2.

Are the assumptions upon which the comprehensive plan is based no longer valid, or is new information
available which was not considered during the initial comprehensive plan adoption process or during
previous annual amendments?

As indicated above, the ownership of the land in question was not certain prior to the 2017 periodic update. In order
to maintain a consistent community feel throughout the Horn Rapids area, the applicant is requesting the proposed
land use and zoning amendments. The proposed amendments will allow the developer to maintain the same
residential nature/feel throughout the entire Horn Rapids community.

SUMMARY
Approval of the proposed comprehensive plan amendment is a logical extension of residential land uses in the Horn
Rapids community.

16

2018-2019 Comprehensive Plan Amendment

ANALYSIS OF PRIVATE PARTY APPLICATION: TIM BUSH, LOT 2 (CPA2019-103).
DESCRIPTION OF PROPOSAL
Tim Bush (Bush Living Trust) is the owner of a 1.81 acre parcel located north of Duportail Street between Wellhouse
Loop and Thayer Drive and is requesting an amendment to the comprehensive plan land use designation on this site
from its current Developed Open Space designation to a High Density Residential designation.

Figure 1 – Vicinity Map (site highlighted in red)

SITE DESCRIPTION & ADJACENT LAND USES
The site is approximately 1.81 acres in size and borders Duportail Street on the south. There is a masonic lodge
immediately west of the site and there are churches located to the northwest and to the southwest of the site. The
City of Richland and Richland School District own lands bordering the site to the south, east and north/northeast.
The site is relatively steep sloping from its highest elevation along the western property line to the lowest elevation
along the eastern property line. The City of Richland reserved an access easement across a portion of the property
for the existing bike and pedestrian pathway that bisects the lot from north to south.
The subject property was considered part of Lawless Park, but was designated by the Richland City Council as surplus
in December, 2018 and subsequently sold to Mr. Bush.
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Figure 2 – Comprehensive Plan

COMPREHENSIVE PLAN
The site is designated as Developed Open Space under the City’s current comprehensive plan. The adjacent
properties to the east are designated as Commercial, properties to the west are designated as Low Density
Residential and properties to the north and south are designated Developed Open Space and Public Facilities.
The plan defines Developed Open Space as follows:
This category includes golf courses, federal power transmission and irrigation wasteway easements,
private open space, riverfront parks, undeveloped parks, and parks intended for long-term open space.
The High Density Residential and use category is described as follows:
The HDR category includes multifamily residential uses with an average density of 15 dwelling units per
acre. In transitional areas between more intensive commercial uses and lower density residential uses,
limited office/institutional uses may also be located within the HDR designated areas.
The comprehensive plan identifies the following goals and policies that pertain to this amendment request:
ED Goal 6: Encourage vibrant mixed-use areas to establish Richland as the premier Tri-Cities destination to live,
work, and visit by offering options for housing, services, entertainment, and retail.
Policy 6 – Expand the range of options for housing in areas planned for higher density development.
Policy 7 – Support development of higher density housing.
LU Goal 1: Plan for growth within the urban growth area and promote compatible land use.
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Policy 2 – Facilitate planned growth and infill developments within the city.
LU Goal 2: Establish land uses that are sustainable and create a livable and vibrant community.
Policy 1 – Maintain a variety of land use designations to accommodate appropriate residential, commercial,
industrial, healthcare, educational, recreational, and open space uses that will take advantage of the existing
infrastructure network.
LU 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.
Policy 2 – Encourage higher residential densities especially in and near the Central Business District area.
Policy 3 – Innovative and non-traditional residential developments can occur through the use of planned unit
developments, density bonuses, new types of housing, and multi-use or mixed-use developments.
HE Goal 1: Provide a range of housing densities, sizes, and types for all income and age groups of the Richland
community.
CF Goal 1: Ensure that adequate infrastructure and public facilities exist or can be provided concurrent with new
development takes place.
Policy 1 – The City will strive to ensure convenient and safe student access to school sites.
CF Goal 4: Provide an integrated system of parks, recreation facilities, trails, and open spaces as an asset consistent
with the Parks, Trails, Open Space, and Facilities Master Plan that enhances the community’s quality of life.

ZONING
Properties to the west are zoned R-1-12, properties to the north and south are zoned Parks & Public Facilities (PPF),
while properties located to the east are zoned General Business (C-3).
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Figure 4 – Existing Zoning

UTILITY AVAILABILITY
There is an existing 10 inch sewer main bisecting the property. The site also has easy access to existing pressurized
water mains located adjacent to the site. Electrical power is also available to the site.

TRANSPORTATION
Duportail Street is classified as a minor arterial in the City’s Transportation Plan. As such, direct access is allowed
provided all necessary right-of-way permits are obtained.

ENVIRONMENTAL REVIEW
The applicants have submitted an environmental checklist. Planning staff reviewed the documents and issued a
Determination of Non-Significance for the entire 2018-2019 Comprehensive Plan Docket on June 21, 2019. A copy of
the checklist and determination of non-significance is attached.

ANALYSIS
As indicated above, the site is approximately 1.81 acres in size, slopes from west to east and is located between lowdensity residential areas and commercial areas. Properties to the north and south are owned by either the City of
Richland or Richland School District and are designated as Public Facilities by the city’s land use plan.
The City of Richland determined this property to be excess to the city’s needs and surplused the property in
December, 2018. The current owner/applicant has indicated that he would like to have the site changed to a highdensity land use designation (R-3 zoning) in order to construct apartments/condos at the site in order to increase
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housing choices in the area.

APPROVAL CRITERIA
1.

Have circumstances related to the proposed amendment and/or the area in which it is located
substantially changed since the adoption of the comprehensive plan?

Yes, circumstances have changed as the site in question was determined to be excess to the city’s needs and was
subsequently sold to the current owner in December, 2018. The comprehensive plan indicates that only lands
utilized for open space or park purposes should be designated as Developed Open Space by the comprehensive plan
land use map.
2.

Are the assumptions upon which the comprehensive plan is based no longer valid, or is new information
available which was not considered during the initial comprehensive plan adoption process or during
previous annual amendments?

Again, circumstances have changed due to the sale of the property from the city to the current owner. This
information was not known at the time of the 2017 comprehensive plan periodic update and is thus being reviewed
at this time.

SUMMARY
Approval of the proposed comprehensive plan amendment is a logical land use designation providing a residential
buffer between low-density residential areas to the west and the commercial land uses to the east.
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ANALYSIS OF PRIVATE PARTY APPLICATION: TIM BUSH, LOT 4 (CPA2019-104).
DESCRIPTION OF PROPOSAL
Tim Bush (Bush Living Trust) is the owner of an approximately 2 acre parcel located south of Lawless Drive and east
of the Thayer Drive/Lawless Drive intersection. Mr. Bush is requesting an amendment to the comprehensive plan
land use designation on this site from its current Developed Open Space designation to a Commercial designation.

Figure 1 – Vicinity Map (site highlighted in red)

SITE DESCRIPTION & ADJACENT LAND USES
The site consists of a single 2 acre parcel located adjacent to Fred Meyer, McDonalds and undeveloped open land
owned by the Washington State Department of Transportation. There is an electrical substation to the west of the
site and a few single-family residential homes located north of Lawless Drive. The largest portion of Lawless Park is
also located north of Lawless Drive.
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Figure 2 – Comprehensive Plan

COMPREHENSIVE PLAN
The site is designated as Developed Open Space under the City’s current comprehensive plan due to it previously
being a part of Lawless Park. However, this portion of land was determined to be excess to the city’s needs and was
sold to Mr. Bush as surplus in December, 2018.
The plan defines Developed Open Space as follows:
This category includes golf courses, federal power transmission and irrigation wasteway easements,
private open space, riverfront parks, undeveloped parks, and parks intended for long-term open space.
The commercial land use category is described as follows:
The commercial land use category includes a variety of retail, wholesale, and office uses. Within this
category are professional business offices, hotels, motels and related uses. It also includes a variety of
retail and service uses oriented to serving residential neighborhoods, such as grocery stores, hardware
supply, and garden supply. Other commercial uses include automobile related uses, and uses that normally
require outdoor storage and display of goods. In transitional areas between more intensive commercial
areas and lower density residential uses, high-density residential development may also be located within
the Commercial designated areas.
The comprehensive plan identifies the following goals and policies that pertain to this amendment request:
ED Goal 6: Encourage vibrant mixed-use areas to establish Richland as the premier Tri-Cities destination to live,
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work, and visit by offering options for housing, services, entertainment, and retail.
Policy 4 – Facilitate retail development and encourage infill in the Central Business District, Uptown, and nearby
commercial areas.

LU Goal 3: The City will promote commercial growth and revitalization that serves residents and strengthens and
expands the tax base.
Policy 1 – The City will accommodate all types of commercial land uses including retail and wholesale sales and
services, and professional services.
Policy 2 – The City will create new land use and zoning designations to facilitate both new development and
redevelopment where required to implement the City’s goals.
Policy 3 – The City will work to develop an attractive Central Business District and to revitalize declining commercial
areas.
Policy 4 – The City will endeavor to locate neighborhood oriented commercial land uses in Neighborhood Activity
Centers.

ZONING
Property to the north is zoned Parks & Public Facilities (PPF) and Low Density Residential R-1-12. Properties to the
west are either undesignated (WSDOT right-of-way) or Medium Density Residential (R-2) while properties to the east
are zoned General Business (C-3).

Figure 4 – Existing Zoning
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UTILITY AVAILABILITY
There is an existing 10 inch sewer main located upon the subject property and potable water is also available at the
site as well as electrical power.

TRANSPORTATION
Lawless Drive is classified as a major collector in the City’s Transportation Plan. As a result, the roadway has been
designed and constructed to handle a large amount of traffic. It should be noted that the off-ramp from the By-Pass
Highway connects to Lawless Drive in the location of the subject property.

ENVIRONMENTAL REVIEW
The applicants have submitted an environmental checklist. Planning staff reviewed the documents and issued a
Determination of Non-Significance for the entire 2018-2019 Comprehensive Plan Docket on June 21, 2019. A copy of
the checklist and determination of non-significance is attached.

ANALYSIS
The City of Richland determined this property to be excess to the city’s needs and surplused the property in
December, 2018. The current owner/applicant has indicated that he would like to have the site changed to a highdensity land use designation (R-3 zoning) in order to construct apartments/condos at the site in order to increase
housing choices in the area.

APPROVAL CRITERIA
1.

Have circumstances related to the proposed amendment and/or the area in which it is located
substantially changed since the adoption of the comprehensive plan?

Yes, circumstances have changed as the site in question was determined to be excess to the city’s needs and was
subsequently sold to the current owner in December, 2018. The comprehensive plan indicates that only lands
utilized for open space or park purposes should be designated as Developed Open Space by the comprehensive plan
land use map.
2.

Are the assumptions upon which the comprehensive plan is based no longer valid, or is new information
available which was not considered during the initial comprehensive plan adoption process or during
previous annual amendments?

Again, circumstances have changed due to the sale of the property from the city to the current owner. This
information was not known at the time of the 2017 comprehensive plan periodic update and is thus being reviewed
at this time.

SUMMARY
Approval of the proposed comprehensive plan amendment is a logical extension of commercial land uses along the
Lawless Drive corridor.
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ANALYSIS OF CITY INITIATED APPLICATION: RICHLAND FIRE DEPARTMENT (CPA2018-102).
DESCRIPTION OF PROPOSAL
The City of Richland Fire Department is proposing that a comprehensive plan land use designation of Public Facility
(PF) be placed on a parcel of land approximately 2.05 acres in size located at the southeast corner of the Jadwin
Avenue and Stevens Drive intersection. The current land use map does not have a land use designation for the site
likely as the site had previously been owned by the Washington State Department of Transportation and was
considered right-of-way. However, when the land was deeded to the City of Richland a land use designation and
zoning district was not placed on the land.
The Fire Department has identified this location as a site for the possible construction of a future fire station. As a
result, the Fire Department has requested that since the land is owned by the city and may be used for a future fire
station location that the land use designation by Public Facility and a corresponding zoning change to Parks and
Public Facilities (PPF).

Figure 1 – Vicinity Map (site highlighted in red)

SITE DESCRIPTION & ADJACENT LAND USES
The site consists of a single 2.05 acre parcel, triangular in shape, bordering Jadwin Avenue along the south/southwest
and Stevens Drive along the north/northwest. The eastern property line borders an existing bike/pedestrian
pathway maintained by the City of Richland. There is an existing manufactured home park located on the opposite
side of Jadwin Avenue, a single-family residential neighborhood to the east and commercial land to the north and
west along the Bypass Highway and Stevens Drive.
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Figure 2 – Comprehensive Plan

COMPREHENSIVE PLAN
The site does not have a land use designation under the City’s current comprehensive plan. The adjacent properties
are designated as Commercial, High Density Residential, Developed Open Space and Low Density Residential.
The plan defines Public Facility lands as follows:
This category includes a variety of public and institutional uses including facilities operated by federal,
state, county, municipal, or other government agencies; public education institutions, public libraries,
hospitals, cemeteries; and some developed parks.
The comprehensive plan identifies the following goals and policies that pertain to this amendment request:
CF Goal 10: Provide municipal facilities as needed for efficient services, rapid response times, and convenient
customer service.
CF Goal 12: The City will provide efficient, cost-effective, and concurrent levels of public safety services designed
to maintain quality of life.
Policy 3 – The City will evaluate the adequacy of the public safety facilities and equipment, mutual and auto aid
agreements, and personnel staffing levels and deployment needs for the present and projected change.

ZONING
Property to the north and west on the opposite sides Stevens Drive (and Bypass Highway) are zoned General Retail
(C-3). Property south of Jadwin Avenue is zoned Multifamily Residential (R-3) and land immediately east is zoned
Parks & Public Facilities (PPF) and Low Density Residential (R-1-10).
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Figure 4 – Existing Zoning

UTILITY AVAILABILITY
There is an existing 36 inch sewer main located within Jadwin Avenue and there is a 24 inch pressurized water main
bisecting the property. Electrical power is also available to the site.

TRANSPORTATION
Stevens Drive (Bypass Highway) is located on the western side of the subject property and Jadwin Avenue is located
along the southern portion of the site. It is likely that future access to the site would come off of Jadwin Avenue.

ENVIRONMENTAL REVIEW
The applicants have submitted an environmental checklist. Planning staff reviewed the documents and issued a
Determination of Non-Significance for the entire 2018-2019 Comprehensive Plan Docket on June 21, 2019. A copy of
the checklist and determination of non-significance is attached.

ANALYSIS
The intent of the proposal is to designate the site as Public Facility under the comprehensive plan so that a zoning
district of Parks & Public Facilities (PPF) can be placed on the site for the future use of the site as a possible fire
station.
As indicated previously, the site is currently not designated by either the comprehensive plan land use map or the
official zoning map. As a result, staff recommends that the requested land use designation and zoning district be
approved for the site as the location has been identified by the Fire District as meeting their location and response
time requirements when looking to locate a future fire station.
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APPROVAL CRITERIA
1.

Have circumstances related to the proposed amendment and/or the area in which it is located
substantially changed since the adoption of the comprehensive plan?

Circumstances related to the site have changed since the 2017 Comprehensive Plan Periodic Update as the site has
been evaluated further for the construction of a fire station. Also, since the site was not previously designated by the
land use map it is prudent that a land use classification contemplating the city’s needs be given to the site.
2.

Are the assumptions upon which the comprehensive plan is based no longer valid, or is new information
available which was not considered during the initial comprehensive plan adoption process or during
previous annual amendments?

New information in the form of additional study by the Fire Department has occurred since the 2017 Periodic Update.
In addition, the city failed to designate the site for any type of land use during the 2017 Periodic Update. It is prudent
for the city to designate the site while contemplating the needs of the city.

SUMMARY
Approval of the proposed comprehensive plan amendment is logical as it would place a land use designation upon
the site which would allow a variety of uses when the city decides that it should be developed. The possible location
of a future fire station at this location has been studied extensively by the Fire Department and while access to the
site is limited it can be achieved in a manner that meets all applicable city standards.
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ANALYSIS OF CITY INITIATED APPLICATION: CITY OF RICHLAND DEVELOPMENT SERVICES
DEPARTMENT (CPA2019-105).
DESCRIPTION OF PROPOSAL
The City of Richland Development Services Department is proposing to rectify discrepancies between the
comprehensive plan land use map and official zoning map at the following six (6) locations:
1.

Leslie Grove: Extend the Natural Open Space (NOS) designation north along the waterfront from the existing
NOS boundary to Newcomer Street and rezone the waterfront to NOS to be consistent with the
comprehensive plan.
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2.

Howard Amon: Change the land use classification along the waterfront from Natural Open Space (NOS) to
Developed Open Space (DOS) to match the rest of the park and to be consistent with the Parks & Public
Facilities (PPF) zoning.

31

2018-2019 Comprehensive Plan Amendment

3.

Amon Preserve (South): Change the land use designation from Commercial to Natural Open Space (NOS) to
be consistent with the existing NOS zoning.
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4.

Amon Preserve (East): Change the land use designation from Low Density Residential to Natural Open Space
(NOS) and change the zoning from R-1-10 to NOS.
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5.

Amon Preserve North: Change the comprehensive plan land use designation along the western boundary
from High Density Residential to Natural Open Space (NOS) and change the zoning from Multiple Family
Residential (R-3) to NOS.
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6.

W.E. Johnson Park: Change the land use designation from Natural Open Space (NOS) to Developed Open
Space (DOS) at the site of the old city landfill to be consistent with the current Parks & Public Facilities (PPF)
zoning. Also change the zoning from PPF to NOS to match the comprehensive plan land use designation on
lands located east and south of the old city landfill site.
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ENVIRONMENTAL REVIEW
The applicants have submitted an environmental checklist. Planning staff reviewed the documents and issued a
Determination of Non-Significance for the entire 2018-2019 Comprehensive Plan Docket on June 21, 2019. A copy of
the checklist and determination of non-significance is attached.

ANALYSIS
As indicated above, the intent of the proposed changes is to rectify discrepancies between the land use and zoning
maps at the six (6) city owned locations. These changes will result in the correct land use and zoning districts being
placed on city owned property and will alleviate confusion that occurs when administering regulatory requirements.
Several of these changes were contemplated by the Planning Commission during the 2017 Periodic Update, but for
some unknown reason, the necessary mapping changes did not occur. Staff recommends that the Planning
Commission discuss each of the proposed changes during the public hearing process.

APPROVAL CRITERIA
1.

Have circumstances related to the proposed amendment and/or the area in which it is located
substantially changed since the adoption of the comprehensive plan?

No new circumstances exist from when the changes were originally contemplated in 2017. The intent of these
mapping amendments is to finalize the changes made as the mapping changes did not occur in 2017.
2.

Are the assumptions upon which the comprehensive plan is based no longer valid, or is new information
available which was not considered during the initial comprehensive plan adoption process or during
previous annual amendments?

The assumptions upon which the comprehensive plan is based are still valid. As indicated above, the intent of these
changes is to effectuate mapping changes that were contemplated, but did not occur, during the 2017 Periodic
Update.

SUMMARY
Approval of the proposed comprehensive plan amendments are logical as each proposed mapping amendment
results in consistency between the existing natural resource and the appropriate land use designation. The changes
also reflect corrections needed between the comprehensive plan land use designations and zoning districts on city
owned properties.
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ANALYSIS OF CITY INITIATED TEXT AMENDMENT APPLICATION: CITY OF RICHLAND FIRE
DEPARTMENT (CPA2018-104).
DESCRIPTION OF PROPOSAL
The intent of the City initiated comprehensive plan TEXT amendment is primarily “house-keeping” in nature as it
is non-project in nature and only results in modification of text within the Capital Facilities Element of the
comprehensive plan.
The Richland Fire Department requests that the following changes occur to the Fire, Police, and Emergency
Services section (CF Goal 12):
Add a new policy 3 and relabel current policy 3 to policy 4 (page 58).
New Policy 3: The City will identify the funding mechanism to construct and staff Fire & Emergency Service
facilities in areas of our city wherever 1350 or more employees work outside a 4 minute drive time from an
existing Richland Fire & Emergency Services facility or a neighboring jurisdiction facility with similar staffing levels
participating in an automatic aid agreement.
Add the following text to the end of the Fire and Emergency Services and Facilities section (page 61):
The Richland Fire & Emergency Services Department has developed a facility deployment model based on the
current and projected needs of the community over the next 10 years. This plan encompasses potential growth
and development in the community, current and future urban growth boundaries, the City of Richland
transportation improvement plan, and industry standard response times. The facility deployment model aligns
with the City of Richland Core Focus Areas as well as meets the mission and vision of Richland Fire & Emergency
Services.

ENVIRONMENTAL REVIEW
The applicants have submitted an environmental checklist. Planning staff reviewed the documents and issued a
Determination of Non-Significance for the entire 2018-2019 Comprehensive Plan Docket on June 21, 2019. A copy of
the checklist and determination of non-significance is attached.

SUMMARY
Approval of the proposed comprehensive plan text amendments are logical as each of the proposed text
amendments improves and bolsters the functionality and intent of the comprehensive plan. Staff recommends that
the Planning Commission discuss the proposed text amendments with the Fire Department and recommend approval
of said changes to the City Council.
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AREA WIDE REZONE ANALYSIS
The State of Washington’s Growth Management Act (RCW 36.70A) requires that comprehensive plans be
effectuated by various development regulations such as subdivision regulations, critical areas and zoning. As a
result, any time land use designations are changed, such as the ones contemplated by the private party
applications and the city initiated ones, the underlying zoning district must be brought into conformance with
the comprehensive plan. The city is requesting that the Planning Commission authorize an area-wide rezone in
order to bring the zoning into compliance with the change of land-use designations authorized by the passage of
the private party comprehensive plan amendment applications and the city initiated actions.
The area-wide rezone must be a separate action by the Planning Commission and must result in the re-zoning of
lands so that the underlying zoning regulations are consistent with the intent and goals of the City’s
comprehensive plan. Failure to have the zoning designations match the underlying comprehensive plan
designation usually results in “spot-zoning”, which is not allowed in the State of Washington.
In determining whether an area shall be rezoned, the planning commission and city council should consider how
the proposed area-wide rezone implements the comprehensive plan, growth management act and benefits the
community.
1.

The manner in which the proposed rezone conforms to patterns in adjacent zones;

The proposed area-wide rezone would not result in any non-conformities as it would just effectuate the intent of
the already approved comprehensive plan changes. Denial of the area-wide rezoning would result in a situation
in which the zoning districts are out of compliance with, and do not effectuate, the comprehensive plan.
2.

The benefits or detriments accruing to the city which would result from the approval of the area-wide
rezone;

Benefits to the city as a result of the granting of the area-wide rezone come in the form of additional tax revenue
due to the creation of higher density housing, additional commercial development, as well as the protection of
natural resources.
3.

Impacts on the environment and public safety.

Both the change in land-use designation and subsequent area-wide rezoning have been reviewed by the City of
Richland and other local and state agencies for compliance with the State of Washington’s Growth Management Act
and State Environmental Policy Act (SEPA).

SEPA THRESHOLD DETERMINATION:
The City of Richland issued a Determination of Non-Significance (DNS) for the proposed comprehensive plan
amendment and area-wide rezoning on June 21, 2019. The Determination of Non-Significance was issued after
utilizing the Optional DNS review process as outlined in WAC 197-11-335.

RECOMMENDATION:
1. Staff recommends that all text and map amendments included in the 2018-2019 Comprehensive Plan
Docket be incorporated into the City’s official Comprehensive Plan Document.
2. Staff recommends that the area-wide rezoning be approved, on condition of approval of the
Comprehensive Plan amendment and based upon discussions and land use and development
agreements discussed during specific proposals.
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Alternatives:
a. Recommend approval of the amendments and subsequent area-wide rezone as proposed.
b. Hold additional public hearings
c. Modify the proposed changes before forwarding the document to council.

SUGGESTED CONCLUSIONS OF LAW
1. The Planning Commission has a legal obligation to hold an open record public hearing and issue a
recommendation to the City Council that meets the requirements of Chapter 36.70A RCW.
2. The City staff, Planning Commission and City Council have involved the public in this planning exercise.
3. The docket is deemed complete and ready for action by the Planning Commission.
4. For areas that are incorporated into the area-wide rezoning: future development of any property will be
reviewed for consistence and compliance with applicable development regulations in effect at the time of
future development. Approval of these zoning map amendments do not vest or imply approval of
subsequent developments.
5. The 2017 City of Richland Comprehensive Plan and the associated environmental review comply with the
goals and requirements of Chapter 36.70A RCW, Chapter 365-195 WAC, Chapter 43.21C RCW, Chapter 19711 WAC, and City of Richland Municipal Code Chapter 22.09.
6. The Washington State Growth Management Act (GMA), Chapter 36.70A RCW, mandates that Counties and
Cities required or choosing to plan under the authority of the Growth Management Act must adopt
development regulations consistent with the jurisdictional Comprehensive Plan and state law.
7. The 2018-2019 Comprehensive Plan amendment (docket) will produce no probably significant adverse
environmental impacts. A determination of non-significance (DNS) under the State Environmental Policy Act
(SEPA) is appropriate for this Comprehensive Plan amendment and Zoning Ordinance Map changes.

SUGGESTED FINDINGS OF FACT
1. WRMC 14.09 indicates that the City Council shall consider each comprehensive plan amendment and
forward those selected to the Planning Commission for processing. Plan amendment applications may be
submitted via private application and/or proposed by City Staff and the Council.
2. The deadline for the submittal of Private Party Applications for the consideration as part of the 2018-2019
Comprehensive Plan Docket Policy and Map, and Code Amendments docket was March 1, 2019.
3. Five (5) private party application were received and deemed complete.
4. Three (3) city initiated applications were received and deemed complete (1 text, 2 map).
5. The City Council conducted a Workshop on April 23, 2019 to review the 2018-2019 Comprehensive Plan
Policy and Map, and Code Amendment Docket.
6. The City Council conducted a Public Hearing on May 7, 2019 establishing the 2018-2019 Comprehensive Plan
Policy and Map, and Code Amendment Docket.
7. The Planning Commission conducted a workshop to review the 2018-2019 Comprehensive Plan Policy and
Map, and Code Amendment Docket on June 12, 2019.

39

2018-2019 Comprehensive Plan Amendment

8. Public Notice was sent to property owners within 300 feet of each of the proposed Comprehensive Plan Map
and Zoning Map changes on June 5, 2019.
9. The City of West Richland Community Development Department issued a SEPA Threshold Determination of
Non-Significance on June 21, 2019 for the proposed 2018-2019 Comprehensive Plan Policy and Map, and
Code Amendment Docket. The SEPA Threshold Determination of Non-Significance was issued after utilizing
the Optional DNS Method.
10. On June 5, 2019 the City of Richland provided the required sixty (60) day notification under RCW 36.70a.106
to the State of Washington of the City’s proposed Comprehensive Plan Policy and Map, and Code
Amendment docket and intent to adopt.
11. On June 5, 2019 the City of Richland provided Notice of Public Hearing to be held on June 26, 2019 to
affected parcels and neighboring properties within a 300-foot radius of parcels under consideration.
12. On June 9, 2019 a Notice of Public Hearing was published in the Tri-City Herald.
13. On June 5, 2019 a Notice of Public Hearing was posted at the City Hall and on the City Website.
14. Public Hearing Notice signs were posted on, or near, each of the five (5) private party properties which had
submitted individual applications for consideration by March 1, 2019. A Public Hearing Notice sign was also
posted at the location of the City initiated application at the intersection of Stevens Drive and Jadwin
Avenue.
15. All public notification requirements for the public workshops and public hearings were met.
16. CPA 2018-102 & Z2018-105 consists of an application to change the land use designation on approximately 2
acres from undetermined/undesignated to Parks & Public Facilities (Parks & Public Facilities Zoning District)
on property located at the intersection of SR 240 and Stevens Drive.
17. CPA2018-103 consists of an application to change the land use designation on approximately 1.99 acres from
Developed Open Space to Medium-Density Residential. The property is located at the SW corner of the
Clubhouse Lane and River Valley Drive intersection within the Horn Rapids Golf Community (northern
portion of the existing parking lot for the Horn Rapids Golf Course).
18. CPA2018-104 submitted by the City of Richland FD to amend Capital Facilities Goal 12 (Relabel current Policy
3 to Policy 4 and add a new Policy 3).
19. CPA2019-101 & Z2019-101 consists of an application filed by the Bethel Church to change the land use
designation on approximately 10 acres from Low-Density Residential to High Density Residential and change
the zoning district from Low-Density Residential R-1-12 to High Density Residential R-3. The property is
located north of Shockley Road immediately west of the existing Bethel Church.
20. CPA2019-102 & Z2019-102 was filed by Northstone Richland, LLC to change the land use designation from
Low Density Residential to Medium Density Residential and change the zoning district from Low Density
Residential R-1-10 and Medium Density Residential R-2 to Medium Density Residential R-2S. The property is
located within an undeveloped area of Horn Rapids west of the 4th Hole Fairway.
21. CPA2019-103 & Z2019-103 consists of an application filed by Tim Bush to change the land use designation on
approximately 1.8 acres from Developed Open Space to High Density Residential and change the zoning
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district from Parks & Public Facilities (PPF) to Multiple Family Residential R-3. The property is located north
of Dupertail Street immediately east of 412 Thayer Drive.
22. CPA2019-104 & Z2019-104 consists of an application filed by Tim Bush, Lot 4 to change the land use
designation on approximately 2 acres from Developed Open Space to Commercial and change the zoning
district from Parks & Public Facilities to Retail Business C-2. The property is located south of Lawless Drive
immediately west of Fred Meyer.
23. CPA2019-104 & Z2019-105 was filed by the City of Richland to change land use designations and zoning
districts on portions of city owned properties located at Leslie Grove Park, Howard Amon Park, Amon
Preserve and W.E. Johnson Park.
24. Based upon the application materials submitted and upon presentation by the applicants, the proposed
amendments will not adversely impact the city’s ability to provide sewer and water, and will not adversely
affect adopted levels of service standards for other public facilities and services such as parks, police, fire,
emergency medical services and governmental services.
25. Adequate infrastructure, facilities and services are available to serve the proposed or potential development
expected as a result of these amendments.
26. The proposed amendments are consistent with the goals, policies and objectives of the comprehensive plan.
27. The proposed comprehensive plan amendments will not result in probable significant adverse impacts to the
transportation network, capital facilities, utilities, parks, and environmental features.
28. The subject parcels being re-designated are physically suitable for the allowed land uses in the designation
being requested.
29. The proposed amendments are consistent with the Washington State Growth Management Act, the Benton
County planning policies and other applicable local and state policies, agreements, and laws.
30. The proposed amendments will not have a cumulative adverse effect on the planning area.
31. The City of Richland initiated comprehensive plan amendments are primarily “house-keeping” in nature and
are consistent with the goals and intent of the comprehensive plan.
32. The State of Washington’s Growth Management Act (RCW 36.70A) requires that comprehensive plans be
effectuated by various development regulations such as subdivision regulations, critical areas and zoning.
33. The proposed area-wide rezoning of the properties in question is dependent upon a change in the land-use
designation of the comprehensive plan.
34. The city is requesting that the Planning Commission authorize an area-wide rezone in order to bring the
zoning into compliance with the change of land-use designations authorized by the passage of the five (5)
private party applications and the city initiated actions (Fire Department and Development Services map
amendments).

RECOMMENDED MOTION:
1. I move that the Planning Commission adopt the findings, conclusions, and recommendation found in the
staff report and recommend City Council approve the 2018-2019 Comprehensive Plan Policy and Map,
and Code Amendment Docket.
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2. I move that the Planning Commission adopt the findings, conclusions and recommendation found in the
staff report and recommend City Council approval of the area-wide rezone.

ATTACHMENTS:
A. Notice of Intent to Adopt Amendment (60-Days Prior to Adoption)
B. Public Notice
C. SEPA Determination of Non-Significance
D. 2018-2019 Docket
 File No. 2018-03 (Brad Rew – Horn Rapids Golf Course)
 File No. 2019-101 (Bethel Church)
 File No. 2019-102 (North Stone Richland, LLC)
 File No. 2019-103 (Tim Bush, Lot 2)
 File No. 2019-104 (Tim Bush, Lot 4)
 File No. 2018-102 (Richland Fire Dept.)
 File No. 2019-105 (City of Richland Development Services)
 File No. 2018-104 (Richland Fire Department Text Amendment)
E. Agency/Public Remarks and Comments
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Attachment A:
Notice of Intent to Adopt Amendment (60-Days
Prior to Adoption)

Notice of Intent to Adopt Amendment / Notice of Adoption
Cover Sheet
Pursuant to RCW 36.70A.106, the following jurisdiction provides the following required
state agency notice.
1. Jurisdiction Name:
2. Select Submittal Type:
Select the Type of Submittal
listed.
(Select One Only)

City of Richland – Development Services Dept.
60-Day Notice of Intent to Adopt Amendment.
Request of Expedited Review / Notice of Intent
to Adopt Amendment.
Supplemental Submittal for existing Notice of
Intent to Adopt Amendment.
Notice of Final Adoption of Amendment.

3. Amendment Type:
Select Type of Amendment
listed.
(Select One Only)

Comprehensive Plan Amendment.
Development Regulation Amendment.
Critical Areas Ordinance Amendment.
Combined Comprehensive and Development
Regulation Amendments.
Countywide Planning Policy.

4. Description
Enter a brief description of the
amendment.

Proposed 2018-2019 Comprehensive Plan Annual
Amendment and Area-Wide Rezone.

Begin your description with
“Proposed” or “Adopted”, based on
the type of Amendment you are
submitting.
Examples: “Proposed
comprehensive plan amendment
for the GMA periodic update.” or
“Adopted Ordinance 123, adoption
amendment to the sign code.”
(Maximum 400 characters).

1 of 2
Re. 03/2019

5. Is this action part of your 8year periodic update required
under RCW 36.70A.130 of the
Growth Management Act
(GMA)?
6. Proposed Dates:
Enter the anticipated public
hearing date(s) for your
Planning Commission/Planning
Board or for your
Council/Commission.
7. Contact Information:

Yes
No
Planning Commission: June 26, 2019
City Council: August 20, 2019
Proposed / Date of Adoption: August 20, 2019

A. Prefix/Salutation:
(Examples: “Mr.”, “Ms.”, or “The
Honorable” (elected official))

Mr.

B. Name:

Mike Stevens

C. Title:

Planning Manager

D. Email:

mstevens@ci.richland.wa.us

E. Work Phone:

(509) 942-7596

F. Cell/Mobile Phone: (optional)
Consultant Information:
G. Is this person a consultant?

Yes

H. Consulting Firm name?
8. Would you like Commerce to
contact you for Technical
Assistance regarding this
submitted amendment?

Yes

REQUIRED: Attach or include a copy of the proposed amendment text or
document(s).We do not accept a website hyperlink requiring us to retrieve external
documents. Jurisdictions must submit the actual document(s) to Commerce. If you
experience difficulty, please email the reviewteam@commerce.wa.gov
Questions? Call the review team at (509) 725-3066.
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Re. 03/2019

STATE OF WASHINGTON

DEPARTMENT OF COMMERCE
1011 Plum Street SE  PO Box 42525  Olympia, Washington 98504-2525  (360) 725-4000
www.commerce.wa.gov

06/05/2019
Mr. Mike Stevens
Planning Manager
City of West Richland
625 Swift Boulevard
MS: 35
West Richland, WA 99352
Sent Via Electronic Mail
Re: City of West Richland--2019-S-251--60-day Notice of Intent to Adopt Amendment
Dear Mr. Stevens:
Thank you for sending the Washington State Department of Commerce (Commerce) the 60-day
Notice of Intent to Adopt Amendment as required under RCW 36.70A.106. We received your
submittal with the following description.
Proposed 2018-2019 Comprehensive Plan Annual Amendment and Area-Wide Rezone.
We received your submittal on 06/05/2019 and processed with the Submittal ID 2019-S-251.
Please keep this letter as documentation that you have met this procedural requirement. Your 60
-day notice period ends on 08/04/2019.
We have forwarded a copy of this notice to other state agencies for comment.
Please remember to submit the final adopted amendment to Commerce within ten days of
adoption.
If you have any questions, please contact Growth Management Services at
reviewteam@commerce.wa.gov, or call William Simpson, (509) 280-3602.
Sincerely,
Review Team
Growth Management Services
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STATE OF WASHINGTON

DEPARTMENT OF COMMERCE
1011 Plum Street SE  PO Box 42525  Olympia, Washington 98504-2525  (360) 725-4000
www.commerce.wa.gov

06/05/2019
Mr. Mike Stevens
Planning Manager
City of Richland
505 Swift Boulevard
Post Office Box 190
Richland, WA 99352
Sent Via Electronic Mail
Re: City of Richland--2019-S-252--60-day Notice of Intent to Adopt Amendment
Dear Mr. Stevens:
Thank you for sending the Washington State Department of Commerce (Commerce) the 60-day
Notice of Intent to Adopt Amendment as required under RCW 36.70A.106. We received your
submittal with the following description.
Proposed 2018-2019 Comprehensive Plan Annual Amendment and Area-Wide Rezone.
We received your submittal on 06/05/2019 and processed with the Submittal ID 2019-S-252.
Please keep this letter as documentation that you have met this procedural requirement. Your 60
-day notice period ends on 08/04/2019.
We have forwarded a copy of this notice to other state agencies for comment.
Please remember to submit the final adopted amendment to Commerce within ten days of
adoption.
If you have any questions, please contact Growth Management Services at
reviewteam@commerce.wa.gov, or call William Simpson, (509) 280-3602.
Sincerely,
Review Team
Growth Management Services
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THANK YOU
We have received your amendment submission. Please allow 1-3 business days for review. Please keep the Submittal ID as your receipt and for any future
questions. We will also send an email receipt to all contacts listed in the submittal.

Submittal ID: 2019-S-251
Submittal Date Time: 06/05/2019
Submittal Information
Jurisdiction
Submittal Type
Amendment Type

City of West Richland
60-day Notice of Intent to Adopt Amendment
Combined Comprehensive Plan and Development Regulation
Amendment

Amendment Information
Brief Description
Proposed 2018-2019 Comprehensive Plan Annual Amendment and Area-Wide Rezone.

o

Yes, this is a part of the 8-year periodic update schedule, required under RCW 36.70A.130.
Planning Commissions Date 06/26/2019

City Council Date 08/20/2019

Anticipated/Proposed Date of Adoption 08/20/2019

Attachments
Attachment Type

File Name

Upload Date

Combined Comp Plan and Dev Reg Amend - Draft

CPA2019-100 2018-2019 CP and DR Amendments.pdf

06/05/2019 12:06 PM

Supporting Documentation or Analysis

TCH Hearing Notice 2018-2019 CPA's.pdf

06/05/2019 12:07 PM

Correspondence

City of Richland 2018-2019 Annual Comprehensive Plan 06/05/2019 12:07 PM
and Development Regulations Amendments.msg

Contact Information
Prefix
First Name
Last Name
Title
Work
Cell

Mr.
Mike
Stevens
Planning Manager
(509) 942-7596

Email

o

mstevens@ci.richland.wa.us

Yes, I would like to be contacted for Technical Assistance.

Certification
Entered by Linda Weyl on 6/5/2019 12:05:25 PM
Intake Received Date
Full Name
Email

06/05/2019
Mike Stevens
mstevens@ci.richland.wa.us

THANK YOU
We have received your amendment submission. Please allow 1-3 business days for review. Please keep the Submittal ID as your receipt and for any future
questions. We will also send an email receipt to all contacts listed in the submittal.

Submittal ID: 2019-S-252
Submittal Date Time: 06/05/2019
Submittal Information
Jurisdiction
Submittal Type
Amendment Type

City of Richland
60-day Notice of Intent to Adopt Amendment
Combined Comprehensive Plan and Development Regulation
Amendment

Amendment Information
Brief Description
Proposed 2018-2019 Comprehensive Plan Annual Amendment and Area-Wide Rezone.

o

Yes, this is a part of the 8-year periodic update schedule, required under RCW 36.70A.130.
Planning Commissions Date 06/26/2019

City Council Date 08/20/2019

Anticipated/Proposed Date of Adoption 08/20/2019

Attachments
Attachment Type

File Name

Correspondence

City of Richland 2018-2019 Annual Comprehensive Plan 06/05/2019 02:24 PM
and Development Regulations Amendments.msg

Supporting Documentation or Analysis

TCH Hearing Notice 2018-2019 CPA's.pdf

06/05/2019 02:24 PM

Combined Comp Plan and Dev Reg Amend - Draft

CPA2019-100 2018-2019 CP and DR Amendments.pdf

06/05/2019 02:25 PM

Contact Information
Prefix
First Name
Last Name
Title
Work
Cell

Mr.
Mike
Stevens
Planning Manager
(509) 942-7596

Upload Date

Email

o

mstevens@ci.richland.wa.us

Yes, I would like to be contacted for Technical Assistance.

Certification
Entered by Linda Weyl on 6/5/2019 2:23:54 PM
Intake Received Date
Full Name
Email

06/05/2019
Mike Stevens
mstevens@ci.richland.wa.us

City of Richland
2018-2019 Comprehensive
Plan Policy and Map, and Code
Amendments

Attachment B:
Public Notice

CITY OF RICHLAND
NOTICE OF PUBLIC HEARING AND OPTIONAL DNS FOR THE
2018-2019 CITY OF RICHLAND ANNUAL COMPREHENSIVE
PLAN AND DEVELOPMENT REGULATIONS UPDATE
Notice is hereby given that the Richland Planning Commission will conduct a public
hearing on Wednesday, June 26, 2019 at 6:00 p.m. within the Council Chambers at
Richland City Hall, 625 Swift Boulevard, Richland, to consider proposed amendments to
the City’s adopted comprehensive plan and zoning ordinance (area-wide rezone). You
are receiving this notice because you own property located within 300 feet of one of the
proposed amendment locations. The proposed amendments are as follows:













CPA2018-102 & Z2018-105: Filed by the Richland Fire Department to
change the land use designation on approximately 2 acres from
undetermined/undesignated to Parks & Public Facilities (Parks & Public
Facilities Zoning District) on property located at the intersection of SR 240
and Stevens Drive.
CPA2018-103: Filed by Brad & Thera Rew (HJBT Properties) to change
the land use designation on approximately 1.99 acres from Developed Open
Space to Medium-Density Residential. The property is located at the SW
corner of the Clubhouse Lane and River Valley Drive intersection within the
Horn Rapids Golf Community (northern portion of the existing parking lot for
the Horn Rapids Golf Course).
CPA2018-104:
City of Richland FD – Filed by the Richland Fire
Department in order to amend Capital Facilities Goal 12 (Relabel current
Policy 3 to Policy 4 and add a new Policy 3).
CPA2019-101 & Z2019-101: Filed by the Bethel Church to change the land
use designation on approximately 10 acres from Low-Density Residential to
High Density Residential and change the zoning district from Low-Density
Residential R-1-12 to High Density Residential R-3. The property is located
north of Shockley Road immediately west of the existing Bethel Church.
CPA2019-102 & Z2019-102: Filed by Northstone Richland, LLC to change
the land use designation from Low Density Residential to Medium Density
Residential and change the zoning district from Low Density Residential R1-10 and Medium Density Residential R-2 to Medium Density Residential R2S. The property is located within an undeveloped area of Horn Rapids
west of the 4th Hole Fairway.
CPA2019-103 & Z2019-103: Filed by Tim Bush to change the land use
designation on approximately 1.8 acres from Developed Open Space to
High Density Residential and change the zoning district from Parks & Public
Facilities (PPF) to Multiple Family Residential R-3. The property is located
north of Duportail Street immediately east of 412 Thayer Drive.
CPA2019-104 & Z2019-104: Filed by Tim Bush, Lot 4 to change the land
use designation on approximately 2 acres from Developed Open Space to
Commercial and change the zoning district from Parks & Public Facilities to



Retail Business C-2. The property is located south of Lawless Drive
immediately west of Fred Meyer.
CPA2019-104 & Z2019-105: Filed by the City of Richland to change land
use designations and zoning districts on portions of city owned properties
located at Leslie Grove Park, Howard Amon Park, Amon Preserve and W.E.
Johnson Park.

Environmental Review: The proposals are 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 projects for probable adverse environmental
impacts and expects to issue a determination of non-significance (DNS) for these
amendments. 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
amendments. The environmental checklists and related file information are available to
the public and can be viewed at www.ci.richland.wa.us/departments/communitydevelopment-services/planning/pending-land-use-actions .
Any person desiring to express their views or to be notified of any decisions pertaining to
any of these amendment requests should notify Mike Stevens, Planning Manager, 625
Swift Boulevard, Richland, WA 99352. Comments may also be emailed to
mstevens@ci.richland.wa.us. Written comments should be received no later than 5:00
p.m. on Wednesday, June 19, 2019 to be incorporated into the staff report. Comments
received after that date will be entered into the record at the hearing. The requested
amendment materials are available to the public and can be viewed at
www.ci.richland.wa.us . The staff report and recommendation will be available on the
city’s website beginning Friday, June 21, 2019. All interested persons are invited to
attend and give testimony at the public hearing.

CITY OF RICHLAND
NOTICE OF PUBLIC HEARING AND OPTIONAL DNS FOR THE
2018-2019 CITY OF RICHLAND ANNUAL COMPREHENSIVE
PLAN AND DEVELOPMENT REGULATIONS UPDATE
Notice is hereby given that the Richland Planning Commission will conduct a public
hearing on Wednesday, June 26, 2019 at 6:00 p.m. within the Council Chambers at
Richland City Hall, 625 Swift Boulevard, Richland, to consider proposed amendments to
the City’s adopted comprehensive plan and zoning ordinance (area-wide rezone). The
proposed amendments are as follows:













CPA2018-102 & Z2018-105: Filed by the Richland Fire Department to
change the land use designation on approximately 2 acres from
undetermined/undesignated to Parks & Public Facilities (Parks & Public
Facilities Zoning District) on property located at the intersection of SR 240
and Stevens Drive.
CPA2018-103: Filed by Brad & Thera Rew (HJBT Properties) to change the
land use designation on approximately 1.99 acres from Developed Open
Space to Medium-Density Residential. The property is located at the SW
corner of the Clubhouse Lane and River Valley Drive intersection within the
Horn Rapids Golf Community (northern portion of the existing parking lot for
the Horn Rapids Golf Course).
CPA2018-104: City of Richland FD – Filed by the Richland Fire Department
in order to amend Capital Facilities Goal 12 (Relabel current Policy 3 to Policy
4 and add a new Policy 3).
CPA2019-101 & Z2019-101: Filed by the Bethel Church to change the land
use designation on approximately 10 acres from Low-Density Residential to
High Density Residential and change the zoning district from Low-Density
Residential R-1-12 to High Density Residential R-3. The property is located
north of Shockley Road immediately west of the existing Bethel Church.
CPA2019-102 & Z2019-102: Filed by Northstone Richland, LLC to change
the land use designation from Low Density Residential to Medium Density
Residential and change the zoning district from Low Density Residential R-110 and Medium Density Residential R-2 to Medium Density Residential R-2S.
The property is located within an undeveloped area of Horn Rapids west of
the 4th Hole Fairway.
CPA2019-103 & Z2019-103: Filed by Tim Bush to change the land use
designation on approximately 1.8 acres from Developed Open Space to High
Density Residential and change the zoning district from Parks & Public
Facilities (PPF) to Multiple Family Residential R-3. The property is located
north of Duportail Street immediately east of 412 Thayer Drive.
CPA2019-104 & Z2019-104: Filed by Tim Bush, Lot 4 to change the land
use designation on approximately 2 acres from Developed Open Space to
Commercial and change the zoning district from Parks & Public Facilities to



Retail Business C-2. The property is located south of Lawless Drive
immediately west of Fred Meyer.
CPA2019-104 & Z2019-105: Filed by the City of Richland to change land
use designations and zoning districts on portions of city owned properties
located at Leslie Grove Park, Howard Amon Park, Amon Preserve and W.E.
Johnson Park.

Environmental Review: The proposals are 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 projects for probable adverse environmental
impacts and expects to issue a determination of non-significance (DNS) for these
amendments. 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
amendments. The environmental checklists and related file information are available to
the public and can be viewed at www.ci.richland.wa.us/departments/communitydevelopment-services/planning/pending-land-use-actions .
Any person desiring to express their views or to be notified of any decisions pertaining to
any of these amendment requests should notify Mike Stevens, Planning Manager, 625 Swift
Boulevard, Richland, WA 99352. Comments may also be emailed to
mstevens@ci.richland.wa.us. Written comments should be received no later than 5:00
p.m. on Wednesday, June 19, 2019 to be incorporated into the staff report. Comments
received after that date will be entered into the record at the hearing. The requested
amendment materials are available to the public and can be viewed at
www.ci.richland.wa.us . The staff report and recommendation will be available on the
city’s website beginning Friday, June 21, 2019. All interested persons are invited to attend
and give testimony at the public hearing.
.

City of Richland
2018-2019 Comprehensive
Plan Policy and Map, and Code
Amendments

Attachment C:
SEPA Determination of Non-Significance

File No. EA2019-116

CITY OF RICHLAND
Determination of Non-Significance

Description of Proposal:

2018-2019 City of Richland Comprehensive Plan Policy and
Map, and Code Amendments.

Proponent:

City of Richland

City of Richland: Comprehensive Plan Land Use Map and Text
Amendments and associated Area-Wide Rezone.
CPA2018-102 & Z2018-105: Filed by the Richland Fire Department to change
the
land
use
designation
on
approximately
2
acres
from
undetermined/undesignated to Parks & Public Facilities (Parks & Public Facilities
Zoning District) on property located at the intersection of SR 240 and Stevens
Drive.
CPA2018-103: Filed by Brad & Thera Rew (HJBT Properties) to change the
land use designation on approximately 1.99 acres from Developed Open Space
to Medium-Density Residential. The property is located at the SW corner of the
Clubhouse Lane and River Valley Drive intersection within the Horn Rapids Golf
Community (northern portion of the existing parking lot for the Horn Rapids Golf
Course).
CPA2018-104: City of Richland FD – Filed by the Richland Fire Department in
order to amend Capital Facilities Goal 12 (Relabel current Policy 3 to Policy 4
and add a new Policy 3).
CPA2019-101 & Z2019-101: Filed by the Bethel Church to change the land use
designation on approximately 10 acres from Low-Density Residential to High
Density Residential and change the zoning district from Low-Density Residential
R-1-12 to High Density Residential R-3. The property is located north of
Shockley Road immediately west of the existing Bethel Church.
CPA2019-102 & Z2019-102: Filed by Northstone Richland, LLC to change the
land use designation from Low Density Residential to Medium Density
Residential and change the zoning district from Low Density Residential R-1-10
and Medium Density Residential R-2 to Medium Density Residential R-2S. The
property is located within an undeveloped area of Horn Rapids west of the 4 th
Hole Fairway.
CPA2019-103 & Z2019-103: Filed by Tim Bush to change the land use
designation on approximately 1.8 acres from Developed Open Space to High
Density Residential and change the zoning district from Parks & Public Facilities
(PPF) to Multiple Family Residential R-3. The property is located north of
Dupertail Street immediately east of 412 Thayer Drive.
CPA2019-104 & Z2019-104: Filed by Tim Bush, Lot 4 to change the land use
designation on approximately 2 acres from Developed Open Space to

Location of Proposal:















Commercial and change the zoning district from Parks & Public Facilities to Retail
Business C-2. The property is located south of Lawless Drive immediately west
of Fred Meyer.
CPA2019-104 & Z2019-105: Filed by the City of Richland to change land use
designations and zoning districts on portions of city owned properties located at
Leslie Grove Park, Howard Amon Park, Amon Preserve and W.E. Johnson Park.

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: June 21, 2019

Signature______________________________

City of Richland
2018-2019 Comprehensive
Plan Policy and Map, and Code
Amendments

Attachment D: 2018-2019 Docket
1.
2.
3.
4.
5.
6.
7.
8.

File No. 2018-03 (Brad Rew – Horn Rapids Golf Course)
File No. 2019-101 (Bethel Church)
File No. 2019-102 (North Stone Richland, LLC)
File No. 2019-103 (Tim Bush, Lot 2)
File No. 2019-104 (Tim Bush, Lot 4)
File No. 2018-102 (Richland Fire Dept.)
File No. 2019-105 (City of Richland Development Services)
File No. 2018-104 (Richland Fire Department Text Amendment)

City of Richland
2018-2019 Comprehensive
Plan Policy and Map, and Code
Amendments

Attachment E:
Agency/Public Remarks and Comments

Stevens, Mike
From:
Sent.
To:
Subject:

Rebecca Hues <rhiles@kid.org>
Tuesday, June 11, 2019 3:27 PM
Stevens, Mike
RE: City of Richland 2018-2019 Annual Comprehensive Plan and Development
Regulations Amendments

Mike,
KID has no comments on any of these amendments.
Rebecca S. Hues, E.I.T.
Staff Engineer
Kennewick Irrigation District
2015 S. Ely Street
Kennewick, WA 99337
509-460-5442 [Direct Line]
509-586-6012 ext. 138 [Business Line]
509-586-9111 [Customer Service]

mai lto:rhilesc~ kid.org

I
~fl
This communication is protected by the Electronic Communications Privacy Act, 18 U.S.C. 2510 et seg., which makes it a felony punishable by fines and up to five
years Imprisonment to intercept or use the information contained in this email. If the reader of this message is not the intended recipient, employee or agent
responsibleto deliver it to the intended recipient, you are hereby notified that any dissemination, distr bution or copying of this communication is strictly prohib
If you have received this communication in error, please immediate y notify u and return the original message to us and delete this message from your mailbox
Thank You.

From: Stevens, Mike <mstevens@CI.RICHLAND.WA.US>
Sent: Wednesday, June 5, 2019 11:29 AM
To: Aaron Lambert <alambert@westrichland.org>; Buechier, Ken <KBuechIer@CI.RICHLAND.WA.US>; Lopez, Brandin
<bIopez@CI.RICHLAND.WA.US>; Somers, Cindi <CSomers@CI.RICHLAND.WA.US>; Penwell, Dan
<DPenweII@CI.RICHLAND.WA.US>; gonsetp@wsdot.wa.gov; Husa, Ivar <ihusa@CI.RICHLAND.WA.US>; Rebecca Hues
<rhiles@kid.org>; Reathaford, Jason <JReathaford@CI.RICHLAND.WA.US>; rittemwr@dfw.wa.gov;
richard.krasner@rsd.edu; robin.priddy@bentoncleanair.org; sepaunit@ecy.wa.gov; separegister@ecy.wa.gov;
segregations@co.benton.wa.us; Husa, Ivar <ihusa@CI.RICHLAND.WA.US>; USPS ma N. Beutler
<ma .n.beutler@usps.gov>; Reathaford, Jason <JReathaford@CI.RICHLAND.WA.US>; Schiessi, Joe
<JSchiessI@CI.RICHLAND.WA.US>; Boring, Michael <MBoring@CI.RICHLAND.WA.US>; Penwell, Dan
<DPenweII@CI.RICHLAND.WA.US>; Rebecca Hues <rhiles@kid.org>; rittemwr@dfw.wa.gov; richard.krasner@rsd.edu;
Seth Defoe <SDefoe@kid.org>; West, Julie <jwest@ci.richland.wa.us>; bmid@pocketinet.com; rickd@bfhd.wa.gov;
dxrodgers@bpa.gov; carrie.thompson@bnsf.com; william.simpson@commerce.wa.gov;
reviewteam@commerce.wa.gov; sepa@dahp.wa.gov; darrick@basindisposal.com; Jason McShane
1

Department of Energy
Bonneville Power Administration
2211 North Commercial Avenue
Pasco, WA 99301
TRANSMISSION SERVICES

June 17, 2019
In reply refer to: City of Richland 2018-2019 Annual Comprehensive Plan and
Development Regulations Amendments
Located in Benton County, Washington

Mike Stevens, Planning Manager
City of Richiand Planning Department
505 Swift Blvd. MS#35
Richiand, WA 99352
Dear Mike:
Bonneville Power Administration (BPA) has had the opportunity to review City of Richiand
2018-2019 Annual Comprehensive Plan and Development Regulations Amendments. Proposals

CPA2O18-102-Z2018-105, CPA2O18-103, CPA2O18-104, CPA2O19-l01 —Z2019-101,
CPA2O19-102 Z2019-102, CPA2O19-103 Z2019-103, and CPA2O19-104 Z2019-104 are
—

—

—

for area wide rezoning. The properties are located in Richiand, WA.
In researching our records, we have found that this proposal will not directly impact BPA
facilities in these areas. BPA does not have any objections to the approval of these requests at
this time.
Thank you for the opportunity to review this application. If you have any questions regarding
this request or need additional information, please feel free to contact me. I can be reached at
(503) 230-5510 or by email at mjdeklyen@bpa.gov.
Sincerely,

-2 ~

-z

—-

Mike DeKlyen
BPA Field Realty Specialist

Stevens, Mike
From:
Sent:
To:
Subject:

Mr Mike Stevens

Jeremy Brandstetter <jbrandstetter@gmail.com>
Monday, June 17, 2019 4:23 PM
Stevens, Mike
Comment for CPA2O18-103: Filed by Brad & Thera Rew (HJBT Properties)

-

As an existing resident of Horn Rapids I welcome new families into our neighborhood however there is one
glaring omission with the proposed action. The Horn Rapids community relies on homeowner dues to facilitate
use and maintenance of the fountains/ponds/common areas/playgrounds/etc. As these new homes will be
utilizing these facilities, and are for all practical purposes located within the neighborhood and thus cannot be
prevent them from using them, it is only right to contractually require membership into the Horn Rapids
Homeowners Association and pay their fair share of dues.
Sincerely,
Jeremy Brandstetter
Monarch Lane

1

Stevens, Mike
From:
Sent:
To:
Cc:
Subject:

3035bei@gmail.com
Wednesday, June 19, 2019 12:07 PM
Stevens, Mike
3035bei@gmail.com
CPA2O1 8-103

Grammatical corrections.
Action on subject comprehensive plan amendment application should be deferred until after
conditional use approval of what is described as phase 3 on Exhibit A Future Plans Map and
Timeline. It appears that it will be a challenge to fit Phase 3 facilities into the available space.
The 1.99 acres that are proposed for approval include specific facilities that are needed for a
functional golf course. Removal of these facilities from an approved plan without first
obtaining conditional use approval of an alternate plan is potentially hazardous to golf course
viability. I am primarily concerned about adequate parking lot space.
Paragraph 3b describes the condition of the property as follows “currently, the townhome site
is an eyesore; it consist of a rundown parking lot and under manicured/maintained land.” This
description fits what has been described on the development plan as Phases 1 and 2, however
it seriously misrepresents what is included in the 1.99 acres which appear to be in Phase
4. Exhibit H does a much better job of explaining what is included in the 1.99 acres. This
includes a paved parking lot with curbs and gutters and what is probably described as native
landscaping within the parking lot. The 1.99 acres also includes the golf cart garage and
outside parking for golf carts and appears to interfere with the route for golf carts from the
River Valley Drive entrance into the golf course area. In addition it decreases the size of the
golf course by extending into the turf area of the golf course up to the east side of a golf cart
path.
My recommendation on approval of this application is that it be deferred until there is
conditional use approval for the golf cart garage, the exterior area for golf cart parking, an
adequately sized new parking lot, and access to the golf course from The path alone River
Valley Drive.
My interpretation of the restrictive covenant is more strict and I would not
approve destruction of golf course landscaping for townhomes.

1

Thank you for your consideration. I am not familiar with the details of your land-use planning
system and if there’s anything in my recommendation that does not fit the Richland system
please disregard them.
Eldon R. Johansen
2390 DelIe Celle Drive
Richland, WA 99354
509-420-4083

2

Washington State
Department of T~ansportation

N

South Central Region
n9O31~8
509-577 1600/FAX 5095771603
TTY 1 800 833-6388
www wsdot wa gov

June 17, 2019

City of Richiand
Development Services Department, Planning Division
625 Swift Boulevard
Richiand, WA 99352
Attention:

Mike Stevens, Planning Manager

Subject:

CPA Bethel Church
1-182 at Shockley Road

We have reviewed the proposed comprehensive plan and zoning amendment application and have the
following comments.
•

The subject property is not adjacent to but is less than one mile from Interstate 182 (1-182), which is
a fully-controlled limited access facility with a posted speed limit of 70 miles per hour.

•

1-182 is an existing facility and the proponent will be generating more noise-sensitive land uses. The
proponent and future residents should be aware that they are proposing residential development in an
area with traffic noise. They should also expect that traffic noise may continue to grow into the
future, and, as an essential public facility, 1-182 may need to be expanded to accommodate future
traffic growth. It is the developers’ responsibility to dampen or deflect any traffic noise for this
development.

•

If approved, the proposed plan map changes will result in increased residential uses and increased
traffic. We recommend that the City require that a traffic impact analysis (TIA) be done for future
development proposals by a licensed traffic engineer at the proponent’s expense. The TIA should be
submitted to the City and WSDOT for review and comment. We request the TIA analyze the
impacts to the I-i 82/Queensgate interchange.

Thank you for the opportunity to review and comment on these proposals. If you have any questions
regarding our comment, please contact John Gruber at (509) 577-1636.
Sincerely,

‘aul Gonseth, P.E.
Planning Engineer
PG:
cc:

jg/df
SR 240, 2019-5
Kara Shute, Area 3 Maintenance Superintendent
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Stevens, Mike
From:
Sent:
To:
Subject:

Dolly Ammann <carolynewammann@gmail.com>
Saturday, June 15, 2019 7:45 AM
Stevens, Mike
Proposed zoning change Bethel Church submission
-

Dear Mr. Stevens,
Reference CPA2O19-1O1 & Z2019-1O1 filed by the Bethel Church.
As residents living in close proximity to the proposed zoning change who would negatively be impacted, my
husband and I are strongly opposed to this proposed zoning change. We purchased our home in a quite
residential neighborhood of single family homes. We expected our home to maintain its value or increase in
value. We do not want to see a change in the character of our neighborhood with this proposed zoning change to
high density. WE are concerned about our property value. The addition of appointments on Shockley Road
would greatly increase the traffic flow on Shockley. We already have excess traffic from the Bethel Church on
Sundays.
We strongly oppose this proposed zoning change!!!

Lt. Col. Dolly Ammann (USAF Ret.)
1215 Cameo Drive
Richland, WA 993562
509-420-4712
Cell 509-392-1103
carolynewammann@gmail.com
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Stevens, Mike
From:
Sent:
To:

Linda Edwards <plapper@frontier.com>
Wednesday, June 19, 2019 4:32 PM
Stevens, Mike
‘Marjorie Kaspar’; ‘Matthew Gebarowski’; ‘Rob & Shelly Colley’; ‘Alicia Cullison’
Proposed Land Use Change CPA2O19-101 and Z2019-101 Bethel Church

Cc:
Subject:

-

-

Mike Stevens,
The Board of Directors of Badger Mountain Village Homeowners Association opposes the
proposed land use changes requested by Bethel Church.
We are also asking to be notified of any decisions pertaining to these amendment requests.
The reasons why we oppose this application are:
Loss ofProperty Values
We believe that this land use change will decrease property values. The more crowded our
streets and sidewalks become, the less people will want to buy in BMV. They will buy homes
further out to obtain the residential atmosphere that the zoning and land use designations
promised when they bought. With two other developments in construction, we have not yet felt
the full traffic impact to date. We believe that further high density development has been
approved but not measured.
No “Safe Route to School”
Badger Mountain Village is comprised of 158 homes whose street perimeters are Westcliffe
Blvd. and Gala Way. The Orchard School (on Gala Way) is where any child living in the high
density, multi-family structures built on the 10 acres west of Bethel Church would attend. The
most likely safe route for walking from Bethel to Orchard School:
Shockley Road east along a two-lane, double parked street;
Fuji Way south cutting through Applewood Estates;
Westcliffe Blvd. east a 40 mile an hour arterial with heavy morning and afternoon traffic
going 40 miles per hour;
South on Gala Way to the Orchard School.
—

This route would entail three (3) cross walks across three very busy streets. Today, there is
only one cross walk. The privacy wall at Fuji Way and Westcliffe hides the children from
being seen by oncoming traffic on Westcliffe Blvd.
Either walking or being driven to the Orchard School would involve sharing the residential
streets with lots and lots of construction trucks going at high speed up and down the hilly
Westcliffe Blvd. The speed limit on Westcliffe Blvd. has never been adequately monitored for
1

such a volatile mix of children, diesel trucks carrying construction equipment, and more auto
traffic.
Inadequate Traffic Infrastructure
We believe that the streets in our South Richiand neighborhoods are inadequate for the existing
traffic without adding an additional 435+ trips per day. The right hand turn from Keene Blvd.
onto Shockley is quite inadequate in approach to the traffic signal and once you turn the corner
onto Shockley, the two-lane road suddenly turns into three (3) lanes (the very short and narrow
center lane for turning lefi onto Fuji Way). Adding more traffic to these roads does not make
sense to us without some traffic design changes.
Weekly Bethel Church has 30 soccer games every Saturday. The family parking overflows
onto Applewood Estates streets. The parking from the soccer games uses all of Bethel’s parking
lot and both sides of Shockley Road and overflows onto the Applewood streets, including the
cross streets, as well. Does Bethel propose using private police to keep Shockley open? We
oppose any plan that brings more traffic and parking problems without resolving the problems
that we have on Shockley Road and surrounding streets.
We want to thank you for allowing our comments and views to be heard and look forward to
attending the Richiand Planning Commission’s public meeting on June 26th~
Sincerely,
Linda Edwards, President
On Behalf of BMV HOA Board of Directors
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(DApplewood Estates
Homeowner Association

1815 Jadwin Avenue
P0 Box 2015
Richiand, WA 99352-2015
Web Site — applewoodestateshoa.com

June 16, 2019
Mr. Mike Stevens
City of Richland Planning Manager
625 Swift Boulevard
Richland, WA 99352
Mr. Stevens,
The Applewood Estates Homeowners Association Board of Directors is submitting the following
comments regarding proposed amendments CPA2OI9-101 and Z2019-101 to the City’s
comprehensive plan and zoning ordinance.
The Board represents more than 200 property owners impacted by any change to existing land
use designations for the two parcels on Shockley Road. This proposal would increase traffic
without adding compensatory measures.
Applewood Estates currently experiences “pass through” traffic from the Westcliffe and
developments along Gala Way. We believe traffic count in our neighborhood will increase with
the development of Jolianna Heights. Permitting multi-family housing on the two subject parcels
will also increase “pass through” traffic to access Orchard Elementary.
The board would appreciate the opportunity to discuss with the city any compensatory
measures to reduce the volume and speed of traffic through our neighborhood.
Lastly, the Board questions the future impact of this proposed land use change. We recognize
the current owners are pursuing this change prior to selling the property. We appreciate the
current owner’s desire to not allow future apartments on the property. However, as the
Association and City have experienced with Badger Mountain Village, current predictions and
desires for future use are not reliable.
Therefore, the Board opposes this proposed land use change. The Board will continue to
engage with the City on this issue and will encourage our residents to do so, too.
Sincerely,

Tony Valdez, President
Applewood Estates Homeowners Association & Board of Directors
(509) 430-1872
CC

Bethel Church
The Vineyards HOA

Stevens, Mike
From:
Sent:
To:

Subject:

cog101@earthlink.net

Wednesday, June 19, 2019 2:33 PM
Stevens, Mike
Land Use Change Bethel Church

Dear Mr. Stevens,
I am the president of the Sundance Ridge Homeowners Association. Thank you for taking the time to talk to me this morning. I am
writing you concerning the request for zoning change related to some of the Bethel Church property. Sundance Ridge is near, but not
adjacent to Bethel Church and its property, but changes affecting the Bethel property can impact our residents. We understand
that Bethel is planning to sell approximately 10 acres of its property adjacent to their church campus, and has requested a change in
zoning from R-1, single family residential, to R-3 multi-family residential. I understand they are also offering to initiate a development
agreement to limit the R-3 rezoning to exclude certain land uses: i.e., apartments, dormitories, fraternities and sororities, manufactured
home parks and recreational vehicle parks.
The Sundance Ridge HOA opposes the change from R-1 to R-3, but with the above conditional agreement in place, we will not oppose
the change to R-3, even though we still have reservations about the increased traffic that may result from this zoning change.
We look forward to following this project as it unfolds in our community.
Carl Gustafson, President
Sundance Riege HOA
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The

Vineijarcis

The Vineyards Homeowners Association
P.O. Box 1903
Richiand WA 99352

June 18, 2019,
Mike Stevens
City of Richland Planning Manager
625 Swift Blvd.
Richland WA 99352
Dear Mr. Stevens,
On behalf of The Vineyards Homeowners Association Board of Directors, we are submitting the
following comments regarding proposed amendments CPA2O19-101 and Z2019-101 to the City’s
comprehensive plan and zoning ordinance.
Our Board represents property owners who will be greatly affected by any change to existing land use
designations for the two parcels on Shockley Road.
Together with our neighbors, Applewood Estates, we are already experiencing significant traffic growth
from development along Westcliffe and Gala Way, from access to Orchard Elementary, as well as the
coming development of Jolianna Heights. The current proposal that permits multi-family housing along
Shockley would ultimately increase traffic along our residential streets without compensatory measures.
As our community, Applewood Estates, and City have experienced with Badger Mountain Village,
current predictions and desires for future use are not reliable. Therefore, The Vineyards Board opposes
this proposed land use change. We will continue to engage with the City on this issue and will encourage
our residents to do likewise.
Sincerely,

~

Mike Wasem, Vice President
Board of Directors
The Vineyards Homeowners Association
253-678-1282
cc:

Applewood Estates HOA
The Vineyards Board and Homeowners

Stevens, Mike
From:
Sent:
To:
Subject:

Sharon Libby <libbybear@charter.net>
Sunday, June 16, 2019 2:20 PM
Stevens, Mike
Bethel Church Property

Dear Mike Stevens:
Regarding Bethel Church Property:
We do NOT want a bunch of apartments or more multi-family homes added off of Shockley.
Those of us that live in Applewood Estates have enough problems now with traffic at the
Shockley and Keene intersection.
Adding multi-housing complexes will undoubtedly add more vehicle traffic. If apartments are
built it will affect our property value too.
On Sundays they already have police officers directing traffic because there are so many that
attend Bethel Church.
I trust that this request will be denied. We sure hope so. Please keep us informed.
Blessings, Sharon and Rick Libby
1472 Chardonnay Drive, Rich land, WA
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Stevens, Mike
From:
Sent:
To:
Subject:

Stan and Valerie <svdouglas@charter.net>
Sunday, June 16, 2019 10:35 AM
Stevens, Mike
Bethel Church application for high density housing.

Dear Mr. Stevens,
I am sending this Email to express my objection for the proposed rezoning of the property owned by the Bethel Church
bordered by Shockley and Keene roads for high density housing. I live at 1781 Sauvignon Ct.
and already deal with the Bethel Church events such as youth soccer and other member events. During these events
members completely ignore parking and sound limits. They park on both sides of Shockley and down Chardonnay.
Allowing high density housing on their property will increase traffic and compound parking issues on Shockley. And it will
only increase more if the Jolianna Heights gets their ill-conceived road through at the exact same place. Why the
Jolianna project ever got approved is beyond me, but that is another topic.
I moved into the Vineyards to avoid traffic issues and to own a property that would increase in value. This housing
project will diminish the property values by encouraging denser housing in close proximity of this Richland community.
It will increase the traffic and speeding on the 20 MPH Shockley road and create a parking problem.The zoning of this
property should remain the same as the neighborhood, low density. It was zoned that way to prevent this kind of thing
from happening.
Although the application claims the church wants to sell the property for future development, while precluding future
apartments on the property, anyone with any experience owning property knows that that is meaningless. One can only
look at this situation to see how you get zoning restrictions changed.
If the church wants to sell the property they can sell it as low-density property and let it be developed like the rest of the
neighborhood and put single family homes there.
I encourage you to stop this proposal, keep the intended zoning and not make the mistake we made with terraced
Jolianna heights.
Sincerely,
Stanford P. Douglas
1781 Sauvignon Court, Richland Wa.
509 737 1956
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Stevens, Mike
From:
Sent:
To:
Subject:

Sunny Duncan <sunnyduncan1009@yahoo.com>
Sunday, June 16, 2019 8:30 AM
Stevens, Mike
Proposal for Bethel Church to put in mull-family housing

We are hearing that Bethel Church on Shockley is asking to put in multi-family dwellings on it’s property. As a homeowner
in the Vineyards, across the street from the church, I am asking you to deny their request. We already have so much
traffic from the church during services and when they have their sports activities! It will bottleneck Shockley and
Keene! We get so much noise from their loud speakers that we can hear them inside our house when our doors are
closed! Thank you for considering our requests.
Eric and Sunny Pedersen
1750 Sauvignon CT
Richland, WA 99352
503-577-0290

1

Washington State
Department of Transportation

South Central Region
Union Gap WA 98903 1648
509-577 1600 FAX 509-577 1603
TTY 1 800-833-6388
www wsdot wa gov

June 13, 2019

City of Richiand
Development Services Department, Planning Division
625 Swift Boulevard
Richland, WA 99352
Attention:

Mike Stevens, Planning Manager

Subject:

CPA2O18-103 (HJBT Properties) and CPA 2019-102 (Northstone Richiand LLC)
SR 240 at Horn Rapids Golf Course / Village Parkway / Kingsgate Way

We have reviewed the proposed comprehensive plan and zoning amendment applications and have the
following comments.
•

The subject properties are not adjacent to but are near State Route (SR) 240, a partially-controlled
limited access facility with a posted speed limit of 55 miles per hour. WSDOT has acquired all
access rights to the highway. Direct access is prohibited.

•

The subject properties are located in a rapidly growing area along SR 240 that is experiencing
increased vehicular traffic. Recent transportation planning efforts by WSDOT and local agencies
with input from the general public, including area residents, identified congestion, delay in travel,
noise associated with vehicle traffic, and safety issues on this section of the two-lane highway.

•

SR 240 is an existing facility and the proponent will be generating more noise-sensitive land uses.
The proponent and future residents should be aware that they are proposing residential development
in an area with traffic noise. They should also expect that traffic noise may continue to grow into the
future, and, as an essential public facility, SR 240 may need to be expanded to accommodate future
traffic growth. It is the developers’ responsibility to dampen or deflect any traffic noise for this
development.

•

If approved, the proposed plan map changes will result in increased residential uses and increased
traffic. We recommend the City require that a traffic impact analysis (TIA) be done for future
development proposals by a licensed traffic engineer at the proponents’ expense. The TIA should be
submitted to the City and WSDOT for review and comment. We request the TIA analyze the
impacts to the capacity and level of service of SR 240 and also at its intersections with Village
Parkway and Kingsgate Way.
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Thank you for the opportunity to review and comment on these proposals. If you have any questions
regarding our comment, please contact John Gruber at (509) 577-1636.

Since~y~—~

aul Gonseth, P.E.
Planning Engineer
PG:

jg/df

cc:

SR 240, 2019-5
Kara Shute, Area 3 Maintenance Superintendent

Washington State
Department of Transportation
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June 13, 2019

City of Richiand
Development Services Department, Planning Division
625 Swift Boulevard
Richiand, WA 99352
Attention:

Mike Stevens, Planning Manager

Subject:

CPA2O19-103 & CPA2O19-104 Tim Bush
Duportail Drive/Welihouse Loop and SR 240 at Thayer Avenue/Lawless
—

We have reviewed the proposed comprehensive plan and zoning amendments from Developed
Open Space to High Density Residential and Retail Business C-2, and have the following
comments.
•

The subject properties are adjacent to or near State Route (SR) 240, a partially-controlled
limited access facility with a posted speed limit of 55 miles per hour. WSDOT has acquired
all access rights to the highway. Direct access is prohibited.

•

The subject properties, upon plan and zoning map change approval, will allow future
development that will generate additional traffic than the current land uses. As developments
are proposed on the properties, they will be subject to review for their impacts to the WSDOT
system. Impacts that are determined to be significant will require mitigation, and it is
anticipated that all costs will be borne by the development(s).

•

The following comments apply to CPA2O 19-104:
o

This parcel is located near the Aaron Drive intersection with SR 240. This
intersection and adjacent city streets are congested and have been identified as key
areas for analysis and traffic flow improvements. Of particular concern to the
department are the effects developments have on highway capacity, their proposed
ingress and egress, retention and treatment of stormwater, outdoor lighting, noise
sensitivity, and signage. This information is normally obtained through a Traffic
Impact Analysis (TIA) performed by the developer.

o

This parcel abuts state operating right of way. For the safety and security of the state
right of way, the proponent will need to construct a six-foot tall solid barrier fence
(no gates) on their property. Typically, the right of way fence lies one foot inside of
the right of way line and must not be altered or moved.
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Thank you for the opportunity to review and comment on this proposal. If you have any
questions regarding our comment, please contact John Gruber at (509) 577-1636.

Sincerely,

Paul Gonseth, P.E.
Planning Engineer

PG:
cc:

jg/df
SR 240, 2019-4
Kara Shute, Area 3 Maintenance Superintendent
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June 13, 2019

City of Richiand
Development Services Department, Planning Division
625 Swift Boulevard
Richiand, WA 99352
Attention:

Mike Stevens, Planning Manager

Subject:

CPA2O18-102 & Z2018-105 Richland Fire Department
SR 240 at Stevens Drive/Jadwin Avenue
—

We have reviewed the proposed comprehensive plan and zoning amendment. We support the
proposal and have the following comments.
•

The subject property is adjacent to State Route (SR) 240, a partially-controlled limited access
facility with a posted speed limit of 55 miles per hour. WSDOT has acquired all access rights to
the highway. Direct access is prohibited.

•

WSDOT has participated in the review of using this site location for a new fire station,
including effects to traffic flow on SR 240 and its intersection with Stevens Drive/Jadwin
Avenue. WSDOT looks forward to the continued coordination with the City of Richland and the
proponent regarding site development and access.

Thank you for the opportunity to review and comment on this proposal. If you have any questions
regarding our comment, please contact John Gruber at (509) 577-1636.

Sincerely,

aul Gonseth, P.E.
Planning Engineer
PG:

jg/df

cc:

SR 240, 2019-3
Kara Shute, Area 3 Maintenance Superintendent
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Comments on City of Richiand Zoning Map and Land Use Map amendments
CPA2O19-104 and Z2019-1OS in Leslie Groves Park
1. Leslie Groves Park is a heavily used City of Richland asset. It’s an asset with spiritual as well as
physical dimensions. It contributes significantly to the quality of life in Richland. It is a drawing
card attracting people to our area, and thus supports the region’s flourishing. The inspiring
Columbia River immediately adjacent is a key part of the park’s attractiveness and value to the
City and its citizens.
2. Two forms of recreation, walking and biking, are supported with paths running the length of the
park. The walking path along the boundary of the proposed Comprehensive Plan and Zoning
Amendments is heavily used year around even when impeded by snow.
3. The Comprehensive Plan for the section of the park north of Newcomer recognizes an
integrated view of park activities with the majestic Columbia River as background; it is even
directly accessible for water sports in two places. While current landscaping maintenance
doesn’t fully recognize and support this integration, the possibility is supported by the Land Use
Map and Zoning Map.
4. To the extent that the park’s visual connection to the river is cut off by the obscuring presence
of uncontrolled foliage, Russian Olives, and noxious weeds, the quality of the riverside
experience is significantly degraded; nevertheless, the Comprehensive Plan conveys a vision of
the the park and the river as a purposeful whole.
5. The future development of the park south of Newcomer should begin with an upgrading of the
walking and biking experience by opening the adjacent water view with minimal landscape
maintenance. The proposed change in the Comprehensive Plan and Zoning reveals a
fragmented perspective, one that doesn’t recognize the integral role of the River and steps away
from integration. It formalizes the intention of blocking the river connection with unmanaged
foliage and plants.
6. Appropriate wildlife habitat needs to be balanced with the human values in the park vision,
without unduly damaging either. This means some management for trees, plants, and ground
cover, as well as selective support for wildlife. The cost of such management is less expensive
than, for instance, lawn, but supports the needs of many users.
Conclusion:
The comprehensive plan and zoning alterations need to foster integration of Leslie Groves Park with the
Columbia River, certainly not separate them. The proposed change represents a view emphasizing short
term convenience; the need is for a vision that recognizes the unique potential contribution that the
Columbia River makes to the park. The proposed changes do not foster the needed integration between
the river and Leslie Groves Park. They turn away from vital future possibilities and should be rejected.
Lino Niccoli

1923 Harris Aye, Richland

(509)430-3402

svpathfinder@msn.com

