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ORDINANCE NO. 03-21

AN ORDINANCE of the City of Richland amending
Title 23: Zoning Regulations of the Richland Municipal Code
and the Official Zoning Map of the City to change the zoning
on 2.9 acres from Limited Business (C-LB) to General
Business (C-3) subject to the land use limitations of a Property
Use and Development Agreement; said property being
located at 1769 Leslie Road, and adopting the findings and
conclusion of the Richland Hearing Examiner as the findings
and conclusions of the Richland City Council with certain
modifications.

WHEREAS, on January 11, 2021, the Richland Hearing Examiner held a duly
advertised public hearing to consider a petition from Goodwill Industries of the Columbia
to change the zoning of the property located at 1769 Leslie Road; and

WHEREAS, on February 2, 2021, the Richland Hearing Examiner issued a written
decision recommending approval of the requested rezone; and

WHEREAS, after holding a closed-record review hearing, Richland City Council
has considered the record created at the January 11, 2021 public hearing and the written
recommendation of the Richland Hearing Examiner.

NOW, THEREFORE, BE IT ORDAINED by the City of Richland as follows:

Section 1. The findings and conclusions of the Richland Hearing Examiner, as
provided in the February 2, 2021 written recommendation, are hereby adopted as the
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findings and conclusions of the Richland City Council, with the additional finding that the
predominant zoning classification for surrounding commercial properties is C-1 -Neighborhood retail business district, and the additional conclusion that limited C-3
zoning is appropriate to achieve compatibility with surrounding commercial and residential
properties as accomplished through a Property Use and Development Agreement.

Section 2. It is hereby found, as an exercise of the City's police power, that the
best land use classification for the land described below is General Business (C-3) when
consideration is given to the interest of the general public.

Section 3. Said property, depicted in Exhibit A, attached hereto and incorporated
by this reference, is more particularly described as follows:

LOT 3, SHORT PLAT NO. 2770

Section 4. Such property is rezoned from Limited Business (C-LB) to General
Business (C-3) subject to the land use limitations of the Property Use and Development
Agreement attached as Exhibit C and incorporated herein by this reference.

Section 5. Richland Municipal Code Title 23 and the Official Zoning Map of the
City, as adopted by Section 23.08.040 of said Title, are hereby amended by amending
Sectional Map No. 15, which is one of a series of maps constituting said Official Zoning
Map, as shown on the attached Exhibit B, and bearing the number and date of passage
of this Ordinance, and by this reference made a part of this Ordinance and of the Official
Zoning Map of the City.

Section 6. The City Clerk is directed to file with the Auditor of Benton County,
Washington, a copy of this Ordinance and the attached amended Sectional Map No. 15,
duly certified by the City Clerk as a true copy.

Section 7. This Ordinance shall take effect the day following its publication in the
official newspaper of the City of Richland.

PASSED by the City Council of the City of Richland, Washington, at a regular
meeting on the 2° day of March, 2021.

Attest:

Date Published: March 7, 2021
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Approved as to form:
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PROPERTY USE AND DEVELOPMENT AGREEMENT

Ts AGREEMNr nae and entered no ]]" a r_[Lhrch, zozn.

by and between the CITY OF RICHLAND, a Washington municipal corporation and

CHUCK STACK, property owner.

W-I-T-N-E-S-S-E-T-H:

WHEREAS, the City of Richland is currently entertaining an application by Chuck

and Gayle Stack (hereinafter "Petitioners") for a change of zone covering a 2.92-acre

parcel, being Benton County Tax Parcel No. 1-2698-401-2770-003 located at 1769 Leslie

Road (hereinafter "Property") and more particularly described in Ordinance No. 03-21.

NOW, THEREFORE, it is agreed that if the subject Property is rezoned from C-

LB - Limited Business to C-3 - General Business, Petitioners, for themselves and for

and on behalf of their heirs, successors and assigns, covenant and agree as follows:

1. To assure that probable, specific, identifiable impacts on nearby properties will be
adequately mitigated, use of the property shall be restricted from containing any of
the following uses otherwise allowed in the C-3 zoning classification:

• Automotive Repair - Major
• Boat Building
• Bottling Plants
• Farm Equipment and Supplies Sales
• Heavy Equipment Sales and Repair
• Manufactured Homes Sales Lot
• Marine Equipment Rentals
• Marine Repair
• Towing, Vehicle Impound Lots
• Truck Rentals
• Truck Stop - Diesel Fuel Sales
• Truck Terminal
• Vehicle Leasing/Renting
• Vehicle Sales
• Warehousing, Wholesale Use

• Animal Shelter
• Commercial Kennel
• Hospital/Clinic - Large Animal

• Newspaper Offices and Printing Works
• Radio and Television Studios
• Schools, Trade
• Hospitals
• Homeless Shelter
• Public Campgrounds
• Cinema, Indoor
• Cinema, Drive-In

• Commercial Recreation, Indoor
• Commercial Recreation, Outdoor
• House Banked Card Rooms
• Recreational Vehicle Campgrounds
• Recreational Vehicle Parks
• Stable, Public
• Dwelling Units for a Resident Watchman

or Custodian
• Hotels or Motels
• Adult Use Establishments
• Landscaping Material Sales



• Hospital/Clinic - Small Animal
• Laundry/Dry Cleaning, Commercial
• Micro-Brewery
• Laundry and Cleaning Plants
• Light Manufacturing Uses
• Warehousing and Distribution Facilities
• Wholesale Facilities and Operations
• Wineries - Production

• Lumberyards
• Nursery, Plant
• Pawn Shop
• Retail Hay, Grain and Feed Stores
• Bus Station
• Bus Terminal
• Mini-Warehouse
• Convention Center

as defined in the Richland Municipal Code (RMC) 23.06.030, as presently existing or
hereinafter amended. Performance standards and special requirements of the C-3
zone as set forth in RMC 23.22.020(C), as currently adopted or as hereafter
amended, remain in effect.

This agreement shall be placed of record, and the terms and conditions thereof
shall be a covenant running with the land and included in each deed and real estate
contract executed by Petitioners and Petitioners heirs, successors and assigns with

respect to the subject Property or any part thereof.
The City of Richland shall be deemed a beneficiary of this covenant without

regard to whether it owns any land or interest therein in the locality of the subject
Property, and shall have the right to enforce this covenant in any court of competent
jurisdiction.

IN WITNESS WHEREOF, the parties hereto have hereunto set their hands the
day and year first above written.

Jon
<<

-CM
Interit in g

Attest:

Approved as to form:

+lat litHeather Kintzley, City Attorn

CU:er
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GARY N. MCLEAN 

HEARING EXAMINER FOR THE CITY OF RICHLAND 
CITY HALL – 625 SWIFT BOULEVARD 

RICHLAND, WASHINGTON   99352 
 

  
Before Hearing Examiner  

Gary N. McLean 
 
 
 
 

BEFORE THE HEARING EXAMINER 
FOR THE CITY OF RICHLAND 

 
 

Regarding the Application to Rezone a 2.9-
acre site from one Commercial zone, C-LB 
(Limited Business), to another, the C-3 
(General Business) zoning district, which is  
consistent with Comprehensive Plan’s 
Commercial land use designation assigned to 
the area, submitted on behalf of the property 
owner,  
 
GOODWILL INDUSTRIES OF THE 
COLUMBIA,  
 
                                       Applicant 
____________________________________ 

) 
) 
) 
) 
) 
) 
) 
) 
) 
) 
) 
) 
) 
) 
 
 
 

 
File No.  Z2020-104  
 
 
FINDINGS OF FACT,  
CONCLUSIONS AND 
RECOMMENDATION 
 
 
 

I.  SUMMARY OF RECOMMENDATION. 
 

 The applicant, Goodwill Industries of the Columbia, can meet its burden of proof to 
demonstrate that its requested rezone merits approval.  The site is now designated as suitable for 
Commercial land uses under the City’s Comprehensive Plan, and the request is to rezone the property 
from one Commercial zone, the C-LB (Limited Business) district, to another, the C-3 zoning district.       

 
This requested rezone does not approve any development activity on the site.  As with all 

development proposals, City Development Regulations will apply to any specific projects that may 
eventually be proposed on the site.  Limited written and hearing comments (Ex. 3, Testimony of Ms. 
Johnson) with general concerns about the type of businesses that might occupy the site, or the design 
of future buildings, or the need for proper screening of various materials, are more appropriately 
directed at future project-specific development proposals that may come forward, and do not provide 
a basis in fact or law to deny the pending rezone request. 
 
  



   
 

 
FINDINGS OF FACT, CONCLUSIONS AND 
RECOMMENDATION RE: GOODWILL 
INDUSTRIES REZONE APPLICATION TO 
CHANGE A 2.9-ACRE SITE FROM CURRENT C-LB 
(LIMITED BUSINESS) ZONING TO THE C-3 
(GENERAL BUSINESS) ZONING DISTRICT –  FILE 
NO. Z2020-104 
 
Page 2 of 8 

 

 

 

1 

2 

3 

4 

5 

6 

7 

8 

9 

10 

11 

12 

13 

14 

15 

16 

17 

18 

19 

20 

21 

22 

23 

24 

25 

26 

 

 

 

 

 
GARY N. MCLEAN 

HEARING EXAMINER FOR THE CITY OF RICHLAND 
CITY HALL – 625 SWIFT BOULEVARD 

RICHLAND, WASHINGTON   99352 
 

II. BACKGROUND and APPLICABLE LAW. 
 

 In this matter, the Hearing Examiner has jurisdiction to conduct an open record public hearing 
on the site-specific rezone application at issue and is directed to issue a written recommendation for 
consideration and final action by the Richland City Council.  See Richland Municipal Code (RMC) 
19.20.010(D)(identifies “site-specific rezones” as Type IIIA permit applications); RMC 
23.70.210(A)(“The hearing examiner shall conduct an open record public hearing as required by RMC 
Title 19 for a Type IIIA permit application.”); and RMC 19.20.030(granting jurisdiction to Hearing 
Examiner to conduct public hearing and issue recommendation to City Council); RMC 
19.25.110(authority for Examiner actions, including conditions of approval on applications or 
appeals); and RCW 35A.63.170(state statute regarding hearing examiner system). 
 
 The applicant bears the burden of proof to show that its application conforms to the relevant 
elements of the city’s development regulations and comprehensive plan, and that any significant 
adverse environmental impacts have been adequately addressed. RMC 19.60.060.  
 
 Finally, Washington Courts apply three basic rules when reviewing appeals of rezone 
applications: (1) there is no presumption favoring the rezone request; (2) the proponent of a rezone 
must demonstrate that there has been a change of circumstances since the original zoning, 
PROVIDED if a proposed rezone implements the policies of a comprehensive plan, a showing of 
changed circumstances is usually not required1; and (3) the rezone must have a substantial relationship 
to the public health, safety, morals, or general welfare. Woods v. Kittitas County, 162 Wn.2d 597 
(2007), citing Citizens for Mount Vernon, 133 Wn.2d 861, at 875 (1997); Parkridge v. City of Seattle, 
89 Wn.2d 454, 462 (1978). 
 

 
III.  QUESTIONS PRESENTED. 

 
 For purposes of the pending rezone application, the central questions presented are: 
 
A. Whether the requested rezone implements policies of the City’s Comprehensive Plan, and/or 
whether there has been a change of circumstances since the current C-LB (Limited Business) zoning 
was adopted for the site?  
 
 Short Answer:  Yes to both.  The site is already designated for Commercial uses in the City’s 
Comprehensive Plan, and the rezone request would remain consistent with and implement the 
Comprehensive Plan’s vision for the property, by changing the zoning from one Commercial zoning 
district, the C-LB (Limited Business) district, to another, the C-3 (General Business) zoning district.  
The Round Table Pizza business that is already on the site is a non-conforming use under the existing 
C-LB zoning standards and permitted uses associated with such district.  If the rezone is approved, 
the Round Table restaurant use will be fully compliant with the zoning code.  (Testimony of Mr. 

 
1 Save Our Rural Env't v. Snohomish County, 99 Wn.2d 363, 370-71 (1983); Henderson v. Kittitas County, 124 Wn. App. 
747, 754 (Div. III, 2004); Bjarnson v. Kitsap County, 78 Wn. App. 840, 846 (Div. III, 1995). 
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GARY N. MCLEAN 

HEARING EXAMINER FOR THE CITY OF RICHLAND 
CITY HALL – 625 SWIFT BOULEVARD 

RICHLAND, WASHINGTON   99352 
 

Stevens; Ex. 1, Application, on page 1). The Staff Report explains how current zoning has not 
generated development proposals for much of the vacant property, meaning that much of the property 
sits undeveloped in a generally distressed condition, which is not in the public interest.  (Staff Report, 
page 8).  The new zone should allow for site development consistent with C-3 zoning regulations.    
 
B. Whether the rezone bears a substantial relationship to the public health, safety, morals, or 
general welfare?  
 
 Short Answer: Yes, because the rezone is fully consistent with the City’s Comprehensive 
Plan, and any future, project-specific proposal will have to meet city development regulations, 
including SEPA, possible subdivision codes, traffic impact reviews, public infrastructure concurrency 
reviews, and payment of any impact fees in effect at the time of an application. 
  

 
IV.  RECORD. 

 
 Exhibits entered into evidence as part of the record, and an audio recording of the public 
hearing, are maintained by the City of Richland, and may be examined or reviewed by contacting the 
City Clerk’s Office. 
 

Public notices regarding the application and public hearing were mailed and posted as 
required by city codes prior to the public hearing, which occurred on January 11, 2021.  Before the 
hearing, the City only received two written comments.  (Ex. 5).  
 
 Hearing Testimony:  The City’s Planning Manager, Mike Stevens; the applicant’s designated 
representative and architect, Jason Archibald; the applicant’s Executive Director, Ken Gosney; and 
one local resident, Spring Johnson, all provided testimony under oath during the public hearing.  
Given the ongoing limits placed on public gatherings due to the Covid-19 public health emergency, 
the Examiner conducted the public hearing via online communication means, coordinated by city 
staff, which included video images of participants and several exhibits.  Staff confirmed that no one 
else was online or phoned in to participate in the hearing.  
 
 Exhibits:  The Development Services Division Staff Report for the requested Rezone, 
including a recommendation of approval, was provided to the Examiner before the hearing on January 
11th.  The Staff Report, and the following Exhibits, were all accepted into the Record in their entirety 
without modification: 
 

1. Application materials for Rezone; 
2. Public Notices; and  
3. Written Comments. 
 

 The Examiner has visited the road network and vicinity of the proposed rezone on multiple 
occasions over the past few years in connection with other applications, and is fully advised on matters 
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HEARING EXAMINER FOR THE CITY OF RICHLAND 
CITY HALL – 625 SWIFT BOULEVARD 

RICHLAND, WASHINGTON   99352 
 

at issue herein, including without limitation adjacent developments and land uses, applicable law, 
application materials, and relevant comprehensive plan provisions.  
 
 

V.  FINDINGS OF FACT. 
 

 Based upon the record, the undersigned Examiner issues the following Findings of Fact. 
 
Application, Site Location and Conditions 
 
1. On November 3, 2020, Goodwill Industries of the Columbia filed an application with the 
City, petitioning to rezone a 2.9-acre site from C-LB (Limited Business) to C-3 (General Business). 
(Staff Report, page 2; and Exhibit 1).  The property owners are Chuck Stack and Gayle Stack, of 
Kennewick.  Jason Archibald, a local architect, is the designated agent for both the applicant and the 
property owners.  (Ex. 1, pages 1 and 3).  
 
2. The site address is 1769 Leslie Road, which is now assigned a single tax parcel number, 1-
26984012770003. 
   
3. The Staff Report explains that the site is located on the west side of Leslie Road 
approximately 477-feet north of Gage Blvd. (Staff Report, page 2, Fig. 1). The parcel forms an 
irregular, almost rectangular-shaped trapezoid, measuring about 507 feet in its longest diagonal 
dimension (east-west), and 241 feet at its narrowest diagonal dimension (north-south). (Id.).  
 
4. The site currently contains an existing Round Table Pizza restaurant and associated parking 
on the eastern half of the site, while the western half of the property is currently undeveloped.  A 100-
foot Bonneville Power Administration easement, with overhead electrical transmission lines, 
encumbers the northeast portion of the site, along with a 50-foot Cascade Natural Gas easement,  and 
a 10-foot public utility easement.  Additional utility, water, and drainage easements are located on the 
western portion of the site as well. These easements are illustrated in the site plan that was submitted 
as part of the application materials (Staff Report, pages 2 and 3; Exhibit 1, application materials).   
 
5. The application materials indicate that the site will be subject to a Binding Site Plan.  
However, a Binding Site Plan application is not a part of this  rezone application.  Staff believes that 
a future Binding Site Plan will likely result in the establishment of one (1) 1.31-acre parcel and a 
separate 1.61-acre parcel.  The future 1.31-acre parcel will include the existing Round Table Pizza 
restaurant, while the new 1.61-acre parcel will likely be the site of a new Goodwill Industries facility 
with an enclosed and covered donation site.  (Staff Report, pages 2 and 3; Testimony of Mr. 
Archibald).    
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HEARING EXAMINER FOR THE CITY OF RICHLAND 
CITY HALL – 625 SWIFT BOULEVARD 

RICHLAND, WASHINGTON   99352 
 

    
6. As with all rezone applications, future plans are not binding on an applicant, and do not serve 
as a basis to deny the requested rezone.   
   
7. There is no dispute that the existing Roundtable Pizza restaurant is not a permitted use in the 
existing C-LB (Limited Business) zoning for the property, so it is considered a legal, non-conforming 
use.  The restaurant would be permitted outright under the requested C-3 (General Business) zoning 
district.  (Testimony of Mr. Stevens; RMC 23.22.030, re: permitted land uses in different Commercial 
zoning districts). 
 
8. The applicant, Goodwill Industries of the Columbia, believes it would be able to conduct 
business operations and uses consistent with its plans under the requested C-3 zone.  (See RMC 
23.22.030, re: permitted land uses in different Commercial zoning districts; Testimony of Mr. 
Archibald and Mr. Gosney).  In fact, Mr. Gosney indicated that Goodwill plans to make a significant 
financial investment on the site so it can remain on a long-term basis, which should serve to allay 
concerns from one local resident that future use of the site might be problematic, with unknown future 
tenants and businesses.  (Testimony of Mr. Gosney).  The analysis provided in the Staff Report 
explains how Goodwill operations would appear to be in compliance with uses allowed in the C-3 
zone.  (Staff Report, page 4, re: Requested Zoning discussion). 
  
9. Changed circumstances also support the requested rezone from the existing C-LB zone to the 
C-3 zone.  As noted above, the fact that much of the site remains undeveloped under current C-LB 
zoning leaves it in a generally distressed condition; and the Round Table Pizza restaurant that is 
already on the site is not permitted outright under current C-LB zoning, are both circumstances that 
are not in the public interest.  The requested C-3 zone would make the existing restaurant fully 
compliant with zoning codes, and it will hopefully provide future owners with economically viable 
and realistic options for redeveloping the property with C-3 uses, now envisioned as a Goodwill 
Industries facility, which Staff believes to be in the public’s interest. 
 
10. Through the public comment and hearing process, no one submitted any comments, evidence, 
or legal authority that would serve as a basis to deny this requested rezone.  (See summary of Record, 
in Sec. IV above).  Comments were generally focused on conditions and considerations that could be 
relevant in future development application processes, but not this rezone application.  Existing city 
codes and development regulations already apply to other businesses that likely generate more 
impacts than Goodwill, to limit potential nuisances, such as noise generated from truck deliveries at 
a large grocery store.  Future tenants will be required to comply all applicable city codes, including 
without limitation those regarding screening, noise limits, and the like. 
 
11. Because staff deemed the application to be consistent with the City’s Comprehensive Plan, 
which already designates the rezone site as suitable for Commercial land uses, and the City’s plan 
was analyzed in an environmental impact statement at the time of its adoption, the pending application 
is categorically exempt from SEPA review as provided in WAC 197-11-800(6)(c).   (Staff Report, 
page 7; Official notice from record of previous rezone matters re: City SEPA process(es) undertaken 
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when Comprehensive Plan was adopted and amended). 
 
12. The rezone is not likely to have any material impact on capacity for the existing local street 
system serving the property.  The Staff Report indicates that vehicle access onto the site is provided 
via an existing commercial driveway onto Leslie Road.  
 
Summary of Public Hearing. 
 
13. As explained above, the public hearing for this matter occurred on January 11th.  Mr. Stevens  
made a brief presentation regarding the application, current site conditions, and his recommendation 
of approval, as explained in the Staff Report.  The applicant’s designated representative, Mr. 
Archibald, did not object to the analysis and recommendation included in the Staff Report.  Ms. 
Johnson expressed concern that the C-3 zone might bring in a heavy use if it is not just Goodwill.  Mr. 
Gosney explained Goodwill’s long-term plans for the site, hoping to address concerns that future uses 
might be problematic.   
 
14. The requested rezone is consistent with land use policy goals in the City’s Comprehensive 
Plan.  (Staff Report, pages 4-6).   
 
Public services and utilities are adequate and readily available to serve the site. 
 
15. As part of the review process, City staff confirmed that adequate utilities, including without 
limitation water, power, and sewer, are in place and/or readily available to serve the parcel that is at 
issue in this matter.   (Staff Report, pages 6, 7).     
 
Consistency with City Codes and Comprehensive Plan. 
 
16. As explained elsewhere in this Recommendation, the rezone site is already designated as 
“Commercial” in the City’s Comprehensive Plan, and the request is to modify the classification from 
one of the eight (8) different commercial zones defined in the City’s code to another, specifically from 
C-LB to C-3.  (Staff Report, page 8). 

 
17. Based on the record, the Examiner finds and concludes that the requested rezone from C-LB 
to C-3 is appropriate.  The requested C-3 zone is not inconsistent with existing land uses located on 
or zoning designations assigned to surrounding properties in the area.  (See Zoning Map provided on 
page 3 of Staff Report, Figure 2).  Potential impacts on Residential zoned properties to the north of 
the site will be minimized by the presence of a substantial “buffer” already in place – the pedestrian 
trail and the BPA easement area.  (Testimony of Mr. Stevens).   
 
18. Standing alone, the requested rezone conforms to the Comprehensive Plan, because the plan 
already identifies the property as suitable for Commercial uses.   
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GARY N. MCLEAN 

HEARING EXAMINER FOR THE CITY OF RICHLAND 
CITY HALL – 625 SWIFT BOULEVARD 

RICHLAND, WASHINGTON   99352 
 

General findings. 
 
19.  The requested rezone bears a substantial relationship to the public health, safety, and general 
welfare. The requested rezone is appropriate in the context of adjacent properties. 
 
20.  The Development Services Division Staff Report, prepared by Mr. Stevens, includes a 
number of specific findings and explanations that establish how the underlying application satisfies 
provisions of applicable law and is consistent with the city’s Comprehensive Plan and zoning 
regulations.  Except as modified in this Recommendation, all Findings contained in the Staff Report 
are incorporated herein by reference as Findings of the undersigned-hearing examiner. 
 
21. Any factual matters set forth in the foregoing or following sections of this Recommendation 
are hereby adopted by the Hearing Examiner as findings of fact and incorporated into this section as 
such. 
 
 

VI.  CONCLUSIONS. 
 

 Based upon the record, and the Findings set forth above, the Examiner issues the following 
Conclusions: 
 
1. The applicant met its burden to demonstrate that the requested rezone conforms to, and in 
fact implements objectives of, the City’s Comprehensive Plan.  Findings; Staff Report. 
 
2. The applicant met its burden to demonstrate that the requested rezone bears a substantial 
relationship to the public health, safety, or welfare.   
  
3.  The Staff Report and testimony in the record demonstrate that the proposed rezone will not 
require new public facilities and that there is capacity within the transportation network, the utility 
system, and other public services, to accommodate all uses permitted in the new C-3 zone requested 
herein.  The rezone from C-LB to C-3 will eliminate a current nonconformity for the restaurant already 
on site, and will generally keep the property compatible with the character of the existing uses and 
zoning districts surrounding the site, provided all future uses and businesses are developed and 
operated in a manner consistent with City development regulations and performance standards, 
including those addressing noise, screening, and the like.   
 
4.     The rezoned site will not be materially detrimental to uses or property in the immediate vicinity 
of the subject property.  
 
5.      While the pending rezone application is categorically exempt from formal SEPA review, the 
record demonstrates that the potential for adverse impacts is very unlikely.  And, after public notices 
issued for the application, no one spoke or submitted any written comments expressly opposing the 
pending rezone request.  
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GARY N. MCLEAN 

HEARING EXAMINER FOR THE CITY OF RICHLAND 
CITY HALL – 625 SWIFT BOULEVARD 

RICHLAND, WASHINGTON   99352 
 

 
6. As required by RMC 19.50.010(C), the transportation system is sufficient to accommodate 
the type of development envisioned with the proposed rezone.  The surrounding road network is fully 
functional, and no transportation concurrency problems are likely to arise as a result of the rezone for 
the site.  Development regulations, including without limitation those detailing frontage 
improvements, impact fees, setbacks, and the like, will apply to any future project built on the site.  
 
7. Based on the record, the applicant demonstrated its rezone application merits approval, 
meeting its burden of proof imposed by RMC 19.60.060. 
 
8. Approval of this rezone will not and does not constitute, nor does it imply any expectation of, 
approval of any permit or subsequent reviews that may be required for development or other regulated 
activities on the site of the subject rezone. 
 
9. Any finding or other statement contained in this Recommendation that is deemed to be a 
Conclusion is hereby adopted as such and incorporated by reference. 
 
 

VII.  RECOMMENDATION. 
 

 Based upon the preceding Findings and Conclusions, the Hearing Examiner recommends that 
the Goodwill Industries Rezone application (File No. Z2020-104) to reclassify a 2.9-acre site from its 
current C-LB (Limited Business) zone to another Commercial land use designation, the C-3 (General 
Business) zoning district, which is consistent with the Comprehensive Plan’s Commercial land use 
designation assigned to the area, should be APPROVED.  
 
     ISSUED this 2nd Day of February, 2021 

              
     _____________________________ 
     Gary N. McLean 
     Hearing Examiner  
 
 
 
 
 
 
 



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

  
 
GENERAL INFORMATION: 
 
 
PROPOSAL NAME: Goodwill Industries Rezone 
 
LOCATION: The project site is located at 1769 Leslie Road (APN: 
 1-26984012770003). 

 
APPLICANT: Goodwill Industries of the Columbia  
 
FILE NO.: Z2020-104 
 
DESCRIPTION: Request to change zoning of an approximately 2.9-acre 

site from C-LB (Limited Business) to C-3 (General 
Business). 

 
PROJECT TYPE: Type 3A Site-Specific Rezone 

 
HEARING DATE: January 11, 2020 
 
REPORT BY: Mike Stevens, Planning Manager 
 
RECOMMENDED 
ACTION: Approval 
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Figure 1 - Vicinity Map 

 
 
DESCRIPTION OF PROPOSAL 
On November 3, 2020, Goodwill Industries of the Columbia filed a request to rezone 
the 2.9 acre parcel from C-LB (Limited Business) to C-3 (General Business). 
 
SITE DESCRIPTION & ADJACENT LAND USES 
The site is comprised of one 2.9-acre parcel located on the west side of Leslie Road 
approximately 477-feet north of Gage Blvd. (see Fig. 1 above). The parcel forms an 
irregular, approximately rectangular-shaped trapezoid, measuring approximately 507 
feet in its longest diagonal dimension (east-west), and 241 feet at its narrowest 
diagonal dimension (north-south). 
 
The site currently contains an existing Round Table Pizza restaurant and associated 
parking on the eastern half of the site, while the western half of the property is 
currently undeveloped. 
 
A 100-foot Bonneville Power Administration easement containing overhead electrical 
transmission lines, encumbers the northeast portion of the site along with a 50-foot 
Cascade Natural Gas easement and a 10-foot public utility easement. Additional 
utility, water and drainage easements are located on the western portion of the site 
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as well. These easements are illustrated in the site plan that was submitted as part 
of the application materials (Exhibit 1). Exhibit 1 also indicates that the site will be 
subject to a Binding Site Plan.  However, the Binding Site Plan is not a part of the 
rezone request at-hand. The future Binding Site Plan will likely result in the 
establishment of one (1) 1.31-acre parcel and a separate 1.61-acre parcel.  The 
future 1.31-acre parcel will house the existing Round Table Pizza restaurant, while 
the new 1.61-acre parcel will likely be the site of a new Goodwill Industries retail 
store and regional office. 
 

 
   Figure 2 – Zoning Map 

 
 

CURRENT ZONING 
The zoning map above illustrates the site’s current C-LB (Limited Business) zoning 
together with zoning assignments of adjacent and surrounding properties.  
 
As stated in Richland Municipal Code Chapter 23.22, the Limited Business zone is 
designed to provide an area for the location of buildings for professional and 
business offices, motels, hotels, and their associated accessory uses, and other 
compatible uses serving as an administrative district for the enhancement of the 
central business districts, with regulations to afford protection for developments in 
this and adjacent districts and in certain instances to provide a buffer zone between 
residential areas and other commercial and industrial districts.  The Limited Business 
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zone classification is intended to be applied to some portions of the city that are 
designated either commercial or high-density residential under the city of Richland 
comprehensive plan. Richland’s comprehensive plan designates the subject site for 
commercial land uses. This means the current C-LB zoning conforms to the City’s 
Comprehensive Plan in terms of land use.  
 
SURROUNDING ZONING & LAND USES 
North: Public Zoning PPF 
East: Leslie Road right-of-way 
South: Neighborhood Commercial C-1 
West:    Public Zoning and Neighborhood Commercial PPF and C-1 
 
REQUESTED ZONING 
The General Business (C-3) zone is a zone classification providing a use district for 
commercial establishments which require a retail contact with the public together 
with incidental shop work, storage and warehousing, or light manufacturing and 
extensive outdoor storage and display, and those retail businesses satisfying the 
essential permitted use criteria of the C-2 use district.  This zoning classification is 
intended for portions of the City that are either designated as commercial or 
designated as industrial and located adjacent to SR 240 under the City of Richland 
comprehensive Plan. Richland’s Comprehensive Plan designates the subject site for 
commercial land uses. This means the proposed C-3 zoning conforms to the City’s 
Comprehensive Plan in terms of land use.  
 
Business types permitted in the C-3 zone include but are not limited to: restaurants, 
apparel and accessory stores, department stores, fuel stations/mini-marts, 
secondhand stores and specialty retail stores. 
 
COMPREHENSIVE PLAN 
Richland’s Comprehensive Plan designates the subject site for Commercial land 
uses. The General Business (C-3) zone is included in the Commercial Zoning 
Districts chapter of the Zoning code (RMC 23.22). In this way the proposal is 
consistent with the Comprehensive Plan.  
 
The following land use map (Fig. 3) illustrates the city’s Comprehensive Plan land 
use designations for the site and surrounding vicinity as depicted by the city’s GIS 
mapping database.  The C-3 zoning classification is intended to be applied to 
portions of the city designated as Commercial under the City of Richland 
Comprehensive Plan. 
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Figure 3 – Comprehensive Plan Map 

 
The Comprehensive Plan contains the following goals and policy statements 
generally viewed as being in support of the proposed rezone application: 
 
Land Use 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. 
 
Land Use 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 [and] commercial… uses that will take advantage of the existing 
infrastructure network. 
 
Policy 3 – Ensure that the intent of the land use and districts are maintained. 
 
LU Goal 4:  
Promote commercial and industrial growth that supports the City’s economic 
development goals. 
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Policy 1 - Accommodate a variety of commercial land uses including retail and 
wholesale sales and services, and research and professional services. 
 
Land Use Goal 5: 
Ensure connectivity that enhances community access and promotes physical, social, 
and overall well-being so residents can live healthier and more active lives. 
 
Policy 1 – Locate commercial uses so that they conveniently serve the needs of 
residential neighborhoods, workplaces, and are easily accessible via non-motorized 
modes of transport.  
 
PUBLIC NOTICE 
Application Date: November 3, 2020 
Notice of Hearing Mailed: November 30, 2020 
Notice of Hearing Posted: December 9, 2020 
Notice of Hearing Published: December 6, 2020 
Public Hearing: January 11, 2021 
 
Notice of application and notice of hearing was provided through posting of the 
property, mailing of notice to property owners within 300 feet of the site and 
publication in the Tri-City Herald newspaper. Copies of the notices and affidavits are 
included in Exhibit 2. As of the date of this report, city staff received one comment 
from the general public (Exhibit 3). The comment, from the owner and resident of an 
adjoining residential property (2624 Tiger Lane), was more directed to the use of the 
site for Goodwill Industries and how trash and materials would be stored on-site of 
than it was a specific comment on the rezone proposal.  
 
UTILITIES 
City utility mapping records indicate underground utility infrastructure as illustrated in 
Figure 4 provided below. Written explanations of each utility service are provided in 
the following sections. 
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Figure 4 - Utilities Map 

(Blue = water, Green = sewer, Red = electrical power) 
 
SEWER 
An existing 2” sanitary sewer line located near the southern property line provides 
sewer service to the existing Round Table Pizza restaurant. The respective Leslie 
Road frontage does not contain sewer service infrastructure.  
 
WATER 
An existing 6” water line extends onto the site from the 12” water main located within 
Leslie Road. 
 
ELECTRICAL POWER 
Richland Energy Services (RES), a municipal public utility district, services the 
existing Round Table Pizza restaurant and will service future development on the 
site. Underground power lines are located on the subject property.  
 
TRANSPORTATION 
Access to the subject property is provided via the existing commercial driveway onto 
Leslie Road. 
 
SEPA 
The proposal is not subject to State environmental review under the State 
Environmental Policy Act.  Pursuant to WAC 197-11-800(6)(c) the rezone application 
qualifies as a categorically exempt action. 
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CRITICAL AREAS 
The subject property is not located within, or adjacent to, any critical areas 
designated by the RMC Chapter 22.10. 
 
SHORELINE JURISDICTION 
The subject property is not within the jurisdiction of the City’s Shoreline Master 
Program. 
 
ANALYSIS 
Washington Courts apply three basic rules when reviewing appeals of rezone 
applications: (1) there is no presumption favoring the rezone request; (2) the 
proponent must demonstrate that there has been a change of circumstances since 
the original zoning PROVIDED if a proposed rezone implements the policies of the 
comprehensive plan , a showing of changed circumstances is usually not required; 
and (3) the rezone must have a substantial relationship to the public health, safety, 
morals or general welfare. 
 
Purposes of this rezone request, the central questions presented are: 
 

1. Whether the requested rezone implements policies of the City’s 
Comprehensive Plan, and /or whether there has been a change of 
circumstances since the original C-LB (Limited Business) zoning was adopted 
for the site? 

 
The site is already designated for commercial uses by the City’s 
Comprehensive Plan, and the rezone request would only change the zoning 
from one Commercial zoning district (C-LB) to another (C-3).  The back half 
of the subject property has been undeveloped for some time due to the site 
not being adequate for many of the permitted land uses permitted in the C-LB 
zone.  As a result, the site has been left unattended and while it is not 
overgrown with weeds and noxious vegetation, leaving it in a 
distressed/undeveloped condition is not in the public interest.  The requested 
rezone is meant to facilitate the applicant’s plans to develop the site in a 
manner fully authorized by the C-3 zoning regulations.  

 
2. Does the rezone bear a substantial relationship to the public health, safety, 

morals, or general welfare? 
 
It appears that the proposed rezone is consistent with this criterion because 
the rezone is consistent with the City’s Comprehensive Plan, and any future, 
project-specific proposal will have to meet city development regulations, 
including SEPA, possible subdivision codes, traffic impact reviews, public 
infrastructure concurrency reviews, and payment of any impact fees in effect 
at the time of an application. 
 

RECOMMENDATION 
Staff recommends that the Hearings Examiner approve the requested rezone of 
property located at 1769 Leslie Road (APN 1-26984012770003) from C-LB (Limited 
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Business) to C-3 (General Business) based on the following suggested Findings and 
Conclusions: 
 
FINDINGS AND CONCLUSIONS 
 
1. The site is comprised of one tax parcel approximately 2.9-acres in size. 

 
2. The subject site currently contains an existing Round Table Pizza restaurant 

on the eastern portion of the site, while the western portion of the site is 
vacant and otherwise ready for development. 

 
3. The subject parcel is located at 1769 Leslie Road and otherwise identified as 

Benton County Assessor’s Tax Parcel Number 1-26984012770003. 
 

4. The entire site is currently zoned C-LB (Limited Business) [23.22 RMC]. 
 

5. The vicinity includes residential neighborhoods, primarily to the north and 
east of the subject site. Commercial site development is well positioned to 
serve residents of the vicinity; thereby offering the potential to enhance the 
health and general welfare of surrounding neighborhoods. 
 

6. Numerous public and private utility and drainage easements are located on 
the subject property. 
 

7. The City of Richland Comprehensive Plan designates the subject site as 
suitable for commercial land uses. 
 

8. The General Business (C-3) zone is a zone classification providing a use 
district for commercial establishments which require a retail contact with the 
public together with incidental shop work, storage and warehousing, or light 
manufacturing and extensive outdoor storage and display, and those retail 
businesses satisfying the essential permitted use criteria of the C-2 use 
district.  This zoning classification is intended for portions of the City that are 
either designated as commercial or designated as industrial and located 
adjacent to SR 240 under the City of Richland comprehensive Plan. 
Richland’s Comprehensive Plan designates the subject site for commercial 
land uses.  

 
9. The subject site lies in close proximity to Leslie Road which is an arterial 

roadway. 
 

10. Ingress and egress to the site is currently from Leslie Road.  
 
11. Because the commercial land use designation aligns with the commercial 

rezone request, the application is exempt from the provisions of the State 
Environmental Policy Act (SEPA), as identified in WAC 197-11-800(6)(c). 

 
12. Much of the utility infrastructure necessary to serve this site lies either exists 

or easements exist to accommodate the installation of said utilities. 
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13. Based on the above findings and conclusions, approval of the zone change 

request would be in the best interest of the community of Richland. 
 
EXHIBIT LIST 
 

1.  Rezone Application  
2.  Public Notices 
3.  Comments 
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City of Richland 
Development Services 

625 Swift Blvd. MS-35 
Richland, WA 99352 

(509) 942-7794
(509) 942-7764

Zoning Map Amendment Application 
Note: A Pre-Application meeting is required prior to submittal of an application. 

PROPERTY OWNER INFORMATION ☐ Contact Person
Owner: 
Address: 
Phone: Email: 

APPLICANT/CONTRACTOR INFORMATION (if different) ☐ Contact Person
Company: UBI#: 

Contact: 

Address: 
Phone: Email: 

DESCRIPTION OF WORK 

PROPERTY INFORMATION 
Parcel #: 
Legal Description: 
Current Zoning: Current Comp Plan: Requested Zoning: 
Current Use: Proposed Use: Area of Property: 

APPLICATION MUST INCLUDE 
1. Completed application and filing fee
2. Title Report showing ownership, easements, restrictions, and accurate legal description of the property involved
3. Other information as determined by the Administrator

ANSWER THE FOLLOWING AS COMPLETELY AS POSSIBLE 

Chuck Stack / Gayle Stack - gayle@everstarrealty.com
4204 S Olson Street, Kennewick, WA  99336
(509) 948-5660 rtchuck@charter.net

x
Goodwill Industries of the Columbia
Ken Gosney
815 N Kellogg Street, Kennewick, WA  99336
(509) 212-5759 kgosney@goodwillotc.org

Develop underutilized portion of the property with a new multi-tenant retail facility with Goodwill
Industries drop-off tenant space.  Improvements would include parking, utilities, landscaping etc. to 
meet City of Richland requirements.  Architecture to complement adjacent retail buildings to the 
west.

126984012770003
Lot 3, Short Plat No. 2770 Auditors File 2003-057882

CL-B Commercial C-3
Vacant land Multi-tenant retail 2.92 acres

The unique characteristics, if any, of the property or circumstances of the owner: 
The subject property is zoned Commercial Light Business (C-LB) and is surrounded by parcels zoned 
Neighborhood Retail Business (C-1) and Parks & Public Facilities (PPF).  The site is also buffered from 
residential zones by a public greenway zoned PPF.  The existing primary use of the entire parcel is a full-
service restaurant, which is an existing non-conforming primary use.  The parcel has been difficult to develop 
due to the remaining developable land located away from street-frontage and challenging access conditions.
Any hardship that may result in the event the rezone is not granted: 
Site will remain undeveloped and underutilized in a growing and vibrant portion of Richland.

EXHIBIT 1

soneill
Typewritten Text
Z2020-104
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The manner in which the proposed rezone conforms to patterns in adjacent zones: 

Any beneficial or adverse effects the granting or denial of the rezone would have on adjacent or surrounding zones: 

Any beneficial or adverse effects the granting or denial of the rezone would have in relation to the overall purpose and intent 
of the comprehensive plan and this title: 

The benefits or detriments accruing to the City which would result from the granting or denial of this special permit: 

Whether the proposed rezone represents a better use of the land from the standpoint of the comprehensive plan than the 
original zone: 

Whether the proposed rezone represents spot zoning and whether a larger area should be considered: 

Identify impacts on the environment and public safety: 

The proposed rezoning will allow underutilized land to be developed as a commercial retail connector with 
adjacent C-1 neighborhood retail business zoned properties to the south and west of the site, thereby creating 
one unified and harmonious commercial neighborhood with Parks & Public Facilities greenbelt continuing to 
buffer residential neighbors to the north.

Benefits to adjacent surrounding zones include development of an area of unimproved property that will 
connect existing commercial sites into one active neighborhood.  This proposed site will reduce traffic 
reentering the main arterial streets when driving between businesses that are currently on disconnected 
parcels.  No adverse effects are known.

Requested zoning change will bring existing restaurant into conformance with Richland's zoning code, thereby 
solidifying its purpose within the comprehensive plan.  No adverse effects are known.

Rezone will result in developing an area of unimproved property, generating property, permit and sales tax 
revenue to the city.  Development of the site will also benefit the city by reducing current issues with loitering 
and illegal dumping occurring on the undeveloped land.  No detriments are known.

The proposed rezone remains commercial in nature, keeping with the guiding principles set forth in the 
comprehensive plan, and brings an existing non-conforming use into compliance. 

The rezone is not considered a spot zone as it remains commercial in nature within the comprehensive plan.

The rezoning will have no adverse impacts to the environment nor public safety.  Proposed commercial rezone 
meets the intent of existing comprehensive plan for the site.
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I authorize employees and officials of the City of Richland the right to enter and remain on the property in question to 
determine whether a permit should be issued and whether special conditions should be placed on any issued permit. I have 
the legal authority to grant such access to the property in question.  
I also acknowledge that if a permit is issued for land development activities, no terms of the permit can be violated without 
further approval by the permitting entity. I understand that the granting of a permit does not authorize anyone to violate in 
any way any federal, state, or local law/regulation pertaining to development activities associated with a permit.  
I hereby certify under penalty of perjury under the laws of the State of Washington that the following is true and correct:  

1. I have read and examined this permit application and have documented all applicable requirements on the site plan.
2. The information provided in this application contains no misstatement of fact.
3. I am the owner(s), the authorized agent(s) of the owner(s) of the above referenced property, or I am currently a licensed

contractor or specialty contractor under Chapter 18.27 RCW or I am exempt from the requirements of Chapter 18.27
RCW.

4. I understand this permit is subject to all other local, state, and federal regulations.

Note: This application will not be processed unless the above certification is endorsed by an authorized agent of the owner(s) 
of the property in question and/or the owner(s) themselves. If the City of Richland has reason to believe that erroneous 
information has been supplied by an authorized agent of the owner(s) of the property in question and/or by the owner(s) 
themselves, processing of the application may be suspended. 

Applicant Printed Name:  _______________________________________________ 

Applicant Signature:  ___________________________________________________  Date  ___________________________ 

Jason M. Archibald, AIA

October 28, 2020
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VARIANCE REPORT 
Issued by 

CHICAGO TITLE INSURANCE 
6416 W Okanogan Ave. 

Kennewick, WA 99336 

Phone# (509)783-7833 

Fax# (509)735-6297 

 

                            To: Mary Williams 

               Attention: Mary Williams 

Request Received: October 27th, 2020 

                      Dated: October 29th, 2020 

 

 

The Following are the owners within a 600 foot radius of the following described property: 

 

 

Lot 3, Short Plat No. 2770, according to the Short Plat thereof recorded under Auditor's File No. 

2003-057882, records of Benton County, Washington 

 

 

Owners:  Goodwill Industries of the Columbia, Inc., a Washington Corporation 

 

Tax Parcel No.:  126984012770003 

 

SURROUNDING PROPERTIES: 

                 See attached 

   



CITY OF RICHLAND 

UNKNOWN 

RICHLAND WA 99352 

CITIES TRI 

1770 LESLIE RD 

RICHLAND WA 99352 

KADLEC MEDICAL CENTER 

550 GAGE BLVD 

RICHLAND WA 99352 

JOHN TILLEY 

50 TIMMERMAN DR 

RICHLAND WA 99352 

LEONARD PEASE JR 

56 TIMMERMAN DR 

RICHLAND WA 99352 

SEAN STAVE 

62 TIMMERMAN DR 

RICHLAND WA 99352 

WALLACE ASCENCIO 

53 BREMMER ST 

RICHLAND WA 99352 

DAVID HUSTED 

57 BREMMER ST 

RICHLAND WA 99352 

STEVEN BERRY 

61 BREMMER ST 

RICHLAND WA 99352 

WESLEY BECKER 

65 BREMMER ST 

WA 99352 

RADELL YOUNG 

69 BREMMER ST 

RICHLAND WA 99352 

THEODORE KRISHISKY 

73 BREMMER ST 

RICHLAND WA 99352 

RODOLFO RUELAS 

77 BREMMER ST 

RICHLAND WA 99352 

KARLA L HERNANDEZ-MEJIA 

81 BREMMER ST 

RICHLAND WA 99352 

ROBERT RITTENBERG 

85 BREMMER ST 

RICHLAND WA 99352 

BRADLEY JAGGI 

89 BREMMER ST 

RICHLAND WA 99352 

JONATHAN PIAZZA 

101 BREMMER ST 

RICHLAND WA 99352 

DOUG NORDWALL 

105 BREMMER ST 

RICHLAND WA 99352 

OSCAR AVILA 

109 BREMMER ST 

RICHLAND WA 99352 

JOSE AGUILAR 

54 BREMMER ST 

RICHLAND WA 99352 

KEVIN FISCHER 

58 BREMMER ST 

RICHLAND WA 99352 

LISA CHOI 

62 BREMMER ST 

RICHLAND WA 99352 

SIXTO SIGNORELLI 

68 BREMMER ST 

RICHLAND WA 99352 

MAURICE LESPERANCE 

86 BREMMER ST 

RICHLAND WA 99352 

PEYMAN YOUNESI 

90 BREMMER ST 

RICHLAND WA 99352 

LONNIE MEADOWS JR 

102 BREMMER ST 

RICHLAND WA 99352 

JACK KALIA 

106 BREMMER ST 

RICHLAND WA 99352 

STEVEN WIDERGREN 

101 TIMMERMAN DR 

WA 99352 

JEAN MURROW 

69 TIMMERMAN DR 

RICHLAND WA 99352 

MATTHEW SMITH 

65 TIMMERMAN DR 

RICHLAND WA 99352 



CIRCLE K STORES INC 

590 GAGE BLVD 

RICHLAND WA 99352 

  

VERIZON NORTHWEST INC 

UNDETERMINED 

WA 99352 

  

KEENE PLAZA LLC 

103 KEENE RD 

RICHLAND WA 99352 

CF ALBERT PROPCO III LLC 

690 GAGE BLVD 

RICHLAND WA 99352 

  

OC PROPERTIES LLC 

696 GAGE BLVD 

RICHLAND WA 99352 

  

JONATHAN CRAWFORD 

600 GAGE BLVD 

RICHLAND WA 99352 

TIBI LLC 

1815 LESLIE RD 

RICHLAND WA 99352 

  

TESORO REFINING AND 

MARKETING COMPANY 

1811 LESLIE RD 

RICHLAND WA 99352 

  

THREE GIRLS LLC 

138 KEENE RD 

RICHLAND WA 99352 

LAMBERT PROPERTIES LLC 

120 KEENE RD 

RICHLAND WA 99352 

  

KEVIN SELBY 

1596 SAGEWOOD ST 

RICHLAND WA 99352 

  

JESUS MARCELO 

114 W MESA DR 

RICHLAND WA 99352 

JOSEPH KNOPIK 

108 W MESA DR 

WA 99352 

  

KAY BOWLES 

102 W MESA DR 

WA 99352 

  

MARSHALL RICHMOND 

1622 SUNTERRA CT 

RICHLAND WA 99352 

ALISON GJEFLE 

1616 SUNTERRA CT 

RICHLAND WA 99352 

  

SCOTT BOYNTON 

1610 SUNTERRA CT 

RICHLAND WA 99352 

  

ROBERT EVANS 

1609 SAGEWOOD ST 

RICHLAND WA 99352 

MICHAEL HARTWIG 

1615 SAGEWOOD ST 

RICHLAND WA 99352 

  

BASIR HAQUE 

1622 SAGEWOOD ST 

RICHLAND WA 99352 

  

MOSTAFA TAHA 

1616 SAGEWOOD ST 

RICHLAND WA 99352 

RAYMOND HAGEN 

111 W MESA DR 

WA 99352 

  

JOSEPH SAMUELS 

107 W MESA DR 

WA 99352 

  

BENJAMIN PE 

1613 MESQUITE CT 

RICHLAND WA 99352 

DENNIS HUMPHREYS 

1619 MESQUITE CT 

RICHLAND WA 99352 

  

ROBERTA BAILEY 

1623 MESQUITE CT 

RICHLAND WA 99352 

  

ROSANNA S JOHNSON 

1628 MESQUITE CT 

RICHLAND WA 99352 

NICOLE HASKINS 

1614 MESQUITE CT 

RICHLAND WA 99352 

  

RYAN TOLAR 

1608 MESQUITE CT 

RICHLAND WA 99352 

  

ROBERT BIRD 

118 W MESA DR 

RICHLAND WA 99352 



C MATYLINSKI 

1641 SAGEWOOD ST 

RICHLAND WA 99352 

DELORES MARIOTTI 

1640 SAGEWOOD ST 

RICHLAND WA 99352 

CHARLES BONHAM 

1636 SAGEWOOD ST 

RICHLAND WA 99352 

PATRICK CLAPPER 

1632 SAGEWOOD ST 

RICHLAND WA 99352 

CHRISTA E POWELL 

1624 SAGEWOOD ST 

RICHLAND WA 99352 

SAGEWOOD MEADOWS 

HOMEOWNERS 

UNDETERMINED 

WA 99352 

WALGREEN CO 

585 GAGE BLVD 

RICHLAND WA 99352 

HAPO COMMUNITY CREDIT UNION 

UNDETERMINED 

WA 99352 

LOS TRUST AMIGOS LLC 

705 GAGE BLVD 

RICHLAND WA 99352 

BRYAN WILLIAMSON 

1803 PEACHTREE LN 

WA 99352 

ROBERT FUHRMAN 

1954 SHERIDAN PL 

RICHLAND WA 99352 

JAMES LILLY 

1948 SHERIDAN PL 

RICHLAND WA 99352 
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CITY OF RICHLAND 
NOTICE OF APPLICATION AND PUBLIC HEARING 

(Z2020-104) 

Notice is hereby given that Goodwill Industries of the Columbia has filed a request to rezone one 2.9-acre parcel 
from C-LB (Limited Business) to C-3 (General Business). The project site lies on the west side of Leslie Road 
approximately 477-feet north of Gage Blvd. The Assessor’s Parcel No. is 1-26984012770003.  Application materials 
can be viewed online at www.ci.richland.wa.us.  

The Richland Hearing Examiner will conduct a virtual public hearing and review of the application at 6:00 p.m., 
Monday, January 11, 2021. All interested parties are invited to participate in the virtual public hearing by visiting the 
City of Richland website (www.ci.richland.wa.us). 

Environmental Review:  The proposal is not subject to environmental review.  Pursuant to WAC 197-11-800(6)(c) 
the rezone application qualifies as a categorically exempt action. 

Any person desiring to express their views or to be notified of any decisions pertaining to this application should notify 
Mike Stevens, Planning Manager, 625 Swift Boulevard, MS-35, Richland, WA 99352. Comments may also be faxed 
to (509) 942-7764 or emailed to mstevens@ci.richland.wa.us. Written comments should be received no later than 
5:00 p.m. on Wednesday, December 23, 2020 to be incorporated into the staff report. Comments received after that 
date will be entered into the record at the hearing.  

The application will be reviewed in accordance with the regulations in RMC Title 19 Development Regulations 
Administration. Appeal procedures of decisions related to the above referenced application are set forth in RMC 
Chapter 19.70. Contact the Richland Planning Division at the above referenced address with questions related to the 
available appeal process.  

EXHIBIT 2

http://www.ci.richland.wa.us/
http://www.ci.richland.wa.us/
mailto:mstevens@ci.richland.wa.us
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CITY OF RICHLAND/LEGALS CITY OF RICHLAND/LEGALS

D2586000 4401
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Jana Duncan

625 SWIFT BLVD. MS-11

RICHLAND WA 99352  USA
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From: MaryEllen Humphreys
To: Stevens, Mike
Subject: File #: Z2020-104 rezone C-LB to C-3
Date: Monday, December 14, 2020 7:24:26 PM

Mr. Stevens,

We live at 1619 Mesquite Ct. which is directly behind the proposed project sight.

We feel Chuck Stack and Gayle Stack have done a very nice job developing the property
with the Round Table restaurant and the 2 current buildings.

If the new building follows that same design, color and landscaping, we do not have a
problem with the rezoning from C-LB to C-3.

One concern we have is seeing the many sorting boxes of donation.   We hope the
donations will be enclosed behind a cement wall, or inside the building, and also a 
cement enclosure for the garbage and recycling cans.

Now that the last phase of the development will be complete, we hope Round Table
will enclose their garbage and recycling cans also, as promised in a neighborhood
meeting many years ago.

Thank you,
Dennis and MaryEllen Humphreys

Exhibit 3

mailto:mehumfrz@gmail.com
mailto:mstevens@CI.RICHLAND.WA.US


 
STATE OF WASHINGTON 

DEPARTMENT OF ECOLOGY 
1250 West Alder Street  Union Gap, Washington 98903-0009  (509) 575-2490 

 
December 21, 2020 
 
Mike Stevens 
City of Richland 
PO Box 190 
Richland, WA  99352 
 
Re:  Z2020-104 
 
Dear Mike Stevens: 
 
Thank you for the opportunity to comment on the Notice of Application for the rezone of a 2.9 acres 
parcel, proposed by the Goodwill Industries of the Columbia. The Department of Ecology (Ecology) has 
reviewed the application and has the following comments. 
 
WATER QUALITY  
 
Project with Potential to Discharge Off-Site 
If your project anticipates disturbing ground with the potential for stormwater discharge off-site, the 
NPDES Construction Stormwater General Permit is recommended. This permit requires that the SEPA 
checklist fully disclose anticipated activities including building, road construction and utility 
placements.  Obtaining a permit may take 38-60 days.  
 
The permit requires that a Stormwater Pollution Prevention Plan (Erosion Sediment Control Plan) shall 
be prepared and implemented for all permitted construction sites. These control measures must be able to 
prevent soil from being carried into surface water and storm drains by stormwater runoff.  Permit 
coverage and erosion control measures must be in place prior to any clearing, grading, or construction. 
 
In the event that an unpermitted Stormwater discharge does occur off-site, it is a violation of Chapter 
90.48 RCW, Water Pollution Control and is subject to enforcement action. 
 
If the project involves more than one acre of soil disturbance, but less than 5 acres, it may be possible to 
obtain an Erosivity Waiver. 
 
More information on the stormwater program may be found on Ecology's stormwater website at: 
http://www.ecy.wa.gov/programs/wq/stormwater/construction/. Please submit an application or contact 
Lloyd Stevens Jr. at the Dept. of Ecology, (509) 574-3991 or email lloyd.stevensjr@ecy.wa.gov , with 
questions about this permit.  
 
Sincerely, 
 

 
Gwen Clear 
Environmental Review Coordinator 
Central Regional Office 
(509) 575-2012 
crosepa@ecy.wa.gov 
 
202006043 

https://gcc02.safelinks.protection.outlook.com/?url=http%3A%2F%2Fwww.ecy.wa.gov%2Fprograms%2Fwq%2Fstormwater%2Fconstruction%2F&data=04%7C01%7Ccrosepa%40ecy.wa.gov%7Cee645823eec04698389a08d8988fabdc%7C11d0e217264e400a8ba057dcc127d72d%7C0%7C0%7C637427090119316482%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C1000&sdata=msfZR5jCQJDcz5%2BEWwHar6Qq%2FCZUFn4GbX4QDxr65j0%3D&reserved=0
mailto:lloyd.stevensjr@ecy.wa.gov
mailto:crosepacoordinator@ecy.wa.gov


2015 South Ely Street 
Kennewick, WA  99337 

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

FAX 509-586-7663 
www.kid.org 

 

   
 

 
December 17, 2020 

 
 

 
Mike Stevens 
City of Richland – Development Services Division 
625 Swift Blvd., MS – 35  
Richland, WA 99352 
 
Subject: Review Comments for Z2020-104 
 
Dear Mr. Stevens: 
 
The Kennewick Irrigation District has received your Application for the Zoning Map 
Amendment (Z2020-104) submitted by Ken Gosney of the Goodwill Industries of the Columbia 
to rezone the subject property from C-LB to C-3. 

1. This parcel is within the Kennewick Irrigation District (KID) boundaries and is 
considered irrigable lands; therefore, the Kennewick Irrigation District assesses them. 

2. Please note that permanent structures are not allowed within irrigation easements. 
3. Please protect all existing irrigation facilities. 
4. Please be aware that future subdivision of the site will require KID infrastructure be 

installed. 
 

If you have any questions regarding these comments, please contact me at the address/phone 
number listed above. 
 
Sincerely, 
 
 
 
Blaine Broberg, EIT 
Staff Engineer 
 
C: LB/correspondence/File: [12-08-29] 
 

           Blaine Broberg
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