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WHEN RECORDED RETURN TO: 

 
Richland City Clerk’s Office 
625 Swift Boulevard, MS-07 
Richland, WA 99352 

 
 
 

ORDINANCE NO. 02-21 
 

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 3.1 acres from Agricultural (AG) to Neighborhood Retail 
(C-1); said property being generally located at the northwest 
corner of the intersection of Steptoe Street and Center 
Parkway, and adopting the findings and conclusion of the 
Richland Hearing Examiner as the findings and conclusions 
of the Richland City Council. 

 
WHEREAS, on January 11, 2021, the Richland Hearing Examiner held a duly 

advertised public hearing to consider a petition from Richland 132, LLC d/b/a Hayden 
Homes to change the zoning of the property generally located at the northwest corner of 
the intersection of Steptoe Street and Center Parkway; 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: 
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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 3.1-
acre site from its current placeholder AG 
(Agricultural) zone to a Commercial land 
use designation, the C-1 (Neighborhood 
Retail) zoning district, which is  consistent 
with Comprehensive Plan’s Commercial 
land use designation assigned to the area, 
submitted on behalf of the property owner,  
 
RICHLAND 132, LLC, DBA HAYDEN 
HOMES,  
 
                                       Applicant 
____________________________________ 

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

 
File No.  Z2020-105  
 
 
FINDINGS OF FACT,  
CONCLUSIONS AND 
RECOMMENDATION 
 
 
 

I.  SUMMARY OF RECOMMENDATION. 
 

 The applicant, Richland 132, LLC, dba Hayden Homes, 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 its current placeholder AG (Agricultural) zone to a Commercial zone, the C-1 (Neighborhood 
Retail) 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 comments (Ex. 5) with general concerns about 
the type of businesses that might occupy the site or development restrictions that may apply within 
the BPA easement area that runs through a portion of the property 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. 
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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 original AG (Agricultural) 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 implement the Comprehensive Plan’s vision for 
the property, by changing the zoning from its current AG (Agricultural) zoning district to one of the 
City’s Commercial zoning districts, specifically the C-1 (Neighborhood Retail) zone.  Properties in 
the vicinity have experienced substantial changes since the AG zone was originally assigned to the 
applicant’s property, as the adjacent Clearwater Creek subdivision is near full buildout, traffic in the 

 
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 
 

area has increased, and demand for neighborhood retail businesses has increased.  The requested 
rezone could allow for local businesses to serve nearby residents, hopefully reducing driving distances 
and increasing convenience for surrounding residents.  
 
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:  Only Senior Planner, Shane O’Neill, and the applicant’s designated 
representative, Brian Thoreson, asked to present 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. Final Plat of Clearwater Creek Phase 3;  
3. Ordinance No. 38-14; 
4. Public Notices;  
5. Written Comments, only two; and 
6.  Site Photos  

 
 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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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 4, 2020, Richland 132, LLC (dba Hayden Homes) filed an application with the 
City, petitioning to rezone a 3.1-acre site from Agricultural (AG) to Neighborhood Retail (C-1).  (Staff 
Report, page 2; and Exhibit 1).  
 
2. The entire rezone property is Lot 8 of the Clearwater Creek Phase 3 Final Plat, approved by 
the City Council in late 2016.  (Ex. 2).  The site generally forms the northwest corner of the 
intersection of Steptoe Street and Center Parkway.  (Staff Report, page 2, Figure 1).  The project site 
is a single tax parcel, numbered 1-01881030000008.   
    
3. The Staff Report explains that the purpose of this request is to align the site’s zoning with the 
Comprehensive Plan’s Commercial land use designation already assigned to the property, and to 
allow for development commonly applied at the intersection of arterial roadways.  (Staff Report, page 
2).   
 
4. Previously, the subject parcel was inadvertently omitted from the original rezone ordinance  
for the greater Clearwater Creek preliminary plat.  As a result, the subject parcel currently retains its 
original Agriculture zoning.  Hayden Homes aims to prepare the site for future sale as they are not 
commercial developers.  (Staff Report, page 2; Ex. 3, Ord. No. 38-14, rezone action for Clearwater 
Creek plat area; Testimony of Mr. Thoreson).    
 
5. There is no dispute that the property at issue is currently inconsistent with the City’s 
Comprehensive Plan, as it retains an AG (Agricultural) designation instead of a Commercial 
designation shown for the site in the Comp Plan Land Use Map for the area.  (Staff Report, page 9, 
Figure 5, Comprehensive Plan Map for vicinity).   
 
6. The purpose of this request is to zone the site in a manner consistent with the city’s 
Comprehensive Plan.  (Ex. 1, application, on page 2; Staff Report, page 2).   
 
7. Changed circumstances also support the requested rezone from an AG zone to the C-1 zone.  
For example, the requested C-1 zone will hopefully provide future owners with economically viable 
and realistic options for redeveloping the property with Neighborhood Retail uses that can serve the 
growing area and new residents in recently developed subdivisions, which would clearly be in the 
public’s interest. 
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8. 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. 
 
9. 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 
when Comprehensive Plan was adopted and amended). 
 
10. 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 future vehicle access onto the site is 
likely to come from Meadows Drive South, but that future development reviews might allow for right-
in-right-out access from Center Parkway.  City transportation staff determined that the Center 
Parkway/Steptoe intersection now has sufficient capacity to accommodate the highest traffic-
generating land uses permitted in the requested [C-1] zone without lowering the roadways’ level of 
service (LOS) below level D, the standard set by the City Council for such intersection.  (Staff Report, 
page 7, discussion of traffic issues).  
 
11. The record does not include any evidence that the C-1 zone could allow for any uses that 
would be incompatible with surrounding uses.  Instead, properties to the south/southeast, across 
Center Parkway and the Steptoe intersection, are already zoned C-1.  (Staff Report, page 4, zoning 
map for area).    
 
Summary of Public Hearing. 
 
12. As explained above, the public hearing for this matter occurred on January 11th.  Mr. O’Neill 
made a brief presentation regarding the application, current site conditions, growth and development 
in the area, and his recommendation of approval, as explained in the Staff Report.  The applicant’s 
designated representative, Mr. Thoreson, confirmed that he accepted the analysis and 
recommendation included in the Staff Report without objection or changes.  No members of the 
general public appeared during the online hearing, by phone or computer, and Staff confirmed that no 
one reached out to say that they planned to participate in the hearing, other than people who were 
online for the hearing.   
 
13. As explained in the Staff Report, the application materials, and the hearing testimony 
provided by Mr. O’Neill and Mr. Thoreson, the requested rezone would ‘clean up’ a mis-designated 
zoning for the property, inadvertently omitted from a prior rezone ordinance adopted for the 
Clearwater Creek Preliminary Plat. 
 
14. The applicant indicates that it will most likely sell the property, for development by another 
owner.  As with all rezone applications, future plans are not binding on an applicant, and do not serve 
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as a basis to deny the requested rezone.   
 
15. The requested rezone is fully consistent with land use policy goals in the City’s 
Comprehensive Plan.  (Staff Report, pages 8-10).  No one testified to express concerns with or 
opposition to this rezone application.  
 
Public services and utilities are adequate and readily available to serve the site. 
 
16. 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 5, 6).     
 
Consistency with City Codes and Comprehensive Plan. 
 
17. 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 
its original placeholder zone, the AG designation, first assigned upon annexation in 2007, to a 
Commercial classification, the C-1 (Neighborhood Retail) zone.   (Staff Report, pages 10-11, 
Background and Analysis discussion). 

 
18. Based on the record, the Examiner finds and concludes that the requested rezone to finally 
apply a Commercial classification to the site instead of the AG zone in an area where a mix of similar 
C-1 uses/other C-1 zoned properties can be found, and growing numbers of local residents near the 
site who will be able to receive services from businesses allowed in such zone, is appropriate.  The 
requested C-1 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 4 of Staff Report, 
Figure 2). 
 
19. Standing alone, the requested rezone conforms to the Comprehensive Plan, because the plan 
already identifies the property as suitable for Commercial uses.   
 
General findings. 
 
20.  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. 
 
21.  The Development Services Division Staff Report, prepared by Mr. O’Neill, 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. 
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22. 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-1 zone requested 
herein.  The rezone from AG to a Commercial zoning classification (C-1) will make the property 
compatible with the character of the existing uses and zoning districts surrounding the site.   
 
4.     The rezoned site will not be materially detrimental to uses or property in the immediate vicinity 
of the subject property.  In fact, the rezone may serve as a boost for redevelopment plans on the 
property, which would include uses allowed in the City’s Neighborhood Retail zone, to the benefit of 
residents occupying homes in surrounding subdivisions.   
 
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 opposing the pending 
rezone request.  
 
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. 
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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 Hayden Homes Rezone application (File No. Z2020-105) to reclassify a 3.1-acre site from its 
current Agricultural (AG)  land use designation to a Commercial land use designation, the C-1 
(Neighborhood Retail) 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: Hayden Homes Rezone 
 
LOCATION: The project site occupies the northwest corner of the 

intersection of Steptoe Street and Center Parkway (APN: 
 1-01881030000008). 

 
APPLICANT: Richland 132, LLC, dba Hayden Homes  
 
FILE NO.: Z2020-105 
 
DESCRIPTION: Request to change zoning of an approximately 3.1-acre 

site from AG (Agricultural) to Neighborhood Retail (C-1). 
 
PROJECT TYPE: Type 3A Site-Specific Rezone 

 
HEARING DATE: January 11, 2020 
 
REPORT BY: Shane O’Neill, Senior Planner 
 
RECOMMENDED 
ACTION: Approval 
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Figure 1 - Vicinity Map 

 
 
DESCRIPTION OF PROPOSAL 
On November 4, 2020, Richland 132 LLC (dba Hayden Homes) filed an application 
(Exhibit 1) with the City, petitioning to rezone a 3.1-acre site from Agricultural (AG) to 
Neighborhood Retail (C-1).  The purpose of this request is to align the site’s zoning 
with the city’s Comprehensive Plan commercial land use designation and to allow for 
development commonly applied at the intersection of arterial roadways. Previously, 
the subject parcel was inadvertently omitted from the original rezone ordinance (Ord. 
38-14, Exhibit 3) for the greater Clearwater Creek preliminary plat. As a result, the 
subject parcel currently retains its original Agriculture zoning. Hayden Homes aims 
to prepare the site for future sale as they are not commercial developers. 
 
SITE DESCRIPTION & ADJACENT LAND USES 
The site is comprised of one 3.1-acre parcel occupying the northwest corner of the 
intersection of Steptoe Street and Center Parkway (see Fig. 1 above). The parcel 
forms an irregular, approximately diamond-shaped trapezoid, measuring 
approximately 732 feet in its longest diagonal dimension, and 385 feet at its 
narrowest diagonal dimension. 
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Having been previously graded, the site topography rises up sharply from Meadows 
Drive South (west) to form a flat centrally-located pad which is level with Steptoe 
Street (east). Beginning along the west line of the site (Meadows Drive South), the 
property’s elevation rises approximately 28 vertical feet (see Exhibit 6, site photos, 
herein). In contrast, beginning at the east property line (Steptoe Street), the site is 
nearly level with the flat pad. In terms of access, three of the property boundaries 
border public roadways for a cumulative distance of approximately 836 feet, 
including corners and other places where access is impractical. 
 
The north site boundary abuts the rear yard of two (2) single-family homes belonging 
to The Heights at Meadow Springs residential subdivision.  The eastern boundary of 
the site abuts the Steptoe Street public right-of-way. The south boundary of the site 
forms a corner at the intersection of Center Parkway and Meadows Drive South. The 
northwest property line adjoins the side yard of one single-family home belonging to 
Clearwater Creek, Phase 3 (Exhibit 2). 
 
A 70-foot Bonneville Power Administration easement containing overhead electrical 
transmission lines, encumbers the first 70-feet inside of the northwesterly property 
line. This easement is illustrated in the final plat of Clearwater Creek, Phase 3 
(Exhibit 2). Exhibit 2 also shows ‘Tract A’ appearing as a notch taken out of the 
subject site adjacent to the west property line and south of the 70’ BPA easement. 
Tract A is not a part of the rezone request at-hand. Another notable feature in the 
vicinity is the concomitant city limits and Urban Growth Boundary lines which touch 
the northeast parcel corner. These lines separate Richland from Kennewick. 
 
Having been previously cleared and graded, the subject site is devoid of any 
significant vegetation. The soil type is generally sand. During in-person site visits, 
Planning staff observed no animal burrows, dens or tracks. The weed-cover 
increases on the west-facing slope which leads down to a drainage swale with a 
culvert under the existing driveway.  There is no tree cover or any woody plant 
species for that matter. 
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   Figure 2 – Zoning Map 

 
 

CURRENT ZONING 
The zoning map above illustrates the site’s current Agricultural (AG) zoning together 
with zoning assignments of adjacent and surrounding properties.  
 
As stated in Richland Municipal Code Chapter 23.14, the Agricultural zone is 
primarily intended for open land uses such as grazing or pasture lands, agriculture, 
part-time small tract farming, cemeteries and parks. The Agricultural zone is 
intended for portions of the City designated as agriculture under the City’s 
Comprehensive Plan. Richland’s Comprehensive designates the subject for 
commercial land uses. This means the current AG zoning does not conform to the 
City’s Comprehensive Plan in terms of land use.  
 
SURROUNDING ZONING & LAND USES 
North: Single-family neighborhood zoned R-1-10 
East: Steptoe Street right-of-way; then a single-family neighborhood (Kennewick) 
South: Center Parkway; then a vacant parcel zoned C-1 belonging to Clearwater 

Creek 
West:    Meadows Drive South right-of-way; then a narrow, vacant parcel zoned AG 
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REQUESTED ZONING 
The Neighborhood Retail (C-1) zone is a zone classification designed for areas 
which primarily provide retail products and services for the convenience of nearby 
neighborhoods with minimal impact to the surrounding residential area (23.22.010.B 
RMC). Neighborhood retail business zoning is intended for portions of the City 
benefitting from a commercial land use designation under the City’s Comprehensive 
Plan. Richland’s Comprehensive Plan designates the subject site for commercial 
land uses. This means the proposed C-1 zoning conforms to the City’s 
Comprehensive Plan in terms of land use.  
 
Business types permitted in the C-1 zone include but are not limited to: restaurants, 
offices, fitness facilities, fuel stations/mini-marts, cinemas and grocery stores. 
 
PUBLIC NOTICE 
Application Date: November 4, 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 4. As of the date of this report, city staff received one comment 
from the general public (Exhibit 5). The comment, from the owner and resident of an 
adjoining residential property (2624 Tiger Lane), was more of an inquiry into C-1 
zone zoning allowances than it was a specific comment on the proposal. Planning 
offered an explanation in response. The full sequence of correspondence is provided 
in Exhibit 5. 
 
UTILITY AVAILABILITY 
City utility mapping records indicate underground utility infrastructure as illustrated in 
Figure 3 provided below. Written explanations of each utility service are provided in 
the following sections. 
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Figure 3 - Utilities Map 

(Blue = water, Green = sewer, Red = electrical power) 
 
SEWER 
Meadows Drive South contains an eight (8) inch sewer main extending the full length 
of the sites’ southwest frontage. This 8-inch main extends through the Center 
Parkway intersection. The respective Center Parkway frontage does not contain 
sewer service infrastructure.  
 
WATER 
An eight (8) inch water main located in Meadows Drive South; running the full length 
of the site and continuing to the Center Parkway intersection. Similarly, another eight 
(8) inch water main is located in the Center Parkway right-of-way; running the full-
length of the property. Water service is currently stubbed to the site from Center 
Parkway. Fire hydrants are currently in-place adjacent to the site at the intersection 
of Center Parkway and Steptoe Street; and another at the corner of Center Parkway 
and Meadows Drive South. 
 
ELECTRICAL POWER 
Richland Energy Services (RES), a municipal public utility district, will service future 
development on the site. Underground power lines currently span the entire north 
property line. This line contains an in-line vault from which electrical service may be 
drawn. And additional primary electrical distribution line extends along the Steptoe 
Street frontage; crossing Center Parkway traveling south. Another in-ground 
electrical vault exists along the south property line adjacent to Center Parkway near 
the Steptoe intersection. All of these electrical facilities are in-place and are of 
adequate capacity to serve the additional load demand created by future residential 
and/or commercial development. Other electrical infrastructure exists near the 
intersection of Center Parkway and Meadows Drive South, however, these lines are 
only intended to service the existing street lights; there are two street lights on-site.  
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TRANSPORTATION 
Richland’s Traffic Engineer indicated direct access to the site from Center Parkway 
will likely be restricted for all future site developments. This means it is reasonable to 
expect future vehicle access to come from Meadows Drive South. At this time said 
access restriction is not set in-stone and may be revised subject to future 
development negotiations as right-in-right-out access from Center Parkway may be 
reasonable. 
 
A cursory traffic impact review by the Richland Traffic Engineer (John Deskins) 
determined Center Parkway at Steptoe contains sufficient capacity to accommodate 
the highest traffic-generating land uses permitted in the requested [C-1] zone without 
lowering the roadways’ level of service (LOS) below level D. 
 
The site benefits from being adjacent to a major arterial roadway (Steptoe St.) which 
leads to W. Clearwater Ave. within 1,900 feet; which then leads directly to Highway 
82. In terms of travel, the drive from the site to the highway is often low in traffic and 
uninterrupted by frequent stop signs or signals. This route has undoubtedly become 
more heavily used as the residential portion of Clearwater Creek approaches full 
development. 
 
According to the most currently available transit route map, neither roadway adjacent 
to the site belong to Benton-Franklin Transit routes. The nearest transit stop lies 
approximately 0.5-miles to the east at the intersection of Center Parkway and West 
Deschutes Ave, in Kennewick. 
 
EASEMENTS 
The subject parcel contains a variety of easements which often times serve as de-
facto setbacks or buffers as they too restrict building placement. Below is a brief list 
of easements encumbering the property; these easements are illustrated on the final 
plat of Clearwater Creek, Phase 3 (Exhibit 2): 
 

- 5’ irrigation easement around the south and west property lines 
- 15’ utility easement along the south and west property lines 
- Variable-width slope [retention] easement at the corner adjacent to Steptoe 

Street  
- 70’ Bonneville Power Administration (BPA) overhead power transmission 

easement along the northwesterly property line 
- 10’ utility easement along the north and east property lines 

 
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. 
 
CRITICAL AREAS 
According to the City’s Critical Areas map (Fig. 4 below), the westerly two-thirds of 
the site present potential geological hazards, presumably due to steep terrain and/or 
unstable soil (sand). The USDA Natural Resources Conservation Service soils 
survey map identifies the primary native soil type as Hezel loamy fine sand, 2 to 15% 
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slope together with a small area of the site identified as Esquatzel fine sandy loam, 0 
to 2% slopes. Richland Municipal Code imposes reporting requirements on any 
development on sites containing critical area overlays, as is the case with the subject 
site. Because critical areas reporting and review is guaranteed it is not necessary to 
burden the rezone with such a requirement by way of deed restriction. To ensure 
any proposed construction is built on stable substrate a site-specific geotechnical 
report will be required for future building permit(s). 
 

 
Figure 4 – Critical Areas Map 

 
COMPREHENSIVE PLAN 
Richland’s Comprehensive Plan designates the subject site for Commercial land 
uses. The Neighborhood Retail (C-1) 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. 5) 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-1 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 5 – 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. 
 
Policy 3 – Locate neighborhood-oriented commercial land uses in Neighborhood 
Retail Business area. 
 
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.  
 
BACKGROUND 
The subject site, together with much more land to the north, was annexed into the 
City in 2007 through the adoption of Ordinance No. 07-75.  In 2014, Council adopted 
Ordinance 38-14, setting the developer’s desired zoning for the plat of Clearwater 
Creek (less the subject parcel). In 2014 the Richland City Council approved the 
preliminary plat of Clearwater Creek (S2013-100, Resolution 78-14), allowing 116-
acres to be divided into 320 residential lots, a school site, and 11 open space tracts. 
Subdivision activities authorized under the preliminary plat expire in June of 2021. In 
2016, Council passed Resolution 205-16, authorizing the final plat of Clearwater 
Creek, Phase 3 to be signed by the City Manager and to subsequently be recorded; 
to create the 9 lots therein.  
 
At this time, the developer, Hayden Homes, is processing the last phase of 
residential platting (Phase 11) authorized by the respective preliminary plat. As the 
subdivision approaches its final stages, Hayden Homes turns their focus to the 
remaining tracts located at the subdivisions’ primary entry; this is where we find the 
subject rezone parcel. Said tracts are separated from the bulk of the subdivision by a 
400-foot wide KID irrigation channel, within which the developer has recreational trail 
construction obligations. As illustrated by the sites’ commercial land use designation, 
commercial development in this location has been Hayden’s plan since the plat’s 
inception. The falter occurred in 2014 when, during the original rezone process, the 
subject site was inadvertently omitted from Ordinance 38-14. 
 
ANALYSIS 
Over the past six (6) years when the plat of Clearwater Creek began, the general 
vicinity has experienced a significant increase in residential construction. At this 
time, the 320-lot plat is nearing completion and the new residents would be best 
served to have some conveniently-located retail sales and service businesses. 
Approval of the application at-hand would facilitate the availability of neighborhood-
scale retail services; thereby reducing travel time, and the associated vehicle 
emissions, for residents to access the goods and services they need. 
 
It is the Planning Department’s opinion that assigning C-1 zoning to this site is 
appropriate and the application (Z2020-105) warrants approval on the basis of merit. 
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This recommendation stems from several factors including: the integrated controls 
over the size and magnitude of commercial uses allowed in the C-1 zone, existing 
easements, topography, impacts of adjacent roadways and consistency with the 
Comprehensive Plan. Furthermore, the C-1 zone is suitable to act as a buffer 
between residential neighborhoods and high-impact land uses such as arterial 
roadways or heavy commercial or industrial businesses.  
 
As a general zoning concept, agricultural zoning does not belong within an urban or 
urbanizing city as agricultural activity requires large open tracts of land which is a 
land use pattern that runs counter to the residential density and infill goals of cities 
planning under the Growth Management Act (GMA). Many activities associated with 
agriculture conflict with urban environments. These farming impacts include dust 
from land tilling, traffic obstruction from transporting farm equipment and vehicles, 
odor from livestock and broadcasting pesticides which invariably drift to adjacent 
lands. Within cities, application of agricultural zoning should instead be limited to 
areas encumbered by other permanent development restrictions such as floodplains 
or other critical areas.  
 
As implied by its name, the Neighborhood Retail Business (C-1) zone permits land 
uses selected for their compatibility with adjacent residential neighborhoods based 
on a variety of considerations such as the likelihood residents will want or need their 
services, the potential nuisances they present and the intensity of those nuisances.  
Most land uses permitted in C-1 are likely to directly serve the needs of residents. 
Most of the permitted C-1 land uses have a low incidence of generating 
objectionable nuisances such as noise, dust, vibration and excessive light glare.  In 
addition to the land use selection considerations, Richland’s C-1 district contains 
integrated safeguards against such impacts, usually indicated as footnotes on the 
commercial land use table. These safeguards are triggered when and where 
commercial sites adjoin residential zones. Details about these protections are 
explained further in the section below.  
 
BUFFERS & IMPACT MITIGATION 
The following is intended to be a list of zoning regulations and site-specific factors 
which will serve to reduce potential impacts generated by commercial activity on the 
existing single-family homes bordering the subject site: 
 

- The 70 BPA transmission line easement encumbering the northwest site 
boundary (see Exhibit 2) will serve as a long-term physical separation 
between the home on lot 3 of Clearwater Creek, Phase 3 (832 Meadows 
Drive South. 

 
- C-1 zoning requires business activities to be conducted wholly within 

enclosed buildings, with few exceptions [23.22.020.B.1 RMC]. 
 

- When adjacent to single-family homes or zones, commercial development in 
the C-1 zone must be setback a minimum of thirty (30) feet from the 
residential zone [23.22.020.B.7.A RMC]. This standard will serve the existing 
homes adjacent to the site’s north property line where the BPA easement 
does not exist.  
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- A ten-foot utility easement along the north property line encumbers the site.  

 
- The north property lines experiences an immediate four-foot elevation 

difference. 
 

- No single retail business, other than grocery stores, are allowed to exceed 
15,000 square feet in area unless approved by way of special use permit 
[23.22.020.B.6].  

 
- Parking lots and driveways must be setback a minimum of ten (10) feet from 

residential properties. Additionally, commercial developers shall first install 
solid fence or masonry wall between six and eight feet tall between parking 
facilities and any shared residential boundary [23.22.020.B.7.C RMC].  

 
- The site is bound by roadways on the west, south and east which eliminates 

the possibility of residential development adjacent to the site on those sides.   
 
FINDINGS AND CONCLUSIONS 
Staff has completed its review of the request for a change in zoning (Z2020-103) and 
recommends approval of the request based on the following: 
 
1. The site is comprised of one tax parcel 3.12-acres in area. 

 
2. The subject site is a vacant parcel which has previously been graded. 

 
3. Topography of the site is at road-grade to the east (Steptoe St.), and rises 

approximately 20-feet above road grade to the west (Meadows Drive South). 
 

4. The subject parcel is otherwise identified as Benton County Assessor’s Tax 
Parcel Number 1-01881030000008; Lot 8, Clearwater Creek, Phase 3, or 
Benton County Auditor File number 2016-037862. 
 

5. The entire site is currently zoned Agricultural (AG) [23.14 RMC]. 
 

6. The surrounding vicinity is dominated by residential neighborhoods. 
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. 
 

7. The existing 70-foot Bonneville Power Administration easement on-site 
together with integrated C-1 zone buffering requirements will serve to 
ameliorate impacts from commercial activities on the adjacent residential lots. 
 

8. The site’s north property line adjoins rear lots lines of the adjacent residential 
properties. Residential rear yards require 25-foot setbacks which are the 
largest residential setback dimensional requirement. A six-foot-tall block wall 
exists along the entire length of the north property line. The elevation of said 
residential lots rises approximately 4-feet above the rezone site immediately 



Z2020-105 Staff Report 
January 11, 2021 

Page 13 
 

at the shared property line (Exhibit 6). These three factors will act to lower the 
impacts of commercial activity on the adjacent home sites. 
 

9. The nearest residential structure lies approximately 34-feet from the site’s 
north property line.   
 

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

11. The C-1 zone purpose statement (23.22.010.B RMC) states that C-1 zoning 
is intended to be applied to portions of the City commercially designated in 
the City’s Comprehensive Plan. Establishment of the Neighborhood Retail 
Business (C-1) zoning district is thereby consistent with the intent of the 
Comprehensive Plan. 

 
12. The site lies adjacent to three public roadways; Steptoe Street, Center 

Parkway and Meadows Drive South. Roadways generate objectionable 
impacts including dust, noise, light and glare which are disruptive to office 
and residential uses. Due to the level of roadway related impacts, this site is 
better suited for commercial use as indicated by the Comprehensive Plan. 
 

13. The subject site lies in close proximity to Steptoe Street which is a major 
arterial roadway. 
 

14. Center Parkway currently serves as the primary entrance to Clearwater 
Creek.  
 

15. Center Parkway is the only thoroughfare serving Clearwater Creek. 
 

16. The northeast corner of the subject site is immediately adjacent to the 
Richland City limits line and the Urban Growth Boundary. 

 
17. 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). 

 
18. Much of the utility infrastructure available to serve this site lies within Center 

Parkway and Meadows Drive South rights-of-way. 
 
19. Residential development in the surrounding vicinity has increased 

significantly over the past six years when the preliminary plat of Clearwater 
Creek was approved. The Clearwater Creek preliminary plat authorizes 320 
single family residential lots. 
 

20. The broader segment of Richland surrounding the site lacks neighborhood-
scale retail businesses. 

 
21. Based on the above findings and conclusions, approval of the zone change 

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

1.  Rezone Application  
2.  Final Plat of Clearwater Creek Phase 3  
3.  Ordinance 38-14 
4.  Public Notices 
5.  Comments 
6.  Site Photos 



The	owner	intends	to	rezone	Lot	8	of	the	Clearwater	Creek	Phase	3	final	plat	to	the	C-1	commercial	zone.	The
parcel	size	is	135,955	square	feet	(3.12	acres)	and	is	currently	zoned	Agriculture.

N/A

Given	the	location	of	the	property,	leaving	it	zoned	AG	is	not	the	best	use,	as	the	property	is	not	large	enough	to
farm	creating	no	value	to	the	owner.

Richland	132,	LLC
2464	SW	Glacier	Pl.	Redmond,	OR.	97756
(509)	492-0153 bthoreson@hayden-homes.com

Richland	132,	LLC
Brian	Thoreson
2464	SW	Glacier	Pl.	Redmond,	OR.	97756
(509)	492-0153 bthoreson@hayden-homes.com

101-881-030-000-008
Lot	8	Clearwater	Creek	Phase	3,	recorded	in	volume	15,	page	549

Vacant Undetermined 135,955	square	feet
AG Commercial C-1
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The	proposed	rezone	matches	the	current	zoning	of	the	property	to	the	south	and	south	east	across	Center
Parkway	and	Steptoe	Street.

Benefits	of	granting	the	rezone	will	create	consistency	in	the	area	by	matching	the	current	zoning	of	adjacent
properties.	Adverse	affects	of	denying	the	application	will	leave	property	undeveloped	and	vacant	in	a	growing
area	of	the	city.

Same	as	above.

N/A

The	proposed	rezone	will	comply	with	the	current	comprehensive	plan.

The	proposed	rezone	does	not	represent	spot	zoning.	The	application	request	matches	adjacent	commercial
zoning.

No	impacts	are	identified	at	this	time.



Brian	Thoreson

October	05,	2020
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ORDINANCE NO. 38-14

AN ORDINANCE of the City of Richland relating to land
use, zoning classiTications and districts and amending Title 23:
Zoning Regulations, of the Richland Municipal Code and the
Official Zoning Map of the City by amending Sectional Map
Nos. 7 and 40, so as to change the zoning designation on 12.2
acres located at the intersection of Steptoe Street and Rachel
Road; and 2.68 acres located south of Lee Boulevard and east
of George Washington Way.

WHEREAS, the City of Richland reviewed proposed amendments to its
Comprehensive Plan in 2014; and

WHEREAS, the Richland Planning Commission held a public hearing on
September 24, 2014 and forwarded a recommendation for the City Council to adopt the
proposed Comprehensive Plan and zoning amendments; and

WHEREAS, the Richland City Council held its own public hearing on October 22,
2014 and has considered all recommendations and reports submitted to it and all
comments made at the public hearing; and

WHEREAS, the City Council has adopted findings included in Ordinance No. 39-
14, adopting the 2014 amendments to the Richland Comprehensive Plan and such
findings also serve as the basis for adoption of the zoning amendments listed herein; and

WHEREAS, the amendment to the City Comprehensive Plan, as completed
through the adoption of Ordinance No. 39-14 provides the justification for changing the
zoning and is consistent with the provisions of the State Growth Management Act (RCW
36.70A.040) which requires cities to adopt development regulations that are consistent
with and implement the comprehensive plan; and

WHEREAS, it is hereby found to be in the best interest of the citizens of Richland
that the amendments to the zoning code in the form provided herein be adopted.

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

Section 1.01 It is hereby found, as an exercise of the City's police power, that the
best land use classification for the lands described in Section 1.02 below is C-1
Neighborhood Retail for the approximately 12.2 acres located both east and west of
Steptoe Street and south of the Rachel Road/Center Parkway right-of-way.

Passage 11/1 8/14 Ordinance No. 38-14
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Section 1.02 Said properties are more particularly described as follows:

Parcel A
That portion of the Northeast Quarter of Section 1, Township 8 North, Range 28 East,
Benton County Washington, lying easterly of Steptoe Street and Southerly of Center
Parkway, described as follows:

Commencing at the Northeast corner of said section then South 00 42'01" East along the
Easterly line of said Section 24.56 feet to the Southerly Right-of-Way line of a public road
known as Center Parkway and the True Point of Beginning;

Thence continuing South 00 42'01" East along said Easterly line 680.92 feet to the
Easterly Right-of-Way line of a public road known as Steptoe Street; thence the following
courses along said line;

North 17 15'08" West 126.95 feet;
South 72'44'52" West 18.12 feet;
North 17 15'08" West 67.90 feet;
North 17 53'20" West 19.22 feet to the beginning of a curve to the left the radius point of
which bears South 72'06'40" West 1052.00 feet; thence Northwesterly along said curve
105.75 feet;
North 23'38'54" West 132.66 feet;
North 24 05'39" West 28.19 feet;
North 20'54'21" East 79.96 feet to the said Southerly right-of-Way line of Center Parkway
and a non-tangent curve to the right the radius point of which bears South 21 34'37" East
475.00 feet; thence Northeasterly along said curve 172.68 feet; thence North 89 15'10"
East along said Right-of-Way line 5.62 feet to the said True Point of Beginning.

Contains 1.70 acres.

Together with and subject to easements, covenants, reservations, right-of-ways and
restrictions of record and in view.

Parcel B
That portion of the Northeast quarter of Section 1, Township 8 North, Range 28 East,
Benton County, Washington, lying westerly of Steptoe Street, northerly of the BNSF
Railway Right-of-Way, Easterly of the Amon Wasteway and Southerly of Future Rachel
Road, described as follows:

Commencing at the Northeast corner of said section thence South 89 11'04" West along
the Northerly line of said section 393.26 feet to the Westerly Right-of-Way line of a public
road known as Steptoe Street, the beginning of a non-tangent curve to the leA the radius
point of which bears North 67 48'30" East 1092.01 feet; thence the following courses along
said Right-of-Way line; Southeasterly along said 1092.01 foot radius curve an arc length of
33.84 feet; South 65 54"21" West 59.40 feet;

Passage 11/18/14 Ordinance No. 38-14



South 65 54-21" West 34.15 feet;
South 24 05'39" East 73.00 feet to the True Point of Beginning;

Continuing along said Right-of-Way line the following courses:
North 65 54'21" East 46.15 feet;
South 69 05'39" East 80.61 feet;
South 24 05'39" 16.19 feet;
South 24 19'40" East 120.57 feet to the beginning of a curve to the right the radius point of
which bears South 65 40'20" West 957.50 feet; thence Southeasterly along said curve
107.88 feet;
South 17 52'21" East 18.97 feet;
South 18 53'24" East 31 5.05 feet;
South 17 53'24" East 307.93 feet to the Easterly line of said section;
Thence South 00 42'01" East along said Easterly line 67.79 feet to the Northerly line of the
BNSF Railway Right-of-Way;
Thence South 69 55'41" West along said line 425.48 feet to the Easterly line of the Amon
Wasteway;
Thence the following courses along said Easterly Wasteway line;
North 22 15'11" West 669.34 feet to the Beginning of a curve to the left the radius point of
which bears South 67 44'49" West 486.47 feet; Thence Northwesterly along said curve
155.07 feet to the Southerly Right-of-Way line of future Rachel Road and the beginning of
a non-tangent curve to the left the radius point of which bears North 50 50'08" West
530.00 feet; Thence Northeasterly along said curve and future right-of-Way line 70.50 feet;
Thence North 31 32'36" East 84.64 feet along said Right-of-Way lie to the beginning of a
curve to the right the radius point of which bears South 58 27'24" East 420.00 feet; Thence
along said curve and said Right-of-Way line 251.89 feet; Thence North 73 39"26" East
along said Right-of-Way line 48.19 feet to the said True Point of Beginning.

Contain 10.50 acres

Together with and subject to easements, covenants, reservations, right-of-ways and
restrictions of record and in view.

Such land is rezoned from AG —Agricultural~

Section 1.03 It is hereby found, as an exercise of the City's police power, that the
best land use classification for the lands described in Section 1.04 below is Central
Business District (CBD) for the .61 acres located south of Lee Boulevard and east of
George Washington Way when consideration is given to the interest of the general public.

Section 1.04 Said property is more particularly described as follows:

A portion of the Southeast /4 of Section 11, Township 9 North, Range 28 East, W.M., City
of Richland, Benton County, Washington.
A portion of Lot 4 of Short Plat No. 2586 as recorded in Volume 1 of Surveys on Page
2586, records of said County and State. More particularly described as follows:
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Beginning at the Northwest corner of said Lot 4 of said Short Plat 2586; Thence South
15'22'45" East a distance of 180.47 along the West line of said Lot 4, to the Northeast
corner of Lot 3 of said Shot Plat 2586, records of said County and State, said point is the
True Point of Beginning. Thence continuing along said West line (common with the East
line of said Lot 3) South 18'22'45" East a distance of 83.00 feet; Thence continuing along
said West line (common with the East line of said Lot 3) South 14'23'26" East a distance
of 246.08 feet to the Southeast corner of said Lot 3; Thence leaving said West line and
said Southeast corner along a projection of the South line of said Lot 3 North 74'37'46"
East a distance of 80.20 feet; Thence North 14'06'41" West a distance of 254.71 feet;
Thence North 11'37'20" West a distance of 64.39 feet to a point that intersects a

projection of the North line of said Lot 3; Thence South 80'58'24" West a distance of
90.71 feet along said projection back to the True Point of Beginning.

Such land is rezoned from PPF —Parks and Public Facilities.

Section 1.05 Title 23 of the City of Richland Municipal Code and the Official Zoning
Map of the City, as adopted by Section 23.08.040 of said title, is amended by amending
Sectional Maps nos. 7 and 40, which are two of a series of maps bearing the number and
date of passage of this ordinance and by reference made a part of this ordinance and of
the Official Zoning Map of the City.

Section 1.06 This ordinance shall be effective immediately following the day after its
publication in the official newspaper of the City.

PASSED by the City Council of the City of Richland on this 18~ day of November,
2014.

DAVIDW. ROS
Mayor

ATTEST:

ARCIA HOPKI S
City Clerk

APPROVED AS TO FORM:

s4 ~6~
HEATHER KINTZLEY
City Attorney

Date Published: November 23 2014
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Subject Site
AG to C-2

AG-Agncultural

NOS —Natural Open Space

PPF —Parks & Public Facilities

rr+ Rl-10 —Single Family Res.

R2S —Medium Density Res.
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CITY OF RICHLAND 

NOTICE OF APPLICATION AND PUBLIC HEARING  
(Z2020-105) 

 
 
Notice is hereby given that Richland 132, LLC has filed a request to rezone one 3.1-acre parcel from AG (Agriculture) 
to C-1 (Neighborhood Retail). The project site occupies the northwest corner of the intersection of Center Parkway 
and Steptoe Street; extending to the intersection of Center Parkway and Meadows Drive South. The Assessor’s 
Parcel No. is 1-01881030000008.  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 
Shane O’Neill, Senior Planner, 625 Swift Boulevard, MS-35, Richland, WA 99352. Comments may also be faxed to 
(509) 942-7764 or emailed to soneill@ci.richland.wa.us. Written comments should be received no later than 5:00 
p.m. on 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.  
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Order Confirmation

Customer Fax

Customer

Customer Address

Payor Customer

Customer Account

Customer Phone

Payor Account

Ordered By

Customer EMail

Special Pricing

PO Number Tear Sheets

Invoice Text

Proofs Affidavits

Net Amount

Blind Box

Tax Amount

Promo Type

Package Buy

Total Amount

Materials

Payment Method

Payment Amount Amount Due

Payor Address

Payor Phone

CITY OF RICHLAND/LEGALS CITY OF RICHLAND/LEGALS

D2586000 4401

450543 450543

Jana Duncan

625 SWIFT BLVD. MS-11

RICHLAND WA 99352  USA

625 SWIFT BLVD. MS-11

RICHLAND WA 99352 USA

AccountsPayable@ci.richland.wa.us

 0  0  1

HE PHN – Z2020-105

$101.34 $0.00 $101.34

Invoice

$0.00

Sales Rep

alizarraga@mcclatchy.com

Order Taker

alizarraga@mcclatchy.com

0004821682

Ad Order Number Order Source

509-942-7397

509-942-7547 509-942-7547

$101.34

_FRM_OrderConfirmation.rptPage 1 of 211/30/2020  5:40:32PM



Ad Attributes Ad Released Pick UpExternal Ad Number

Ad Number Ad Type Production Method Production Notes

0004821682-01 TRI-Legal Liner AdBooker

No

Ad Order Information

Ad Size Color

1 X 41 li

0301 - Legals & Public Notices

0300 - Legals ClassifiedTRI- Tri-City Herald

12/06/2020

Run Dates

Schedule CostPlacementProduct 

PositionRun Schedule Invoice Text

Times Run

 1

CITY OF RICHLAND  NOTICE OF PUBLIC HEARI

$101.34
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ONeill, Shane

From: Carolyn Odonnell <ctodonnell@outlook.com>
Sent: Thursday, December 17, 2020 10:00 AM
To: ONeill, Shane
Subject: Re: Z2020-105

Thanks Shane!   I am not opposed to businesses but not intrusive ones! 
Carolyn 
 
Sent from my iPhone 
 
> On Dec 17, 2020, at 9:39 AM, ONeill, Shane <soneill@ci.richland.wa.us> wrote: 
>  
> Carolyn, 
> At this point in the process we are soliciting for comments. I will treat your email as a comment and enter it into 
the record. 
>  
> Rezone applications are not reviewed based on a specific development proposal. Rather, the merits of rezones are 
based on all of the land uses permitted in the requested zone. The first link below details which land uses/business-
types are permitted in the C-1 zone. The second link explains building placement and height restrictions. You may 
be comforted to know that commercial structures may be no closer than 30-feet from an adjacent residential zone. 
That means, at minimum, your home will never be closer than 60-feet from any proposed new commercial building. 
>  
> Commercial land uses: 
> https://www.codepublishing.com/WA/Richland/#!/Richland23/Richland2322.html#23.22.030 
> Building restrictions: 
> https://www.codepublishing.com/WA/Richland/#!/Richland23/Richland2322.html#23.22.040 
>  
>  
> Shane O’Neill 
> Senior Planner 
> 625 Swift Blvd., MS-35 | Richland, WA 99352 
> (509) 942-7587 
>  
>  
> -----Original Message----- 
> From: Carolyn Odonnell <ctodonnell@outlook.com> 
> Sent: Thursday, December 17, 2020 8:59 AM 
> To: ONeill, Shane <soneill@CI.RICHLAND.WA.US> 
> Subject: Z2020-105 
>  
> We live at 2624 Tiger Lane which backs to the proposed development. 
> My main question is:  what is the legal definition of C1 neighborhood retail? 
> We understand that the area will be developed but frankly I have nightmares of fast food - smells, sounds 24 
hours a day! 
> Also will be buildings be one story? 
> Thanks! 
> Carolyn O’Donnell 
> 4258646027 
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                                             Department of Energy 
 

Bonneville Power Administration 

2211 North Commercial Avenue 

Pasco, WA 99301 

 

 TRANSMISSION SERVICES 

December 23, 2020 

 

In reply refer to: Hayden Homes Rezone (Z2020-105) 

Located within a Portion of Section 1, Township 8 North, Range 28 East,  

W.M., Benton County, Washington  

 

 

Shane O’Neill 

Senior Planner 

City of Richland 

625 Swift Boulevard, MS-35 

Richland, WA 99352 

 

Dear Shane: 

 

The Bonneville Power Administration (BPA) has reviewed the Hayden Homes Rezone (Z2020-105), and its 

relationship to the BPA 70-foot wide transmission line easement that the rezone and any future development 

will impact. The owner will need to submit a land use application, and acquire a Land Use Agreement from 

BPA if any portion of the owner’s development plans will lie within BPA’s easement.  

 

Activities that block maintenance crews (such as the installation of fences) or safety concerns (such as 

buildings, public roads, driveways, utilities, small structures) need to be addressed prior to construction in order 

to avoid later modification, at the landowner’s or developers expense. 

 

In order to avoid problems in this location and to notify prospective landowners, BPA requests that the 

following language be included on the plat map: 

 

The Bonneville Power Administration (BPA) imposes certain conditions on the portions of those properties 

encumbered by its high voltage transmission line easement.  BPA does not allow structures to be built within 

the easement, nor does it allow access to be blocked to any transmission facilities.  Any activity that is to occur 

within the easement needs to be permitted by BPA prior to installation or construction.  Information regarding 

the permitting process for proposed uses of the easement may be addressed to BPA Real Estate Field Services 

at (800) 282-3713. 

 

If you have any questions regarding this request or need additional information, please feel free to contact me.  I 

can be reached at (509) 544-4748 or by email at @bpa.gov. 

 

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 (509) 544-4747 or by email at 

jecottrell@bpa.gov. 

 

Sincerely, 

 

 

 

 

Joseph E. Cottrell II 

BPA Field Realty Specialist 
















