
 
CITY OF RICHLAND 

NOTICE OF APPLICATION AND PUBLIC HEARING (S2022-101) 
 
 

 

Notice is hereby given that Geoff Clark has filed an application on behalf of NorAm Investments, LLC for preliminary 
plat approval to subdivide a 20.80-acre site into 13 commercial lots referred to as the Preliminary Plat of Veneto 
Villagio.  The project site is located just west of the Villa Vista preliminary plat and south of Ava Way. The proposal 
will develop Gateway Avenue between Ava Way and Trowbridge Blvd to serve the development. The development 
will also extend Sotto Street to meet the future development of Villa Vista. The plat proposes an average lot size of 
61,652 square feet. 

The Richland Hearings Examiner will conduct a public hearing and review of the application at 6:00 p.m., Thursday, 
August 18, 2022. 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 specific environmental review.  Environmental impacts of 
Badger Mountain South, a master planned community, have previously been analyzed.   The final environmental 
impact statement and related file information are available to the public and can be viewed at www.ci.richland.wa.us.  

Any person desiring to express their views or to be notified of any decisions pertaining to this application should notify 
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 Friday, August 5, 2022 to be incorporated into the staff report. Comments received after that date will 
be entered into the record at the hearing. Written comment will not be accepted after 6 p.m. on August 17, 2022; 
however, verbal comments may be presented during the public hearing. 

The application will be reviewed in accordance with the regulations in RMC Title 19 Development Regulations 
Administration, Title 24 Plats and Subdivisions, the Badger Mountain South Land Use & Development Regulations 
and the Badger Mountain South Master Agreement. 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.  

 

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
Development Services

625 Swift Blvd. MS-35
Richland, WA 99352

509 942-7794
509 942-7764

Preliminary Plat 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:

SURVEYOR INFORMATION 

Contact: 

Address: 

Phone: Email: 

ENGINEER INFORMATION 

Contact: 

Address: 

Phone: Email: 

PROJECT DESCRIPTION

PROPERTY INFORMATION 

Parcel #: Zoning: 

Legal Description: 

Proposed Subdivision Name: 

Gross Plat Acreage: Number of Lots: Smallest Lot Size: 

Net Lot Area Acreage: Avg. Lot Size: Largest Lot Size: 

Domestic Water Supply:    City      Private Well Sewage Disposal:      City      Septic 

Irrigation Source:      City      Private Well      Columbia Irrig. District   Kennewick Irrig. District    Other

SEPA Checklist submitted?       Yes      No Title Report (Subdivision Guarantee) submitted?  Yes    No 





Badger Mountain South 

Master Agreement Consistency Recommendation (MACR) 
Supplement to the Preliminary Plat Application for Veneto Villagio  

Executive Summary  

The successful development of the Badger Mountain South Master Plan Community 
requires close attention to the detailed planning and standards created in the adopted Master 
Agreement, specifically to the Land Use and Development Regulations as found in Exhibit C of the 
Master Agreement, commonly identified as the LUDR (Land Use and Development Regulations). 
The LUDR standards are designed to go beyond the more typical City requirements or standards 
because they are seen by the Master Developer as building blocks to creating a walkable and 
sustainable community.  

The LUDR establishes a process for the review of development applications that is intended 
to integrate into the existing City application processes, and yet provide the close attention to LUDR 
standards without adding significant review time by City staff. This is accomplished by requiring each 
development application to meet all City code submittal requirements and, at the same time, 
undergo a review for consistency with the standards of the LUDR. This latter review is completed by 
the Badger Mountain South Master Plan Administrator who makes a written recommendation of 
consistency to the City's Development Services Manager. A final "Master Agreement Consistency 
Determination" is issued by the City after the Manager's review.  

The document that follows is the Master Plan Administrator's recommendation for a 
determination of consistency for this application. It includes a review of all relevant standards found 
in the LUDR related to a preliminary plat application. The standards are cited, the specific responses 
are provided for this application, and the Reviewer Comment section adds other pertinent 
information. The document concludes with references to other relevant Master Agreement provisions 
that are met with this application.  

The applicant has stated that this plat will be finalized in one phase. The conditions of the 
approved Preliminary Plat, the Master Agreement, and specifically, the LUDR must be met before it 
will be finalized.  
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Badger Mountain South 

Master Agreement Consistency Recommendation (MACR) 
Supplement to the Preliminary Plat Application for 

        Veneto Villagio 
                        

Date: April 26, 2022 

The purpose of completing the MACR is to ensure that the applicant has met the special requirements 
for Badger Mountain South, as found in the Land Use and Development Regulations (LUDR). It also 
allows City staff to be assured that the Master Developer is meeting the terms and obligations of the 
approved Master Agreement, as it applies to each development activity in Badger Mountain South. 

The MACR will be completed by the applicant, as indicated, and submitted with other Preliminary 
Plat materials, as required in Richland Municipal Code (RMC) Chapter 24.12. It is recommended 
that the applicant has met with the Master Developer prior to completion of this Supplement.  

1.  Applicant name, address and contact information:  
 
South Richland Communities 
PO Box 1307 
Gig Harbor, WA 98335 
Contact: Geoff Clark 
253-677-3402 
 
2.  Project name:  

Veneto Villagio 

3.  Project description including site size in acres:  

A subdivision of 20.08 acres total area; 13 lots created all within Badger Mountain South, lying 
adjacent to and east of Dallas Road and north of Interstate 82.  

4.  Is phasing proposed? Please explain:  

The project will be completed in one phase 

5.  Regulating Plan District(s) (see LUDR p. 2-2):  

Commercial Mixed Use (BMS-CMU)  

6.  What is the name of the neighborhood? (See LUDR pp. 7-1 through 7-3).  

Neighborhoods: Veneto Villagio  

7.  What is proposed use? See Allowable Use Table (see LUDR p. 2-3).  

Allowed uses are outlined in LUDR Table 2.C 

8.  What building types are likely to be developed here? (See LUDR p. 2-4):  

Allowed building types are outlined in LUDR Section 2.D 
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Section 1 
This is the introduction and administration section of the LUDAR and thus it is not applicable to this 
review. 
 
Section 2 
This section identifies the Regulating Plan Districts and permitted land uses.   
 
Please define the District for this application: 
 
District Type:   
Commercial Mixed Use (BMS-CMU) 
 
Does the requested use meet the requirements outlined in 2.C Land Use? 
Yes 
 
Does the requested use meet the Building Type requirements outlined in 2.D Building Type? 
Yes; Special districts are not regulated by building type 
 
Section 3 
This section identifies the district development standards for five of the districts in Badger Mountain 
South.  Not included are the standards for the three specialty districts which are found in Section 4.  
 
Section 4 
This section identifies the special district development standards.  The Special Districts are outlined in 
section 2.B.   
 
Does the proposed project meet the intent of the Special District development standards? Explain. 
Yes; The BMS-CMU development can accommodate a wide variety of uses as it is intended to be a 
major employment center for the City of Richland and a destination for shopping, higher-level 
education, dining, office uses and other employment centers, Multi-family/Mixed-Use housing, 
entertainment and recreation. Public facilities, including transit centers, may also be 
accommodated in this District. 
 
Does the proposed layout meet the intent of LUDR 4.C.1? Explain 
Yes; the proposed project incorporates a walkable design to accommodate pedestrians.  A large 
walkway with tree planters and 
plaza with a covered gathering area, benches/tables, trash receptacles, lighting, and bike racks.   
This walkway will connect Veneto Villagio with the lots near the Country Mercantile.  Additionally, 
the developer has proposed a tract (16) between lot 11 and 12 to be used as an additional 
pedestrian connection to the lots near the Country Mercantile.  Additionally, the developer has 
included a primary trail system on Gateway Ave connecting Ava and Trowbridge.  The primary trail 
system will include benches and trash receptacles.  The developer will also complete the remainder 
of the Urban Trail down Ava way and along Dallas Road to Trowbridge as part of this project to 
create a circular pedestrian connection around the entire Veneto Villagio project and will connect 
the project to primary trail system of Badger Mountain South.   
 
Does the proposed layout meet the intent of LUDR 4.C.2? Explain  
Yes; While many of the requirements in 4.C.2 will be reviewed at the Site Plan/Building Permit 
MACR 1 level, the developer has proposed entry monumentation into Veneto Villagio from Ava and 
Trowbridge. There will be continuous sidewalk and pedestrian connections as outlined in the 
response to 4.C.1 above. Individual lot signage, landscaping, and architectural features will be 
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reviewed at the Site Plan/Building Permit MACR 1 level, but common area landscaping-including the 
plaza, trail system, and walkways-will enhance the district and will comply with the requirements of 
the LUDR and the City of Richland. 
 
Section 5 
This section identifies the open space, trails, and community facilities that will be constructed in 
Badger Mountain South.  
 

Badger Mountain South - MA Section 25.3  
"As part of the Master Plan Consistency Determination described in Paragraph 23, the City, shall 
consult with the Master Agreement Administrator, and the applicant in determining the appropriate 
share of infrastructure and mitigation costs that shall be borne by the proposed development and how 
that development's share of infrastructure and mitigation relates to the overall infrastructure and 
mitigation that is required for buildout of Badger Mountain South."  
 
Does the number of residential lots trigger additional MA Exhibit D, Green Infrastructure 
Improvements?  
Yes  No X 
 
Please explain:  

Green Infrastructure Improvements are required and as found in the Master Agreement Exhibit 
D, are linked to the numbers of residential units (RU) developed.  

In the case of the Veneto Villagio Preliminary Plat, 13 commercial units are anticipated for a total of 
13U. The LUDR does not make reference to non-residential trail requirements, but the following list 
outlines the quantities of trail/green space provided in Veneto Villagio.  

 

Requirement  
Primary and Secondary Trails 
400 LF of equivalent trail to 
be created per 25 RU, which 
equals 16 LF per RU.  
So, 68 RU=1088 Equivalent 
LF Required Villa Vista 
exceeds requirement 

Equivalent trail lengths shall  
be applied be the length of 
trail constructed multiplied by 
the appropriate trail factor 
below:  
City Primary Trail = 
1 Primary Trail = 1  
Secondary Trail = .6 
Equestrian Trail = .8 (where 
shown on trail plan)  
Urban Trail = 1  
   
                                                          
Plaza 

50 x 50 Plaza provided 
   

Improvement Required/Provided  
City Primary 
Trail 0 LF  
 
Primary Trail  
2105 LF urban trail along Dallas 
Road 
1605 LF Primary Trail along Gateway 
Ave 
405 LF Primary Trail Tract 15 

Secondary Trail  
503 LF Provided Tract 16 

Equestrian Trail  
0 LF  

Urban 
Trail 0 LF  
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Section 6 
This section identifies the street layout for the arterial collectors, the proposed layout for the internal 
collector streets, and the right-of-way standards for each street type in the Badger Mountain South 
Development. 
 
Is a public street to be constructed?  
Yes X   No 
 
Provide separate sheet with street type and edge type(s) indicated.  
See the proposed preliminary plat.  
 
See attached City of Richland letter to address traffic mitigations. 
 
Section 7 
This section establishes the framework for creating the pedestrian-scaled, walkable community of 
Badger Mountain South by outlining the process for using Block Standards to subdivide land.  
 
LUDR 7.B.2 identifies the Block Size and Configuration should meet the following Block Dimension 
Standards: Block length= 1000' max., except in VMU District= 400' max. Identify the following for the 
smallest and largest blocks:  
Block length: Smallest: 600 ft.; largest: 1,650 ft (Gateway) this block length exceeds the maximum 
allowed, but the developer has provided 2 locations of trail connections within that length to make 
sure the area is easily walkable 
 
Per the LUDR 3.E.1, in the NE District houses are typically accessed by streets. Per LUDR 7.B.4.d(1), 
direct street access lots are permitted onto a Collector Street when they are (i) located in the BMS-NG 
District; (ii) when they are in the BMS-NG District and are located along the perimeter of the BMS 
project boundary; or (iii) when they are located in the BMS-NG District where that district abuts the 
BMS-NE District.  
Does this preliminary plat include any areas where the NE and NG districts abut?  
Yes  No  X 
 
LUDR 7.B.5.a Other Block Requirements -In the Village Mixed Use (VMU), Neighborhood Collector (NC), 
and Neighborhood General (NG) Districts, two (2) building types required on each block; see Section 
2.D. for Building Type Table.  Identify Building Types proposed if known or enter N/A:  
N/A for this District type 
 
LUDR 7.B.4 Dead-end alleys greater than 150' ft. are not permitted; are dead end alleys greater than 
150' proposed?  
Yes    No  X  
 
Section 8 
This section identifies the design standards for each of the Building Types allowed within the Districts.
Much of the review for Section 8 takes place during the MACR 2 process as outlined in LUDR Section 
1.J
preliminary plat process covers up to -9 and 

as part of this process.  At that point, the MPA and the City of Richland review the proposal against the 
requirements of 8.C.  Some of the common design standards listed in section 8.C can be outlined 
during the preliminary plat process, but it is impossible to review all requirements without a specific 
building type proposal from the end user.   
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LUDR 8.B - 8.P Lot Size by District and Proposed Building Type. In LUDAR 7.B.5.a (above), proposed 
Building Types were identified for this project. Do the proposed lot size(s) meet the Building Types lot 
standards?  
Yes X   No      
 
Please describe: 
Special Districts are not regulated by Building Type.  See Section 4 for District intent and standards.  
See also 8.C for Common Design Standards applicable to all districts.  Each project will be reviewed 
as part of the MACR 2 process to make sure they meet the requirements and intent of 8.C. 
 
LUDR 8.C 1- The preliminary plat identifies tracts that will be used for open space and public gathering 
areas.  Specifically, tract 15 will 
trash receptacles, lighting, and bike racks.  The walkway between tract 15 and the area near Country 
Mercantile will have bump outs with tree planter boxes, benches, and pedestrian lighting.  The MACR 2 
process will identify opportunities and requirements for the end user to integrate outdoor seating, 
plazas, landscaping, and design to enhance the overall site design.  
 
LUDR 8.C.2- Veneto Villagio provides a linked pedestrian circulation pathway as identified on the plans.  
The extensive trail system will link a tree-lined primary trail with benches from Ava Way to Trowbridge 
Blvd.  This trail will connect Veneto Villagio into the main trail system of Badger Mountain South.  The 
proposed urban trail will create a circular connection from the roundabout on Ava way and Trowbridge 
all the way to Dallas road and then down Dallas road.  The applicant has been working with the City of 
Richland to develop shared parking access between the lots to reduce exits onto Gateway Blvd.  
 
Individual lot design features found in 8.C will be reviewed during the Site Plan/Building Permit MACR 
1 process as outlined in LUDR section 1.J 
 
 
Recommendation of Consistency:  
It is my opinion as the Master Plan Administrator that the application as submitted is consistent 
with the intent and the purpose of the Master Agreement relative to this plat dated 04/14/2022 and 
the approved LUDR. 
 
  
Signature:  
   
Date:        04/26/2022 



04/26/2022
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July 8, 2021 
 
 

 
PLANNED ACTION CONSISTENCY DETERMINATION 

 
For: Preliminary Plat Application of Veneto Villagio, a Badger 

Mountain South Development (S2022-101) 
 
Applicant:   Geoff Clark (South Richland Communities) 
 
Project Description: A subdivision of approximately 20-80 acres into 13 

commercial lots as depicted on the preliminary plat 
submittal.    

 
Master Agreement Consistency Determination: Issued July 20, 2022. 
 
After completing the review of the preliminary plat application of Veneto Villagio and 
evaluating it in light of the mitigating conditions established in the Final Supplemental 
Environmental Impact Statement prepared for the Badger Mountain South Subarea 
Plan and as delineated as Exhibit B in the Master Agreement between the City of 
Richland and Nor Am Investments, LLC, the City finds the following:  
 

1. The Veneto Villagio preliminary plat meets the description for a planned 
action as defined in City code and that as conditioned, the project will 
implement any applicable conditions or mitigation measures identified in RMC 
19.50 (Consistency with Development Regulations and SEPA);  

2. The Veneto Villagio preliminary plat is consistent with the City of Richland 
Comprehensive Plan and the Badger Mountain Subarea Plan; 

3. The Veneto Villagio preliminary plat is consistent with the Master Agreement 
between the City and Nor Am Development, LLC regarding development of 
Badger Mountain South, as evidenced by the Master Agreement Consistency 
Determination issued by the City on July 20, 2022; 

4. The probable significant adverse environmental impacts of the proposed 
project have been adequately addressed in the Planned Action Ordinance 
[RMC 19.50.030 (B)] and as described in the Badger Mountain South 
Planned Action Consistency Determination for Veneto Villagio preliminary 
plat; 

    www.ci.richland.wa.us 

 
Development Services 

Planning Division 
625 Swift Blvd. 

Richland, WA  99352 
Telephone 509-942-7794 

Fax 509-942-7764 



5. The Veneto Villagio preliminary plat is not an essential public facility, as 
defined in RCW 36.70A.200. 

6. Based on the foregoing, a SEPA threshold determination or EIS is not 
required. 

7. The following environmental mitigation conditions shall apply to the Veneto 
Villagio preliminary plat: 

a. Erosion control measures as required by City of Richland shall be 
implemented; vegetative cover on exposed soils shall be provided as 
soon as practicable following clearing and grading activities; water of 
exposed soils shall be performed in accordance with Benton Clean Air 
Authority requirements; soils shall be compacted at densities 
appropriate for planned uses. 

b. The applicants shall submit a dust control plan to the Benton County 
Clean Air Authority for their review and approval. All construction work 
shall be performed in accordance with the provisions of the approved 
dust control plan. 

c. The applicants shall submit an erosion control plan to the City of 
Richland Public Works Department for their review and approval 
based on the Washington State Department of Ecology Stormwater 
Management Manual for Eastern Washington.  All construction work 
shall be performed in accordance with the provisions of the approved 
erosion control plan which shall be consistent with City standards. 

d. The applicants shall conform to City noise standards. 
e. Transportation mitigation measures shall be applied pursuant to the 

most recent traffic impact analysis prior to recording any phase of 
Veneto Villagio. The mitigation measures identified therein shall be 
implemented in accordance with the planned action ordinance.  

f. Potable water systems shall be designed and constructed in 
accordance with City standards. 

g. Sewer systems shall be designed and constructed in accordance with 
City standards.  

h. All residential dwelling units shall be constructed with a residential fire 
sprinkler system (as applicable).  

i. Energy conservation measures and sustainability standards as 
established in the LUDR shall apply to new construction within the 
proposed project. 

 
 
______________________________   July 20, 2022 
Mike Stevens, 
SEPA Responsible Official 



 

 
 

 
 
July 20, 2022 
 
 
 

MASTER AGREEMENT CONSISTENCY DETERMINATION 
 
For: Preliminary Plat Application of Veneto Villagio, a Badger 

Mountain South Development (S2022-101) 
 
Applicant:   Geoff Clark (South Richland Communities) 
 
Project Description: A commercial subdivision of approximately 20.80-acres 

into 13 commercial lots as depicted on the preliminary 
plat submittal.     

 
Consistency Determination Type:  Level 1 
 
Master Agreement Consistency Recommendation:  The Richland Planning 
Department received a master agreement consistency recommendation from the 
Badger Mountain South Master Program Administrator on May 4, 2022. 
 
After completing the review of the preliminary plat application of Veneto Villagio, 
evaluating it against the standards contained in the adopted Land Use and 
Development Regulations (LUDR) for the Badger Mountain South Community and 
the Master Agreement between the City of Richland and Nor Am Investments, LLC 
and after reviewing the recommendation of the Badger Mountain South Master 
Program Administrator, I find that the application is consistent with the Master 
Agreement and the LUDR and hereby issue this Master Agreement Consistency 
Determination. This determination is made with the understanding that a traffic 
impact analysis has been provided to the city and that the Veneto Villagio plat may 
not move forward with final approval until such time the transportation improvements 
recommended in the TIA and agreed upon by the City Public Works office, have 
been completed as applicable. 
 
Sincerely, 
 
 
Mike Stevens 
Planning Manager 
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