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Teresa Reents & Ken Hofstad
2853 Sunshine Ridge Road
Richland, WA 99352

2/24/2022

Mike Stevens

Planning Manager
Development Services

City of Richland
mstevens@ci.richland.wa.us

RE: Proposed Comprehensive Plan and Rezone Applications for Tract C of the Plat of Reata Ridge

Dear Mike:

Attached, please find the following documents necessary to change the land use designation and zoning of
Tract C of the plat of Reata Ridge:

Comprehensive Plan Amendment Application Form;
Comprehensive Plan Amendment — Supplemental Sheets;
Comprehensive Plan Amendment — Maps

Rezone Application Form;

Rezone Application Supplemental Sheets;

Rezone Application Maps

Environmental Checklist

™m0 ap oo

Note that the rezone application and accompanying materials are identical to the materials that we
submitted to your office last spring. They are included with this submittal for your convenience. According to
the fee schedule found on the City website, the application fee for comprehensive plan amendments and
rezones are $1,305 and the fee for filing an environmental checklist is $405. Fees for the rezone application
were paid last year at the time the application was originally filed, so our assumption is that a total of $1,710
is necessary to complete the filing of this application.

We believe our application is consistent with the submittal requirements set forth by the City. If you are in
need of additional information or clarification, please advise us as soon as possible.

Thank you for your review of this application. We look forward to working with you toward approval of our
application.

Sincerely,
T P A,

I AALNARC—
Teresa Reents Ken Hofstad
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v. The location of existing utilities serving the subject parcels, including electrical, water, and sewer;
vi. The location and uses of existing structures located on the subject parcel(s);

e. Topographical map of the subject parcels and abutting properties at a minimum scale of one inch represents
200 feet (1:200);

f. The current official zoning map designation for the subject parcel(s);

g. Adetailed plan which indicates any proposed improvements to:

i. Paved streets;
ii. Storm drainage control and detention facilities;
ili. Public water supply;
iv. Public sanitary sewers;
v. Circulation and traffic patterns for the development and the surrounding neighborhoods;

h. A corresponding zoning map amendment application, where necessary, to maintain consistency between the
land use and zoning maps. The rezone application will be processed separately from, and after, the
comprehensive plan amendment;

i.  Adescription of any associated development proposals. Development proposals shall not be processed
concurrently with comprehensive plan amendments, but the development proposals may be submitted for
consideration of the comprehensive plan amendments to limit consideration of all proposed uses and
densities of the property under the City's SEPA, zoning and comprehensive land use plan. If no proposed
development description is provided, the City will assume that the applicant intends to develop the property
with the most intense development allowed under the proposed land use designation. The City shall assume
the maximum impact, unless the applicant submits with the comprehensive plan amendment a development
agreement to ameliorate the adverse impact(s) of the proposed development.

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. | 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. | 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. thave 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. lamthe owner(s), the authorized agent(s) of the owner(s) of the above referenced property, or | am currently a licensed

contractor or specialty contractor under Chapter 18.27 RCW or | am exempt from the requirements of Chapter 18.27
RCW.
4. lunderstand 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.

. . eresa Reents/Ken Hofstad
Applicant Printed Name:

Applicant Signature: ZZ SZ QQ@ / ;@22%/? § Date A2 Y- 203X
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SUPPLEMENTAL SHEET
REENTS/HOFSTAD ET AL. COMPREHENSIVE PLAN AMENDMENT APPLICATION
FOR TRACT C OF THE PLAT OF REATA RIDGE
February 2022

The following is a summary of the information required in the comprehensive plan amendment
application form. (Iltem #1 is the application form itself.) The attached slides are also numbered
correspond to the required elements listed on the application form.

2. The purpose of the proposed amendment:
Intent

The property owners petition to have a 12.9-acre open space tract (Tract C of the Plat of Reata Ridge)
removed from its present land use classification of Civic (Parks, Trails and Open Space) as set forth under
the provisions of the Badger Mountain South Subarea Plan (refer to slide 10a.1 and 10a.2) and into a
land use classification of Low Density Residential. Accompanying this application is a petition to rezone
the site from its open space classification under the Badger Mountain South Land Use and Development
Regulations (LUDR) to R1-12 zoning, which is the same zoning as all the surrounding properties refer to
slide 10.b) In effect, the request would remove the site from the LUDR and replace it with the City’s
standard land use designation and zoning.

Once these applications are approved, the property owners would complete a series of boundary
adjustments to enlarge the back yards of the adjacent lots (refer to slide 10g). A narrow strip of
property running along the center of the tract would be retained to provide for an informal walking path
for the benefit of the Reata Ridge residents.

The proposed rezone acknowledges that retaining the site as open space does not and would not
benefit the residents of Badger Mountain South. It provides for property owners to increase their lot
sizes and still retain a smaller open space tract that can be developed with a private walking trail for the
benefit of the Reata Ridge residents. This makes sense for both the residents of the Reata Ridge plat and
is consistent with the proposed amendment to the LUDR that NorAm Investments has previously
submitted to the City.

Ownership

Reents and Hofstad purchased Tract C and subsequently transferred ownership of portions of Tract C to
adjacent residential lot owners as follows:

Owner Name Parcel ID # Mailing Address Acreage*
Ken Hofstad & Teresa Reents 104884030009000 ;iﬁ;" d':sxz‘;g;dsgze Rd 10.74
Teresa Reents 104884030004007 ;iﬁasn‘g"sngg'a‘;gze Rd 0.30
Jeremy & Yesica Rosas 104884030005007 ;iﬁaﬁrjfz E ;iggsz 0.23
Nicholas Benavides 104884030005011 ;?csh?aﬁr"ss E ';‘g; 6 0.23

Supplemental Sheet — Comprehensive Plan Amendment Application — Reents/Hofstad et al. - Page 1 of 18



2931 Sunshine Ridge Rd

David & Elizabeth Bryant 104884030004001 | £ > 99352 0.36
2877 Sunshine Ridge Rd.

Blake & Brittney Kluse 104884030004005 Richlan‘;";l . 99352 0.25
2831 Sunshine Ridge Rd.

Jeffrey & Renee Leaumont 104884030004010 Richlanudns\/\/l,:eggl3§§ 0.25
2829 Sunshine Ridge Rd.

Tony Henson & Kelli Corkill 104884030004011 Richlan‘;"wzegs;g; 0.29
2 hine Ridge Rd.

John & Lisa Demetreon 102884030004004 R?ci?asn‘:j""’w'zeg 9'352 0.25

*Acreage reported consists only of lands included in the open space Tract C, not the adjoining

residential lot.

3. Describe how the amendment is consistent with Washington State Growth Management Act
RCW 36.70A (the goals of the Act area listed in 36.70A.020):

The goals of the Washington State Growth Management Act (RCW 36.70A.020) are reprinted below with
a brief statement identifying how the proposed comprehensive plan amendment relates to the GMA goal.

(1) Urban growth. Encourage development in urban areas where adequate public facilities and services
exist or can be provided in an efficient manner.

Response: The proposed comprehensive plan amendment would occur in an area that is entirely

located within the Richland urban growth area, within an existing neighborhood that is served by an

existing street network.

(2) Reduce sprawl. Reduce the inappropriate conversion of undeveloped land into sprawling, low-
density development.
Response: The proposed comprehensive plan amendment site is located within the City and
surrounded by the existing fully developed Reata Ridge subdivision. The proposed amendment could
not be reasonably described as sprawl.

(3) Transportation. Encourage efficient multimodal transportation systems that are based on regional
priorities and coordinated with county and city comprehensive plans.

Response: The proposed comprehensive plan would not result in the development of any additional

street extensions. In the future a walking path may be constructed from one end of the site to the other,

providing an additional opportunity for a pedestrian route.

(4) Housing. Encourage the availability of affordable housing to all economic segments of the
population of this state, promote a variety of residential densities and housing types, and encourage
preservation of existing housing stock.

Response: The proposed comprehensive plan amendment would not impact housing affordability. No

decrease in the land area available for housing would result from approval of the application.

(5) Economic development. Encourage economic development throughout the state that is consistent
with adopted comprehensive plans, promote economic opportunity for all citizens of this state,
especially for unemployed and for disadvantaged persons, promote the retention and expansion of
existing businesses and recruitment of new businesses, recognize regional differences impacting
economic development opportunities, and encourage growth in areas experiencing insufficient
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economic growth, all within the capacities of the state's natural resources, public services, and public
facilities.
Response: The proposed comprehensive plan amendment would neither increase or decrease the
amount of land available for the expansion or retention of businesses and so does not have an impact
on this goal.

(6) Property rights. Private property shall not be taken for public use without just compensation having
been made. The property rights of landowners shall be protected from arbitrary and discriminatory
actions.

Response: The proposal does not involve the taking of private lands for public purposes. However,

denial of the application would preclude the reasonable use of private property by those individuals

who have purchased portions of the site as an expansion to their back yards to enable the construction
of accessory buildings, or recreational amenities such as swimming pools or for the expansion of lawns
and/or landscaping.

(7) Permits. Applications for both state and local government permits should be processed in a timely
and fair manner to ensure predictability.
Response: The proposed comprehensive plan amendment has been filed in accordance with City
regulations.

(8) Natural resource industries. Maintain and enhance natural resource-based industries, including
productive timber, agricultural, and fisheries industries. Encourage the conservation of productive
forestlands and productive agricultural lands, and discourage incompatible uses.

Response: The proposed comprehensive plan does not involve natural resource land or agricultural

lands.

(9) Open space and recreation. Retain open space, enhance recreational opportunities, conserve fish
and wildlife habitat, increase access to natural resource lands and water, and develop parks and
recreation facilities.

Response: The proposed comprehensive plan amendment would eliminate 12.9 acres as public open
space. Both the City and NorAm Investments, the developers of Badger Mountain South, have
determined to focus their efforts to build parks, trails and other open space amenities in other
locations. In fact, NorAm Iinvestments sold this property to the applicants in 2017 for the very reason
that they did not intend to develop the site for park use. The proposed amendment would provide for
the private development of open space, through the expansion of adjacent lots. The central portion of
the site would be retained for the future installation of a privately maintained walking path. The
existing Badger Mountain South Subarea Plan designated this site as a part of the open space plan for
the development of Badger Mountain South, but the location of the site is far removed from Badger
Mountain South neighborhoods and lacks connection to Badger Mountain South trails and/or roads.
Therefore, retaining the open space designation of the site would not benefit the residents of Badger
Mountain South. The current property owners would benefit from the proposed plan amendment.

(10) Environment. Protect the environment and enhance the state's high quality of life, including air and
water quality, and the availability of water.

Response: The proposed comprehensive plan amendment would not negatively impact the

environment. The site has been disturbed in the past and is surrounding by residential development.

Consequently, it lacks natural vegetation and viable wildlife habit. The proposed plan amendment would

not result in either impacts to air and water quality.

Supplemental Sheet — Comprehensive Plan Amendment Application — Reents/Hofstad et al. - Page 3 of 18



(11) Citizen participation and coordination. Encourage the involvement of citizens in the planning

process and ensure coordination between communities and jurisdictions to reconcile conflicts.
Response: The application was filed in accordance with existing City regulations, which will require public
notification and hearings before both the Planning Commission and City Council.

(12) Public facilities and services. Ensure that those public facilities and services necessary to support
development shall be adequate to serve the development at the time the development is available
for occupancy and use without decreasing current service levels below locally established minimum
standards.

Response: The proposed comprehensive plan amendment would not result in increased demands for

City water, sewer or power. Some additional irrigation water use may be desired by those property

owners who wish to expand their backyard lawns and/or landscaped areas. The Badger Mountain

Irrigation District will have to approve any increased use of irrigation water.

(13) Historic preservation. /dentify and encourage the preservation of lands, sites, and structures, that
have historical or archaeological significance.

Response: There are no historic structures on the site and no known sites of historical or archaeological

significance

4. How the amendment is consistent with the adopted countywide planning policies.

The Benton County Wide Planning Policies most recently adopted by the Benton County Commission on
February 7, 2017, are reprinted below with a brief statement identifying how the proposed
comprehensive plan amendment relates to the adopted County Wide Planning Policies.

Policy 1: The comprehensive plans of Benton County and each of the cities therein shall be prepared and
adopted with the objective to facilitate economic prosperity by accommodating growth consistent with
the 12 goals of the Growth Management Act.

Response: A specific response as to how the application is consistent with the goals of the Growth
Management Act is addressed in response to question #3 above.

Policy 2: The County shall allocate future projected populations through the use of the latest population
projections published by the Washington State Office of Financial Management (OFM). Allocation of future
populations shall be based on the following distribution: City of Kennewick 40% of total county population;
City of Richland 28% of total county population; Benton County 19% of total county population; City of
West Richland 8% of total county population; City of Prosser 3% of total county population and City of
Benton City 2% of total county population. The County, in consultation with the Cities will review the OFM
population projection ranges (Low, Medium, and High) and allocation percentages whenever OFM
publishes new GMA population projections.

Response: The proposed comprehensive plan amendment would not have any direct impacts on
population projections for either the County or the City and would not involve any changes to the
population allocation formula.

Policy 3: The locating of Urban Growth Areas within the County shall be accomplished through the use of
accepted planning practices which provide sufficient land and service capacity, up to the determined need,
to meet project populations at urban densities and service standards within the Cities, and urban densities
for those portions of the County located within the urban growth areas.
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Response: The proposed comprehensive plan amendment would not alter population projections, urban
densities or service standards and therefore does not impact this policy.

Policy 4: That Urban Growth Areas of each City shall be based upon official and accepted population
projections for minimum of 20 years. The gross undeveloped and underdeveloped acreage within the city
limits and the Urban Growth Area shall be sufficient to meet all the land requirements, for the following:
community and essential public facilities, population projection, commercial and industrial activities,
employment projections, infill and to prevent inflation of land cost due to a limited land supply. (Note: The
formula for identifying per capita land needs included in this policy has not been reprinted here.)

Response: The proposed comprehensive plan amendment would not impact population projections, nor
the amount of land allocated for various future land uses.

Policy 5: That within the urban growth area, urban uses shall be concentrated in and adjacent to existing
urban services or where they are shown on a Capital Improvement Plan to be available within 6 years.

Response: The proposed comprehensive plan amendment occurs in an area where urban services and
development already exist.

Policy 6: That cities limit the extension of service district boundaries and water and sewer infrastructure
to areas within each jurisdiction’s urban growth area contained in their adopted Comprehensive Plan.
Utility plans should attempt to reflect possible needs for 50 years.

Response: The proposed comprehensive plan amendment does not involve the extension of service
district boundaries and occurs in an area where existing utility infrastructure is already in place and is
located inside the City urban growth area.

Policy 7: Within each Comprehensive Plan, the Land Use Plan for urban growth areas shall designate
urban densities and indicate the general locations of greenbelt and critical areas.

Response: The proposed comprehensive plan amendment would not result in the change of any urban
growth area boundaries or alter urban densities or impact critical areas. The amendment would change
12.9 acres of open space area from public use to private use but would still retain an existing open space
area.

Policy 8: Wherever possible, given consideration of all other variables, such as existing unused service
infrastructure, the placement of an urban growth line into an area of existing commercial agriculture shall
be avoided.

Response: The proposed comprehensive plan amendment does not involve either the movement of an
urban growth boundary or the conversion of commercial agricultural lands.

Policy 9: The appropriate directions for the expansion of urban growth areas are those which are
unincorporated land with existing service infrastructure and lands adjacent to corporate limits.

Response: The proposed comprehensive plan amendment does not involve an expansion of an urban
growth area boundary. The site is located within the existing urban growth area and falls within the
corporate limits of the City of Richland.

Policy 10: All policies within each jurisdiction’s Comprehensive Plans shall be modified to be consistent
with adopted Countywide Policies.
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Response: The proposed comprehensive plan amendment would not require the amendment of any
policies within the City of Richland Comprehensive Land Use Plan.

Policy 11: The County and Cities, along with public participation shall develop a cooperative regional
process to site essential public facilities of regional and statewide importance. The objective of the process
shall be to ensure that such facilities are located so as to protect environmental quality, optimize access
and usefulness to all jurisdictions, and equitably distribute economic benefits/burdens throughout the
region or county.

Response: The proposed comprehensive plan amendment does not involve the siting of essential public
facilities.

Policy 12: Support the existing solid waste program that promotes and maintains a high level of public
health and safety, protects the natural and human environment of Benton County and encourages public
involvement by securing representation of the public in the planning process.

Response: The proposed comprehensive plan amendment would not impact existing solid waste
programs.

Policy 13: Encourage and expand coordination and communication among all jurisdictions and solid waste
agencies/firms in Benton and Franklin Counties in order to develop consistent and cost-effective programs
that avoid duplication of effort and gaps in program activities.

Response: The proposed comprehensive plan amendment would not impact existing solid waste
programs.

Policy 14: Maintain active County-City participation in the Regional Transportation Planning Organization
in order to facilitate City, County and State coordination in planning regional transportation facilities and
infrastructure improvements to serve essential public facilities including Port District facilities and
properties.

Response: The proposed comprehensive plan amendment would not impact existing City, County or
regional transportation plans or result in any traffic increase on the existing street network.

Policy 15: The County and Cities within shall work together to provide housing for all economic segments
of the population. All jurisdictions shall seek to create the conditions necessary for the construction of
affordable housing, at the appropriate densities within the cities and county. The following actions should
be accomplished:

a. Jointly quantify and project total countywide housing needs by income level and housing type (i.e.
rental, ownership, senior, farm worker housing, group housing.)

b. Establish a mechanism whereby the housing efforts/programs of each jurisdiction address the projected
countywide need.

c. Address the affordable housing needs of very low, low and moderate income households, and special
needs individuals through the Comprehensive Housing Affordability Strategy (CHAS).

d. Develop design standards for implementation within the Comprehensive Plan with special attention to
be given to the residential needs of low to moderate income families.

Response: The proposed comprehensive plan amendment would not impact housing needs as the
existing land use designation does not provide for housing and the proposed land use designation is not
intended to result in additional housing on the site.
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Policy 16: Urban growth areas may include territory located outside of a city if such territory may be
characterized by urban growth or is adjacent to territory already characterized by urban growth. Within
urban growth areas, only urban development may occur. (Note: the definition of “urban” included in the
policy language has not been reprinted here.)

Response: The proposed comprehensive plan amendment is in an area that is incorporated within the
City of Richland and is already part of Richland’s Urban Growth Area. Therefore, the proposed amendment
would not impact urban growth area boundaries.

Policy 17: To encourage logical expansion of corporate boundaries into urban growth areas, and to enable
the most cost efficient expenditure of public funds for the provision of urban services into newly annexed
areas. The County and each City shall jointly develop and implement development, land division and
building standards, and coordinated permit procedures for the review and permitting of new subdivision
within Urban Growth Areas.

Response: As the proposed comprehensive plan amendment site is located within the City, it does not
impact City/County efforts to establish joint development standards.

Policy 18: Consistent with the protection of public health, safety, welfare and the use of natural resources
on a long-term sustainable basis, the ability of service capacity to accommodate demands, and the
expressed desires of each community, Comprehensive Plans shall jointly and individually support the
County and region’s economic prosperity in order to promote employment and economic opportunity for
all citizens.

Response. The proposed comprehensive plan amendment would not impact the region’s economic
prosperity or affect the use of natural resources on a sustainable basis.

Policy 19: The County and Cities have historically partnered with each other as well as with other
organizations to achieve economic development throughout the region. It is the intention of the County
and Cities to continue to actively pursue mutually beneficial partnerships that promote growth in all
sectors of business and industry, including but not limited to areas of agriculture, agri-business, industrial,
commercial, public schools, recreation and tourism. Key strategies will include promoting family wage jobs,
increasing business formation, expansion and retention and creating jobs and financial investment to
improve the economics of our communities. (Note: specific economic development policies a-g are not
reprinted here.)

Response: Neither the existing land use designation nor the proposed comprehensive plan amendment
contemplate any economic related development of the site, so the application does not impact this policy.

Policy 20: Capital Improvement Plans and Land Use Plans, shall conduct fiscal analyses which identify and
refine the most cost effective use of regional and local public services. (Note: specific policies (a-c) to
accomplish this goal have not been reprinted here.)

Response: The proposed comprehensive plan amendment would not impact regional and local public
services.

Policy 21: Support the development of public schools in areas where utilities are present or can be
extended, is financially supportable at urban densities, where the extension of public infrastructure will
protect health and safety and the school locations are consistent with the analysis recommended by WAC
365-196-425(3)(b).
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Response: The proposed comprehensive plan amendment would not result in significant numbers of new
housing units and therefore would not impact public schools.

Policy 22: The Growth Management Act requires counties planning under the Act to adopt a countywide
planning policy in cooperation with the cities located in the county. The countywide planning policy is to
be a written policy statement or statements used solely for establishing a countywide framework from
which county and city comprehensive plans are developed and adopted pursuant to this (GMA) chapter.
The purpose for the Benton County Wide Planning Policies is to meet this requirement of the Act. This
document is a tool that will provide the necessary guidance to achieve consistency during the updating of
comprehensive plans for the county and the cities.

Response: The proposed comprehensive plan amendment would not directly impact this County Wide
Planning Policy.

5. How the amendment furthers the purpose of the City’s comprehensive plan.

The goals and policies of the City’s land use plan are reprinted below followed by a brief response
describing how the application is consistent with the goals and policies.

LU Goal 1: Plan for growth within the urban growth area and promote compatible land use.

Policy 1: Revitalize areas that are already within the City, especially areas within the Central Business
District, such as the Parkway and Uptown, and the Island View areas.

Policy 2: Facilitate planned growth and infill developments within the City.

Response: The proposed comprehensive plan amendment would provide for adjacent property owners
to expand their lot boundaries and would maintain a central corridor of open space to accommodate the
future installation of a walking path. As such, the application is compatible with existing Reata Ridge
development.

LU Goal 2: Establish land uses that are sustainable and create a livable and vibrant community.

Policy 1: Maintain a variety of land use designations to accommodate appropriate residential, commercial,
industrial, healthcare, educational, recreational, and open space uses that will take advantage of
the existing infrastructure network.

Policy 2: Ensure that adequate public services are provided in a reasonable time frame for new
developments.

Policy 3: Ensure that the intent of the land use and districts are maintained.

Response: The proposed comprehensive plan amendment will provide for the expansion of back yards
for existing residents within the Reata Ridge plat. The amendment would be a benefit to those residents
and so would help to maintain a livable and vibrant neighborhood.

LU Goal 3: Maintain a broad range of residential land use designations to accommodate a variety of
lifestyles and housing opportunities.
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Policy 1: Distribute residential uses and densities throughout the urban growth area consistent with the
City’s vision.

Policy 2: Encourage higher residential densities especially in and near the Central Business District area.

Policy 3: Innovative and non-traditional residential developments can occur through the use of planned
unit developments, density bonuses, new types of housing, and multi-use or mixed-use
developments.

Response: The proposed comprehensive plan amendment would enable existing low density residential
lots to enlarge their lot boundaries. It would not expand the variety of lifestyle and housing
opportunities available in the City but would enhance housing for the existing residents of Reata Ridge.

LU Goal 4: Promote commercial and industrial growth that supports the City’s economic development
goals.

Policy 1: Accommodate a variety of commercial land uses including retail and wholesale sales and
services, and research and professional services.

Policy 2: Promote developments such as business and research parks, office parks, technology centers,
manufacturing and processing facilities, and other types for high- tech uses.

Policy 3: Locate neighborhood-oriented commercial land uses in Neighborhood Retail Business areas.
Policy 4: Encourage the use of buffers or transition zones between non- compatible land uses.

Policy 5: In areas where residential uses are in close proximity to industrial or commercial lands,
adequate development standards should be used in industrial or commercial developments to
mitigate the impacts on residential uses.

Policy 6: Support industrial developments on lands previously owned by the Department of Energy and
transferred to the City and the Port of Benton. '

Response: The proposed comprehensive plan amendment only involves residential lands and does not
have a direct impact on this goal relating to commercial/industrial lands.

LU 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.

Policy 2: Promote pedestrian and bicycle circulation throughout the community by connecting with the
infrastructure and the City’s network of parks and trail system.

Response: The proposed comprehensive plan would provide for a walking path through the Reata Ridge
neighborhood and so does promote the overall well-being of neighborhood residents. Reata Ridge does
not have sidewalks so this path would provide a safe place for homeowners to walk and ride their bikes.
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LU Goal 6: Develop an attractive and vibrant Central Business District that displays the unique
character of Richland.

Policy 1: Revitalize declining commercial areas by promoting clean, safe, and pedestrian- and bicycle-
friendly environments.

Policy 2: Designate land use and zoning for higher-density residential uses, mixed-use, and business uses
within and adjacent to the Central Business District.

Policy 3: Encourage infill development and redevelopment in the Central Business District. Public
Facilities

Response: This proposed comprehensive plan amendment is not located near the Central Business
District or other commercial areas, does not involve commercial, high density residential or mixed use
zoning and so does not impact this goal.

LU Goal 7: Encourage efficient use and location of public facilities such as transit centers, utility
facilities, schools, parks, and other public uses.

Policy 1: Locate municipal facilities within their service areas and ensure the grouping of facilities within
neighborhoods, whenever feasible.

Policy 2: Ensure that the scale, and location of public facilities are compatible with or buffered from
existing and planned surrounding areas.

Policy 3: Wherever possible, the City will locate park and school facilities together for efficient use of
public facilities.

Policy 4: Encourage the development of private and public regional sports and recreational facilities of a
size and quality to attract significant numbers of users and spectators.

Response: The proposed comprehensive plan amendment would eliminate 12.9 acres of open space in
a location that both the City and the Badger Mountain South developers have declined to make the
financial investments needed to develop a public park. The conclusion is that the site is not
appropriately sited to provide for efficient public open space. It is physically isolated from the Badger
Mountain South neighborhoods that it is intended to serve.

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

Policy 1: Ensure that lands designated Urban Reserve remain in this holding category to serve future
demand for land.

Policy 2: Apply the Agricultural designation in the Yakima River floodplain.

Policy 3: At designated Waterfront land use locations, encourage an active mix of commercial,
residential, and marine uses as allowed in the SMP.
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Policy 4: Identify and encourage the preservation of lands, sites, and structures that have historical or
archaeological significance.

Policy 5: Define and identify mineral resource lands located within its boundaries that are not already
compromised by on-site, immediate, or adjacent urban growth and that have long-term
significance for the extraction of minerals on a commercially-viable basis.

Policy 6: Property and/or mineral rights owners should work with the City and appropriate agencies for
protection of these sites. Designate mineral resource lands located in the City of Richland that
meet the Criteria for Classification of Mineral Resources (WAC 365-190-070).

Policy 7: Ensure that land uses surrounding the Richland Airport are compatible with existing and future
airport operations and do not restrict the airport’s ability to maintain or expand its existing and
future aviation demands. Coordinate with the Port of Benton to restrict land uses in airport
areas that would create conflict or negatively impact the safe and effective airport operations.

Response: The unique circumstances addressed in these land use policies do not apply to this
application, as the site is not used for agricultural production; is not near the waterfront; is without any
known historical or archeological significance; is not a mineral resource area; or near the Richland
Airport.

LU Goal 9: Within Island View, the City will implement a Single Family Overlay land use designation for
clusters of property that are currently used as single family residences which have high probability of
being redeveloped with non-residential land uses.

Policy 1: The city will use the Single Family Overlay concept only in those instances where the majority of
property owners have expressed a preference for its use.

Policy 2: Areas designated as Single Family Overlay will be zoned for single- family residential uses, as
identified in the city’s R-2 Medium Density Residential zoning district.

Policy 3: Areas designated as Single Family Overlay will remain as such until property owner(s) bring
forward a request to remove the overlay and change the zoning to the designation contained in
the Island View Subarea Plan. In such cases, an amendment to the comprehensive plan is not
necessary.

Policy 4: Applicants bringing forward a request to change the zoning of property designated Single
Family Overlay should demonstrate that the land proposed for amendment is: a) large enough
to support redevelopment for non-single family residential land uses; and b) will have sufficient
access to City streets and utility systems to support redevelopment.

Policy 5: Whenever properties designated with the Single Family Overlay are rezoned for non-single
family residential uses in accordance with Policy 4 above, the Single Family Overlay designation
should be removed from the subject property.

Response: The site is not located within the Island View area, so these land use policies do not apply.
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LU Goal 10: Follow controlling law and constitutional requirements, both state and federal, to ensure
the appropriate protection of private property rights.

Policy 1: Monitor evolving state and federal statutory amendments and judicial precedent so that timely
amendments or changes can be made in the process of implementing the comprehensive plan
policies and development regulations.

Policy 2: Process comprehensive plan amendments and development regulations using a fair and open
hearing process, with adequate public notice and opportunities to participate to ensure the
protection of all due process rights.

Policy 3: Process timely, fair, and predictable processing and review of land use permit applications in
conformance with applicable federal and state legal and regulatory requirements.

Response: The application has been prepared and filed in compliance with City regulations that are in
place to facilitate a fair and open hearing process and provide the public with adequate notice.

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

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

Policy 2: Consider the goals and policies of the SMP as part of this Comprehensive Plan. Encourage
development of water-oriented recreational, cultural, and commercial facilities in certain
Columbia River locations, consistent with the SMP and its criteria of no net loss of ecological
functions, to enhance and diversify Richland’s community recreational resources and its
attractiveness to tourists.

Policy 3: Ensure public access to shorelines on public land, subject to regulations protecting public safety,
sensitive habitat areas, and wildlife.

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

Policy 5: Develop an integrated pedestrian trail system to provide access through the City’s important
natural features, such as prominent ridges and rivershore areas and provide necessary trail
linkages between these natural features.

Response: Shoreline policies do not apply to the site which is well removed from any rivershore area.
Neither does this site include prominent ridges, shrub-steppe habitat, sensitive habitat areas or wildlife
habitat areas. The site has not been identified as a critical area on City critical areas maps. The proposed
plan amendment does provide for a future walking path across the site and so would provide for the
expansion of pedestrian trails within the neighborhood.
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Historic and Cultural Resources HP Goal 1: Preserve significant historic structures, districts, and
cultural resources that are unique to Richland.

Policy 1: Encourage preservation and promotion of adaptive reuse of historic “Alphabet Homes” of
Richland.

Policy 2: Coordinate with local tribes, federal, state and local agencies to protect historic and cultural
resources.

Response: There are no structures on site and no known historic or cultural resources are present.

UD Goal 1: Create a physically attractive and cuiturally vibrant, pedestrian- and bicycle-friendly
environment in the City.

Policy 1: Establish and enhance the positive attributes of residential, commercial, central business, and
other districts with appropriate transition between them.

Policy 2: Encourage redevelopment and upgrade of suitable commercial areas.
Policy 3: Improve streetscape and connectivity for safe and pedestrian-friendly environments.

Policy 4: Promote public arts, museums, and interpretive centers in coordination with public plazas and
community spaces that reflect the unique history and culture of Richland.

Response: The proposed plan amendment provides for a walking path across the site and so would
make the Reata Ridge neighborhood more pedestrian friendly.

UD Goal 2: Revitalize commercial areas, such as areas in the Central Business District including the
Uptown retail area and the Island View area.

Policy 1: Enhance the appearance, image, and design character of the Central Business District.

Policy 2: Ensure adequate public transit, bicycle, and pedestrian access in the commercial centers along
with parking and landscaping.

Policy 3: Enhance the welcoming experience into the community through well- designed gateway
features in prominent locations.

Policy 4: Design the public realm, including streetscapes, parks, plazas, and civic amenities for the
community to gather and interact.

Policy 5: Provide continuity among adjacent uses by using cohesive landscaping, decorative paving,
street furniture, public art, and integrated infrastructure elements.

Response: This Urban Design goal is not directly applicable to the proposed plan amendment.

UD Goal 3: Development through appropriate design, should protect natural features such as rivers,
shorelines, ridgelines, steep slopes, and archaeological and historical resources.
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Policy 1: Development should be sensitive to existing topography and landscape, and should minimize
environmental impacts.

Policy 2: Hillside development should, as much as practical, blend with the natural shape and texture of
the land.

Policy 3: Lighting should be designed so as to promote public safety as well as promote "Dark Sky"
principals.

Response: The site of the proposed plan amendment does not contain shorelines, steep slopes or
ridgelines and there are no known archeological or historical resources on site. Therefore, this Urban
Design goal is not directly applicable to this proposed plan amendment.

UD Goal 4: Promote community beautification by enhancing public spaces and thoroughfares and
encouraging private property beautification.

Policy 1: Improve the appearance of all city- owned space and major thoroughfares.
Policy 2: Promote programs to improve landscaping. Encourage xeriscaping and use of native plants.
Policy 3: Promote more attractive signage throughout the City, especially in commercial districts.

Response: The proposed plan amendment would provide for the private ownership of existing vacant
land, thereby providing opportunities for landowners to make investments to beautify their private
property.

6 Describe how the amendment is internally consistent with the City’s comprehensive plan as
well as other adopted city plans and codes:

Questions 3 — 5 (see above) describe how this application is consistent with the goals of the Growth
Management Act, the Countywide Planning Policies and the goals of the City’s Comprehensive Plan.

In addition, the Badger Mountain South Land Use and Development Regulations (LUDR) which are
intended to implement the Badger Mountain South Subarea Plan contain specific plans for park and trail
improvements for the Badger Mountain South community. (See Chapter 5 of the LUDR — Civic Space
Standards.) While both the LUDR and the Subarea plan designate the site as part of the “Civic” land use
designation, there is a disconnect between the land use designation and the specific LUDR standards.
Park standards for landscaping and park facilities are set forth for the various neighborhoods within
Badger Mountain South. No mention is made of the subject site and no improvements to this open
space area are identified within the LUDR. In a similar fashion, the LUDR details trail standards and
identifies general locations for future trail corridors. No trail corridor was planned to cross the subject
site and no connection from the trail system to the site was called out in the LUDR.

The Badger Mountain South Subarea Plan includes goal and policy statements specific to parks,
including the following:

Goal #1. Provide an integrated system of parks, recreation facilities, trails and open spaces as
an asset that enhances the community’s quality of life.
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BMSP Objective 1.1 - Develop parks and open space that includes retaining existing drainage
areas as natural open space, creating linear and other park types, and establishing a range of
recreational opportunities that are linked by trails and walkways. [emphasis added]

BMSP Objective 1.2 - Integrate natural habitat into parks and trail systems through the use of
native and other drought-tolerant plantings that support the local wildlife and conserves water.
[emphasis added]

The plat of Reata Ridge was originally planned to be built around a golf course, and the subject site was
to be part of the course. However, development plans changed, with the City’s adoption of the subarea
plan. Prior to the adoption of the subarea plan, the Reata Ridge plat was approved and developed under
Benton County regulations. Prior to the subdivision of Reata Ridge, the site had been graded to
accommodate the future golf course. This resulted in the alteration of the contour of the land and
removal of native vegetation. Therefore, Goal #1, as cited above is not applicable and cannot be
realized. There is no existing drainage area to retain and no natural vegetation to preserve. Whatever
habitat existed prior to development has been significantly compromised. A review of the
environmental impact statement prepared for the subarea plan does not identify any environmentally
sensitive areas or conditions present on Tract C that would call for its preservation as a natural area.

In summary, the open space designation applied to the subject site is not intended to become a city park
or a school site. Neither the subarea plan or the LUDR identify any park or trail improvements for the
site at all. The prior disturbance of the site has significantly diminished its value as natural habitat.
Finally, the fact that the Reata Ridge development was completed without the establishment of a
homeowners’ association means that there is no mechanism in place to maintain the property as
common open space. This leaves the subject site without a legitimate use except as private open space.
Use of the property as private open space would provide for the enjoyment and benefit of individual
owners of the site and the land would continue to be left in an open space condition.

7. If applicable, how the project will meet concurrency requirements for transportation

Concurrency requirements are not applicable to this proposed comprehensive plan amendment.

8. Supplemental environmental review and/or critical areas review

The application includes a completed environmental checklist, which is attached.

9. Comprehensive Plan Text Amendment

This application does not contemplate any changes to the text of the plan.

10. Comprehensive Plan Map Amendment
The following slides are attached to the application:

10a.  Existing Badger Mt. South Subarea Plan Land Use Map & Existing City Comprehensive
Plan Land Use Map
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10b. Requested Comprehensive Plan Land Use Designation
10c. Complete Legal Description of Subject Site

10d. Vicinity Map Showing Land Use, Roads and Utilities
10e. Topographical Map

10f.  Current Zoning Map

10g. Map of Proposed Development

10h.  An application to amend the City zoning map to reclassify the subject site to R-1-12 Single Family
Residential zoning is attached.

10i. No development beyond the proposed boundary line adjustment and installation of a walking
path is anticipated.

| 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. | have the legal authority to grant such access to the property
in question.

| 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. | 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. 1 haveread 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. 1am the owner(s), the authorized agents(s) of the owners(s) of the above referenced
property, or | am currently a licensed contractor or specialty contractor under Chapter 18.27
RCW or | am exempt from the requirement of Chapter 18.27 RCW.

4. lunderstand 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 Name:

NN sad—5 2-23-2032

Date:

Applicant Name: Jeremy & Yesica Rosas

2|25 | 2090
X{plican@nature:\/ Date:
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The manner in which the proposed rezone conforms to patterns in adjacent zones:

See attached Supplemental Sheet for Tract C of the Plat of Reata Ridge, January 2021.

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

See attached Supplemental Sheet for Tract C of the Plat of Reata Ridge, January 2021.

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:

See attached Supplemental Sheet for Tract C of the Plat of Reata Ridge, January 2021.

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

See attached Supplemental Sheet for Tract C of the Plat of Reata Ridge, January 2021.

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

See attached Supplemental Sheet for Tract C of the Plat of Reata Ridge, January 2021.

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

See attached Supplemental Sheet for Tract C of the Plat of Reata Ridge, January 2021.

Identify impacts on the environment and public safety:

See attached Supplemental Sheet for Tract C of the Plat of Reata Ridge, January 2021.
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| 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. | 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. | 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.

| hereby certify under penalty of perjury under the Jaws of the State of Washington that the following is true and correct:

1. Ihave 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. |1am the owner(s), the authorized agent(s) of the owner(s) of the above referenced property, or | am currently a licensed
contractor or specialty contractor under Chapter 18.27 RCW or | am exempt from the requirements of Chapter 18.27
RCW.

4. lunderstand 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: Reents, Hofstad, Rosas, Benavides, Bryant, Kluse, Leaumont, Henson, Corkill

Applicant Signature: See attached supplemental pages 5 & 6 for Multiple Owner Signatures .+ January, 2021
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SUPPLEMENTAL SHEET
REENTS/HOFSTAD ET AL. ZONING MAP AMENDMENT APPLICATION
FOR TRACT C OF THE PLAT OF REATA RIDGE

January 2021
INTENT

The property owners petition to have a 12.9-acre open space tract (Tract C of the Plat of Reata Ridge)
removed from the provisions of the Badger Mountain South Land Use and Development Regulations
(LUDR) and to place R1-12 zoning on the property, which is the same zoning as all the surrounding
properties. A series of boundary adjustments would then be completed to enlarge the back yards of the
adjacent lots (refer to Figure 1.) A narrow strip of property running along the center of the tract would
be retained to provide for an informal walking path for the benefit of the Reata Ridge residents.

The proposed rezone acknowledges that retaining the site as open space does not and would not
benefit the residents of Badger Mountain South. It provides for property owners to increase their lot
sizes and still retain a smaller open space tract that can be developed with a private walking trail for the
benefit of the Reata Ridge residents. This makes sense for both the residents of the Reata Ridge plat and
for the development of Badger Mountain South.

OWNERSHIP

Reents and Hofstad purchased Tract C and subsequently transferred ownership of portions of Tract C to
adjacent residential lot owners (refer to Figure 2) as follows:

Owner Name Parcel ID # Mailing Address Acreage*

Ken Hofstad & Teresa Reents 104884030009000 ;ish?l’asr:gjsvr\‘/':‘;:;dsg; Rd 10.74
Teresa Reents 104884030004007 ;?ci?aiL;Tsv'vR:g;dsgze Rd 0.56
Jeremy & Yesica Rosas 104884030005007 ;?Ci‘:a'::‘:; :gs‘algsz 0.23
Nicholas Benavides 104884030005011 ;?;?:;’}'33 : ';‘;352 0.23
David & Elizabeth Bryant 104884030004001 ;f’;llasr:;"‘smeg'gggg Rd 0.36
Blake & Brittney Kluse 104884030004005 ;?g;‘;’:sxzegggg Rd. 0.25
Jeffrey & Renee Leaumont 104884030004010 ;ﬁllasn ‘;’:Sv'vze;ggg; Rd. 0.25
Tony Henson & Kelli Corkill 104884030004011 ;iﬁ;‘;'jswzeg'gggg Rd. 0.29

*Acreage reported consists only of lands included in the open space Tract C, not the adjoining residential lot.

DESCRIPTION OF WORK

The proposal calls for the conversion of an approximately 12.9-acre tract of land from an open space
designation under the Badger Mountain South Master Plan Land Use and Development Regulations
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(LUDR), removing it from the provisions of the LUDR and changing the zoning to R1-12 Single Family
Residential. A separate application to remove the property from the LUDR is being submitted to the City.

THE UNIQUE CHARACTERISTICS, IF ANY, OF THE PROPERTY OR CIRCUMSTANCES OF THE OWNER

To adequately describe the unique characteristics of this property, some understanding of its history is
required.

The site was included as a part of the Badger Mountain South Planned Development project approved
by Benton County in the early 2000’s, several years prior to its annexation into the City of Richland. The
project had been initiated years earlier but languished until environmental review and design alterations
were completed. The version of the plan approved by the County was for a golf course with single family
homes and some multi-family units abutting the golf course fairways. In fact, Tract C was originally
intended as a golf hole surrounded by a single-family residential subdivision (the plat of Reata Ridge).
Developer NorAm Investment, Inc. abandoned their plans for the golf course and pursued a different
development plan with the City of Richland now known as the Badger Mountain South Master Planned
Community. NorAm Investments, Inc. completed an annexation of approximately 1,600 acres into the
City, including both the plat of Reata Ridge and the subject open space Tract C. Final approval of the piat
of Reata Ridge was granted by Benton County months before the annexation took place, creating the
open space Tract C and the 77 lots within the plat that have been subsequently developed with single
family homes (refer to Figure 3).

Following annexation, NorAm Investments, Inc. worked with the City to develop the Badger Mountain
South Subarea Plan, which was implemented by the Land Use and Development Regulation (LUDR), a
separate code that superseded standard zoning regulations for the lands included within Badger
Mountain South. Since the lots within the Reata Ridge plat had mostly been developed, they were
excluded from the provisions of the LUDR. However, as NorAm Investment had retained ownership of
the subject open space Tract C, it was included in the LUDR and designated as open space.

NorAm Investments later sold Tract C to Teresa Reents and Ken Hofstad, who intended to allow the
adjacent lot owners within the Reata Ridge to adjust their lot boundaries and increase the size of their
back yards while still retaining a smaller open space tract within the center portion of the parcel.
However, lot owners who purchased the additional square footage to add onto their lots have been
unable to obtain building permits for fencing, backyard pools or sheds as the LUDR regulations in place
on the open space do not provide for such improvements.

The outcome of these actions has resulted in the private ownership of an open space Tract C that cannot
be put to beneficial use by the owners. Nor can it be developed with open space amenities. While
included within the Badger Mountain South LUDR, there are no plans for trails, parks or other
improvements specified for this property. (Refer to Figure 4.) Also, there is not a Reata Ridge
homeowners association in place that could take on the responsibility for development and
maintenance of park facilities on this land.

ANY HARDSHIP THAT MAY RESULT IN THE EVENT THE REZONE IS NOT GRANTED

If the zone change request is denied, the property will remain in private ownership but without any use.
Neither NorAm Investments (the original property owner) nor the City have expressed any interest in
developing park facilities within this open space Tract C. The residents of Reata Ridge lack a
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homeowner’s association that could possibly develop and maintain private park facilities. Prior to its
current open space designation, the land was farmed and then later graded for future golf course
construction. The result of these prior disturbances is that no native vegetation or animal habitat exists
that is worthy of preservation. Neither are there any natural features such as wetlands or vistas present
to preserve. The result of all these factors is that Tract C has been created which has no appropriate use
and does not satisfy public needs for park facilities or natural land preservation goals. In fact, the current
open space designation prevents the property owners from making improvements on the property such
as fencing, sheds, pools or similar facilities that are typically associated with residential back yards.

THE MANNER IN WHICH THE PROPOSED REZONE CONFORMS TO PATTERNS IN ADJACENT ZONES

The proposed rezone would place R1-12 Single Family Residential zoning on the site, which is the same
zoning that exists within the Reata Ridge plat that surrounds the open space Tract C. (See Figure 5.)

BENEFICIAL OR ADVERSE EFFECTS THE GRANTING OR DENIAL OF THE REZONE WOULD HAVE ON
ADJACENT OR SURROUNDING ZONES

The beneficial effects of the rezone to the adjacent lots are clear. The adjacent lot owners would be able
to purchase additional square footage to increase the size of their backyards and would be able to utilize
the space as allowed under R1-12 zoning regulations, with landscaping, fencing, sheds, pools and similar
structures. A smaller parcel of land located within the center portion of the existing open space Tract C
would still be available for use by the adjacent residents. There would be no known adverse effects to
surrounding or nearby properties that would result from the granting of the rezone request.

The adverse effects of denial of the rezone would leave the property owners with open space
regulations that prevent them from making use of their properties. Further denial of the rezone would
provide no benefit to the surrounding or nearby properties.

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 Badger Mountain South Sub Area Plan calls for generous amounts of open space for the purpose of
parks and trails to be developed throughout the planning area. In fact, the purpose statement of the
LUDR (Section 1B1.h) reads as follows: “Conserve areas for parks, trails and open spaces by establishing
a connected open space network.” Section SH of the LUDR provides such a plan for a trail layout to
serve the Badger Mountain South area. (Refer to Figure 4.) However, the plan does not include any trail
connection to the subject site. In fact, the open space Tract C is far removed from any trails or other
public facilities called for in the Badger Mountain Sub Area plan. The isolation of the open space Tract C
from the residents of Badger Mountain South renders the tract undesirable as an open space amenity.
Therefore, the denial of the rezone would have no beneficial effect on the overall purpose and intent of
the comprehensive plan.

The rezone would serve the overall purpose of the plan in that it would align the zoning of open space
Tract C with all the surrounding properties within the Reata Ridge plat.
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THE BENEFITS OR DETRIMENTS ACCRUING TO THE CITY WHICH WOULD RESULT FROM THE GRANTING
OR DENIAL OF THIS SPECIAL PERMIT

In some locations throughout the City there are common open space tracts within subdivisions that are
under the ownership of homeowner’s associations. At times, some of these properties are not
maintained and can become repositories of refuse and/or noxious weeds which can create fire hazards.
Taxes on properties that no entity takes responsibility for are sometimes left unpaid. While this is not
currently the case with Tract C, retaining a large undeveloped property with no beneficial uses allowed
to the adjacent owners could result in a lack of maintenance to the detriment of both the neighborhood
and the City.

Conversely, approval of the rezone would allow the property owners to expand their back yards, adding
improvements that would increase both their enjoyment of the property and the City’s tax base.

WHETHER THE PROPOSED REZONE REPRESENTS A BETTER USE OF THE LAND FROM THE STANDPOINT
OF THE COMPREHENSIVE PLAN THAN THE ORIGINAL ZONE

The plat of Reata Ridge is designated as Low Density Residential under the Badger Mountain South Sub
Area Plan. The proposed rezone of Tract C would be entirely consistent with this land use designation
and would serve to enhance the existing lots by allowing property owners to increase their existing lot
sizes. This action would increase the value of the properties located within the plat. If denied, the
property owners surrounding Tract C are left with adjacent land that they can not use.

WHETHER THE PROPOSED REZONE REPRESENTS SPOT ZONING AND WHETHER A LARGER AREA
SHOULD BE CONSIDERED

The proposed rezone would match the existing zoning that is present in all the properties adjacent to
the open space Tract C. It would result in R1-12 Single Family Residential zoning throughout the entire
plat of Reata Ridge and therefore could not be considered a spot zone.

IDENTIFY IMPACTS ON THE ENVIRONMENT AND PUBLIC SAFETY

The proposed rezone would not result in an increase in density within the plat of Reata Ridge. In fact, it
would provide opportunity for existing homeowners to increase the size of their properties wherever
their lots border the open space Tract C. The open space Tract C has been disturbed in the past through
farming and grading for use as a golf course hole. As such, it does not contain any natural habitat,
features or amenities worthy for preservation. Therefore, there are no impacts on the environment that
would result from the proposed rezone.

In terms of public safety, converting much of the property into yards that will be maintained by the
adjacent homeowners will improve the value of the properties without increasing the demand or cost of
public services. In fact, the land incorporated into the adjacent lots will likely be improved with
landscaping and other amenities typical of residential backyards. Doing so would reduce the potential
hazard of wildfire that could occur on an untended open space tract.
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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. | 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. | understand that the granting of a permit does not
authorize anyone to violate any wat any federal, state, or local law/regulation pertaining to development
activities associated with a permit.

| hereby certify under penalty of perjury under the laws of the State of Washington that the following is true and
correct:

1. |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. 1am the owner(s), the authorized agents(s) of the owners(s) of the above referenced property, or | am
currently a licensed contractor or specialty contractor under Chapter 18.27 RCW or | am exempt from
the requirement of Chapter 18.27 RCW.

4. 1understand 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 Name: Ken Hofstad & Teresa Reents

Applicant Signature: Date:

Applicant Name: Jeremy & Yesica Rosas

Applicant Signature: Date:

Applicant Name: Nicholas Benavides

Applicant Signature: Date:
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| 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. | have the legal authority to grant such access to the property in question.

1 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. | understand that the granting of a permit does not
authorize anyone to violate any wat any federal, state, or local law/regulation pertaining to development
activities associated with a permit.

| hereby certify under penalty of perjury under the laws of the State of Washington that the following is true and
correct:

1. Ihave 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. 1am the owner(s), the authorized agents(s) of the owners(s) of the above referenced property, or | am
currently a licensed contractor or specialty contractor under Chapter 18.27 RCW or | am exempt from
the requirement of Chapter 18.27 RCW.

4. |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 Name: David & Elizabeth Bryant

Applicant Signature: Date:

Applicant Name: Blake & Brittney Kluse

Applicant Signature: Date:

Applicant Name: Jeffrey & Renee Leaumont

Applicant Signature: Date:

Applicant Name: Tony Henson & Kelli Corkill

Applicant Signature: Date:
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3. Address and phone number of applicant and contact person:
2853 Sunshine Ridge Road,

Richland, WA 99352

509.521.1055

4. Date checklist prepared:
February 22, 2022

5. Agency requesting checklist:
City of Richland Development Services

6. Proposed timing or schedule (including phasing, if applicable):
Anticipating approval of the comprehensive plan and rezone applications by end of 2022.

7. Do you have any plans for future additions, expansion, or further activity related to or
connected with this proposal? If yes, explain.

Boundary line adjustments transferring portions of Tract C into adjacent residential lots and the
future construction of a walking path.

8. List any environmental information you know about that has been prepared, or will be
prepared, directly related to this proposal.
None

9. Do you know whether applications are pending for governmental approvals of other
proposals directly affecting the property covered by your proposal? If yes, explain.

Applicant to remove Tract C from the proovions of the Badger Mountain South Land Use and
Development Regulations is currently under review by the City.

10. List any government approvals or permits that will be needed for your proposal, if known.
Comprehensive Plan Amendment and rezone.

11. Give brief, complete description of your proposal, including the proposed uses and the size
of the project and site. There are several questions later in this checklist that ask you to
describe certain aspects of your proposal. You do not need to repeat those answers on this
page. (Lead agencies may modify this form to include additional specific information on project
description.)

Change in the land use designation in the comprehensive plan from open space to Low Density
Residential and corresponding change in zoning from Civic to R-1-12 Low Density Residential
on a 12.9 acre parcel. Intent is to provide for adjacent residential lot owners to expand their lots
through a series of boundary line adjustments

12. Location of the proposal. Give sufficient information for a person to understand the precise
location of your proposed project, including a street address, if any, and section, township, and
range, if known. If a proposal would occur over a range of area, provide the range or
boundaries of the site(s). Provide a legal description, site plan, vicinity map, and topographic
map, if reasonably available. While you should submit any plans required by the agency, you
are not required to duplicate maps or detailed plans submitted with any pemmit applications
related to this checklist.

SEPA Environmental checklist (WAC 197-11-380) July 2016 Page 2 of 13



Tract C of the Plat of Reata Ridge. Site is located east of Karlee Drive and west of Sunshine
Ridge Road.

B. Environmental Elements

1. Earth
a. General description of the site:

(circle one): Flat, rolling, hilly, steep slopes, mountainous, other

b. What is the steepest slope on the site (approximate percent slope)?
Less than 10%.

c. What general types of soils are found on the site (for example, clay, sand, gravel, peat,
muck)? If you know the classification of agricultural soils, specify them and note any
agricultural land of long-term commercial significance and whether the proposal results in
removing any of these soils.

Silt

d. Are there surface indications or history of unstable soils in the immediate vicinity? If so,
describe.

No

e. Describe the purpose, type, total area, and approximate quantities and total affected area of
any filling, excavation, and grading proposed. Indicate source of fill.

None proposed.

f. Could erosion occur as a result of clearing, construction, or use? If so, generally describe.

No.

g. About what percent of the site will be covered with impervious surfaces after project

construction (for example, asphalt or buildings)?

Future walking path is the only impervious surface proposed and would be no more than 4% of

the area contained on the site.

h. Proposed measures to reduce or control erosion, or other impacts to the earth, if any:
Compliance with existing dust and erosion control regulations.

2. Air

a. What types of emissions to the air would result from the proposal during construction,
operation, and maintenance when the project is completed? If any, generally describe and
give approximate quantities if known.

None

b. Are there any off-site sources of emissions or odor that may affect your proposal? If so,

generally describe.

No

c. Proposed measures to reduce or control emissions or other impacts to air, if any:

None are needed.

3. Water
a. Surface Water:
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1) Is there any surface water body on or in the immediate vicinity of the site (including
year-round and seasonal streams, saltwater, lakes, ponds, wetlands)? If yes, describe
type and provide names. If appropriate, state what stream or river it flows into.

No.

2) Will the project require any work over, in, or adjacent to (within 200 feet) the described
waters? If yes, please describe and attach available plans.

Not applicable.

3) Estimate the amount of fill and dredge material that would be placed in or removed
from surface water or wetlands and indicate the area of the site that would be affected.
Indicate the source of fill material.

Not applicable.

4) Will the proposal require surface water withdrawals or diversions? Give general
description, purpose, and approximate quantities if known.

No

5) Does the proposal lie within a 100-year floodplain? If so, note location on the site plan.
No

6) Does the proposal involve any discharges of waste materials to surface waters? If so,
describe the type of waste and anticipated volume of discharge.

No discharges would be generated by the proposal.

b. Ground Water:

1) Will groundwater be withdrawn from a well for drinking water or other purposes? If so,
give a general description of the well, proposed uses and approximate quantities
withdrawn from the well. Will water be discharged to groundwater? Give general
description, purpose, and approximate quantities if known.

No

2) Describe waste material that will be discharged into the ground from septic tanks or
other sources, if any (for example: Domestic sewage; industrial, containing the
following chemicals. . . ; agricultural; etc.). Describe the general size of the system, the
number of such systems, the number of houses to be served (if applicable), or the
number of animals or humans the system(s) are expected to serve.

Not applicable

c. Water runoff (including stormwater):

1) Describe the source of runoff (including storm water) and method of collection
and disposal, if any (include quantities, if known). Where will this water flow?
Will this water flow intc other waters? If so, describe.

No runoff anticipated over existing conditions.

2) Could waste materials enter ground or surface waters? If so, generally describe.
No
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3) Does the proposal alter or otherwise affect drainage patterns in the vicinity of the site? If
so, describe.

No.

d. Proposed measures to reduce or control surface, ground, and runoff water, and drainage
pattern impacts, if any:
None are needed

4. Plants
a. Check the types of vegetation found on the site:

____deciduous tree: alder, maple, aspen, other
____evergreen tree: fir, cedar, pine, other
_____shrubs
__X__grass
pasture
____crop or grain
_____Orchards, vineyards or other permanent crops.
_____wet soil plants: cattail, buttercup, bullrush, skunk cabbage, other
_____water plants: water lily, eelgrass, milfoil, other
__X__other types of vegetation: sagebrush, cheatgrass

b. What kind and amount of vegetation will be removed or altered?
Only vegetation removal would be tto accommodate walking path. Additionally as homeowners
expand their backyards, existing vegetation would be removed for residential landscaping.

c. List threatened and endangered species known to be on or near the site.
None known to exist on site.

d. Proposed landscaping, use of native plants, or other measures to preserve or enhance
vegetation on the site, if any:

None proposed

e. List all noxious weeds and invasive species known to be on or near the site.
None known to exist on site.

5. Animals

a. List any birds and other animals which have been observed on or near the site or are known
to be on or near the site.
Examples include:

birds: hawk, heron, eagle, songbirds, other:
mammals: deer, bear, elk, beaver, other: small rodents, coyotes
fish: bass, salmon, trout, herring, shellfish, other
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b. List any threatened and endangered species known to be on or near the site.
None known to exist on site.

c. Is the site part of a migration route? If so, explain.
The site is part of the Pacific Flyway

d. Proposed measures to preserve or enhance wildlife, if any:
None proposed

e. List any invasive animal species known to be on or near the site.
None known to exist on site.

6. Energy and Natural Resources

a. What kinds of energy (electric, natural gas, oil, wood stove, solar) will be used to meet
the completed project's energy needs? Describe whether it will be used for heating,
manufacturing, etc.

Not applicable

b. Would your project affect the potential use of solar energy by adjacent properties?
If so, generally describe.

No

¢. What kinds of energy conservation features are included in the plans of this proposal?
List other proposed measures to reduce or control energy impacts, if any:

None proposed.

7. Environmental Health

a. Are there any environmental health hazards, including exposure to toxic chemicals, risk
of fire and explosion, spill, or hazardous waste, that could occur as a result of this proposal?
If so, describe.

No.
1) Describe any known or possible contamination at the site from present or past uses.
None known

2) Describe existing hazardous chemicals/conditions that might affect project development
and design. This includes underground hazardous liquid and gas transmission pipelines
located within the project area and in the vicinity.

None

3) Describe any toxic or hazardous chemicals that might be stored, used, or produced
during the project's development or construction, or at any time during the operating
life of the project.

None

4) Describe special emergency services that might be required.
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None

5) Proposed measures to reduce or control environmental health hazards, if any:
None are proposed.

b. Noise

1) What types of noise exist in the area which may affect your project (for example:
traffic, equipment, operation, other)?

Noise typically associated with single family residences.

2) What types and levels of noise would be created by or associated with the project on a
short-term or a long-term basis (for example: traffic, construction, operation, other)? Indi-
cate what hours noise would come from the site.

Proposal would not result in increased noise levels.

3) Proposed measures to reduce or control noise impacts, if any:
None are proposed.

8. Land and Shoreline Use

a. What is the current use of the site and adjacent properties? Will the proposal affect current
land uses on nearby or adjacent properties? If so, describe.

Site is undeveloped. Adjacent properties on all sides of the site are developed with single family

homes.

b. Has the project site been used as working farmlands or working forest lands? If so, describe.
How much agricultural or forest land of long-term commercial significance will be converted to
other uses as a result of the proposal, if any? If resource lands have not been designated,
how many acres in farmland or forest land tax status will be converted to nonfarm or
nonforest use?

The site and all of the Reata Ridge plat were formerly used as agricultural lands, though none
of the land was designated as agricultural land of long term commercial significance.

1) Will the proposal affect or be affected by surrounding working farm or forest land normal
business operations, such as oversize equipment access, the application of pesticides,
tilling, and harvesting? If so, how:

No.

c. Describe any structures on the site.
There are no structurs on site

d. Will any structures be demolished? If so, what?
Not applicable

e. What is the current zoning classification of the site?

The site is designated as “Civic Space” under the Badger Mountain South Land Use &
Development Regulations. It is assessed as undeveloped land and is fully taxed, not taxed as
open space.
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f. What is the current comprehensive plan designation of the site?
Open space under the Badger Mountain South Subarea Plan.

g. If applicable, what is the current shoreline master program designation of the site?
Not applicable

h. Has any part of the site been classified as a critical area by the city or county? If so, specify.
No

i. Approximately how many people would reside or work in the completed project?
No one would work or reside on the site.

j- Approximately how many people would the completed project displace?
None

k. Proposed measures to avoid or reduce displacement impacts, if any:
None are needed

L. Proposed measures to ensure the proposal is compatible with existing and projected land
uses and plans, if any:
None are needed

m. Proposed measures to reduce or control impacts to agricultural and forest lands of long-term
commercial significance, if any:

No measures are proposed.

9. Housing

a. Approximately how many units would be provided, if any? Indicate whether high, mid-
dle, or low-income housing.

None

b. Approximately how many units, if any, would be eliminated? Indicate whether high,
middle, or low-income housing.

None

c. Proposed measures to reduce or control housing impacts, if any:
None are needed

10. Aesthetics
a. What is the tallest height of any proposed structure(s), not including antennas; what is
the principal exterior building material(s) proposed?

No structures are proposed

b. What views in the immediate vicinity would be altered or obstructed?
As no structures are proposed, no views would be altered.
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b. Proposed measures to reduce or control aesthetic impacts, if any:
None are proposed

11. Light and Glare

a. What type of light or glare will the proposal produce? What time of day would it mainly
occur?

None

b. Could light or glare from the finished project be a safety hazard or interfere with views?
No

¢. What existing off-site sources of light or glare may affect your proposal?
Lights from adjacent residential lots

d. Proposed measures to reduce or control light and glare impacts, if any:
None are needed.

12. Recreation
a. What designated and informal recreational opportunities are in the immediate vicinity?

None

b. Would the proposed project displace any existing recreational uses? If so, describe.
No existing recreational uses would be displaced.

c. Proposed measures to reduce or control impacts on recreation, including recreation
opportunities to be provided by the project or applicant, if any:

The proposed walking path would provide Reata Ridge residents with a safe place to walk.

13. Historic and cultural preservation

a. Are there any buildings, structures, or sites, located on or near the site that are over 45 years
old listed in or eligible for listing in national, state, or local preservation registers ? If so,
specifically describe.

No

b. Are there any landmarks, features, or other evidence of Indian or historic use or occupation?
This may include human burials or old cemeteries. Are there any material evidence, artifacts,
or areas of cultural importance on or near the site? Please list any professional studies
conducted at the site to identify such resources.

None are known to exist on site. Site was previously disturbed with former agricultural use
and mass grading of the site was completed when the site was planned to be converted into
a golf course. Given the previous disturbance of the site and the fact that no additional
disturbance of the site is proposed, except for a walking path, no professional studies were
undertaken.
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c. Describe the methods used to assess the potential impacts to cultural and historic resources
on or near the project site. Examples include consultation with tribes and the department of
archeology and historic preservation, archaeological surveys, historic maps, GIS data, etc.

d. Proposed measures to avoid, minimize, or compensate for loss, changes to, and disturbance
to resources. Please include plans for the above and any permits that may be required.

If cultural resources are discovered during the installation of a walking path, work on the project
shall be stopped and the City of Richland would be notified within 24 hours of discovery.

14. Transportation

a. ldentify public streets and highways serving the site or affected geographic area and
describe proposed access to the existing street system. Show on site plans, if any.

Site contains frontage along Karlee Drive, Sunshine Ridge Road and Allison Way.

b. Is the site or affected geographic area currently served by public transit? If so, generally
describe. If not, what is the approximate distance to the nearest transit stop?

No

¢. How many additional parking spaces would the completed project or non-project proposal
have? How many would the project or proposal eliminate?

None

d. Will the proposal require any new or improvements to existing roads, streets, pedestrian,
bicycle or state transportation facilities, not including driveways? If so, generally describe
(indicate whether public or private).

No

e. Will the project or proposal use (or occur in the immediate vicinity of) water, rail, or air
transportation? If so, generally describe.

No

f. How many vehicular trips per day would be generated by the completed project or proposal?
If known, indicate when peak volumes would occur and what percentage of the volume would
be trucks (such as commercial and nonpassenger vehicles). What data or transportation
models were used to make these estimates?

None

g. Will the proposal interfere with, affect or be affected by the movement of agricultural and
forest products on roads or streets in the area? If so, generally describe.
No

h. Proposed measures to reduce or control transportation impacts, if any:
None proposed.

15. Public Services
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The proposal does not involve the construction of structures, storage of toxic or non-toxis
substances, discharges to water or production of noise.

Proposed measures to avoid or reduce such increases are:
None are needed.

2. How would the proposal be likely to affect plants, animals, fish, or marine life?
The proposal would have minimal impacts to plants or animals and no impact to fish or
marine life.

Proposed measures to protect or conserve plants, animals, fish, or marine life are:
None are proposed.

3. How would the proposal be likely to deplete energy or natural resources?
The proposal would not deplete energy resources and would not impact natural resources.

Proposed measures to protect or conserve energy and natural resources are:
None are proposed.

4. How would the proposal be likely to use or affect environmentally sensitive areas or
areas designated (or eligible or under study) for governmental protection; such as parks,
wilderness, wild and scenic rivers, threatened or endangered species habitat, historic or
cultural sites, wetlands, floodplains, or prime farmlands?
The site is not located within an identified environmentally sensitive area or critical area is not in
or near a park, a wilderness, a river, a floodplain or a threatened or endangered species habitat.
There are no known cultural or historic sites and the site is not been designated as prime
farmland.

Proposed measures to protect such resources or to avoid or reduce impacts are:
None are proposed.

5. How would the proposal be likely to affect land and shoreline use, including whether it

would allow or encourage land or shoreline uses incompatible with existing plans?
The site is far removed from any shoreline area. It would not result in additional development
and so would result in minimal land use impacts.

Proposed measures to avoid or reduce shoreline and land use impacts are:
None are proposed.

6. How would the proposal be likely to increase demands on transportation or public

services and utilities?
The proposal would not increase transportation demands or demands for public services and
utilities. A possible exception is that adjacent lot owners increasing the size of their parcels may
desire to increase the amount of their lot that is irrigated.

Proposed measures to reduce or respond to such demand(s) are:
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Land owners wishing to increase their irrigation usage would have to gain approval from the
Badger Mountain Irrigation District.

7. ldentify, if possible, whether the proposal may conflict with local, state, or federal laws or
requirements for the protection of the environment.
No known confilicts exist.
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