
 
                           CITY OF RICHLAND 

NOTICE OF APPLICATION, PUBLIC HEARING (Z2023-106) 

 

 

 
Notice is hereby given that Aqtera Engineering, has filed a change of zoning application to rezone approximately 4.7 

acres near the intersection of Keene Road and Queensgate Drive from Agricultural (AG) and Suburban Agricultural 

(SAG) to Retail Commercial (C-2). This change of zoning is intended to implement the Comprehensive Plan and 

Property Use and Development Agreement Ord. 2022-03. The project site is currently vacant and located south of 

Keene Road and west of Queensgate Drive (APN 1-22983000002005).   

A public hearing on the proposed site plan review will be held before the Hearing Examiner on Monday, June 12, 

2023 at 6:00 PM within the City Council Chambers located at 625 Swift Blvd. All interested parties are invited to 

attend and present testimony at the public hearing or via Zoom by visiting the City’s website: www.ci.richland.wa.us. 

Environmental Review:  The proposal is not subject to environmental review according to WAC 197-11-904. 

Public Comment:  Any person desiring to express their views or to be notified of any decision pertaining to this 

application should notify Kyle Hendricks, Planner, 625 Swift Boulevard, MS-35, Richland, WA 99352. Comments 

may be emailed to khendricks@ci.richland.wa.us. Written comments should be received no later than 5:00 p.m. on 

Friday, June 2nd, 2023, to be incorporated into the staff report. Comments received after that date will be entered 

into the record at the hearing. Written comment will not be accepted after 6 p.m. on Sunday, June 11th, 2023; 

however verbal comments may be presented during the public hearing 

Appeal: The application will be reviewed in accordance with the regulations in RMC Title 19 Development 

Regulations Administration and Title 23 Zoning. Appeal procedures of decisions related to the above referenced 

application are set forth in RMC Chapter 19.70. Contact the Richland Planning Division at the above referenced 

address with questions related to the available appeal process. 

 

http://www.ci.richland.wa.us/
mailto:khendricks@ci.richland.wa.us
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Overall Project Description  

 

Introduction 
 
  The project consists of a rezone of 4.7 acres from its current Agricultural and Suburban Agricultural 

zoning to a C-2 Commercial zone. The site is located south of Keene Road and east of the Country Ridge 

plat. The eastern boundary of the site borders the future extension of Queensgate Drive and is north 

and east of and adjacent to the Preliminary Planned Unit Development known as “The Terraces at 

Queensgate South.”  Immediately west of and adjacent to the proposed rezone area is a 2.8 acre tract, 

known as Tract E of Terraces at Queensgate South that would be left as an open space tract and serve as 

storm drainage ponds for the adjacent development. This tract would also be landscaped to provide a 

buffer between future on-site commercial development and the adjacent Country Ridge neighborhood.   

 

Figure 1:  Vicinity Map 
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Development of The Terraces at Queensgate South PUD requires the dedication of right-of-way 
for the future extension of Queensgate Drive from Keene Road to Shockley Road and the partial 
construction of the roadway.   The eastern and southern boundaries of this site are formed by 
the Queensgate and Lambert Drive rights-of-way that will be created through the development 
of the PUD.  

 
 

Figure 2:  Future Alignment of Queensgate Drive 
 
A roundabout would be constructed as a central feature of the Queensgate Drive extension. 
From the location of the roundabout northward to Keene Road, Queensgate Drive will be 
constructed to an arterial standard street with two northbound travel lanes, two center left 
turn lanes two southbound travel lanes, bike lanes, sidewalks and a modified traffic signal at 
the Queensgate/Keene intersection. From the roundabout southward, full Queensgate 
improvements are part of the improvements required of the Terraces at Queensgate South 
PUD.  Access to the proposed commercial rezone area would only be provided along the 
southern boundary of the site. No direct access would be provided from Queensgate Drive. A 
service entrance may be provided near the western boundary of the site directly from Keene 
Road.  
 
The 4.7 acre lot (204,845 square feet) is proposed for commercial development. The remaining 
2.8 acres, (Tract E of the Terraces at Queensgate South) located along the western boundary of 
the site would be reserved as a storm drainage facility and open space tract.  
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Existing Conditions 

The site is undeveloped. East of and adjacent to the site is additional undeveloped property and 

a cherry orchard. Land use adjacent to and west of the project site includes a low density single 

family neighborhood (Country Ridge).  To the north, there are a variety of commercial uses, 

across Keene Road, including the Queensgate Village, which is a cluster of small commercial 

buildings that house a variety of office, service and retail uses as well as a farmer’s market that 

operates on Sundays. Other retail developments to the north and northwest of the site include 

a restaurant, coffee shop, gas station, car wash, cell tower and a mini storage facility.  

 

 

Figure 3:  Comprehensive Plan Land Use Map  

 

Comprehensive Plan 

The City’s comprehensive plan designates the majority of the site as suitable for commercial 

development. The southern portion of the site is designated as Multi-Family Residential/Office 

and along the western boundary of the site, the land use designation is Low Density Residential.  

 
Transportation 
 
The City’s Transportation Plan calls for the extension of Queensgate Drive, an arterial collector 
street, adjacent to the site as part of its Functionally Classified Street Network. With the 
development of this property and adjacent lands, the Queensgate Drive extension will be fully 
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built out with multiple travel lanes, turn lanes, a roundabout, bicycle paths and pedestrian 
walkways from the intersection with Keene Road to Shockley Road.  
 

 

 
 

Figure 4: Richland Functionally Classified Street Network Plan 

 
 

Existing Zoning 
 
The existing zoning of the site is agricultural and suburban agriculture. Adjacent land to the 
west is an open space tract that is a part of the Terraces at Queensgate South PUD. Beyond this 
open space tract there is a residential Planned Unit Development, known as Country Ridge. 
Existing zoning to the south and east is also agricultural and suburban agricultural, although 
adjacent land primarily south of the site consists of a preliminarily approved PUD known as the 
Terraces at Queensgate South.  
 
The C-2 Commercial zoning that is proposed for the site is adjacent to an open space tract and 
would also be subject to an existing development agreement with the City. (Refer to both 
original and revised agreements beginning on page 39.)  In accordance with the development 
agreement, building height for this commercial property would be limited to a maximum of 40 
feet. As the provisions of the C-2 zone allow for buildings up to 75 feet in height, the City will 
need to put a provision in place through a concomitant agreement or similar mechanism to 
limit building height as specified in the agreement. The following narrative describes how the 
current proposal conforms to the agreement.  
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Figure 4:  Existing Zoning Map 

 
 

Compliance with Development Agreement 
 

a. Buffer adjacent to Country Ridge – the development agreement calls for 2 tiers of 
lots with a public road in between. The Terraces at Queensgate South PUD included 
a design to meet this requirement within a strip of property measuring 204 feet in 
width. The proposed rezone would place commercial development that would be 
separated from the Country Ridge property boundary by a strip of open space 
measuring 175’ in width. This open space, as the low point of the site would also 
serve as a passive drainage facility. Landscaping of this open space would help to 
buffer the adjoining residential land uses. The intent of the agreement was to 
provide a buffer for the more intensive development that was projected to occur 
within the site. The proposed plan does exactly that. The proposed open space 
provides a greater level of protection for the adjacent homes than does the single 
family residential development allowed under the provisions of the development 
agreement. As a point of comparison, directly north of the country ridge subdivision 
there are a number of commercial land uses. The separation between the Country 
Ridge lots fronting along Keene Road and the commercial uses located on the north 
side of Keene is approximately 180 feet. Within this 180 foot strip of land, there is 
both the Keene Road corridor - a 5 lane arterial street, and the Keene Road walking 
path. Here, the proposal would provide essentially the same distance between 
commercial and residential uses, with a landscaped open space area instead of an 
arterial street. In addition, future commercial development of the site would be 
oriented towards to the north towards Keene Road or to the east towards 
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Queensgate Drive in order to be as visible as possible to the high traffic volumes on 
those streets.  

b. Commercial development of the site would be mitigated in the following ways: 
1. A six-foot masonry wall would be built along the Country Ridge property 

boundary, as specified in the conditions of approval for the Terraces at 
Queensgate South PUD. 

2. Landscaping of the open space area, to be reviewed and approved by the City 
of Richland prior to or concurrent with the development of commercial uses 
on-site. 

3. Limitation on building height of any commercial construction on the site as 
specified in the development agreement to no more than 40 feet; 

4. Screening of the future commercial use on-site to include the following: 
i. screening of any rooftop mechanical equipment; 

ii. Screening of any outdoor storage or refuse collection areas; 
iii. Shielding of all outdoor lighting; 
iv. Design of any future commercial buildings to focus building entry, 

parking and activity centers on the east side of the building area, 
away from the western property boundary.  

5. The development agreement specifies that “the process of implementing the 
comprehensive plan may result in some minor deviations to the plan, such as 
adjustments in zoning boundary lines. Such deviations may be acceptable if 
they are deemed minor in nature and consistent with the provisions of the 
agreement.  

 
c. Zoning – the agreement specifies that zoning for the portion of the site designated as 
Commercial shall either be C-1, C-2 or C-LB or may be part of a Planned Unit Development. 
Identified compatibility concerns at the zoning or project stage may be addressed by 
concomitant agreement(s) that limit potential commercial uses shown to be incompatible with 
nearby residential uses. Zoning for the portions of the Site designated as Multi-Family/Office 
shall be zoned C-LB (Limited Business) or shall be part of a Planned Unit Development. Unless 
otherwise approved by a variance at the project stage, permitted development will be limited 
to building heights no more than forty (40) feet on portions of the Site zoned commercial west 
of Queensgate Drive. This rezone proposal is generally compliant with these requirements as 
follows: 

1. The site would be zoned C-2 as provided for in the agreement; 
2. Building height would be limited to 40 feet as called for in the agreement, to be 

implemented through a concomitant agreement or other similar means as 
determined by the City; 

3. The southern portion of the site is designated as suitable for Multi-Family/Office in 
the agreement. The C-LB zoning would typically be used to implement a Multi-
Family/Office comprehensive plan designation. The C-LB zone allows for both office 
and apartment buildings. A three or four story building, whether developed for 
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professional office or apartment use would have a greater impact on the adjacent 
Country Ridge neighborhood than a commercial building in this circumstance. Office 
and/or apartments would include windows and perhaps balconies on the upper 
floors of buildings overlooking the Country Ridge homes, resulting in a lack of 
privacy for some of the Country Ridge residents. This would be more disruptive to 
the neighborhood than a one or two story retail building that is oriented away from 
the Country Ridge neighborhood.  

4. Two separate zoning classifications on the same property are neither practical nor 
desirable.  

5. Some latitude is built into the agreement providing for some minor deviations to the 
plan (Refer to Section 10(k) of the agreement), The proposed shifting of the zoning 
boundaries to include the entire site in a single zoning classification qualifies as a 
minor deviation as contemplated in the agreement, given the proposed layout of the 
site.   

 

Proposed Zoning Restrictions 

In order to ensure that the development proceeds in accordance with the descriptions 
provided within this narrative, the applicants propose that zoning restrictions be made 
of record through a concomitant agreement or similar document, acceptable to the City 
and that would include the following restrictions: 

1. Uses. Future use of the subject properties shall be consistent with the land uses as 

identified in the C-2 Retail Business zone as it exists today or as it may be amended in 

the future; provided that the following uses shall not be permitted:  

a. Automotive Repair Uses; 

b. Car Wash; 

c. Fuel Station/Mini Mart; 

d. Truck Rentals; 

e. Truck Stop; 

f. Vehicle Sales; 

g. Contractor’s Offices; 

h. Funeral Establishments; 

i. Laundry/Dry Cleaning Uses; 

j. Telemarketing Services; 

k. Emergency Shelters; 

l. Transitional Housing; 

m. Secondhand Store; 

 

2.  Design Standards. 

a. Buildings over 50 feet wide shall use one or more of the following techniques to 

divide building elevations into smaller parts:  pronounced changes in massing; 

pronounced changes in wall planes; significant variations in the cornice/roofline.  

b. Building colors shall emphasize muted earth tones. 

c. The use of highly reflective or glossy materials shall be used for accents only. 
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d. Rich materials and a variety of materials are encouraged on both wall planes, 

roof and ground plane. If used, stone or decorative block veneers shall highlight 

significant building features and massed elements. 

e. All sides of a building shall express consistent architectural detail and character. 

f. Site walls and screen walls shall be architecturally integrated with the building.  

g. Screening devices, site walls and enclosed service, loading and refuse areas 

should be designed to be an integral part of building architecture. All outdoor 

storage and refuse collection areas shall be screened. 

h. Extensive use of floor to ceiling glass storefronts is appropriate only under 

arcaded areas. 

i. Rooftop mechanical equipment shall be screened. 

j. All outdoor lighting for building security and for lighting parking areas shall be 

screened in a manner consistent with City outdoor lighting standards and shall 

generally be consistent with dark sky standards. 

k. All utilities serving commercial buildings shall be undergrounded.  

l. Building setbacks shall be consistent with C-2 zoning standards. 

m. Off-street parking requirements shall meet the minimum standards as identified 

in the City zoning code.  

 

3.  Development Standards. 

a. Building height shall be limited to a maximum of 40 feet. 

b. Development shall be oriented to the east, towards Queensgate Drive or Keene 

Road and away from the Country Ridge property boundary. 

c. Landscaping and screening within the open space area on Tract E of the Terraces 

at Queensgate South PUD shall be in accordance with approved plans and shall 

be installed prior to or simultaneously with the completion of any commercial 

building within the site. 

d. Landscaping, screening or combination thereof shall be placed to block vehicle 

headlights from shining onto the adjacent residential properties for vehicles 

entering or exiting the site.  

e. The open space tract located along the western boundary of the site shall be 

reserved for storm drainage facilities and landscaping. Other possible 

improvements permitted on this site would be limited to walking or bicycle trails 

and possible park furniture such as benches, picnic tables or gazebos.  
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RMC 19.60.095(D) Required Findings for Type II and Type III Applications 
 

A.  The development application is consistent with the adopted comprehensive plan and meets the 

requirements and intent of the Richland Municipal Code. 

Response – Consistency with comprehensive plan:  The site’s frontage along Keene Road is 

designated for commercial development in the City’s land use plan. Applying the proposed C-2 

zoning on site would implement the comprehensive plan. Additionally, the plan calls for the 

extension of Queensgate Drive, a minor arterial street, to be extended across the site between 

Keene and Shockley Roads. The development of the adjacent PUD project makes provision for 

this road extension.  

Additionally, the project will help to implement the following goals and policies contained within 

the City’s comprehensive plan: 

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

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

Comment:  The site is located inside both City limits and urban growth area boundaries; is 

surrounded by developed properties and so qualifies as infill development, and so is therefore 

consistent with policy #2. The project would be compatible with adjacent land uses and so is 

consistent with the overall intent of this goal. 

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.  

Comment: Commercial development of the site will provide needed commercial services along 

Keene Road, the major street corridor in South Richland. It will include an open space amenity and 

attractive landscaping along the western boundary of the site.  Utility infrastructure is in place to 

be extended into the site to support the project.  
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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. 

Comment:  The adjoining PUD project will result in the extension of Queensgate Drive from Keene 

Road to Shockley Road, an important connection in Richland’s transportation network. The 

roadway corridor includes accommodation for vehicles, bicycles and pedestrians and is consistent 

with Richland’s adopted complete streets policies. The proposed commercial land included in this 

application will provide commercial services in close proximity to both new and existing residential 

neighborhoods and will provide for pedestrian pathways between residential and commercial land 

uses.  

UD Goal 1: Create a physically attractive and culturally 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. 

Comment: The adjacent planned improvement of Queensgate Drive will accommodate pedestrian 

and bicycle routes adjoining the project site, providing for pedestrian access between proposed 

commercial and residential land uses. The proposed commercial uses will provide additional 

commercial services along the Keene Road corridor, while making good use of grade changes and 

landscaping to provide an effective transition between planned residential and commercial uses.  

UD Goal 1: Create a physically attractive and culturally 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. 

Comment:  The project will provide for an effective landscape buffer and a masonry wall 

separating the proposed commercial uses from an existing residential neighborhood and so meets 

the intent of Policy 1.  
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B. Impacts of the development have been appropriately identified and mitigated under 

Chapter 22.09 RMC.  (SEPA) 

Response:  The Washington Administrate Code Section 197-11-800(6)(a)(ii)(c) exempts rezone 

applications for projects that are located within an urban growth area; and that are consistent 

with the City’s comprehensive plan when that plan has been reviewed through the SEPA 

process. When the City’s current plan was adopted in 2017, the plan was evaluated through an 

Environmental Impact Statement. The plan does identify the site as suitable for commercial 

development. Therefore, the criteria to meet the exemption from SEPA review are met in this 

application. 

Additionally, much of the environmental information prepared for the adjacent Terraces at 

Queensgate South PUD included studies that apply to this site, including a survey and 

topographic map, a custom soils report, a geotechnical evaluation, a cultural resources report, 

and engineering plans for the extension of roads and utilities and detailed plans for the 

proposed roundabout and modifications to the traffic signal at the intersection of Keene Road 

and Queensgate Drive.  

 

C. The development application is beneficial to the public health, safety and welfare and is in the 

public interest. 

Response: The proposed rezone application promotes and protects public health, safety and 

welfare in the following ways: 

 Provides for an urban commercial center to that will provide a variety of goods and 

services to the immediate neighborhood and larger South Richland area in a manner 

that is consistent with the City’s adopted comprehensive plan; 

 Provides commercial facilities in a location that is adjacent to major transportation 

corridors, including bus routes; 

 Includes provisions to provide adequate and effective buffers to the adjacent low 

density residential neighborhood; 

 Is consistent with the provisions of the Development Agreement that is place on the 

Queensgate South site that will provide for safe and improved traffic flow along 

Queensgate Drive and to the proposed commercial property;  

 Is consistent with the plans for the extension of an arterial street that is a key 

component to the City’s transportation plan; and 

 Maintains appropriate setbacks and open spaces to ensure adequate light, air and 

access for adjacent residents and future users of the commercial property. 
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D. The development does not lower the level of service of transportation facilities below the level of 

service D, as identified in the comprehensive plan; provided, that if a development application is 

projected to decrease the level of service lower than level of service D, the development may still 

be approved if improvements or strategies to raise the level of service above the minimum level of 

service are made concurrent with development. For the purposes of this section, “concurrent with 

development” means that required improvements or strategies are in place at the time of 

occupancy of the project, or a financial commitment is in place to complete the required 

improvements within six years of approval of the development. 

Response:  The traffic analysis prepared for the adjacent PUD demonstrated that the full 

completion of the entire Queensgate Drive road extension and related improvements will ensure 

that traffic within the project site and adjacent areas will operate without falling below a level of 

service D. 

E. Any conditions attached to a project approval are as a direct result of the impacts of the 

development proposal and are reasonably needed to mitigate the impacts of the development 

proposal.  

 

Response:  This determination will need to be made by the City during the review of this 

proposal. Conditions of approval attached to the project will need to address the conditions 

outlined in the development agreement between the City and the property owner as specified in 

Richland Contract #92-10 as revised (copies attached.) 
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Rezone – Application Form Questions 

1. The unique characteristics, if any, of the property or circumstances of the owner: 

Response:  The property proposed for rezone has frontage along Keene Road, an arterial street 

that already contains commercial zoning directly adjacent to and north of Keene Road. 

Additionally, the property will front along the Queensgate Drive extension, a minor arterial 

street. The site’s location at the intersection of two arterial streets provides a unique 

circumstance that provides a strong justification for a commercial rezone.   

2. Any hardship that may result in the event the rezone is not granted: 

 

Response:  If denied, the site’s existing Agricultural and Suburban Agricultural zoning would 

remain in place. Neither of these existing zones is appropriate. Agricultural zoning within the 

City’s urban growth area is intended to serve as a holding zone and suburban agricultural 

zoning is intended to be applied in rural areas to provide for the maintenance of animals and 

farm crops (See RMC 23.14.010.)  Rural or agricultural land use is not appropriate in locations 

that are largely surrounded by urban development, with close proximity to urban services and 

utilities. The hardship imposed on the property owner would be the denial of reasonable uses 

for the property in favor of overly restrictive uses that are not economically feasible, given the 

value of the land. 

 

3. The manner in which the proposed rezone conforms to patterns in adjacent zones: 

 

Response:  There is existing commercial zoning directly north, across Keene Road from the site. 

Additionally, the development agreement that governs future development of the site requires 

specific measures, including construction of a masonry wall along the western property 

boundary, building height limitations, identification of appropriate buffers and architectural 

design requirements all intended to mitigate the impacts of commercial development on 

adjacent properties.  

 

4. 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: 

 

Response:  The City will benefit through the commercial development of the property, which 

would provide additional commercial services in the growing South Richland area, thereby 

providing City residents with both additional shopping and job opportunities, while providing 

the City with additional sales and property tax revenues. All development proposed within this 

project is consistent with both the City’s future land use map as well as the goals and policies of 
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the City’s comprehensive plan. (Refer to the discussion on the project’s compliance with 

comprehensive plan goals, beginning on page 11 of this document.) 

 

5. The benefits or detriments accruing to the City which would result from the granting or 

denial of this special permit: 

 

Response:  The extension of Queensgate Drive across the site will provide an important arterial 

street connection in South Richland. In accordance with the terms of the development 

agreement in place on the site, the Queensgate drive extension is a requirement of 

development. Additionally, the traffic signal at the intersection of Queensgate and Keene will be 

modified to accommodate the extension of Queensgate. Both of these improvements will 

implement important provisions of the City’s transportation plan for the area, which will be a 

significant benefit to South Richland residents.  

 

6. Whether the proposed rezone represents a better use of the land from the standpoint of the 

comprehensive plan than the original zone: 

 

Response: The proposed rezone is entirely consistent with the City’s comprehensive plan, 

which intends for the site’s frontage along Keene Road to be developed with commercial uses. 

The existing Agricultural and Suburban Agricultural zoning that is in place on site does not 

implement the comprehensive plan; does not provide needed commercial services for the area 

and would not provide for the Queensgate Drive extension called for in the comprehensive 

plan. 

   

7. Whether the proposed rezone represents spot zoning and whether a larger area should be 

considered: 

 

Response:  The proposed rezone is consistent with the comprehensive plan that calls for 

commercial development along the Keene Road frontage. The plan does not call for 

commercial development of the parcels that are located directly adjacent to the site to the west 

but does identify adjacent land to the east of the site as suitable for commercial development. 

Property to the north, across Keene Road is already zoned for and developed with commercial 

uses. The proposal cannot be considered a spot zone.  
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8.      Identify impacts on the environment and public safety: 

 

Response:  The site does not contain any critical areas as identified in the City’s 

comprehensive plan. Further, the environmental work already prepared for the previous PUD 

project provides detailed environmental information without identifying any significant 

adverse impacts. Development of the site will impact public safety, as commercial 

development will require police, fire and emergency service protection beyond what is needed 

for the current use of the site. Emergency access will be provided through the construction of 

city standard streets that will provide adequate turning radii for emergency service vehicles. 

Future buildings will be required to meet fire code standards for exiting, placement of fire 

hydrants, installation of fire protective sprinkler systems and related requirements as 

established in building and fire codes. The specific design requirements of these buildings will 

be reviewed and approved at the time detailed construction plans are submitted to the city for 

review. The site is located approximately one mile from the existing fire station on Duportail 

Avenue and so would easily fall within desired emergency response times for the fire 

department. Revenues associated with commercial development including sales and property 

taxes will provide the City with funding to bear the additional costs associated with providing 

public safety services to the proposed development.  
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Rezone – Criteria for Review  

Washington Courts have applied the following three basic rules when reviewing appeals of 

rezone applications:  

1.  There is no presumption favoring the rezone request;  

Response:  The proposed C-2 commercial zoning is a rational zoning classification for this 

property for the following reasons: 

 The site has been designated as suitable for commercial uses within the City’s adopted 

comprehensive plan; 

 Commercial land uses, subject to specific mitigation measures, are anticipated within the 

development agreement that is in place on the property (refer to attached Contract #92-

10.); 

 The location of the site, adjoining the Keene Road corridor, a major arterial street, makes 

commercial development of the site the most likely and reasonable land use for the site 

and provides for additional commercial services to the residents of the South Richland 

area; 

 The proximity of commercial development to the north across the Keene Road corridor 

makes commercial development of the site a compatible use within the neighborhood; 

and 

 The proposed buffers and physical separation between the site and nearby residential 

land uses are sufficient to adequately protect residential uses from commercial land use 

impacts. 

 

2. The proponent must demonstrate that there has been a change of circumstances since the 

original zoning provided if a proposed rezone implements the policies of the comprehensive 

plan, a showing of changed circumstances is usually not required; and 

Response:  The site has been designated as suitable for commercial development and so the 

rezone is consistent with the comprehensive plan. It is also consistent with the development 

agreement that is in force on the property. Further, there are changed conditions since the 

comprehensive plan designation and agreement were put in place in 2010. Specifically, there 

has been significant growth in South Richland over the past 13 years that has generated a 

need for additional commercial development. This growth has also increased the need for a 

minor arterial street connection (Queensgate Drive) that would not be possible without the 

proposed rezone unless significant expense were incurred by the City to acquire the needed 

right-of-way and construct a full minor arterial street. 
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 3. The rezone must have a substantial relationship to the public health, safety, morals or general 

welfare. 

Response:  The proposed rezone and associated development will result in an important 

arterial street connection through the extension of Queensgate Drive through the site as 

contemplated in the City’s adopted comprehensive plan. Completion of this arterial street 

connection will improve traffic circulation and safety throughout the South Richland area by 

completing the last link in Queensgate Drive between the freeway and the residential 

neighborhoods to the south. Approval of the rezone will provide for commercial 

development that will be an attractive, convenient and desirable place to work and shop.  
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Contract #92-10 Section 10 of Development Agreement 

The project site is subject to a development agreement that the City originally entered into with 

the property owners in 2010. The agreement (Contract #92-10) was modified in 2022. Section 10 

of the agreement includes the following provisions regulating the development of the site.  

a) A buffer area of low density residential designated along the westerly property boundary of the 

site, adjacent to the Country Ridge property line and zoned for R-1-12. The buffer would 

provide for two tiers of single family residential lots separated by a road corridor, providing for 

an overall density not to exceed three (3) lots per acres (inclusive of such road corridor). A 

Planned Unit Development may be utilized to achieve a density average consistent with this 

agreement. These lots would meet all R-1-12 zoning standards, and such lots adjoining the 

adjacent Country Ridge development shall be laid out with their rear yards facing the Country 

Ridge property line. 

 

Response:  Two tiers of lots with a public road in between were included in the adjacent 

Terraces at Queensgate South PUD project.  The proposed commercial rezone would 

provide separation from the Country Ridge property boundary by a strip of open space 

measuring 175’ in width. This open space, as the low point of the site would also serve as a 

passive drainage facility. Generous landscaping of this open space would help to buffer the 

adjoining residential land uses. The intent of the agreement was to provide a buffer for the 

more intensive development that was projected to occur within the site. The proposed plan 

does exactly that. The proposed open space provides a greater level of protection for the 

adjacent homes than does the single family residential development allowed under the 

provisions of the development agreement. As a point of comparison, directly north of the 

country ridge subdivision there are a number of commercial land uses. The separation 

between the Country Ridge lots fronting along Keene Road and the commercial uses located 

on the north side of Keene is approximately 180 feet. Within 180 foot strip of land, there is 

both the Keene Road corridor - a 5 lane arterial street, and the Keene Road walking path. 

Here, the proposal would provide essentially the same distance between commercial and 

residential uses, with a landscaped open space area instead of an arterial street. In addition, 

the commercial use proposed would require future commercial uses to face either Keene 

Road or Queensgate Drive, ensuring that only the backs of commercial buildings would face 

the Country Ridge neighborhood. Mitigation of the impacts of commercial development 

would be addressed in the following ways: 

1. A six-foot masonry wall would be built along the Country Ridge property 

boundary, as specified in the development agreement and the approved PUD 

plans; 
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2. Landscaping of the open space area, to be reviewed and approved by the City 

of Richland prior to or concurrent with the commercial development of the 

site; 

3. Limitation on building height of any commercial construction on the site as 

specified in the development agreement to no more than 40 feet; 

4. Screening of the future commercial building to include the following: 

i. screening of any rooftop mechanical equipment; 

ii. Screening of any outdoor storage or refuse collection areas; 

iii. Shielding of all outdoor lighting; 

iv. Design of any commercial buildings on-site to focus building entry, 

parking and activity centers on the east side of the building area, away 

from the western property boundary.  

5. The development agreement specifies that “the process of implementing the 

comprehensive plan may result in some minor deviations to the plan, such as 

adjustments in zoning boundary lines. Such deviations may be acceptable if 

they are deemed minor in nature and consistent with items a thru j as listed 

above.  

 

b)  Areas that are designated as Medium Density Residential in the comprehensive plan; may be 

developed to an average density of ten (10) units per acre. For the purposes of calculating 

density within the Medium Density portions of the site, all residential lands designated either 

Low density residential or Medium Density Residential may be used to determine the 

maximum overall permitted density of ten (10) units per acre, provided that the low density 

buffer identified in subsection a (above) shall be maintained at a maximum density of 3 

dwellings units per acre. 

 

Response:  Residential development is not a part of this commercial rezone proposal.  

 

c) A masonry wall, at least six feet in height shall be installed along the length of the western 

property boundary of the Site, providing a separation between the Site and the adjoining plat 

of Country Ridge. This wall shall be constructed simultaneously with the development of the 

adjacent lands that are designated Low Density Residential. Approval of a specific design for 

the masonry wall shall be part of the development approval process for the Low Density 

Residential lands. The wall shall be constructed in earth tones consistent with surrounding 

neighborhoods such as the Applewood and Cherrywood subdivision.  

 

Response:  A masonry wall meeting the standards established in the development 

agreement is proposed to be built along the boundary with the Country Ridge subdivision as 

part of PUD approval for the Terraces at Queensgate South. 
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d)  The Owner shall provide dedicated right-of-way for a future extension of Queensgate Drive, 

extending southward from Keene Road, through the Site to its connection to Shockley Road. 

This right-of-way dedication shall be made to the City at the time that an applicable land use 

application is reviewed and finalized by the Owner or a Developer for any portion of the Site 

and shall be dedicated in its entirety at such time. The right-of-way width for future 

Queensgate Drive shall be determined at the subdivision or land use approval stage based on 

City development standards then in effect and consultation with the City’s Public Works 

Director or designee. The specific alignment of the future roadway for Queensgate Drive shall 

be mutually agreed to by the Owner (or the Developer) and the City. Access points to and from 

future Queensgate Drive shall be determined at the subdivision or project review stage, 

however, the Owner (and Developer as the Owner’s successor-in-interest) understands that 

direct access from single family residential lots shall not be allowed, and commercial access 

points may be limited consistent with City development standards then in effect and based on 

review and evaluation by the City’s Public Works Director or designee. 

 

Response:  Full development of the site will include complete improvements of Queensgate 

Drive to a minor arterial standard with multiple travel lanes, turn lanes, a roundabout, bicycle 

paths and sidewalks. The applicant’s team has been working closely with City staff to 

coordinate the general design of this road corridor. 

 

e) Buffer standards for the eastern boundary of the site shall be established at the time a specific 

zoning proposal is submitted to the City and at a minimum shall address: 

1. Building setbacks; 

2.  Maximum building height; 

3.  Landscape screening and/or fencing; 

4. Restrictions on outdoor lighting; 

5.  Restrictions on location of outdoor storage areas, truck loading docks, refuse collection 

areas. 

The intent of the buffer shall be to provide an adequate separation between the proposed 

commercial/multi-family residential use and the adjoining low density residential land use to 

protect the low density residential property from impacts of noise, and light and glare.  

 

Response:  This commercial rezone proposal does not include property near the eastern 

boundary of the lands that are subject to the development agreement.  

 

f) Access from future development onto Keene Road and/or the future Queensgate Drive shall be 

subject to road approach review and/or permits from the City, which review may include 

review of commercially reasonable site distances from existing intersections, including the 

intersection of Keene Road/Queensgate Drive.  
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Response:  The applicant’s team has worked closely with city staff to coordinate potential 

locations for access onto Keene Road. Current plans call for a 300’ separation between 

Queensgate/Keene intersection and the proposed roundabout. No direct access from 

Queensgate Drive would be provided to the commercial property.  

 

g) Zoning for the portion of the Site designated as Commercial may be C-1, C-2 or C-LB or may 

be part of a Planned Unit Development. Identified compatibility concerns at the zoning or 

project stage may be addressed by concomitant agreement(s) that limit potential commercial 

uses shown to be incompatible with nearby residential uses. Zoning for the portions of the Site 

designated as Multifamily/Office shall be zoned C-LB (Limited Business) or shall be part of a 

Planned Unit Development. Unless otherwise approved by a variance at the project stage, 

permitted development will be limited to building heights no more than forty (40) feet on 

portions of the Site zoned commercial west of Queensgate Drive.  

Response:  This proposal is generally compliant with these requirements as follows: 

1. The site would be zoned C-2 as provided for in the agreement; 

2. Building height would be limited to 40 feet as called for in the agreement, to 

be implemented through a concomitant agreement or similar means as 

determined by the City; 

3. Given that the future commercial development of the site will be oriented 

towards Queensgate Drive, away from the Country Ridge neighborhood, (as 

contemplated in the proposed concomitant agreement), a C-2 commercial use 

would be less impactful to the neighborhood than a C-LB multi-family building 

or professional office building that includes windows and/or balconies 

overlooking homes within Country Ridge.   

4. Some latitude is built into the agreement providing for some minor deviations 

to the plan (Refer to Section 10(k) of the agreement), The proposed shifting of 

the zoning boundaries to include the entire site with C-2 zoning qualifies as a 

minor deviation as contemplated in the agreement. 

 

h. Development proposals within the portions of the Site designated as Commercial shall not be 

approved unless they are determined to be consistent with the design standards included in 

Exhibit B (attached) of this agreement and Section 23.28.020(D)(1) through (4) of the Richland 

Municipal Code. 

 

Response:  Commercial development will be designed to be consistent with these 

standards.  

 

i. Development proposals within the portions of the Site designated as Low Density Residential 

shall be reviewed and approved through the City Subdivision process as specified in Title 24 of 
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the Richland Municipal Code or through the Planned Unit Development Application 

Procedures as set forth in Chapter 23.50 of the Richland Municipal Code. 

 

Response:  Residential development is not part of this commercial rezoning proposal. 

 

j. Development proposals within the portion of the site adjoining Lariat Lane Right-of-Way shall 

provide for the extension of Lariat Lane eastward to connect with the future Queensgate Drive 

extension, unless said extension is determined to be unnecessary by the City. Any extension 

from Lariat Lane into the Site shall be accomplished through an indirect route that will include 

at least nine hundred (900) feet of travel in a north-south orientation before Lariat Lane can be 

connected to Queensgate Drive. The design of Lariat Lane may also include other traffic 

calming measures. The intent of this provision is to provide connectivity between the County 

Ridge neighborhood and the Site but to keep Lariat Lane from functioning as a collector street. 

 

Response:  This requirement is not applicable to this commercial rezoning proposal. It was 

addressed in the adjacent Terraces at Queensgate South PUD.     

 

k. The process of implementing the comprehensive plan may result in some minor deviations to 

the plan, such as adjustments in zoning boundary lines. Such deviations may be acceptable if 

they are deemed minor in nature and consistent with items a through j as listed above.  

 

Response:  The commercial rezone proposal does include some minor deviations to the 

zoning boundaries, where C-2 zoning is requested for the entirety of the site, rather than 

split zoning as contemplated in the original agreement, with a mix of C-2 and C-LB zoning. 

Future commercial development would be less impactful than a 55 foot tall apartment 

building or office building that would likely include windows and/or balconies overlooking 

the nearby Country Ridge neighborhood. Instead, future retail use would be focused to the 

east, with no traffic or appreciable activity occurring on the west side of the building facing 

County Ridge.  

 

l. The City shall provide notification to the Country Ridge Homeowners Association President and 

Richard Forman of any development proposed within the Site that requires public review under 

the provisions of the Richland Municipal Code.  

 

Response:  This is an obligation to be met by the City. 
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